
 Eindhoven University of Technology

MASTER

A roof over your head
a quantitative housing need assessment for Tanzania : a determination of the quantitative
need for housing of acceptable standard in Dar es Salaam, the other urban areas and the
rural areas

Huizinga, B.

Award date:
2003

Link to publication

Disclaimer
This document contains a student thesis (bachelor's or master's), as authored by a student at Eindhoven University of Technology. Student
theses are made available in the TU/e repository upon obtaining the required degree. The grade received is not published on the document
as presented in the repository. The required complexity or quality of research of student theses may vary by program, and the required
minimum study period may vary in duration.

General rights
Copyright and moral rights for the publications made accessible in the public portal are retained by the authors and/or other copyright owners
and it is a condition of accessing publications that users recognise and abide by the legal requirements associated with these rights.

            • Users may download and print one copy of any publication from the public portal for the purpose of private study or research.
            • You may not further distribute the material or use it for any profit-making activity or commercial gain

https://research.tue.nl/en/studentTheses/c879e81c-a01d-4c4e-8e32-84d827d2ae6e


0 

ltingai 

. Mbaya 
,.\ Llllrl 

) \Nya~SongN 
1 ( 
~ ' 

',h~ · ·a.· ~- ifJ· - -
.. ' • t r 

I l" - \I _ .,, 1 ~~ •• 

\ - .1 I 

.•, "lo I • 

. . ·- ... · -

MSc Thesis Technological Development Studies 
(TDS), F acuity of Technology Management, Eindhoven 
University of Technology (TU/e), the Netherlands in co
operation with the National Construction Council, Dar 
es Salaam, Tanzania 

Supervisors: 
Dr. Ir. E.L.C. van Egmond-de Wilde De Ligny 
Dr. Ir. P.A. Erkelens 
Ors. H. Gaillard 



A quantitative housing need assessment for Tanzania 

Preface 

After having done my research at the National Construction Counci l in Dar es Salaam, for 
which I resided almost 7 months in Tanzania, I returned home with a huge amount of data, 
publications, books, impressions and life lessons. I started organising all that information like 
a true librarian. I completed the methodology by which I hoped to put all that information at 
use to answer my research problem. The time had come to actually start writing and 
calculating. This is almost 7 years ago. Many reasons can be appointed for this long break, 
which all can be forgotten now, because I finally did it !. Often I could not even imagine I would 
ever arrive at this point, but never did I forget that there was still some unfinished business to 
be done. Sticking my head under the pillow again only worked for a small period of time. 
Fortunately, I can say now, those periods became smaller and smaller and sometimes even 
led to some effort to pick it up again. The last time this happened I said to myself: it's now or 
never, do it or forget it. And, I can't say this enough, I did it. The fact that my personal 
Tanzania library was still intact, including a complete database of all kinds of keywords and 
data, made it possible to continue were I left of. Over the years I had also become a little 
more practical which allowed me to adjust my research problem to a more realistic size, with 
regard to its purpose. 

What has remained the same over all those years and was always felt and appreciated, was 
the support of my true friends and sweet sister and her family, who never gave up on the idea 
of once holding a copy of my thesis. Some have even suffered more than 
I did and I hope I can just as well share my joy of having graduated as I 
have been able to share the misery this thesis brought sometimes. I want 
to mention one very special and dear person by name, Ame Kraus, who 
at the time that I was going to deliver my thesis, is about to deliver her 
first son . Nevertheless she has literally supported me during that last 
effort by sitting in front of me with her big belly and her feet in cold water 
'cause it has been one of the hottest summers ever, stopping me from 
getting my fingers of that keyboard. Though often said, but in this case 
wholeheartedly meant: I could not have done it without her. 

I am also more than grateful to my supervisor Emilia van Egmond, who never gave up on me 
and was always positive, understanding and patient. I am also very grateful to my second 
supervisor, Peter Erkelens, who, at very late notice, after 7 years of silence, said it was no 
problem for him to still be my technical supervisor. 

I would also like to thank my colleagues at Akropolis , who have had to deal with me during 
these times and who made it possible by allowing me time to work on my thesis. 

Bernadette Huizinga 
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Chapter 1: Introduction 

1 Introduction 

1.1 Background of the research 

This report is part of a larger explorative survey on the appropriateness of bamboo housing 
for low- and middle-income groups in Tanzania. The Eindhoven University of Technology 
(EUT) has a long-term interest in bamboo as a construction material in developing countries. 
An extensive research programme and a number of consultancies are presently in progress. 
An example of the application of the research experience is the involvement of the EUT with 
the National Bamboo Project in Costa Rica. 

Encouraged by the experiences in Costa Rica, it was decided to start a baseline survey in 
Tanzania to identify the opportunities for the application of new bamboo technologies in the 
construction industry. Within the baseline survey several aspects of housing in Tanzania were 
investigated. One aspect of the baseline survey was a quantitative assessment of the housing 
need in Tanzania. This is the subject of the present report. 

1.2 Problem definition 

The Vienna Human Rights Declaration, 1993, reaffirmed human rights as universal, 
indivisible, interconnected, and interrelated. In the spirit of this established truth it is evident 
that the human right of every woman, man, youth and child to a secure place to live in 
peace and dignity is a prerequisite of social justice. Security of home is essential for people 
to be able to benefit from the human rights to equal access to civic services, to potable 
water, to a safe and healthy environment, to primary health care, to education, and gainful 
employment. The gaining and retention of the human right to adequate housing is essential 
for the security and progress of individuals and communities and thus a critical basis in 
society for the attainment of justice and dignity."1 

Even though the existence of a distinct human right to adequate housing has been challenged 
during the latest international conference on housing, the World Conference on Human 
Settlements -Habitat 11, by a handful of governments, its repeated affirmation in most basic 
international human rights documents makes clear that governments have a combination of 
duties of care resting upon them.2 Yet still hundreds of millions of people live in circumstances 
which are not consonant with human rights and one of those circumstances is their housing 
situation. As such is the case in Tanzania3

• Since so far, despite its efforts, the Tanzanian 
government has not succeeded in housing its population. The first step in fulfilling its duty of 
care appears to be the formulation of a coherent housing policy. For this purpose the state of 
the art of the Tanzanian housing sector needs to be determined, among which a quantitative 
assessment of the housing need. As Mr. Mgweno writes:"[ ... ] a quantitative survey on the 
housing needs for Low and Middle income groups is in line with the planned activities towards 
developing a data base necessary in the implementation of the National Strategy".4 

High population growth, rapid urbanisation, skewed income distribution and inappropriate 
technology, have caused problems concerning the supply of adequate housing in many 

1 From the people's petition to the United Nations to reaffirm the human rights to adequate housing, April 1996 
2 See Appendix I for more information on Habitat II and the its standpoint on the human right to adequate housing. 
3 Throughout this thesis reference to Tanzania excludes Zanzibar. 
4 Mr. Joram M. Mgweno, the Principal Secretary of Housing in the Ministry of Lands, Housing and Urban 

Development in a letter to the Eindhoven University of Technology, Centre for International Co-operation Activities, 
August 17th 1994. 

1 
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countries. Because of that, housing cannot be provided for large amounts of people in 
especially the less developed countries, among which Tanzania. The annual population 
growth at a rate of 2.8% is one of the highest in Africa. This rapid population growth mainly 
results from a steady fall in death rates and no fall in birth rates. Estimates indicate an 
increase of more than 25% at the end of this century compared to the figures of 1991. 
The urban population annual growth rate has been 8.5% between 1986 and 1990 and is 
expected to be 7.5% in the period 1991-2000. Even though the urban population growth rate 
is expected to decrease, nevertheless it is expected that the urban population as a 
percentage of the total population will increase from 33% in 1991 to 47% in the year 2000 
[UNDP, 1993]. These figures will cause the already existing housing shortage to increase. 
Especially for the low- and middle-income section of the population, the housing situation will 
become more and more problematic. 
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Yet, even though the problem is recognised, the Tanzanian government, faced with this 
problem, has great difficulties with the development and implementation of an adequate 
housing strategy. To this day Tanzania does not have a comprehensive, well documented 
housing policy. "The absence of important policies such as a National Human Settlement 
Development Policy (for both rural and Urban), a National Environmental Policy, a National 
Land Policy and an effective National Housing Policy has a negative bearing on the current 
and future development of the human settlements in the country."[Kyessi, 1995] 
The government has developed only segments of a housing policy, which can be found in 
numerous official documents, governmental circulars, ministerial speeches and in her five-
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year plans. As Farida Sheriff [Sherriff, 1985, p.14) points out, the current housing policy 
(National Housing Development Policy, 1981) is a sort of patchwork putting together all the 
previous policy statements. Whereas the 1981 Policy "relied on data from census, household 
budget surveys, etc., there was no realistic assessment of housing needs which is an 
important input in the formulation of an effective National Housing Policy. Such an 
assessment would have allowed for computing the projected need for housing (number of 
dwelling units required in the planning period to adequately house the population) and the 
level of investment required to bring the entire stock to a minimum level of quality 
commensurate with projected requirements."[Kyessi et al, 1995, p.16) 

The previous paragraphs point out the necessity of a more coherent housing strategy for 
Tanzania. Providing even minimal housing will require the efficient allocation of the meagre 
resources available. The general aim of a housing strategy is to develop a policy that will 
meet or provide the basis for meeting the housing need of the people to a reasonably 
adequate level and within the resources of both the country and the householder. 

A housing strategy will involve a series of processes all of which interrelate and many of 
which will be pursued at the same time, but before any policy, proposal or planning can be 
made, the current situation and variables that influence the need for housing will have to be 
analysed; the housing need needs to be quantified. 

Not only are these analyses and the quantification of the housing need the first stage of the 
development of an adequate housing strategy, they can also be used for the evaluation of 
current project proposals. When the model applied for the quantitative assessment of the 
housing need in Tanzania results in a satisfying outcome, this model can be used in future 
housing need assessments as well. 

Housing need can also be examined in qualitative terms. This requires research of the socio
cultural variables that influence the degree of satisfaction that people feel or wish for in their 
living environment, like norms and subjective values. These are variables that need to be 
examined at the level of the individual or household at the most and thus must be researched 
within a different context of objectives, which go beyond the assessment of the quantitative 
need for housing. Of course the two are related, but because time is limited the housing need 
in Tanzania will be assessed in quantitative terms only. 

At this point the general research issue of this thesis concerns the quantitative need for 
housing in Tanzania. 

The quantitative housing need is not a static figure; it will differ over time along with the 
variables that determine the housing need. Those variables will be thoroughly discussed 
throughout this thesis. For now it will do to state that housing need differs over time and 
therefore the period for which the quantitative need will be determined needs to be chosen 
and accounted for. The general research issue of this research thus concerns the quantitative 
need for housing in Tanzania but will be restricted to a certain period. 

Since one of the reasons for the wish to have the housing need quantified or at least to make 
a start with the development of an instrument that might be functional in quantifying the 
housing need, is the fact that a quantification of the housing need is necessary for either the 
development or evaluation of a founded housing strategy, the timeframe will be set at 5 
periods of 5 years. As 5-years-periods are usually adopted in the traditional planning 
methods. [Raay, 1989, p. 26] The base year is set at 1985, for reasons of availability of data, 
providing a more reliable base to make projections upon. The choice of this timeframe and 
base year will lead to an estimate of the quantitative housing need for the beginning of the 
21st century; the year 2005. Once the method has proven its usefulness and appropriateness 
it may be used over other timeframes as well. For now "an approximate result is better than 
no result at all, since this will provide a benchmark for future, more accurate estimates." 
[UNCHS, 1995, p. 7] 
The general research issue of this thesis concerns the quantitative need for housing in 
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Tanzania, but is restricted to the period as stated above. At this point a concept research 
problem is determined: What is the quantitative need for housing in Tanzania by the year 
2005? 

Although Tanzania has a relatively low degree of urbanisation, it is obvious that because of 
the higher concentration of people and services, the housing problem is most obvious in the 
urban areas. A high percentage of the urban population is living in housing facilities below 
standard: it is estimated that between 50-70% of housing in urban areas is in squatter 
settlements lacking basic services. [Kyessi, 1994) 
Especially in Dar es Salaam, which is the largest and most densely populated urban area in 
Tanzania, the shortage of (basic) housing has increased to an unacceptable level. 
Notwithstanding the 1973 decision of the ruling party -CCM(Chama cha Mapinduzi)- and the 
government to shift the capital of Tanzania from Dar es Salaam to Dodoma in the centre of 
the country, Dar es Salaam remains the largest seaport and the industrial, commercial, and 
communications centre of Tanzania. " .. .Dar es Salaam's network of infrastructure and utilities 
is by far the best of the country. All the major transportation routes by air, sea, rail, and road 
which connect various parts of the country as well as those which connect Tanzania with the 
rest of the world originate in Dar es Salaam." [Kulaba, 1989, p. 206) According to the 1988 
Population Census [Bureau of Statistics, 1989) the population of Dar es Salaam (1988: 
1,360,850) constitutes almost 35% of the total urban population. The size of the second 
largest city, Mwanza, at the time of the census is 223,013, slightly more than 5 % of the total 
urban population. 
In the rural areas the housing problem manifests itself in yet another manner. "In particular in 
the rural areas the housing problem actually is not a question of quantity but rather one of 
standard: the ways housing units are constructed result in a short lifetime of the units. They 
are often vulnerable to demolition and need thus to be rebuilt then. Moreover the units require 
constant maintenance and repair." [Egmond, 1996, p. 29) 

Based on the discussion above the need for housing should be disaggregated by location.5 

The research problem can be more specified to: 

What is the quantitative housing need in Dar es Salaam, other urban areas in Tanzania, and 
the rural areas in Tanzania by the year 2005? 

The research problem should thus be formulated as follows: 

What are the prospects regarding the quantitative need for 
housing of acceptable standard for households in 
Dar es Salaam, other urban areas in Tanzania, and the rural 
areas by the year 2005. 

5 The distinction between rural, urban areas outside Dar es Salaam and Dar es Salaam follows the classification 
adopted for the 1988 Population Census [Bureau of Statistics, 1989), which is the basis for the National Master 
Sample of the Bureau of Statistics. 
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1.3 Research objective and questions 

The main objective of this research is: 

A determination of the quantitative need for housing of acceptable standard 
for households in Dar es Salaam, the other urban areas, and the rural areas 
in Tanzania by the year 2005 for the purpose of providing input for the 
development of a housing policy that will provide the basis for meeting that 
quantitative need. 

The objective is assumed to be reached by: 

1) The application of a suitable model for the assessment of the quantitative housing need in 
Tanzania. 

2) A thorough inventory of previously conducted relevant research, in order to enhance its 
value by using the resulting data by applying methods for evaluating and using secondary 
data6

: desk studies of policy documents, files, reports and conference papers; interviews 
with Tanzanian officials, scientists, staff of Government and NGO's; and observations. 

3) A presentation of data and projections concerning the quantitative housing need of Dar es 
Salaam, the other urban areas and the rural areas of Tanzania in a form that can be used 
for other purposes concerning housing issues. 

The mentioned research problems will be addressed by the following research questions: 

1) Which model can be applied to assess the quantitative housing need of Tanzania? 
2) What is quantitative housing need for households? 
3) What key factors determine the quantitative housing need in Dar es Salaam, the other 

urban areas, and the rural areas and how do they differ by region? 
4) What is a housing unit of acceptable standard? 
5) How can an assessment of the quantitative housing need in Dar es Salaam, the other 

urban areas, and the rural areas provide input for the development of a housing policy? 

1.4 Relevance of the research 

1.4.1 Social relevance of the research: 

This thesis analyses the Tanzanian housing sector and the major variables that influence the 
need for housing. Housing, a many faceted consumption and investment good, and the 
housing sector in all its aspects play an important role in society. 

On individual level, apart from giving protection from the elements of nature, good housing 
also provides for a sense of privacy, security, stability and dignity as well as a framework 
within which one can develop ones talents. [Kulaba, 1981, p. 13] Improved housing 
contributes directly or indirectly to the improved health and productivity of the individual and 
thus society as a whole. Even though the concept "a house" differs by culture, various authors 
have stressed that for Tanzanians owning a house is one of the principal aims. Important to 
mention in the Tanzanian context is the fact that housing investment is a hedge against 

Research findings are not adequately disseminated in Tanzania . Most research findings after being published are 
put on shelves. This habit of improper dissemination of research results contributes to the low degree of 
improvement of the shelter situation. Get those publications of the shelves to prevent the same things being done 
twice (or more) and the needless disturbance of the Tanzanian people! 
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inflation and a key to a secure future. 

On the level of the whole society the housing industry can promote socio-economic 
development and social equality. As Kulaba pointed out; "Well-conceived housing 
programmes provide an opportunity for the government to allocate public services directly to 
low-income families." [Kulaba, 1981, p. 13) Public housing can thus be an effective mean to 
income redistribution. 
The importance of the housing sector for the Tanzanian economy is not to be discarded."[ ... ] 
there's now a recognition that human settlements constitute an important component of the 
economy." [Kyessi et al, 1995, p. 20] Investment in buildings represents about 17% (of which 
32 % are residential buildings) [Bureau of Statistics, 1994a, p. 35) of fixed capital formation in 
Tanzania and is increasingly recognized as productive investment. Note that these figures 
refer to formally produced buildings only7. 
Housing has a considerable potential to mobilize economic resources. Housing construction, 
when based on local materials and manpower, tend to have a lot of forward and backward 
linkages in the national economy. Stimulation of construction activities in the housing sector -
where construction is labour intensive- provides a large number of employment opportunities 
to many artisans and to the unskilled labour force. In fact " the provision of employment 
opportunities to the large pool of untrained migrants from the rural areas or their channelling 
into productive self-employment could turn the present rapid increase of the urban population 
into a windfall for national development."[Kulaba, 1989, p. 243) 
For a town or city council, improved housing can expand the tax base and so substantially 
increase the tax revenue through the imposition of property taxes based on the rated value of 
their properties. [Kulaba, 1981, p.13) 
Noted should be though, that for many years construction in Tanzania has depended on 
government expenditure. As a result, its growth rate and contribution to the total GDP over 
the years has been marginal. The withdrawal of donor funds in the mid 90's and the 
subsequent damages caused by El-Nino rains in 1997 has worsened this situation. However, 
following the resumption of donor funding, the sector has started to pick up and has recently 
registered a substantial growth. The real estate sector is growing rapidly in the major town to 
meet the needs for office, commercial and residential accommodation. [PWC, 2001, p. 49) 

1.4.2 Scientific relevance of the research: 

The methodology used for assessing the housing need in Tanzania, has been derived from 
work performed in Central America, Kenya, Panama and Sri Lanka. Part of the methodology 
is field-tested and adapted to the Tanzanian circumstances. In addition to providing a logical 
framework for analysing the key factors that determine housing need, a simple computer 
model is used to facilitate the calculations. The usefulness of the model depends on the 
accuracy of the data available. These, mostly secondary, data are evaluated. Nevertheless, a 
number of the variables needed to operate the model will be subject to considerable 
uncertainty. The use of a computer model allows quick and efficient assessment of the impact 
of changes in any of the key variables. 

1.5 Outline and Summary 

This report is part of a larger explorative survey on the appropriateness of bamboo housing 
for low- and middle-income groups in Tanzania. The Eindhoven University of Technology 
(EUT) has a long-term interest in bamboo as a construction material in developing countries. 
An extensive research programme and a number of consultancies are presently in progress. 
An example of the application of the research experience is the involvement of the EUT with 
the National Bamboo Project in Costa Rica. It was decided to start a baseline survey in 

7 Maliyamkono states that in the period 1986 - 1987 de capital formation "in the shape of buildings" increased with 
27%. (Maliyamkono, 1990, p. 19) 
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Tanzania to identify the opportunities for the application of new bamboo technologies in the 
construction industry. Within the baseline survey several aspects of housing in Tanzania were 
investigated. One aspect of the baseline survey was a quantitative assessment of the housing 
need in Tanzania. This is the subject of this report. 

High population growth, rapid urbanisation, skewed income distribution and inappropriate 
technology, have caused problems concerning the supply of adequate housing in 
Tanzania.Yet, even though the problem is recognised, the Tanzanian government, faced with 
this problem, has great difficulties with the development and implementation of an adequate 
housing strategy. To this day Tanzania does not have a comprehensive, well documented 
housing policy, which points out the necessity of a coherent housing strategy for Tanzania. 
Providing even minimal housing will require the efficient allocation of the meagre resources 
available. The general aim of a housing strategy is to develop a policy that will meet or 
provide the basis for meeting the housing need of the people to a reasonably adequate level 
and within the resources of both the country and the householder. A housing strategy will 
involve a series of processes all of which interrelate and many of which will be pursued at the 
same time, but before any policy, proposal or planning can be made, the current situation and 
variables that influence the need for housing will have to be analysed; the housing need 
needs to be quantified. Not only are these analyses and the quantification of the housing 
need the first stage of the development of an adequate housing strategy, they can also be 
used for the evaluation of current project proposals. 
The research problem was formulated as follows: What are the prospects regarding the 
quantitative need for housing of acceptable standard for households in Dar es Salaam, other 
urban areas in Tanzania, and the rural areas by the year 2005? 
In chapter 2 the methodology used to determine the quantitative housing need is described. 
This chapter is divided into 4 parts. The research problem, objectives and questions are set in 
chapter 1, so that the methodology can be further assessed and the chosen key variables can 
be discussed. In order to reach the research objective, terms and concepts will be adopted, to 
describe the key variables. Those terms and concepts need to be carefully defined in order to 
avoid ambiguity and obscurities among readers and in order to enable future scientific follow 
up or comparison. As such is done in Part 2.1 : Theoretical Background. A major part of the 
methodology is the development of the theoretical model that will serve as a framework by 
which the relations of the key variables are revealed, explained and quantified. In Part 2.2: 
Theoretical framework, first existing models are reviewed, which lead to the choice of a model 
of which a general overview, including a discussion of the principal assumptions and 
limitations of the model is given. In Part 2.3 the key variables are operationalised by 
describing the calculations that will lead to the quantification of those variables. In the last 
part, Part 2.4, the instruments used to collect the data that provide the input of the 
calculations are given. The choice for those instruments is also motivated; bearing in mind 
that the variables needed to operate the model are inherently subject to considerable 
uncertainties. 
In chapter 3 some general information on Tanzania is given to place the research in proper 
context. First some geographical pointers, which influence the current state of the housing 
situation and building methods will be given. Then some information on population, relevant 
for this thesis will be briefly discussed. Also the efforts of the Tanzanian government with 
respect to housing policies will be described, as well as the economic developments. Chapter 
3 points out that the characteristics of the Tanzanian national environment, consisting of the 
geographical setting, the general characteristics of the Tanzanian population and her 
development, governmental procedures and politics, economic developments and factors, 
and general housing policies in the past and present influence the quantitative housing need 
in Tanzania and need therefore be considered when making an assessment of those needs. 
The model as discussed in Chapter 2 comprises these characteristics of the national 
environment through one or more variables. 
The determinants of projected housing need are future population growth and household 
formation trends, and the adequacy of the existing housing stock to meet the need of the 
current population . In chapter 3 population growth and household formation trends are 
discussed and values are given to the variables that operationalise these determinants by 
using the available data, estimates and, when necessary, by making assumptions. Several 
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sources provide data on population growth and household formation . The data from these 
different sources is reviewed; for which years do they provide data, for which areas, how was 
the data generated, can it be considered reliable, can intra- and/or extrapolations be made? 
The various projections are compared based on which is decided which one is most plausible 
for the purpose of the housing need assessment. This review will lead to an optimum choice 
of the values for the following variables: base year estimate for Tanzania; the respective five
year projected; population growth rates; projected rural population shares; projected 
population shares of Dar es Salaam; projected other urban population shares; projected rural 
household sizes; projected household sizes for Dar es Salaam; projected other urban 
household sizes. Ultimately the annual average increment in household numbers during each 
sub-period within each region is calculated. 
In chapter 5, the estimate of total future housing need is completed by relating the current 
housing stock and its condition to the current number of households to determine how much 
additional future housing is needed to gradually provide all households with housing that 
meets acceptable standards. 
First the total household numbers and the total number of housing units in the base-year are 
compared. The subtraction of total housing units from total households yields an estimate of 
the maximum possible number of overcrowded housing units in the base year, assuming that 
overcrowded units house only two households. 
The total base year stock is disaggregated into three categories: Substandard and not 
upgradeable; Substandard and upgradeable; Permanent, meaning of acceptable construction 
in relation to the minimum standards adapted. Substandard and non-upgradeable units will 
be replaced at a rate yet to be specified. Similarly the number of annual upgradings that will 
be undertaken during each five-year sub-period will have to be specified. Depending on the 
life span of the upgradeable and permanent housing units the rate of replacement due to 
limited lifetime will be specified. Ultimately the objective is to calculate the required number of 
annual replacement units for each future year of the planning period. Several sources provide 
data on housing stock and replacement. Like in Chapter 4, the data from these different 
sources will be reviewed. This review will lead to an optimum choice of the values for the 
following variables: total number of base year housing units in Dar es Salaam, the other urban 
areas, and the rural areas; base year number of substandard, non-upgradeable housing units 
in Dar es Salaam, the other urban areas, and the rural areas; base year number of 
upgradeable units in Dar es Salaam, the other urban areas, and the rural areas; base year 
number of permanent housing units in Dar es Salaam, the other urban areas, and the rural 
areas; planned number of new housing units to relief overcrowding in Dar es Salaam, the 
other urban areas, and the rural areas; planned number of replacements per year in Dar es 
Salaam, the other urban areas, and the rural areas; planned number of upgradings per year 
in Dar es Salaam, the other urban areas, and the rural areas; the decay rate for permanent 
housing units in Dar es Salaam, the other urban areas, and the rural areas. 
Finally in chapter 6 the research questions formulated in chapter 1 are answered, based on 
the findings of chapter 3 to 5. These answers also contain the conclusions and the 
recommendations of this research. 
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2 Methodology 

In Chapter 1 an introduction is given which places this thesis within the broader framework of 
the initial survey as undertaken by the Eindhoven University of Technology (EUT. Also the 
research problem for this thesis is defined. To make the research problem operable the 
research questions were stated and the relevance of the research was motivated. 

In this chapter the methodology used to determine the quantitative housing need is described. 
This chapter is divided into 4 parts. Now that the research problem, objectives and questions 
are set, the methodology can be further assessed and the chosen key variables can be 
discussed. In order to reach the research objective, terms and concepts will be adopted, to 
describe the key variables. Those terms and concepts need to be carefully defined in order to 
avoid ambiguity and obscurities among readers and in order to enable future scientific follow 
up or comparison. As such is done in Part 2.1: Theoretical Background. A major part of the 
methodology is the development of the theoretical model that will serve as a framework by 
which the relations of the key variables are revealed, explained and quantified. In Part 2.2: 
Theoretical framework, first existing models are reviewed, which lead to the choice of a model 
of which a general overview, including a discussion of the principal assumptions and 
limitations of the model is given. In Part 2.3 the key variables are operationalised by 
describing the calculations that will lead to the quantification of those variables. In the last 
part, Part 2.4, the instruments used to collect the data that provide the input of the 
calculations are given. The choice for those instruments is also motivated; bearing in mind 
that the variables needed to operate the model are inherently subject to considerable 
uncertainties. 

2.1 Theoretical background 

Before the theoretical framework can be set in which the identified variables and the way in 
which they are interrelated are rationalised in order to structurally work towards an answer to 
the defined research problem, concepts and terms that will be used will need to be defined. 
The definition of the used concepts enables the methodology to be used more quickly in the 
future, once new, more recent or more accurate data are available. The conceptual definitions 
form the theoretical background of the research. In this chapter only the concepts considered 
most relevant - since stated in the research problem- will be discussed, others can be found 
in Appendix If, Conceptual definitions. 

The research problem was formulated in Chapter 1.2 as follows: 

A determination of the quantitative need for housing of acceptable standard for 
households in Dar es Salaam, the other urban areas, and the rural areas in Tanzania by 
the year 2005 for the purpose of providing input for the development of a housing 
policy that will provide the basis for meeting that quantitative need. 

The concepts discussed in this part are grouped as follows: 

1. Housing 
2. Housing need vs. housing demand 
3. Household 
4. Housing by region 
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2.1.1 Housing 

Housing is a two-dimensional term: it refers to the process of its realisation, as well as a 
product. In this research the definition is limited to housing as a product. There are various 
definitions available. 
According to Hoek-Smit, "A housing unit is an urban homestead which may be a clearly 
defined house with one main entrance (e.g. a bungalow, an apartment in a multi-storey 
building, a row house) or several structures built on one defined plot by one owner." [Hoek
Smit, 1991, annex 11, p. 2] In this definition one housing unit may be shared by several 
households and contains, according to her, several dwelling units, which is "the living space 
occupied by one household". For the housing unit the main feature is the physical structure, 
for a dwelling unit, however, this is the individual household. 
This seems opposite to the definitions adopted by the United Nations, as can be found in the 
Human Settlements Basic Statistics 1990; "a housing unit refers to a separate and 
independent place of abode, basically intended for habitation by one household or not 
intended for habitation but occupied as living quarters by a household", whereas "a dwelling 
unit refers to a room or a suite of rooms and its accessories in a permanent building or 
structurally separated part which is intended for private habitation". [UNCHS, 1990, p. VI] 
The definition adopted by the Tanzanian Government, as can be found in The Household 
Budget Survey 1991/92, makes reference to a dwelling unit only, which is "all the living space 
occupied by one household regardless of the physical arrangement of facilities available. It 
may be one room occupied by lodgers or it may be one, two or more housing units occupied 
by an extended family or household."[Bureau of Statistics, 1994, p 67] This is in accordance 
with Hoek-Smit as far as the definition for dwelling unit is concerned. Housing units include 
squatter units and other informally erected units and do not only refer to urban homesteads, 
but also to rural housing. 

Since data from all of the above mentioned sources will be used, great caution should be 
applied to prevent confusion and errors. 
In this research, when spoken of a housing unit, respectively a dwelling unit, the following 
definitions are applied: 
A housing unit refers to a separate and independent place of abode, basically intended for 
habitation by one household or not intended for habitation but occupied as living quarters by a 
household, which does not take into account the level of quality of the unit and has at least 
two rooms. 
A dwelling unit refers to at least two rooms and its accessories in a permanent building or 
structurally separated part which is intended for private habitation. 

Adequate housing units 
Adequate, decent, minimally acceptable, etc. are all terms used when addressing the housing 
problem in Tanzania and elsewhere, indicating a minimally satisfactory housing level for the 
households concerned, without specifying what that is. Most likely the reason is that the 
concrete meaning of those terms varies per individual household. 
The UN states that adequate shelter" ... means more than a roof over one's head: it means 
privacy, space, security, lightning and ventilation, basic infrastructure and convenient location 
with regard to work and basic facilities - all at reasonable cost." [MLHUD, 1993, p. 1] 
According to van Egmond "the terms of reference for housing should include space aspects, 
social aspects and service aspects. These three groups each comprise several variables: 

• space aspects: infrastructure, safety, hygienics, orientation, needs of space, space
relation between rooms, 

• social aspects: privacy, personal identification, status, elements of territory, 
• service aspects: climate, lights, aesthetics, flexibility". [Egmond, 1996, p.33] 

When applying these definitions to describe adequate housing, adequate housing on fore 
hand seems out of reach within the foreseeable future for larger part of Tanzanian 
households. Therefore in the following definition will be adopted: 
Adequate housing units are units of which all components meet the minimum level of quality 
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Overcrowding 
Kyessi states that overcrowding in urban Tanzania is eminent. "Rooms were being occupied 
by three people or more surpassing the International Standards of 2 people per room".[Kyessi 
et al, 1995, p. 2] In the Urban Indicators Report overcrowding is defined as "the percentage of 
households who are in housing deemed to have too few bedrooms for family of that type". 
[CHS, 1995, p. 36] In this thesis a housing unit is considered overcrowded when it houses 
more than one household. This definition stems from the definition of housing need, which is 
measured in number of units and not in number of rooms. The number of rooms needed per 
housing unit is thereby determined by the average household size. 

Room 
The United Nations adopts the following definition: "Room refers to a space in a housing unit 
or other living quarters enclosed by walls reaching from the floor to the ceiling or roof 
covering, or at least to a height of 2 metres, of a size large enough to hold a bed for an adult, 
that is, at least 4 square metres. 
Number of rooms refers to rooms in the housing unit including bedrooms, dining rooms, living 
rooms, studies, habitable attics, servants' room, kitchens, and other separate spaces used or 
intended for dwelling purposes, so long as they meet the criteria of walls and floor space. 
Passageways, verandas, lobbies, bathrooms and toilet rooms are not counted as rooms even 
if they meet the criteria. Rooms used for professional or business purposes are excluded". 
[UNCHS, 1990, p. vii] 
This is a very extensive definition, the sizes chosen though, seem arbitrary, because the 
space needed for the various activities differs by culture, age, etc. Also in Tanzania, the 
amount of time spent in the enclosed spaces - rooms - is very minimal. Living mainly takes 
place outdoors. On the other hand, any space which can accommodate a bed does not 
necessarily prove that the space is suitable for habitation. Moreover, common practice can 
show that in many housing units spaces are not separated by walls as stated, curtain partition 
is very common. For methodological purposes, however, a minimum size should be set. The 
exclusion of rooms used for professional or business purposes is objectionable, since, 
especially in the informal sector, many work is done in the house. In fact, in Tanzania today, 
still most of the urban people live in single rooms which accommodate all the 
functions.[Kimaryo, 1983, p. 57] 
In the Tanzania Building Regulations 1985 the minimum recommended size for a room is 
even specified for various types of rooms, but, as will become clear along the thesis, the 
ascertained standards in the Building Regulations are set too high. 

Type of room Minimum floor area 

Living room 10 m2 
Bedroom (for one person 7 m2 
Bedroom (for two persons 10 m2 
Combined living, dining and sleeping room 15 m2 
Kitchen 5 m2 
Lavatory 2 m2 
Bathtub/showerplace 2.5 m2 
Toilet (WC and bath combined) 3.5 m2 
Store 3.5 m2 
Garage 16 m2 

Source: BRU, 1985, p.20 

By Hoek-Smit "a room is defined as a habitable space, used for living, eating, or sleeping. 
Kitchens and covered verandas are only included as a room when used for these purposes" 
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[Hoek-Smit, 1991, table 4). This somewhat broader definition is more suitable, the fact that no 
minimum sizes are stated though, makes this definition less workable. 
Therefore for this thesis a room will be defined as a habitable room of at least 4 square 
metres, used for living, eating, or sleeping. Kitchens and covered verandas are only included 
as a room when used for these purposes. 
Average number of rooms is the result of the total number of rooms in housing units divided 
by the total number of housing units. 

2.1.2 Housing need vs. housing demand 

Housing need 
Various authors have given their definition and discussed the different kinds of need that can 
be distinguished as well as its relation to demand. 
According to Erkelens, the need for housing is determined by a number of factors, which are 
the climatological circumstances, socio-economic circumstances, and cultural circumstances. 
"All these factors are the basis for the felt need, which are based on the requirements of 
individuals. They exist independently of the market and the government [Turner, 1972, p.75) 
and, for the lower-income groups, are often below the level of the ascertained need. The 
ascertained needs are established by third parties like governments in order to ensure certain 
minimum acceptable standards. Building legislation, including the housing standards, is 
based on ascertained needs." 
Whereas the effective demand for housing is demand at existing prices that can be met. 
Potential demand is a need that is not satisfied but is expected to be satisfied when some 
condition is met in the future. [Erkelens, 1991 , p. 52) 
Ndatulu states that the difference between housing need and housing demand depends on 
the level at which the matter is viewed, that of the whole country or at the level of the 
individual household. "The objective of housing need should be to provide minimum 
acceptable level of housing according to the socio-economic development of the country. 
Housing demand on the other hand measures the desire for housing and affordability level of 
the individual household." [Ndatulu , 1989, p. 15) 
Arragone thinks in the same lines as Erkelens: "housing needs reflect housing requirements 
from a social viewpoint [see felt needs). In contrast, housing demand expresses these 
requirements in terms of the market: what kind of shelter can be supported by people's 
financial capacity [see effective demand)."[Arragone, 1990, p. 7) 

Housing need may be interpreted in many ways but for the purpose of this research a very 
simple definition has been adopted. 

Housing need is defined as the total number of units of minimal acceptable quality required by 
a given population without any reference to their ability to afford and may also be referred to 
as physical needs. 

These needs are based on the following factors: 
• formation of new households 
• replacements of units already in the stock during the planning period because they 

become fully depreciated or are destroyed for various reasons 
• replacements of units present in the initial year of analysis that are rated as not 

upgradeable 
• construction of additional units to relieve overcrowding present at the start of the period 
• upgrading of units present at the start of the period that required upgrading. [Struyk, 1988, 

p. 13) 

The physical needs are projected by location over a twenty-year period at five-year 
increments. The projections include separate estimates for the number of new housing units 
required to meet population growth, the number of upgradeable units, the number of 
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substandard units that are not upgradeable and require replacement, and the number of 
additional housing units required to alleviate overcrowding. 
The standards, which determine whether or not a unit needs to be replaced, upgraded or is 
overcrowded, will be a major topic. Note that by using the standards as prescribed by 
government regulations, the physical needs will equal the ascertained needs as described by 
Erke lens. 

diagram 2. 2 Housing Need 

Population and 
Household 
Fonmtion 

, 
Housing Stock and 

Replacement 
' :r"'r·• l •· . . :; t--------l>t 

,slcal Nt•uls· 

source: USAID, 1986, p. 7 

Housing demand 
Housing demand can be divided in two parts: 
The effective demand is that part of the demand for housing which can be met at existing 
prices. 
The affordability of alternative housing packages is determined by current and projected 
incomes of the various sectors of the population requiring housing, and by the costs of these 
alternatives. 

The potential demand is that part of the demand for housing which cannot be met through 
own investment. 
If no measures are taken to convert this potential demand into effective demand, subsidy is 
required to bring all households up to a minimum standard housing level. Here subsidy refers 
to the amount of money that complements the own investment up to the required level of 
investment. 
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diagram 2. 3: Housing Demand 
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2.1.3 Household 

Household 
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A household is a unit reflecting the arrangements people make, individually or in groups, for 
providing themselves with food and other essentials for living. A household may consist of 
one person or more and may occupy a whole, part or more than one housing unit. 

1. "A one-person household is a person who lives alone in whole or part of a housing unit 
and has independent consumption. 

2. A multi-person household is a group of two or more persons who occupy the whole or 
part of a housing unit and share their consumption. Other relatives, boarders, visitors and 
other persons should be included as members of the household if they pool their 
resources. 

3. The husband and wife or wives may have separate houses and also have their meals 
separately. In such cases we nevertheless count the husband +wife or wives + children 
as one household, if they pool their resources and live in the same cluster and if they live 
within easy walking of each other, so that the interviewer can interview at both houses at 
the same time of one interview. A wife living in a different cluster from her husband will be 
counted as a separate household with her children . 
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4. Cooks and other servants will be included as household members only if they have their 
food with the household and if they recognise the head of the household as being their 
head as well. 

5. Children away at boarding school are always included as household members but with 0 
days registered in the column for 'days present as household member' - if they have not 
visited their family during the last recall period. Other members of the family - not in 
boarding school - who live permanently away from home are not included as household 
members, unless they happen to be at home at the time of the interview, and fit the 
definition in paragraph 2. 

6. A boarder or lodger is a person sharing the housing unit and sharing meals against 
payment, will be included as household member. But a boarder or lodger who does not 
share meals with the host household should be treated as a separate household. 
Households in which the number of boarders or lodgers exceeds 5 should be considered 
boarding or lodgers houses and should not be included in this survey of private 
households. 

7. A shared husband, i.e. husband who shares his time between two or more households, 
will be included as a household member if he lives at least half of the time with the 
household."[Bureau of Statistics, 1994, p. 66) 

The definition adopted in research conducted by the Tanzanian Government (e.g. The 
Household Budget Survey 1991 /92) is basically similar, but more specified . 

Household size 
The average size of a household is the ratio between the population living in households and 
the number of households. 

Household formation rate 
Household formation rate is the annual growth of the number of households. The number of 
households in a certain area can grow because of natural increase, migration, and physical 
expansion of boundaries 

2.1 .4 Housing by region 

Urban/rural 
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Kyessi [Kyessi , 1995, p. 4] explains the hierarchy of settlements in Tanzania , which can be 
classified into five levels: 

• The first level includes only Dar es Salaam, the only metropolis in Tanzania with 2.5 
million inhabitants (1995 estimate) 

• The second level includes all the main towns in Tanzania ; Regional Headquarters and 
regional towns. The biggest regional headquarters is Mwanza with about 180.000 
inhabitants and is the second largest town in Tanzania . This level includes a total of 22 
regional towns. 

• The third level includes secondary or intermediate towns, with population ranging from 
34,999 to 5,500. For the spatial structure of Tanzania , intermediate towns are located at 
district- and divisional level. Those are trade centres that serve urban and rural 
population . They have urban facilities (both public and private services). 

• The fourth level includes small towns ranging from 5,449 to 2,500 inhabitants. 
• The fifth level includes settlements below 2,500 inhabitants and are defined as villages 

and not counted as urban. There are about 8,000 such villages. 

This classification accordingly, urban in this thesis refers to the first up to the fourth level, rural 
refers to all settlements with less than 2, 500 inhabitants. Urban is divided in Dar es Salaam 
and other urban which contains second, third and fourth level settlements.8 

Urbanisation 
In the narrow sense urbanisation is the growth of the urban population . Urbanisation is used 
in a broad sense referring to the phenomena of the growth of urban areas in all its aspects ; 
not just the growth of the urban population but also changes in culture, social structures, 
institutional structures, etc. 
In this research urbanisation is referred to as urban population growth. 

The urban population growth can be explained by the following factors : 

• Natural population growth 
• Rural-urban migration 
• Boundary expansion 
• Emergence of new market centres [Erkelens, 1991, p. 55] 

2.2 Design of the Theoretical framework 

In Part 2. 1 the theoretical background of the research problem is discussed , meaning that 
concepts and terms used are defined in order to avoid ambiguity. The concepts used are also 
defined to enable their usage in a theoretical framework which will lead to a model that can be 
applied to assess the quantitative housing need of Tanzania . In this chapter the search for an 
applicable model within the theoretical framework is described which will finally lead to the 
choice of a probable suitable model. 

While doing this, the main objective of the research as stated in Chapter 1.3 should be borne 
in mind : 

8 In the sources used for this thesis the population classified as urban is under some dispute. The Ministry of Lands 
puts the urban population at 20.5% of the total population (1994). World Bank figures , however, put the proportion 
of the urban population at 30%. The cause of the discrepancy is possibly a result of the different definitions of 
urban areas used . The 1988 census used three classifications of enumeration areas: Urban Districts , Mixed Urban 
and Rural Districts, and Rural Districts . An examination of what was classified as mixed urban and rura l districts 
revealed that these included most district headquarters, which should, in most cases be classified as urban 
although many do not have a separate local authority status . If the population in urban districts (mainly regional 
headquarters) and that in mixed urban and rural the districts (about 66 district headquarters) is added together 
proportion of the urban population comes to nearly 30 , which makes the data from the 1988 census compatible with 
the World Bank figures. 
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The main objective of this research is: 

A determination of the quantitative need for housing of acceptable standard 
for households in Dar es Salaam, the other urban areas, and the rural areas 
in Tanzania by the year 2005 for the purpose of providing input for the 
development of a housing policy that will provide the basis for meeting that 
quantitative need. 
The objective is assumed to be reached by: 

1) The application of a suitable model for the assessment of the quantitative housing need 
in Tanzania .. 

2) A thorough inventory of previously conducted relevant research, in order to enhance its 
value by using the resulting data by applying methods for evaluating and using 
secondary data: desk studies of policy documents, files, reports and conference papers; 
interviews with Tanzanian officials, scientists, staff of Government and NGO's; and 
observations .. 

3) A presentation of data and projections concerning the quantitative housing need of Dar 
es Salaam, the other urban areas and the rural areas of Tanzania in a form that can be 
used for other purposes concerning housing issues. 

The mentioned research problems will be addressed by the following research questions: 

1) Which model can be applied to assess the quantitative housing need of Tanzania? 
2) What is quantitative housing need for households? 
3) What key factors determine the quantitative housing need in Dar es Salaam, the other 

urban areas, and the rural areas and how do they differ by region? 
4) What is a housing unit of acceptable standard? 
5) How can an assessment of the quantitative housing need in Dar es Salaam, the other 

urban areas, and the rural areas provide input for the development of a housing policy? 

2.2.1 Review of existing models 

In order to answer the first research question: "Which model can be applied to assess the 
quantitative housing need of Tanzania?", at first instance existing literature on the topic is 
consulted. This is to prevent the wheel from being invented twice since adequate models to 
assess the quantitative housing need might already exist and, also, to enlarge the applicability 
of the research results for other (scientific) purposes by checking if the terms and concepts 
defined in Part 2. 1 are generally accepted definitions. 

The following literature deals with quantitative housing need assessment in developing 
countries in particular: 

Research findings are not adequately disseminated in Tanzania. Most research findings after being published are 
put on shelves. This habit of improper dissemination of research results contributes to the low degree of 
improvement of the shelter situation. Get those publications of the shelves to prevent the same things being done 
twice (or more) and the needless disturbance of the Tanzanian people! 
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• Vliet, W., Housing Need and Policy Approaches, Duke University Press, Durham, 1985 
• Tipple, A., Housing the Poor in the Developing World, Routledge, London, 1991 
• Lee, M., Kenya, Housing demand, an Interim Assessment, RHUDO/E&SA, Washington, 

1983 
• Erkelens, P.A., Self-help building productivity. A method for improving house building by 

low-income groups applied to Kenya 1990-2000, University of Technology, Eindhoven, 
1991 

• Struyk, R.J., Assessing Housing Needs and Policy Alternatives in Developing Countries, 
Urban Institute report 88-4, The Urban Institute Press, Washington D.C., October 1988 

This literature and its discussed models for assessing quantitative housing need are reviewed 
while keeping the research questions in mind: which of them is most likely to supply answers 
to the defined research questions. The complete review can be found in Appendix Ill, here 
only the main findings are given with respect to the stated goal. 

Vliet, W., Housing Need and Policy Approaches, Duke University Press, Durham, 1985 
Trends in housing need in various, mostly Western, countries are described, by discussing 
trends in household formation and its implications for the need for housing. Also the role that 
governments of those countries have played in providing housing is analysed, which leads to 
the formulation of different approaches to the provision of housing in developing countries. 
Unfortunately, political and economic realities in developing countries result in a diminished 
role of the central government, and there's a greater reliance on self-help housing 
arrangements, therefore the mentioned approaches do not seem directly applicable for the 
case of Tanzania. Also the focus on household formation as determinant of housing need is 
to narrow for this thesis; it would only apply to the third research question. Useful is their 
conclusion on what causes housing shorta~e in urban areas in developing countries:" ... the 
increasing concentration of land ownership ; the limited supply of urban housing in the face 
of rising demand as rural people migrate to cities; segmented labour markets with many low
income people; and changes in official policy on investments and regulation." [Vliet, 1985, p. 
206). And also what, according to them, usually went wrong when trying to resolve this 
shortage: " This usually meant low-income housing which, while meeting certain minimum 
standards for the most part based on Western standards, reached only a fraction of the target 
population." [Vliet, 1985, p. 215). No mention is made of models to assess housing shortage 
or need quantitatively. 

Tipple, A., Housing the Poor in the Developing World, Routledge, London, 1991 
The authors make a plea for housing policies and programmes based on rational and informed 
analyses of the situation and the need of individual households for housing. They present 
methods of analysis that can be used to improve efficacy and equity in housing projects and 
policies, with analysis designed for local circumstances. Most methods described, though, are 
meant for qualitative research in housing evaluation and are therefore of little use for a 
quantitative housing need assessment. Others are to analyse the effects of national level 
policies on housing supply and focus mainly on financial aspects and cost-benefit analyses. 
One method to analyse the variables that influence tenure choice and demand for housing 
services is described. Demand for a particular tenure category, with a specific housing service 
level is hypothesised towards a form in which variables like the price for current tenure and 
housing service paid by household, price for substitute tenure, vectors for economic factors, 
demographic factors, and national vectors are added up. Even though most research questions 
seem to be represented by this formula , the formula itself does not clarify how those variables 
are interrelated, or how they should be quantified. Also the formula intends to calculate demand, 
which is determined by purchasing power, whereas need is a much broader term, because it 
refers to what is thought of as necessary, whether it can be afforded or not. Also the formula 
calculates demand on the level of individual households, instead of nationally, and deals with 

10 Note that in Tanzania one cannot own land: land is declared "public land" right after independence as stated in 
the Land Ordinance, which is fairly a copy of the British pre-colonial Land Ordinance Act of 1923; the word 
governor was replaced by president. The President is empowered to grant land by way of Right of Occupancy of 
a period of up to 99 years. 
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tenure only, which represents just a fraction of all forms of housing. 

Lee, M., Kenya, Housing demand, an Interim Assessment, RHUDO/E&SA, Washington, 1983 
This report is directed to two specific ends: to allow a quantified assessment of present demand 
for the purpose of evaluating current project proposals; and as the first stage of a long-term 
projection of basic shelter needs in Kenya. 
In this report demand and need are used as if the two have similar meaning; in Part 2.1: 
Theoretical Background, it is already made clear that there is a distinct difference. Yet the 
report can be considered useful, because of the discussed theory and variables. To determine 
new household formation the author uses projections for the population growth based on 
historical growth rates of the population combined with projections of the average household 
size. The total population growth is divided in an urban and rural component, based on 
differences urban employment growth, rural employment growth in comparison to the total 
population. The residual additional economically inactive population will be distributed 
proportionately to the employed urban and rural populations. This method to determine 
population growth and its distribution is most handy when no data are available on population 
size, in total and its distribution between urban and rural areas, and neither on its projected 
growth. Also, their remark on the fact that housing demand is dependent on national and local 
housing policies, makes clear that those policies, if existing, should be included as a variable in 
the model. Besides, in order to answer the research question How can an assessment of the 
quantitative housing need in Dar es Salaam, the other urban areas, and the rural areas 
provide input for the development of a housing policy? current housing policies should be 
included in the model. The discussion of this report has made clear some concepts and the 
relations between the various variables that influence the demand for housing. To assess the 
quantitative need for housing this will be most useful. 

Erkelens, P.A., Self-help building productivity. A method for improving house building by low
income groups applied to Kenya 1990-2000, University of Technology, Eindhoven, 1991 
In this thesis a model is constructed to assess the housing needs for Kenya. The remarks made 
in the previous sections have been covered by the author, which has lead to a usable model for 
Kenya. Since it can be expected that the Tanzanian situation won't differ significantly from the 
Kenyan, this model might function as the conceptual model for this research Here lies also its 
probable shortcoming, because the thesis is directed not to developing a suitable model for 
quantitative housing need assessment, but to developing a method to improving house building 
by low income groups applied to Kenya. Though assessing the need is considerate a important 
component, it is not the main focus and therefore the model is not fully described and 
operationalised, ready to be adopted in another country. 

Struyk, R.J., Assessing Housing Needs and Policy Alternatives in Developing Countries, 
Urban Institute report 88-4, The Urban Institute Press, Washington D.C., October 1988 
In this report it is stated that the housing need in many developing countries can be met with the 
resources available, if the countries adopt policies that are economically realistic and rely on 
individual initiative. The report describes a model for developing such policies by first 
determining housing need. This model has been tested on 14 countries and proved to be useful. 
The methodology produces two types of estimates that are of direct interest to policy makers: 
the number of new and upgraded dwelling units needed to satisfy a country's need for 
acceptable housing, and the financial investment needed to produce these dwelling units. 
The methodology also enables analysts to produce a number of alternative "policy scenarios". 
The methodology is operationalised, not only by the full description of all variables used and 
how to calculate them, but its has even been formalised in a computer program, which allows 
the vast number of calculations it requires to be performed quickly and accurately. The 
methodology can be used to explore the effects of different values of input data when there is 
uncertainty about their exact values. 

It is obvious that the model designed by Struyk is useful for this research, all research questions 
are covered, the model has been tested and all variables are fully operationalised. The sort of 
variables do not differ much from those used by Erkelens, except for the way in which some of 
them are defined. It can be concluded that this model provides for a very practical oriented 
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method to assess the quantitative housing need. 

2.2.2 A suitable theoretical model within the theoretical framework 

In the former section some existing models are reviewed which lead to the conclusion that the 
model by Struyk is most suitable. 
Now the key factors affecting housing need can be identified. These key factors include 
variables affecting both the demand for and the supply of housing. Demand factors include 
population growth and household formation . Supply factors include alternative housing 
solutions and the condition of the existing stock,. The model classifies housing into two broad 
categories. The first category contains the need existing at the beginning of the period chosen 
for research; units requiring upgrading, units requiring replacement, and construction of new 
dwellings to reduce density levels. The second category identifies those needs expected to 
arise during the chosen period due to population growth and decay of the existing stock. 
These two components comprise housing need. The model estimates the number of housing 
units required to bring the housing stock to a minimum quality level commensurate with 
projected requirements . 
The key factors are interrelated as visualised in the following diagrams, showing that the final 
outcome should give the number of housing units needed to alleviate the quantitative need 
for housing in Dar es Salaam, the other urban areas, and the rural areas by the year 2005 for 
the purpose of providing input for the development of a housing policy: 
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Diagram 2. 6 Population growth and household formation 
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diagram 2. 7: Housing stock and replacement 
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2.2.3 Elaboration of the theoretical framework 

The methodology used is derived from the model as designed by Rourk, Fay and Struyk in 
assignment of the USAID in 1986. [USAID, 1986) Their work on the model began in 1984 as 
part of the U.S. contribution to the International Year of Shelter for the Homeless to help 
policymakers realistically estimate current and future requirements for housing. By the fall of 
1987 the method had been applied to 15 countries. 

The methodology facilitates the projections of national housing need in order to evaluate 
alternative housing programs. Therefore the key factors or variables that determine housing 
need should be carefully analysed. Again those variables are: 

• Population growth, household formation, and urbanisation trends 
• Condition of the existing stock 
• Housing standards 

The need assessment has to start with an analysis of current housing need and then project 
future housing need taking into account demographic, social, and economic changes likely to 
occur over the course of the planning period, in this case twenty years. Therefore, two 
components of need are identified: (1) current need for housing upgrading, replacement, or 
construction based on the condition of the existing housing stock with the objective of 
providing a minimum acceptable level of housing to all the nation's people; and (2) future 
need reflecting population growth, household formation, urbanisation trends, and the rate of 
decay of the existing stock. 
The projections include separate estimates for the number of new housings units required to 
meet population growth, the number of upgradeable units, the number of substandard units 
that are not upgradeable and require replacement, and the number of additional housing units 
required to alleviate overcrowding. 
Three regional disaggregations are made for the projection of the housing need and the 
configuration of appropriate housing programs: Dar es Salaam, other urban and rural areas. 
This disaggregation is chosen because Dar es Salaam is the primate city of Tanzania and 
differs greatly from the other towns and it can be safely assumed that future developments in 
Dar es Salaam will be different than those in the other towns. Other urban areas will, if 
possible, be formed by the 8 major towns 11 of Tanzania and the rural areas are what is left. 
Of course this does not do justice to the diversity of Tanzania, but in order to be able to use a 
model generalisations must be made. 

The components of the quantitative housing need assessment model are: 

MODULE 1: Population growth and household formation, 

MODULE2: Housing stock and replacement 

As already been mentioned, the major determinants of projected physical needs for shelter 
are future population growth, household formation trends, and the adequacy of the existing 
housing stock to meet the needs of the current population. These estimates and projections 
are developed through modules 1 and 2 of the model. The modules will be discussed and 
supported with explaining diagrams forming the theoretical model of this thesis. 

11 Arusha, Mwanza, Tanga, Morogoro, Mbeya, Moshi, lringa, and Tabora 
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2.2.4 Limitations of the model 

Like all models this one is based on certain assumptions that determine the limitations of the 
model: 

1. All calculations are based on the assumption that the total housing need projected for 
each time period will be met with housing that satisfies minimum standards. In calculating 
the number of housing units of acceptable standard, the model assumes that no future 
increments of the substandard housing stock will take place at any time following the 
base year chosen for the analysis. In reality it may take some time to bring the building 
capacity up to the level required to meet 100% of need, and additions to the substandard 
stock may be expected. Although this feature of the methodology may appear to be a 
limitation for forecasting purposes, it has no relevance to the comparative evaluation of 
alternative housing strategies. 

2. The computations assume that housing supply expands as needed to meet the 
production levels necessary to meet the housing needs. 

2.3 Operationalisation 

After having defined the most relevant concepts in Part 2.1 and having given the outline of the 
theoretical framework under 2.2, the variables used in the theoretical framework will be 
operationalised. The key variables are mainly outcomes of various calculations that are 
organised in the 2 modules. It seems best to describe those calculations, which will 
operationalise the key variables quite profoundly. 

2.3.1 Module 1: Population and household formation 

Population growth for each five-year period is first determined for the whole country through a 
base year estimate and the respective five-year projected population growth rate. Projected 
population shares, divided among Dar es Salaam, other urban areas and rural areas, are then 
applied to the total population projections for every fifth year to disaggregate population into 
components defined according to urbanisation categories, as described in the problem 
definition. To estimate the total number of households for each region and year, these 
'regional' population projections are divided by projected average household size for each 
region in each year. The data then provide the basis for calculating the annual average 
increment in household numbers (annual new household formation) during each sub period 
within each region. 

2.3.2 Module 2: Housing stock and replacement 

The size, adequacy and planned replacement of the existing stock is the second major 
element of housing need that has to be estimated. The population growth and household 
formation module is used to estimate future annual numbers of new households that will be 
requiring housing. To complete the estimate of total future housing need, the base year 
housing stock module relates the current housing stock and its condition to the current 
number of households to determine how much additional future housing units will be needed 
to gradually provide all households with housing that meets acceptable standards. 
Thus, first the total household numbers is compared to the total number of housing units in 
the base year. The subtraction of total housing units from total households yields an estimate 
of the maximum possible number of overcrowded housing units in the base year, assuming 
that overcrowded units house only two households. This number is checked against the total 
number of new housing units to be constructed over the planning period to relieve 
overcrowding to ensure that the total number of these new units does not exceed the total 
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number of overcrowded units in the base year. 

At this point already alternative scenarios can be constructed ranging from 
1. enough new units to relieve all overcrowding will be built during the first five-year sub 

period of the planning period, to 
2. only a fraction (or none) of the overcrowding problem will be relieved through construction 

of new units during the entire twenty-year period. 

According to the model, the total base year stock is disaggregated into three categories: 
• Substandard and not upgradeable 
• Substandard and upgradeable 
• Permanent, meaning of acceptable construction in relation to the minimum standards 

adapted. 

Substandard and non-upgradeable units will be replaced at a rate yet to be specified. The 
only limitation is that the total number of planned future replacements should not exceed the 
number of substandard and non-upgradeable units in the base year. 
Similarly the number of annual upgradings that will be undertaken during each five-year sub 
period will have to be specified. 
Depending on the life span of the upgradeable and permanent housing units the rate of 
replacement due to limited lifetime will be specified. If the expected life of such units is 
estimated at fifty years, that rate might be 2 percent per year. If the expected life of such units 
were only twenty year, the appropriate rate could be estimated at 5 percent per year. The 
decay rate can be specified separately for urban and rural areas. The model will calculate the 
required number of annual replacement units for each future year of the planning period. 

Module 2 calculates the projected future housing need derived from remedial actions 
necessary to bring acceptable housing to the base year population. Module 1 calculates the 
projected future housing need necessary to accommodate future increases in population. 
Together they form the estimate for the future total housing need of Dar es Salaam, the other 
urban areas, and the rural areas and Tanzania in total. 
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2.4 Research instruments 

2.4.1 Needed data 

After having operationalised the variables of the model, it is clear which data are needed to 
put the model into use. In the ideal situation in which all data are available and accurate, 
the following list of variables and needed data specified according to level of 
disaggregation will allow the model to precisely assess the housing need: 

Level of 
Disaggre-
gation 

Variables Year Regions Quintiles Units 

Population All DSM,OU,R Thousands 
Household Size All DSM,OU,R Units 
GDP Base Country Millions 
GDP Real Growth Rate Future Country Percent 
Upgradeable Units Base DSM, OU, R Thousands 
Non-Upgradeable Units Base DSM, OU, R Thousands 
Acceptable Units Base DSM, OU, R Thousands 
Annual Upgradings Future DSM,OU,R Thousands 
Annual Replacement of Non-Upgradeable Units Future DSM,OU, R Thousands 
Annual New Units to relieve Overcrowding Future DSM,OU,R Thousands 
Acceptable Housing Decay Rate Constant DSM,OU,R Percent 
Upgradeable Housing Decay Rate Constant DSM,OU,R Percent 

DSM: Dar es Salaam 
OU: Other Urban areas 
R: Rural areas 

In general research in planning context in developing countries has four distinct features 
[Raay, 1989, p.316): 

• There is a pressing demand for operational data, rather than in depth research; 
• The demand for data always exceeds supply by far; 
• The funds, facilities and manpower for data collection, processing and analysis are 

extremely limited; and 
• Data collection is often costly, time consuming and requires skills and experience. 

Baring these features in mind, it is reasonable to say that the ideal situation in which all data 
are available and accurate is merely a theoretical concept. And, in order to put the model at 
use despite the absence of this ideal situation, research instruments will have to be 
developed which will approximate this situation, also taking into account the fact that time and 
money is limited. 

2.4.2 Research instruments 

For this thesis the following research instruments are used: 

• Review of relevant literature and statistics; 
• Desk studies of policy documents, files, reports and conference papers; 
• Interviews with Tanzanian officials, scientists, staff of Government and NGO's; 
• Observations. 
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2.4.3 Research process 

The research process evolves through different stages, all at which the different research 
instruments are used to a more or lesser extent. (A complete overview of the research 
process and its stages is given in Appendix V) 

box 2. 1 The research process 
Stages: 
I. Problem Identification Stage 
11. Analytical Stage 
Ill. Research Design Stage, theoretical preparations 
IV. Research Design Stage, practical preparations 
V. Data Collection Stage 
VI. Data Processing Stage 
VII. Analysis and Interpretation Stage 
VIII. Generalisation and Conclusion Stage 

[Raay, 1989, p.417] 

• During the Problem Identification Stage general literature on housing theory, planning , 
macroeconomics, demographics and housing construction was studied. Several models 
for housing need assessment were looked into. All that could be found about Tanzania 
related to these subjects was studied . At this stage already the need was felt to consult 
some Tanzanian experts on the feasibility of the research and on what they would expect 
to be the areas that need to be looked into even more closely. For this purpose a letter 
was send to the Tanzanians who were at that time attending a course at The Institute of 
Housing Studies in Rotterdam. (See Appendix IX: Interviews) Useful meetings were held 
with Miss Misigaro, a town planner at the Ministry of Lands, Housing and Urban 
Development and Mr. Mhina, a civil engineer at the Tanzanian Housing Bank in Dodoma. 
Concrete these meetings led to a list of useful names and addresses. 

• During the Analytical Stage literature on quantitative housing need assessment was 
studied more thoroughly, which led to a concept of the model as used in this thesis. 

• During the Data Collection Stage all four research instruments were used. 

Relevant literature found in various libraries in Dar es Salaam was studied. Two 
workshops at the Ardhi Institute were attended. Also a trip to Nairobi was made to visit the 
UN/HABITAT, the institute on the area of housing in developing countries. 
A total of 95 policy documents, files , reports and conference papers from international 
organisations, Tanzanian Government ministries and departments, Tanzanian parastatal 
bodies, Tanzanian academic and other institutions, workshops, and newspapers were 
collected through non-probability sampling. In other words the snowball method was used: 
the source of any document is checked, which leads to new documents, sources and key
informants. [Raay, 1989, p. 355] This led to a vast amount of secondary data 12

, which 
coincides with the research objective as stated in Chapter I: " A thorough inventory of 
previously conducted relevant research , in order to enhance its value ... ". Data collection 
has not been collected through probability sampling, because the large amount of 
variables in combination with the fact that the research is on a national scale, would have 
led to fieldwork not to be done in 6 months. To make a sophisticated sample design for an 
extensive survey requires detailed knowledge of statistical techniques, ample experience 
and lots of time and resources .13 Also , as was hoped and expected, the assumption proved 

12 
Primary data are collected for the very purpose one has defined for ones research . Secondary data or existing 
data, have already been collected or processed by others . 

13 In fact a questionnaire (see Appendix VI) to systematically interview households was drawn up, but after the pre
test in a district in Dar es Salaam, it was decided that it would not be feasib le or rewarding enough for the effort it 
would have cost. To cover all the variables in responsible manner would have led to interviews that would take up 
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right, that lots of relevant research had yet been performed on the subject of which the 
data can be used. Of course these existing data or secondary data may have been 
collected for a purpose considerably different from their purpose for this research . But 
then again, also government and semi-official statistics have sometimes been developed 
as a by-product of administration, rather than a deliberate attempt to collect data in a 
systematic way with precise formulated objectives and procedures. Therefore secondary 
data always have to be checked on their validity and reliability before they can be used for 
other purposes. "A check on the data collection- , processing- and analysis steps taken by 
the original collectors is essential to evaluate possible errors in the data". [Raay, 1989, p. 
347) The checklist [Raay, 1989, p. 415) applied on the data - wherever possible and, 
when considered necessary can be found in Appendix VII. The considerations about used 
data throughout the thesis will be reported at the respective section . 

Also 15 interviews were conducted with mainly Tanzanian experts. The main purpose of 
those interviews was to cross-check data already found through verification by an expert 
opinion. When in doubt about the quality, reliability, meaning, differences in sources, of 
found statistics, the key-informants were used to make substantiated choices and 
decisions. In case of lack of data on certain variables, key-informants were consulted to 
make soundly based estimates and assumptions. Because of the above mentioned 
reasons the interviews were adapted to the specific field of expertise of the key-informant. 
Most interviews were conducted personally and verbally. A questionnaire was given 
upfront, so that the respondent could be prepared at the time of the interview. A positive 
characteristic of such interviews is the low non-response. In a personal interview questions 
can be explained and additional information for which the need might come up during the 
interview can be asked. Also this method allows for observations, opinions to be measured 
and possible underlying motives to answers to be spotted, which might compensate for a 
disadvantage of the use of key-informants; they may not be neutral. In some cases, 
because of lack of time of the respondent, a questionnaire was left behind, which in all 
instances led to a written response to be picked up later. 
The questionnaires consisted of open questions, and served as guidelines for the 
interview. In that sense the interviews were structured: the course of the interview was 
largely determined in advance, all subjects were discussed and in the cases that the same 
questions were given to different respondents , the answers could be compared. The 

interviews were non-structured in the sense that the 
questionnaires used were not all equal , and that the focus 
differed per field of expertise of the key-informant. All 
interviews were carried out in English. Although the domestic 
language is Kiswahili , English is commonly understood and 
spoken, especially among the chosen population of 
respondents . 
Conducting the interviews, gave the opportunity to observe. 
Observations are events or phenomena that can be 
witnessed by the investigator as they occur in a particular 
situation. Weakness: possibility of misinterpretation by the 
investigator. Advantage: bias in respondents ' answers can be 
reduced by observation. This technique can be used to check 
information gathered by other techniques. [Raay, 1989, p. 
344) Observations on how the major institutions in the area of 
housing operate, gave insight in possible bottlenecks of the 
Tanzanian public housing supply system. Several homes 

too much time of the households and the interviewer - not to mention the time it would take to responsibly cover 
the geographical span. At that time it became clear that lots of research , which had resulted in valuable and 
relevant data, had already been performed recently. It was considered not justifiable to spend all that time and 
effort on an activity of which on for hand was clear that it would not lead to better results than thoroughly 
investigate information yet present. Also, but this is not a scientifically oriented argument, it was considered 
disrespectful to the Tanzanian people to subject them to interviews while not being convinced of its necessity. 
Respect is a prerequisite to alleviate inequality. 
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were visited in different parts of Tanzania, covering the private sector. Though the 
observations were not structured, nor objective, they did establish the first connection 
between theory and practice, which gave the research some footage . Further more, 
building sites, building materials production plants and contractors were visited. 

A list of the interviewed key-informants, and visited institutions and libraries can be found 
in Appendix VIII 

The complete interviews can be found in Appendix IX. Throughout the thesis relevant 
information from the interviews is used, which will be reported at the section concerned. 

• During the Data Processing Stage all collected information and statistics were inventoried 
and ordered. For this purpose a database was developed. This database orders all 
information found according to (when applicable) author, title, publisher, year, and 
keywords. The books and publ ications used were numbered and categorised according to 
8 different categories. In those books and publications keywords were marked and 
collected The keywords enable the user of the database to quickly find information on a 
certain subject. For instance the keyword "building regulations" leads to the numbers of 4 
documents in which this subject is discussed and the page on which it can be found . 
Almost all found statistics are ordered according to the 8 different categories. When data 
on e.g. "household expenditures" is requested, a list can be checked under category I, and 
when such data are available different information on that data are given, plus the number 
which, when entered in the database, leads to the document in which that specific data 
can be found and on which page. 
A printed version of the database can be found in Appendix X. 
In the data processing stage, raw data from the "Tanzania , Human Resource Development 
Survey" [World bank, 1995a and World Bank 1995b]was processed with SPSS and Excel. 

• The last two stages: the Analysis and Interpretation Stage and the Generalisation and 
Conclusion Stage are covered by the next parts of this thesis. 
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3 The characteristics of the Tanzanian national environment. 

This thesis will determine the prospects of the quantitative need for housing in 
Dar es Salaam, other urban areas in Tanzania, and the rural areas by the year 
2005 for the purpose of providing input for the development of a housing policy 
that will provide the basis for meeting that quantitative need, for which research 
was conducted in Tanzania. Some general information on Tanzania will be given 
to place the research in proper context. First some geographical pointers, which 
influence the current state of the housing situation and building methods will be 
given. Then some information on population, relevant for this thesis will be briefly 
discussed. Also the efforts of the Tanzanian government with respect to housing 
policies will be described, as well as the economic developments . 

• Tabora 

3.1 Geography 

The United Republic of Tanzania (Jamhuri ya Muungano wa Tanzania) is 
situated just south of the equator covering an area of 945 thousand square 
kilometres , bordered by the Indian Ocean and eight other nations: Kenya, 
Uganda, Rwanda, Burundi, Zaire, Zambia, Malawi, and Mozambique. It 
consists of mainland Tanzania and the islands of Zanzibar, with mainland 
Tanzania covering more than 99% of the total area. 

Tanzania is a country with a wide variety in climates, soils, and topography. It includes the 
highest and lowest parts of Africa; the summit of Mount Kilimanjaro (5,895 m above sea level) 
and the floor of lake Tanganyika (662 m below sea level). [Kussendrager, 1991 , p. 70) The 
main upland areas are situated in a northern belt, a central and a southern belt and a north
south undulating belt. Much of the rest of inland Tanzania is made up of gently sloping plains 
and plateaux broken by low hill ranges and scattered isolated hills. The coast includes areas 
with sweeping sandy beaches and coral reefs. Temperatures correspond with the altitude in 
Tanzania. The coastal areas have a tropical climate while the highlands have a more 
moderate climate. For much of the country most rain falls in one rainy season , December-
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May, though two peaks of rainfall in October-November and April-May are found in some 
areas. The rainfall in the rainy season causes major problems, especially in the urban areas. 
Lack of drainage causes frequent and severe flooding , footpaths and unpaved roads are often 
impassable in rainy seasons, the water supply is intermittent and/or limited , etc. [SOP, 1995, 
section 1.1.4] 
The country is endowed with a broad range of highly valuable natural resources. These 
include tin, phosphate, iron ore, coals , diamonds, gemstones, gold , natural gas and nickel. It 
also has significant hydropower potential. Arable land occupies 3% of the total land area and 
1 % of the land is used for permanent crops . Permanent pastures occupies 40% of the total 
land area and forests and woodlands occupy 38%, while 16% of the total area is occupied by 
wildlife , national parks and game reserves . The remainder is used for other activities. [PWC, 
2001, p.8] 
Tanzania suffers from a number of natural hazards. These include tsetse fly and flooding on 
the central plateau during the rainy seasons. Environmental degradation is also a key concern 
and includes soil degradation , deforestation and desertification . Especially in the South
western part of Tanzania, earthquakes damage the settlements [Egmond , 1996, p.5] . 
The variation in climate is a major determinant of the use of building materials, house forms 
and layout. Traditional housing and settlements in these zones reflect these factors . For 
instance, the coastal and lake zone with a hot and humid climate traditionally have very light 
structure houses constructed of poor heat-conducted materials, which can be locally 
obtained . In the dry/hot zone and less wooded areas houses are basically made from mud , 
more heavily structured to reduce the temperature changes during the days and nights. 
[Nnkya, 1984, p.5] Ideally different designs as well as different types of construction 
correspond to each particular climate . 

3.2 Population 

The population census of 1993 indicated a population of approximately 26 million . The 
average annual growth rate was estimated to be 3.4% in the period of 1988 - 2000 [World 
Bank, 1990 and 1993]. The popu lation distribution is quite uneven in Tanzania . Some areas 
are very densely populated, and others have very dispersed population . Population density is 
mainly determined by economic resources available in a particular area . Population density 
amounts to 26 persons per square km. The density is highest in those areas where the agro
ecological conditions are most favourable, and, of course , in the urban areas. The Tanzanian 
population is predominantly rural. The urbanisation of the country was 22 percent in 1992. 
[World Bank, 1994, p. 222] The urban population growth rate is high (8 .5% between 1985 and 
1990 [UNDP, 1993]), because of natural increase of the urban population, rural-urban 
migration, the expansion of urban boundaries and the emergence of new markets in urban 
areas. This trend puts high pressure on the demand for houses and building materials. 
[Egmond , 1996, p. 52] It was expected that the population growth would also increase 
because of continuing government efforts to control the six killer diseases - measles, 
whooping cough , polio , diphtheria , tuberculosis , and neo-natal tetanus - which will contribute 
to a substantial reduction in infant mortality. [Kulaba , 1989, p.211] Also improved nutrition , 
water supply and health facilities coupled with high cultural values placed on children would 
keep the number of children per household at high numbers. But the devastating influence of 
HIV/AIDS might diminish the influence of this reduction in infant mortality on total population 
growth. The demographic impact cannot easily be assessed beyond a period of 20 years. 
However, according to surveys carried out by the United Nations, it is estimated that in the 
year 2005, the population of the 15 African countries with a high prevalence will be less by 12 
millions than what would otherwise have been if the epidemic had not struck. 
Also he influence that refugees that enter Tanzania might have on population size might 
influence population development. According to a UN press release of 19 November 1996, 
600,000 Rwandan and Burundi refugees have fled to Tanzania , but it is still assumed that 
they will return to their own countries and they do not appear in any official statistics yet. 
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3.3 Government 

Before the period of colonisation , the area that later became Tanganyika was a collection of 
tribal entities. In 1885 the colonial era started, as Tanganyika became part of German East 
Africa . The area was mandated to the British by the League of Nations in 1920, after World 

· . - ~..,. . _, " War I. The British established 
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and paid little attention to the 
economic development of the 
country . After the Second World 
War, Tanganyika became 

\,. independent in 1961 and the 
elections were won by the TANU 

·:, (Tanganyika African Nationa l 
Union ), the main political party 
that was founded in 1954. The 
leader of TANU , Julius Nyerere, 
became the first president of 
Tanganyika. [NDC, 1994] 
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Tanzania was formed as a 
sovereign state in 1964 through 
the union of the separate states 
of Tanganyika and Zanzibar. 
One year later the new 
constitution provided for a union 
presidency. In the first years 
after independence the economic 
development policy of the 
government was market oriented 
and investments in directly 
productive activities were 
expected to come from private 
local and foreign companies . In 
1967 the government announced 
a socialist policy through the 
Arusha Declaration , with a 
dominant role for the state in the 

nu' s 11 H . r- 1 H ll l ~ K .. 'l Yi: R; •t 1 economic development process 
[NDC, 1994]. In 1975 the constitution was changed ; the principles of socialism were officially 
included, and the leadership of the ruling party was formally established . Until 1977 Tanzania 
officially was a one party state, but had two ruling parties , the TANU in Tanzania mainland 
and the ASP in Zanzibar. In 1977 these parties were united in the CCM (Chama Cha 
Mapinduzi). 
At the end of the 1970s and in the early 1980s Tanzania faced a severe economic crisis , due 
to both external conditions and shortcomings in the domestic policy. The socialist policy 
seemed to have failed, and from the beginning of the 1980s onwards, little adjustments were 
made towards liberalising the economy. President Nyerere stepped down in 1985 and was 
succeeded by Ali Hassan Mwinyi. Under his presidency the national development strategy 
was drastically changed in 1986, under pressure of the donor community . The new strategy 
was stated in the Economic Recovery Programme (ERP) . At present the centrally governed 
economy is transformed into a free market system. 
In 1992 the constitution was amended and the CCM lost its political monopoly. The transition 
to a multi party system was especially stimulated by foreign donors . In 1993 several political 
parties were officially approved and registered . The first multi-party election for a new 
president and parliament took place in October 1995.14 Due to organisational problems the 
inhabitants of Dar es Salaam had to vote again in November. By then most of the opposition 

14 More information on the 1995 elections can be found in : [Maliyamkono, 1995]. 
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parties had withdrawn, as they claimed dishonesty in the election . The CCM won the 
elections any way, since they already had 80 % of the votes. Benjamin Mkapa became the 
new president of Tanzania. Nowadays the president of the United republic of Tanzania is 
head of state, head of government, and commander-in-chief of the armed forces. The 
president is chosen by direct elections and can serve a maximum of two successive five-year 
terms. There are two vice-presidents : one is the prime minister, the other the president of 
Zanzibar. 

Dar es Salaam is the administrative capital of Tanzania. Some government offices have been 
transferred to Dodoma, which is officially considered to be the capital of Tanzania. However, 
Dar es Salaam is still the commercial hub for most economic activities. Tanzania is divided in 
23 administrative regions, which include the major regions of Arusha, Dar es Salaam, 
Kilimanjaro, Mwanza, and Tanga. 

With the announcement of the socialist policy in 1967, the government has taken several 
steps to facilitate this policy, among which the immediate declaration of State ownership of 
land. Since then land has been administered by local authorities and made available to 
people through a leasehold system. In the rural areas, land for building is allocated by the 
village council on request, according to the needs of the applicant and according to local 
village plans. No restrictions as to the type of building materials or technology are attached to 
the offered plot. In the urban areas, land is allocated by the Ministry of Lands, Housing and 
Urban Development through the local authorities. The Town/City councils survey and service 
plots and allocate them with a certificate of occupancy for a certain amount of years. The 
applicant is supposed to pay a fee which covers some of the expenses entailed in surveying 
and servicing the plot. 
However, due to the lack of proper plans for where to house the incoming and growing 
population, but very often also simply because of lack of limited skilled manpower and 
equipment for land survey, there is always a shortage of surveyed plots or just allocated land 
within a planned area where newcomers may erect their self-built house. [Nnkya, 1984, p.31] 
This fact leads the urban inhabitants to build in the unplanned areas. Moreover attached to 
the certificate of occupancy of a plot are some building regulations indicating the type of 
building materials to be used. [BAU, 1985, p.11] The common temporary build ing materials 
used by low-income groups are not allowed in the planned areas, even though this group 
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cannot afford to build with the approved permanent building materials. The present high 
growth rate is largely accounted for by these facts. Without a comprehensive housing policy 
several directives and acts have been formulated and implemented in the effort to improve 
human settlement. A number of public institutions have been formed to handle housing 
development, among them being promotion and financing institutions, building research and 
manpower training institutions. 

3.4 Economy 

At the time of independence, in 1961, Tanzania was considered one of the poorest countries 
in the world, dependent on subsistence agriculture, and with a very incipient industrial basis. 
More than thirty years have passed, and Tanzania has gone through several changes in 
policy, but these facts are still reality. According to the 1993 World development Report, in 
terms of per capita income (expressed in current dollars), Tanzania ranked second poorest 
among all countries in the world. [Ferreira, 1994, p. 3] The GNP per capita in Tanzania was 
US$ 110 in 1992 with an average growth rate of 0.0 percent over the period 1980-1992. 
These amounts are low in comparison to the averages for all low-income countries (excluding 
China and India), which are respectively US$ 370 and 1.2 percent. [World Bank, 1994, p. 162] 
Through the Arusha Declaration, passed in February 1967, which committed the country to 
the policies of socialism, self-reliance, equality, and the realisation of human potential through 
collective action, the government nationalised the major means of production, major 
businesses, commercial banks, major businesses in agriculture, transport, export and import 
trade, and the whole sale trade. [Bukuku, 1993, p. 1] This was deemed necessary in order to 
develop a locally-based economy which would bring structural changes, foster equity and 
hasten rural development. 
Tanzania's development record during the first decade of independence indicates that the 
country was fairly successful in terms of meeting basic human needs, and performed 
reasonably well in terms of achieving economic growth. During the period 1961-1967 the 
average annual GDP growth rate was 6 percent. However, in the 1970s economic 
performance weakened and by the early 1980s the country had plunged into an economic 
crisis of unprecedented proportions. [Malyamkono, 1990, p. 1] After the Arusha Declaration 
the economic growth slowed down and during the years 1967-1973 the average annual GDP 
growth was about 4 percent. From 1973 to 1978 the growth rate decreased to 2.3 percent per 
year, just under the population growth rate. In the late 1970s there was even further 
stagnation and between 1979 and 1985 the average annual GDP growth was 1.5 percent, 
which meant a decline in per capita income. [NOC, 1994, p. 52] Further manifestations of the 
crisis are the soaring inflation from the annual average rate of less than 5 percent in the 1966-
1970 period, through 11 percent in the 1970-1976 period, to 30 percent after 1979. Also the 
deepening external imbalance as the balance on current account deteriorated abruptly from a 
deficit of US$ 49 million in 1977 to a deficit of US$ 539 million in 1982. [Maliyamkono, 1990, 
p. 2] 
The causes contributing to this crisis are various: the two major oil crises - the first one in 
1973, causing prices to quadruple, and the second one in 1978, causing prices to double- as 
well as a severe drought in 1973-1974 associated with increases in the food import prices, 
and the decline of international prices for the traditional export commodities. In 1977 the 
break up of the East African Community provoked a disruption in trade with Kenya, and the 
1979 war with Uganda put a further drain on the country's resources. However, the most 
important cause of economic decline is considered to be the failure of domestic policies to 
generate sustained growth in per capita income. "Inordinate and inflexible state control over 
the economy resulted in a stifling of economic activity, widespread deterioration of the 
country's infrastructure, and a regression to barter trade on parallel markets at the height of 
the economic crisis in 1982 and 1983". [Ferreira, 1994, p. 3] The government had consciously 
sacrificed some growth for more equity, what resulted in an erosion of incentives and had a 
consequent negative effect on both growth and distribution. It should be noted though that 
Western assistance has also compounded to the crisis by investing too heavily in the building 
of capacity - capacity the country does not have the foreign exchange for to keep supplied 
with inputs. 
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Economic policy reform measures in the 1984/85 Government Budget as well as policy reform 
measures in the Economic Recovery Program (ERP, 1986-1989) started swinging the 
balance in favour of growth: economic growth increased again - the growth rate was 4.0 
percent per annum for the period 1986-1992 [NDC, 1994, p. 52] -, agricultural growth 
increased again, and food became more available. [Bukuku, 1993, p. 2] 
Despite the recent increase in GDP growth, the Tanzanian economy still faces large 
problems. The rate of inflation is high (for the year ending December 1994, the average rate 
of inflation was 35.3 percent in contrast with the average of 24.0 percent in the previous year 
[Min. Finance, 1995, p. 3]), the overall budget deficit is large (25 percent of GDP in 1992/93; 
before grants) and the balance of payments continues to remain under strain. [NDC, 1994] In 
1992 the export of Tanzania amounted to US$ 400 million and the import to US$ 1,200 
million. [World Bank, 1994, p. 186] The import mainly consists of manufactured goods. The 
largest part of the export is primary commodities. The composition of export and import has 
not changed much over the last two decades, as illustrated by table 3.1 and table 3.2 

table 3. 1: Percentage share of merchandise imports 
1910 I 1992 

Food 7 6 
Fue~ 9 13 
Other primary commodities 2 4 
Machinery and transport 40 43 
equipment 
Other manufactures 42 33 

Source: World Bank, 1994, p. 188 

table 3. 2: Percentage share of merchandise exports 
I 1910 11 1992 

Fuels, minerals, metals 7 4 
Other primary commodities 80 81 
Machinery and transport 0 1 
equipment 
Other manufactures 13 15 
Textiles, clothing 2 7 

Source: World Bank, 1994, p. 188 

The economy is still characterised by two distinct economic structures, consisting of a large 
traditional rural sector and a small capital intensive modern, urbanised sector. Yet, from 1970 
to 1992, the relative contribution of the agricultural sector to the GDP has increased and in 
the same period the contribution of the manufacturing sector decreased. The traditional sector 
is concerned essentially with the production of food and cash crops. The modern sector is 
concerned with manufacturing and service activities. The linkage between these two 
economic structures is weak. The largest part of the population of Tanzania is working in the 
agricultural sector. Agricultural products are also the main part of the export of Tanzania. The 
sectoral origin of GDP and GDP growth is shown in table 3.3 and table 3.4. 
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table 3.3: Sectoral origin of GDP Tanzania (percentages) 
1970 1976 1982 1986 1992 

Agriculture, forestry and 48.4 41.8 50.3 59.7 61.4 
fishing 
Mining and quarrying 1.3 1.0 0.5 0.3 1.6 
Manufacturing 10.1 13.0 8.3 6.1 4.6 
Electricity and water 1.0 1.0 0.8 1.1 1.6 
Construction 4.9 4.1 3.5 2.2 4.3 
Trade, hotels, etc. 12.7 13.1 13.0 13.8 14.1 
Transport and 8.7 7.8 6.5 5.5 7.1 
communication 
Financial services 3.0 9.4 9.3 5.8 4.7 
Public administration 11.2 10.8 10.4 7.3 5.5 
Imputed bank service -1.3 -2.0 -2.6 -1.8 -4.9 
charges 
GDP (TSh million(' 8,215 21,652 52,546 140,866 698,024 

Source: NOC, 1994, p.53 

table 3.4: Sources of GDP growth in Tanzania, 1971-1992 (percentares) 

GDP nnl ~~~1-75 lml 1~~~-80 lml 1~~~-85 1

111
1:.~6-92 

Agriculture 1.5 -.02 2.0 2.5 
Manufacturing 0.6 0.3 -.05 0.5 
Services 2.5 1.7 0.0 1.0 

Source: NOC, 1994, p.53 

The construction sector in Tanzania has been stagnant towards the end of the 1970's towards 
mid 1980's, because of the economic crisis. After that it has been growing quite fast and it is 
estimated that due to the liberalisation policy the construction industry will have a positive 
effect on the economy. According to Makileo, the construction industry is the most important 
single constituent in a country's investment programme with approximately 50% of the total 
capital formation being realised through this sector. In Tanzania the performance of the 
construction industry is affected by lack of adequate construction capacities and construction 
management skills. [Makileo, 1995, p.1] Construction materials play a big role in the supply of 
residential building, which constitutes about 5% [Bureau of Statistics, 1994a, p. 20] of all 
activity in the formal construction industry, since they are one of key physical resources in the 
improvement of shelter, but the supply is insufficient due to limited capacity for local 
production and/or importation, while demand increases. The construction costs of any 
structure are largely determined by the cost of building materials. In Tanzania building 
materials alone account for about 70% of the total conditioning cost of most structures 
[Makileo, 1995, p.12], therefore the developments in the Tanzanian construction industry play 
an important role in the provision of housing in order to meet the housing need. 

3.5 Housing policies 

Under colonial rule, the country was covered by a network of administration centres in order 
to protect political and economic imperialist interests. Early housing projects in the cities 
further contributed to social and racial segregation. In urban areas, Africans were only 
tolerated as a temporary workforce and were assigned special residential quarters in suburbs, 
where the settlement pattern was extremely dense, and the mandatory housing standards 
were low compared to the zones reserved for Asians, Arabs or Europeans. The urban 
structure of e.g. Dar es Salaam still exposes the system of spatial segregation of ethnic 
groups inherited from the colonial period. The settlement network in the rural areas also 
reflects the economic interests of the colonial rulers; no development took place in zones with 
an unfavoured climate. 

15 GDP at factor costs, at current prices, data 1992 are provisional 
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The predominant settlement pattern was scattered homesteads. Traditionally there was no 
individual land ownership, nor any form of building regulations. Land was allocated according 
to customary law. With the beginning of German domination customary land law was replaced 
by private property regulations turning land into a commodity. After World War I British rule 
modified the law governing land use and property in several ways, but did not establish equal 
rights among Africans, Asians, or Europeans. Towards the end of their domination, the British 
started to build workers' housing estates. Cheap housing and credits for Africans were 
conceived as a strategy against the uncontrolled settling of the growing number of migrants 
into urban areas. 

After independence the first priority in social development was the agricultural reform, which 
resulted in development plans that were all build on the idea of concentrating people in 
villages. The Village Settlement Programme was expected to bring about the principles of 
African Socialism and self-reliance in a fast and rational manner; production would increase 
and living conditions would improve because of the availability of education, health care and 
other facilities which could be offered more efficiently because of the concentration of the 
people in villages. The first settlement schemes were set up with international technical and 
financial assistance at the beginning of the 1960s: the Ujamaa villages. At first people moved 
into those joined settlements voluntarily, from 1973 on participation in the program became 
compulsory by party decision. 
There can be no doubt that essential improvements in the social and technical infrastructure 
became possible through the villagisation programme, although neither the economic 
development nor the upgrading of housing and living conditions has attained the desired 
level. 
In 1963 the independent government abolished private land ownership and nationalised all 
freehold titles formerly issued under colonial ruler ship and turned them into government 
leaseholds. In 1969 the state introduced the "Right of Occupancy'' system as the only legal 
land tenure everywhere in Tanzania. [Sherriff, 1985, p. 11] The government was obliged to 
pay compensation for expropriated land. Every citizen was equally eligible for obtaining the 
right to use a piece of land, but had no powers to sell it. This provision has tempered 
excessive land speculation, and has improved conditions for long term town planning and 
efficient land development. 
The First and Second Development Plan (1961-1969) also included housing policies. When 
the restrictions to move into town were lifted after independence, massive migration from the 
countryside set in. Migrants mostly did not intend to settle permanently and therefore neither 
wanted, nor could they afford to build a house complying with the official "Building 
Regulations and Standards" established under European influence. The first "Slum Clearance 
Program was started in 1962: dwellings below the established technical standards were to be 
removed and replaced by standardised low-cost houses. The National Housing Corporation 
was founded to provide financial and technical assistance. For the rural 
areas a housing program was initiated through "Rural Construction and 
Housing Units" which supported rural house building projects in the co
operatives and villages. 
In the Second and Third Five Year Plan (1969-1981), the government's 
commitment to provide housing for lower income people remained a 
valid principle, but was not implemented as planned, because of 
financial and organisational problems. The NHC itself withdrew from low-cost housing. 
According to Kulaba [Kulaba, 1981] the public sector has been able to offer housing to only 
24.4 percent of the urban population. The remaining three quarters of the urban residents had 
to rely on their own forces in solving their housing needs. Sites and Services schemes were 
introduced: self-directed building activity for which the government provided land and installed 
basic infrastructure. This approach was more widely implemented towards the end of the 
second, and in the beginning of the third five-year plan. The "National Sites and Services 
Programme" received large-scale international funding (generally 38 percent of the total 
project costs were covered by foreign finance) [Nuru, 1990, p. 1991 ], but increased political 
dependence on foreign donor agencies like the World Bank. Nevertheless, the programs did 
not fulfil its goals, nor reached the proper target group, since the total costs for the 
construction proved to be beyond the means of low-income groups. 
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Up to 1981 Tanzanian Housing Policy was always incorporated in the National Development 
Plans. In 1982 the first National Housing Policy passed as an independent document, drafted 
at The Conference of the Ministry of lands, Housing And Urban Development. The new 
Tanzanian Housing Policy is the first base for popular housing provision, but leaves 
fundamental problems unresolved. It continues to emphasise the ideology of self-reliance and 
of self-help contributions by the villagers, the low-income and poor urban dwellers, but no 
definite strategy to identifying and solving housing problems is outlined, there was no realistic 
assessment of the housing need which is an important input in the formulation of an effective 
national Housing Policy and complex bureaucratic procedures have greatly hindered a 
smooth and efficient implementation of even the most elementary housing projects like sites
and-services and squatter upgrading schemes. The tasks and responsibilities in urban 
housing development were scattered among various actors as can be read from table 3.5. 
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table 3.5: Actors involved in urban housing development in Tanzania 

Activity 
1. Policy formulation 

2. Land preparation 
a. Designation of land for residential development 
b. Acquisition of land for residential development 
c. Site planning (layouts) 
d. Plot definition (land surveying) 
e. Plot allocation and tenure mechanisms 
I. Provisions of land services 

Designs 
Budgeting 
Construction 

3. Dwelling unit construction 
a. House designs 
b. Housing finance 
c. Construction standards 
d. Building permits 
e. Building materials 
I. Construction mechanisms 

4. Maintenance of residential environment 

5. Revenue structures 
a. Establishing rates for land rent and service charges 
b. Valuation of properties 
c. Revenue collection 

Service charges 
Utilities 

6. Sales and transfers 
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Further more, this policy was enacted at a time where there were disincentives to individuals 
to invest in rental housing through the Nationalisation Policy. [Kyessi et al, 1995, p. 16] 
Up to now, no new policy has been developed. In October 1993 the National Strategy for 
Sustainable Human Settlements Development was defined, which describes the priorities of 
the government for support to human settlements, and in particular for the sustainable 
development of urban centres. "The strategy concentrates on tackling the key constraints 
identified by the review [the review is an analysis of the 1981 housing policy]. The focus is 
upon [ ... ] developing local capabilities to undertake strategic planning, and on enhancing 
capacities at the national level to support these initiatives at the local level." [MLHUD, 1993, p. 
ii] The strategy provides "institutional arrangements" which will enable the public sector to 
orient their activities towards providing a framework, which will enable the private sector, 
communities and individuals to invest in urban development. The strategy is not prescriptive, 
but merely a guideline and therefore it is not to be expected that it will establish major 
changes rapidly. Also the lack of insight in current situation, lack of founded information and 
data, makes it unlikely that an applicable and effective new housing policy will be developed 
within coming years. 

3.6 Conclusions 

This thesis will research the prospects of the quantitative need for housing in Dar es Salaam, 
other urban areas in Tanzania, and the rural areas by the year 2005 for the purpose of 
providing input for the development of a housing policy that will provide the basis for meeting 
that quantitative need. 
Those prospects are influenced by the geographical setting, the general characteristics of the 
Tanzanian population and her development, governmental procedures and politics, economic 
developments and factors, and general housing policies in the past and present. 

The geographical setting comprises climatological and environmental aspects. Extensive 
rainfall causes major problems, especially the urban areas, because of lack of drainage and 
lack of paved roads. Flooding even demolish houses. Environmental degradation is also a 
key concern and includes soil degradation, deforestation and desertification. In certain areas 
settlements are damaged by earthquakes. Ideally different designs as well as different types 
of construction correspond to each particular climate that can be found in Tanzania. Because 
each particular climate correspond to different locally available building materials as well the 
difference in temperature, difference in temperature change during the days and nights and 
difference in humidity. The extend to which variance in housing design according to 
climatological differences can be realised in newly to be developed housing programs 
depends on its financial feasibility. In this thesis, at first instance, a standard housing model 
will be adopted for the whole research area. 
The role of the characteristics and development of the Tanzanian population in the national 
environment of Tanzania is large and stretches from high natural growth figures because of 
high fertility rates, to high urbanisation and uneven distribution of the population and its 
growth. Long time mortality rates were declining because of efforts to improve the health 
situation of the Tanzanian population, but those efforts seem to be countered by the 
devastating effect of the HIV virus. When making predictions about the development of the 
population, amongst many other variables, the difference between the characteristics of the 
urban and rural population cannot be disregarded. Also the two are interrelated, so when 
assessing the quantitative housing need of Dar es Salaam while taking into account the 
characteristics of the national environment, the population development of the whole of 
Tanzania, urban and rural areas, needs to be closely looked at and, if possible, quantified. 
The housing situation has much to do with the macro socio-economic and political situation in 
Tanzania. The shift from a centrally governed, socialist political system, towards a market 
oriented multiparty system has influenced the national Tanzanian environment. The 
decentralisation of many governmental tasks with regard to housing has led to the formation 
of a number of public institutions, which are all partly responsible for the development and 
execution of housing policies. The lack of a comprehensive policy is recognised and 
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considered a problem, but up to recently not resolved. 
The deterioration of the economic situation is reflected in the settlements and housing 
situation of the past decades in Tanzania. More and more the housing problem is determined 
by the diminishing volume of resources that are necessary for the construction of adequate 
shelter for all income groups. "Factors that in particular affect the housing situation are: (a) the 
continuing increase of construction costs and building material prices; (b) the employment 
situation; (c) the level of household income and inability to save; (d) the poor purchasing 
power of a rather high percentage of the population and their financial capacities to acquire 
decent housing facilities implies no access to the housing market; (e) the high interest rates 
which does not comply with the financial capacities of the households;( ... )" [Egmond, 1999, 
p.62). 
Overall can be concluded that the characteristics of the Tanzanian national environment, 
consisting of the geographical setting, the general characteristics of the Tanzanian population 
and her development, governmental procedures and politics, economic developments and 
factors, and general housing policies in the past and present influence the quantitative 
housing need in Tanzania and need therefore be considered when making an assessment of 
those needs. The model as discussed in Chapter 2 comprises these characteristics of the 
national environment through one or more variables. 
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4 Population growth and household formation 

The determinants of projected housing need are future population growth and household 
formation trends, and the adequacy of the existing housing stock to meet the need of the 
current population. In this chapter population growth and household formation trends will be 
discussed and values will be given to the variables that operationalise these determinants by 
using the available data, estimates and, when necessary, by making assumptions. These 
estimates and projections are developed through module 1 of the discussed model. 

The combination of population growth and changes in average household size is one of the 
factors that drive the number of housing units needed in any particular year during the 
planning period. It will produce the number of new households that will be seeking housing. 
The faster the population grows and the smaller the average household size, the larger the 
number of units needed. Changes in the rate of population growth have a significant impact 
on the total housing need also because their impact continues to grow year after year. 
[Struyk, 1988, p. 35] 
Several sources provide data on population growth and household formation. The data from 
these different sources will be reviewed; for which years do they provide data, for which 
areas, how was the data generated, can it be considered reliable, can intra- and/or 
extrapolations be made? The various projections will be compared based on which will be 
decided which one is most plausible for the purpose of the housing need assessment. As far 
as extrapolations are concerned the following can be noted: "Population and household size 
data are less volatile than for instance income or price data; they are slower to change. 
Slower growing series may be averaged or extrapolated over a longer period of time." 
[UNCHS, 1992, p. 6] 

This review will lead to an optimum choice of the values for the exogenous variables as 
defined in module 1, presented by diagram 2.3 in on page 23. 

• Base year estimate for Tanzania 
• The respective five-year projected population growth rates 
• Projected rural population shares 
• Projected population shares of Dar es Salaam 
• Projected other urban population shares 
• Projected rural household sizes 
• Projected household sizes for Dar es Salaam 
• Projected other urban household sizes 

Ultimately the objective is to calculate the annual average increment in household numbers 
during each sub-period within each region. 

4.1 Population projection 

Since figures for future population growth are not available, they should be estimated. The 
simplest way to estimate population growth is to compile historical data on aggregate 
population growth and project them into the future on the basis of trends. More complex 
approaches to forecasting population growth rates consider the make up of the populace to 
establish the number of women of childbearing age, the survival rates of children, local 
customs and traditions pertaining to family size and family planning programs. [USAID, 1986, 
p. 15]. 

In order to project the population size, population growth rates need to be calculated. 
Population growth rates in its crudest form are obtained by using the following formula [Raay, 
1989, p. 487]: 
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Where: A1 is a value at any given year 

A2 is a value at any given year later than the year of A1 

r is the growth rate(%) 
t is the year interval between A1 and A2 

In most cases the formula adopted by United Nations is used [UNCHS, 1990, p. iv]: 

Where: 
r is the growth rate (%) 
A1 is a value at any given year 

A2 is a value at any given year later than the year of A 1 

t is the year interval between A1 and A2 

In is the natural logarithm function 

The formula can be rewritten to enable the calculation of future population size when an 
estimate for the growth rate is known: 

4.2 Review of the sources 

In this paragraph the several sources that provide data on population size and household size 
will be reviewed. A remark that can be made on forehand is that when major discrepancies 
are found in the sources, a sensitivity analysis can be used to indicate the magnitude of the 
uncertainty on the estimated quantitative housing need. 

4.2.1 The 1988 Population Census of Tanzania 

The 1988 Population Census of Tanzania was the third census to be conducted since the 
independence. The major difference between the 1988 census and the previous ones is that, 
it was essentially the product of the work of Tanzanians who prepared and conducted the 
census. Useful advice was given by experts from the Economic Commission for Africa, 
UNFDPA, SIDA, USAID, and ODA. The 1988 census represents a de facto count of the 
population which aims at covering all the people who were in the country at a certain date, 
regardless if a person is a resident or citizen of the country. "A population census is the 
biggest statistical operation undertaken by national statistical offices. It is the most extensive 
in terms of geographical coverage and the number of units involved" [Bureau of Statistics, 
1994b, p. 4]. The quality is mainly determined by its reliability. "In regard to reliability, since 
the population census is done on both sample and complete enumeration basis, both 
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sampling and non-sampling errors are unavoidable." [Bureau of Statistics, 1994b, p. 4]. The 
magnitudes of the sampling errors are known. The non-sampling errors are partly due to poor 
census preparations during enumeration of nomadic population and other special groups, and 
during data processing e.g. at data entry stage. Other problems were lack of or outdated 
maps, inadequate equipment, lack of funds, no reliable transport. 

The population observed in the 1988 census was 22,533,758. In the previous (1978) census, 
the total population was 17,036,499. The 1988 census indicates a growth rate for the period 
1978/1988 of 2.8%, the 1978 census indicates a growth rate for the period 67/78 of 3.2%. 16 

Current figures from the 1988 census indicate a lower growth rate of the urban population 
when compared to the urban growth experienced from the 1978 census, which was 8.87 
percent. The actual figure was not published. 
The 1988 census figures confirm the predominance of large households, especially in rural 
areas. The results give an average size of households of 5.3 for Tanzania mainland. 

According to Prof. Amani of the Economical Dept. of the University of DSM and the ERB, the 
national growth rate as published in the 1988 census is highly underestimated. As he stated 
in an interview:" It is impossible that the national growth rate can drop from 3.2% to 2.8% in 
ten years time." He suggests using 3.0% for the national growth rate or "what would be even 
better is to determine the national growth rate from the regional growth rates, because of the 
inaccuracies that occur when data are aggregated at national level". Following up his advice 
by using the following formula, 

I (population,.e"ioual) 
-----

0

-- x growthrate = uro-vvthrate . 
reuion f t · reg.,avg,01111110/ b nat1011al 

0 popu a 1071/otal 

leads, however, to an even lower figure; 2.67 
The census does, after some calculations, provide the average household size for Tanzania, 
the rural areas, Dar es Salaam, and the other urban areas for 1988: 

table 4. 1: Population and household size according to the 1988 Sensa 
1988 I Tanzania Rural Other Urban 

Population 122,533,758 18,505,595 2.667.313 
Household size 5.3 5.5 4.8 

source: Bureau of Statistics, 1989 

DSM 
1.360.850 
4.3 

4.2.2 Socio-economic Growth and Poverty Alleviation in Tanzania; incomes, inequality 
and poverty, World bank, 1995 [Ferreira, 1995) 

In this report of the World Bank views are given on how the average household size is 
expected to change . "Over time, average household size appears to be declining and this is 
also true for rural areas." The average size of rural households was estimated at 6.89 in the 
1983 Rural Household Survey and 6.16 for 1993 in this survey. 
The age distribution of the population influences the fertility rates; a high share of people in 
the fertile age group will most likely amount to a high fertility rate. According to this report the 
rural population is relatively young, with a full 48.2 percent of the population falling below the 
age of fifteen, and 57.8 percent below the age of twenty. It is indicated that the large number 
of young people also influences the urban population growth since that large number of young 
people puts pressure on traditional land allocation institutions and contributes to urban 
migration. As the 1991 Population Census National Profile Summary reports, the rate of 
migration is faster among young people, with the number of 15-24 year olds in urban areas 
growing by six percent a year. 

16 Though it is not mentioned in the publications on Sensa 1988, after recalculating the given growth rate figures, it 
can be assumed that the United Nations formula has been adopted. 

45 



A quantitative housing need assessment for Tanzania 

table 4.2: Household size in 1993 
1993 I Tanzania 

Household size I 5.91 
Source: Ferreira, 1995, p. 19 

Rural 

6.16 

I Other 
Urban 

15.48 

II DSM 

114.84 

The following table gives insight in the household size figures given in the report; it is obvious 
that in the rural areas the high percentage of large families contributes to a high average 
household size, whereas Dar es Salaam, for example, has a large percentage of relatively 
small households. 

table 4. 3: Distribution of family type 
Family Type Location 
1993 Tanzania Rural Other DSM 

Urban 
One adult1', no children 2.2 1.6 3.2 6.2 
One adult, 1-2 children 1.4 1.2 1.8 3.1 
One adult, 3-4 children 1.0 0.9 1.1 1.3 
One adult, 5+ children 0.4 0.5 0.4 0.0 
Two adults, no children 5.4 4.6 6.7 8.7 
Two adults, 1-2 children 15.4 14.6 15.6 23.8 
Two adults, 3-4 children 14.5 15.5 11.1 16.9 
Two adults, 5+ children 4.9 6.0 2.7 1.9 
Three plus adults, no children 5.7 4.7 8.8 5.3 
Three plus adults, 1-2 children 17.2 17.3 17.5 14.5 
Three plus adults 3-4 children 19.3 18.6 22.6 4.2 
Three plus adults, 5+ children 12.6 14.7 8.7 2.0 
Total 100.0 100.0 100.0 100.0 

Source: Ferreira, 1995, p. 19 

These figures are based on the data of the Human Resource Development Survey (HRDS), 
which was conducted in 1993 by the World bank in collaboration with the University of Dar es 
Salaam and the Tanzanian Planning Commission. The survey consists of a household 
survey, a limited community module and a price questionnaire. The HRDS is national in 
scope and uses all the 222 clusters of the National Master sample (NMS) maintained by the 
Bureau of Statistics as its sampling frame. This makes the data of the HRDS comparable with 
the census data and permits obtaining estimates at the national level and by area: rural, Dar 
es Salaam, and other urban towns. The survey covered a total of 4,953 households in the 20 
regions of Mainland Tanzania; between 20 and 25 households per cluster. Because of the 
large sample size and the extensive justification of the methodology, the HRDS data can be 
considered reliable. Also the chosen geographical segregation makes the HRDS survey very 
useful for this thesis. 

4.2.3 Tanzania, a Poverty Profile, World Bank, 1993 [Ferreira, 1993) 

Since this is also a World bank report and gives data on household size for 1991, it seems 
wise to compare these two in order to determine if it offers a basis for extrapolation. 

table 4.4: Household size in 1991 
1991 II Tanzania I Rural Other Urban DSM 

5.24 5.96 Household IJl 6.31 , 6.61 
size II 

Source: Ferreira, 1993, p.28 

The sample on which this survey was based, counted about a 1,000 households. At first sight 

17 An adult is defined as any family member aged 15 or over 
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the differences with the 1993 figures seem rather large, but there are no major differences in 
statistical terms -all the values are within the same confidence interval1°. "The differences 
found in the data of the HRDS(1993), Poverty Profile (1991 ), and Urban Housing Sector in 
Tanzania (1990), are, according to Griffin19

, probably well within the measurement error. An 
alternative is to just take the averages." Nevertheless, because the Poverty Profile is based 
on 1,000 households and according to Griffin not fully representative of the census tracts, the 
1993 HRDS results are more precise from a statistical standpoint. Griffin also confirms that 
the HRDS data does mimic the information available in the 1988 census, in fact he says: 
"those numbers are very close to the truth". These two reports, thus, are not compatible in the 
sense that they can serve as a basis for extrapolation. 

4.2.4 World Urbanization Prospects: The 1994 Revision, United Nations, 1995 

This publication presents data from the 1994 revision of estimates and projections of the size 
and growth of urban and rural populations for all countries of the world for the period 1950 -
2025. Those estimates are updated every two years, because new census results and survey 
data become available constantly. These new results are evaluated by the Population 
Division20

, hence, it can be safely assumed that the data are quite reliable. 

table 4.5: Population development in Tanzania according to United Nations 

_J Urban Urban Rural Rural Rate Total Total 
Population Rate of Population of change Population Rate of 
(x 1000) chancie (x 1000) (x 1000) chancie 

1950 0.299 4.63 7,587 2.36 7,886 2.45 
1955 0.377 4.88 8,538 2.60 8,915 2.70 
1960 0.481 5.03 9,724 2.76 10,205 2.87 
1965 0.619 7.85 11, 163 2.70 11,781 3.01 
1970 0.916 11.18 12,777 2.25 13,694 2.99 
1975 1,602 10.74 14,298 2.05 15,900 3.12 
1980 2,741 6.72 15,840 2.51 18,581 3.19 
1985 3,837 6.56 17,961 2.42 21,797 3.22 
1990 5,325 6.12 20,275 2.04 25,600 2.96 
1995 7,230 5.69 22,455 1.72 29,685 2.76 
2000 9,608 5.30 24,467 1.47 34,074 2.63 
2005 12,521 4.94 26,334 1.31 38,855 2.56 
2010 16,033 4.59 28,121 1.19 44,154 2.49 
2015 20,164 4.28 29,851 1.00 50,015 2.38 
2020 24,969 3.90 31,377 0.73 56,347 2.20 
2025 30,344 32,550 62,894 

Source: United Nations, 1995, p.86, 87, 110 

Unfortunately the data are based on the censuses of 1957, 1967 and 1978. For 1973, 1985 
and 1990 estimates are used. It is clear that the UN formula is used to calculate the growth 
rates or future population. When adopting that formula on the 1988 census which gives a total 
population of 22,533,758 for 1988 with the 1985-1990 growth rate, 2.96, the estimate for 
1990 would be 23,908 thousand, much lower than the 25,600 thousand as stated in this 
report. Therefore it seems more appropriate to recalculate these figures with the 1988 census 
as base. 

In other recent publications, like Population and Development in Tanzania, Population 
Planning Unit, Planning Commission Tanzania, 1991 and Social Indicators, World 
Tables, 1970-1990 population, 1992, the population projections are also based on the 1978 

18 Ferreira, M.L., World Bank, one of the writers of the report on the HRDS, whom was consulted on the subject in 
July 1996. 

19 Griffin, C.C., World Bank, one of the writers of the report on the HRDS, whom was consulted on the subject in 
July 1996. 

20 Department for Economic and Social Information and Policy Analysis of the United Nations Secretariat. 
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census instead of the 1988 census and are therefore less appropriate then other available 
projections. Interesting though, is that the Planning Commission adopts two scenarios for 
their projections:. 
A. The number of children per woman remains constant over the years: 6.9 children per 

woman, 
B. The number of children per woman drops from 6.9 in 1988 to 5 in 2000 and 3.5 in 2018, 

and they assume that 0.26% of the rural population migrate to the urban areas. Especially 
the note on migration should be taken in consideration when deciding on the projection to 
be used for the housing need assessment, since this seems to be neglected in the 
projections based on the UN formula. 

4.2.5 Report on the Urban and Housing Indicators Study for DSM', 1995 [CHS, 1995] 

Based on the 1988 census, this report gives some estimates for the future population size of 
Dar es Salaam. The estimates are based on urban ward growth rates enumerated in 1978-
1988. The report does not elaborate on the reliability of these estimates, but since they are 
the only ones available they will probably have to be used. 

table 4. 6: Population Dar es Salaam according to CHS __JI Population DSM I ~~~ual growth 

1988 1.360.850 I 4. 9 
1992 1,800,000 7.2 
2000 3,100,000 7.2 

Source: CHS, 1995, p.4 

The average household size in Dar es Salaam is according to this report 4.3 for 1990. The 
source is stated to be The Urban housing Sector in Tanzania', 1991 [Hoek-Smit, 1991]. 
This report, however, shows the following figure: 

table 4. 7: Household size DSM according to Hoek-Smit 
1990 II DSM 
Household Size II 4. 76 

Source: Hoek-Smit, 1991, table 6 

This report is an analysis of the 1990 Urban Housing Survey, conducted under the World 
Bank. The 1988 Census Enumeration Areas were used as the basis for the sampling frame. 
Four towns were included: Dar es Salaam, Mwanza, Moshi, and lringa. The calculation of the 
sample size was guided by the requirements of the planned data analysis, and was not based 
on formulas using a fixed proportion of the urban population. For that reason the figures for 
the different towns cannot be added or combined to come up with an "urban profile" for 
Tanzania. [Hoek-Smit, 1991, p. 3] It does give a profile for each surveyed town, among which 
Dar es Salaam. The sample size for Dar es Salaam was set at 1300 households, 
approximately 25 households were interviewed in each enumeration area. The rather large 
sample size and the fact that the survey was based on the frame maintained by the Bureau of 
Statistics allow these figures to be compared with census data. 

4.3 Used projections 

Now that all possible sources are reviewed, the actual projections for population size and 
household size which will be used for the assessment, can be determined. 

48 



Chapter 4: Determinants of future housing need 

4.3.1 Population size 

With regard to the population size, the following basic options are considered: 

a) Calculate the projected size of the population of total Tanzania, Dar es Salaam, the other 
urban areas and the rural areas, based on the 1988 census, using fertility rates and 
migration figures. 

b) Calculate the projected size of the population of total Tanzania, Dar es Salaam, the other 
urban areas and the rural areas, based on the 1988 census, using the World Bank growth 
rates. 

ad a) 
The only fertility rates found are those of the Planning Commission, and they are not given 
per region, but only for Tanzania in total. To make assumptions about the fertility rates a lot 
has to be taken into consideration: 
• the size of the share of people in the fertile age group, 
• the influence of rural to urban migration on the share of people in the fertile age group, 
• the role of family planning in the development of the fertility rates(box 4.1 )though not 

mentioned in any publication yet, the impact of HIV/AIDS on the size of especially the 
fertile age group can be rather drastic, which will of course influence the fertility rate. More 
than 85% of HIV/AIDS deaths world-wide occur among people between 20 and 45 years 
old. [UNDP, 1996, p. 22) 

"In family planning there is much to be positive about in terms of services, but much to be 
negative about in terms of results. 69 Percent of the health facilities offer family planning 
services. This system has achieved high levels of awareness of family planning methods 
and a reasonable supply of contraceptives covering most of the country. Some areas are 
covered as well as others, many women must travel long distances for supplies, but analysis 
of the 1992 Demographic and Health Survey (DHS) suggests that the supply of services is 
not the main constraint. If there is a failure in the system, it is at the household level in that 
families are not demanding family planning services. Current use of effective modern 
contraceptives is, according to the OHS survey, well below 10 percent. Analysis of the OHS 
survey suggest that the major factor increasing demand for contraception is female 
education. While some levels of primary education can increase the demand, it is strongly 
affected by secondary education. The relatively high impact of secondary education is 
common in countries with low current levels of contraception, but as the prevalence of 
contraception increases, the impact of primary education for women increases. Thus it is 
likely that Tanzania faces a fairly long period of high fertility unless it can cut through fertility 
patterns with real change in the environment within which family size decisions are made." 
[World Bank, 1995c, p. 25) 

With these considerations in mind one can assume that the fertility rate for Tanzania in total 
will not change much in the next decade. Or as Kulaba wrote: "since fifty-one percent of the 
population is in the reproductive age group of fifteen to forty-five years, a high fertility rate will 
contribute to a large natural population increase in the next decade even if each couple were 
to decide to have only two children in their lifetime." [Kulaba, 1989, p. 211) In the urban areas 
and Dar es Salaam the fertility rate might decrease because of the influence of education, 
changing cultural values, and HIV/AIDS. In the rural areas high fertility rates will most likely 
persist. These conclusions cannot be quantified at this point. 

With regard to migration the following needs to be considered: 
• As a general rule, as countries develop, people migrate in increasing numbers from rural 

areas primarily dependent on agricultural activities to urban areas that provide greater 
employment opportunities. Complex approaches for estimating the magnitude of urban 
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migration rely on analysis of expected wage differentials between rural and urban job 
opportunities, perceived health and educational advantages of urban areas, and the 
magnetic attraction of cities. Simple approaches rely on trend analysis informed by 
knowledge of government policies affecting the rate of urbanisation. [USAID, 1986, p. 16] 

• The Tanzanian Planning Commission assumes 0.26% of the rural population to migrate 
to the urban areas each year. 

• The rate of migration is faster among young people 

Urban migration will most likely remain of large influence on the population growth in the 
urban areas, but no data are available to make reliable estimates on the size of the migration. 
The only figure found was given by Kulaba who said that the percentage share of net 
migration in urban growth from 1970-1975 was found to be 64% while the share of urban 
growth resulting from natural population increase was 35% over the same period. [Kulaba, 
1989, p.3] When determining the population size growth for Dar es Salaam, Other Urban 
Areas and the Rural Areas therefore, it is assumed that migration among those areas will 
remain equal in relative terms. That is, the percentage of the urban population growth figure 
that is formed by the influx of migrants, is assumed to remain constant. 

ad b) 
Based on what is mentioned in the paragraphs above option b) will be used to determine the 
population size. The 1988 census seems most recent and therefore most accurate and 
follows the regional segregation as chosen for the assessment. The population growth rates 
as provided by the World Bank are used by most authors and researchers and will therefore 
enhance the possibility of comparison and further research on the outcomes of this thesis 
when those rates are adopted here as well. Noted must be though that the decline as can be 
found in the World Bank growth rates for all areas, might turn out too optimistic, since 
continuing government efforts to control the six killer diseases - measles, whooping cough, 
polio, diphtheria, tuberculosis, and neo-natal tetanus - will contribute to a substantial reduction 
in infant mortality. [Kulaba, 1989, p.211] Also improved nutrition, water supply and health 
facilities coupled with high cultural values placed on children, do not support declining growth 
rates. The devastating influence of HIV/AIDS might compensate for a too low an estimate 
though. The demographic impact cannot easily be assessed beyond a period of 20 years. 
However, according to surveys carried out by the United Nations, it is estimated that in the 
year 2005, the population of the 15 African countries with a high prevalence will be less by 12 
millions than what would otherwise have been if the epidemic had not struck. 
So far not mentioned at all, is the influence that the refugees that enter Tanzania might have 
on population size. According to a UN press release of 19 November 1996, 600,000 
Rwandan and Burundi refugees have fled to Tanzania, but it is still assumed that they will 
return to their own countries and they do not appear in any official statistics yet. 
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box 4.2 Refuaees 
"In 1995, the United Republic of Tanzania indicated an interest in a quick and massive 
return of refugees. In response the UNHCR established a regional contingency plan for a 
large-scale return to Rwanda, to take place before the end of 1995, with further significant 
returns in 1996. Meanwhile, the Tanzanian border remained officially closed to all new 
refugees, a policy implemented since April 1995. Despite the mutual efforts of UNHCR and 
the Government of Tanzania to promote repatriation in the latter half of 1995, only 2,032 
returns from the United Republic of Tanzania were registered in October, with a drop to 559 
returns in November 1995. Intimidation and anti-repatriation propaganda by refugee leaders 
proved to be a major reason for the refugees' reluctance to return home. The United 
Republic of Tanzania proposed to address these problems with the establishment of closed 
facilities for certain categories of refugees. These measures are expected to be 
implemented in early 1996. 
Planning assumptions and constraints in 1996: In concert with the Rwanda and Zaire 
programs, 1996 began with a regional emphasis on repatriation, which remains UNHCR's 
primary objective and overall strategy for the region. Despite efforts to promote repatriation, 
at this stage the prospects for a massive return to Rwanda from the United Republic of 
Tanzania, as from Zaire, remain bleak. In this context, officials from Rwanda have made 
several visits to refugee camps in the United Republic of Tanzania. The most important visit 
occurred on 8-9 February when the Rwandan Prime Minister and his delegation visited the 
United Republic of Tanzania. The message conveyed to the refugees during these visits is 
that, while the conditions are right for repatriation, the refugees would not be forced to return 
home. However, the refugees were strongly urged to return · to Rwanda. With this 
encouragement, Karagwe saw the repatriation of as many refugees in the first two months 
of 1996 as it did in all of 1995 (200). Ngara also reported an increased number of 786 
returnees during the first half of February 1996. 
Meanwhile, with the Tanzanian border remaining officially closed to new influxes, but with 
Tanzanian officials confirming that entry into the United Republic of Tanzania will be granted 
on an exceptional basis, the district of Ngara continued to receive new arrivals at a rate of 
50 to 100 per day. As of 15 February, the Keza holding center had registered a total of 
29,261 new arrivals. While the current environment to promote repatriation remains 
unchanged, UNHCR has maintained planning figures established in the 1996 Appeal."21 

Using the UN formula, the projected population sizes for Tanzania total, the rural areas, and 
the urban areas can be easily determined. To split the urban population size in Dar es 
Salaam and the other urban areas, the estimates as given by the 'Report on the Urban and 
Housing Indicators Study for DSM' are used to calculate the growth rates for the other urban 
areas.22 

21 UN, Executive Comitee of the High Commisioner's Programme, Standing Comitee 2"d meeting, 18 March 1996. 
22 For the period 1989-1992 the growth rate for DSM is 7.2. For the urban areas the World Bank growth rates for 

the periods 1985-1990 and 1990-1995 are averaged, which leads a total urban growth rate for the period 1989-
1992 of 6.04. The total urban population size for 1992 can be determined using the UN formula and the figure for 
1988. At this point the growth rate for the period 1989-1992 for the other urban areas can be calculated: 5.42, 
through which the population sizes for 1990 for DSM and the other urban areas can be estimated. Basically the 
same procedure is followed to come to the population sizes for DSM and the other urban areas for 1995. For 
1985 and 2005 estimates are made based on the assumption that the share of DSM in the total urban population 
size will increase slightly: 33.6% for 1985 and 35.7% for 2005. The shares for the years 1990-2000 support this 
assumption as well as the still enlarging primacy of DSM. 
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table 4.8: Projected population size for Tanzania, Dar es Salaam, the other urban areas, and 
the rural areas 
Year Tanzania 
1985 20,619,032 
1988 22,533,758 
1990 23,908,033 
1992 
1995 
2000 
2005 

27,445,838 
31,303,019 
35,577,540 

4.3.2 Household size 

Rural 
17,407,012 
18,505,595 
19,276,237 

21,007,366 
22,609,567 
24,140,070 

Urban 
3,212,020 
4,028, 163 
4,631,796 
5,197,668 
6,438,472 
8,693,452 

11,437,470 

DSM 
1,079,238 
1,360,850 
1,558,598 
1,800,000 
2,162,797 
3,100,000 
4,083,177 

Other Urban 
2,132,781 
2,667,313 
3,073,198 
3,397,668 
4,275,675 
5,593,452 
7,354,293 

Through comparison between various countries of socio-economic data, Erkelens [Erkelens, 
1991, p. 25 and p. 158] showed a negative correlation between household size and 
GDP/capita: household size tends to decrease when GDP/capita increases. 

In order to make a statement on whether the GDP/capita is likely to increase or decrease in 
the coming years, Tanzanian economic development in the past will be shortly described. 
Immediately after its independence in 1961 Tanzania experienced a rather high rate of 
economic growth, on average about 6% per annum in the period 1961-1967. After the Arusha 
declaration23 in 1967 economic performance declined significantly. [Egmond, 1996, p.54] 
In the late 1970's the Gross Domestic Product declined in real terms from an average of 5.1 
percent per annum to less than 2 percent between 1976 and 1986 as a result of falling 
international commodity prices, the collapse of the East African Community, the war with 
Dictator ldi Amin in Uganda, and successive droughts which forced the massive importation of 
food grains. 
A number of adverse economic factors led Tanzania into the 1980's with an average per capita 
income of T.Shs.2, 138 (US$ 260). Whilst the economic situation continued to decline through 
the first half of the 1980's despite the Government's National Economic Survival Programme 
(NESP) ( 1980/81) followed by a Structure Adjustment Programme (SAP) in 1982; the Economic 
Recovery Programme (ERP) (1984) and the Economic and Social Action Plan (1989) have had 
positive impact leading to 5 consecutive years of per capita GDP growth. [CHS, 1995, p5] 
According to the above, Tanzania has been facing a slow, and sometimes stagnating growth 
of its GDP in the ?O's and 80's. But when comparing those figures with population growth, 
GDP per capita shows the following development for the period 1976 - 1985 : 

table 4.9: The growth Rates of GDP, Population and per Capita Income(%) 
1ndicatortyear 11 1977 11 1978 11 1979 11 1980 11 1981 11 1982 11 1983 1984 1985 

GDP ffi1·9 ml.3 nn·6 ffil·1 ml0.9 rm·8 ml2.0 3.2 2.3 Population 2.8 3.5 2.7 3.3 3.1 3.2 3.2 3.2 3.2 
Per Capita Income -1.8 -2.2 0.9 0.8 -3.9 -1.3 -5.1 O -0.9 

Source: Mwapilinda, 1994, p.52 

table 4. 10: Percentage Change of GDP Population and Per Capita Income 1976- 1985 
(average of those 9 years) 
Indicator II % 
GDP 15.1 
Po ulation 32.1 
Per Capita Income -12.9 

Source: Mwapilinda, 1994, p.52 

23 The Arusha Declaration propagated the deconcentration in government administration and the establishment of 
Ujamaa Villages. It made the village the basic unit of administration and villages governments with executive 
powers. 
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After the introduction of the Economic Recovery Plans in 1985 economic growth seems to 
recover again. The latest official statistics indicated a growth rate of 4% in the period between 
1986 and 1992. Whilst there has been a deliberate "Private Sector Thrust" involving economic 
liberalization and recovery programmes, decontrols and market oriented policies, continuing 
improvements in economic performance are unlikely to be reflected in improved per capita 
income due to rapid population growth; and it is apparent that the next ten to fifteen years are 
likely to be marked by scarce resources and tight budgetary controls. So, despite all economic 
efforts, various deteriorating aspects within the social system could not be adjusted with the 
means that were necessary. The steep economic recession caused a constant increase of 
the general price level and created socio-economic problems in all its dimensions. This 
situation in particular harmed the purchasing power of the population. [Egmond, 1996, p.54] 

table 4.11: The real GDP growth rates(%) 
Year I 1992 1993 1994 1995 1996 1997 1998 
Real GDP growth 3.5 4.2 3.0 5.1 4.7 4.9 5.6 
rates(%) 

Source: Min. Finance, 1995, p. 15 

The drop in GDP growth from 4.2% in 1993 to 3.0% in 1994 largely reflects a decline or 
stagnation of the two dominant sectors of the economy, namely agriculture and industry. The 
drop in the growth rate of the agricultural sector was mainly due to the sporadic weather 
which made many areas experience long spells of drought. The decline in industrial output 
was due to power rationing on the one hand and operational problems emanating from the 
ongoing restructuring of the industrial sector on the other hand. [Min. Finance, 1995, p.3] 
Based on the above it is not likely that Tanzania's GDP/capita will increase dramatically in the 
future. The GDP in real terms will probably grow, due to the liberalisation politics and the 
effort the government has expressed to put into lowering inflation, but the high population 
growth will probably not allow the GDP/capita growth rate to grow significantly to. Also, the 
signs of economic growth will most likely predominantly be found in Dar es Salaam. Far 
outside Dar es Salaam the fruits of liberalisation will be less obvious and many of those in the 
rural areas will not benefit. So even if the GDP/capita grows, it will probably not be as evenly 
distributed over all areas as the figure tends to portrait. 

As can be derived from the section above, Tanzanian GDP/capita development allows 
making assumption with great precaution on household size development for Tanzania in 
total, Dar es Salaam, other urban and rural areas; in total the household size will probably 
decrease slightly; the likelihood that the household size for Dar es Salaam will decrease is 
strong; household size in the rural and other urban areas will not change significantly. 

Unfortunately these assumptions based on the negative correlation between GDP/capita 
growth and household size development cannot be supported by actual data. The data 
available on household size (Census 1988 for all areas, Hoek-Smit 1990 for Dar es Salaam, 
Poverty Profile 1991 for all areas, HRDS 1993 for all areas) show an increase in household 
size for all regions! 

table 4. 12: Household size according to different sources 
Year Tanzania Rural Other Urban I 
1988 5.3 5.5 r;l.8 
1990 6.31 
1991 6.61 5.24 
1993 5.91 6.16 5.48 

DSM 
4.3 

4.76 
5.96 
4.84 

Note that the data of the Poverty Profile of 1991 is based on a sample of only a 1000 
households and does not mimic the data of the 1988 Census and can there for, in this 
respect be ignored. 
Also, the difference in the figures of 1990 and 1993 compared to the Census data, might be 
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within acceptable measurement error and does not serve as sound base for extrapolation. 
Ferreira24 states: "If the standards of living are increasing I would expect the family size to 
decrease. This is what happens everywhere." Whereas Griffin 25said:" The only thing that can 
be concluded is that it is very hard to predict how the family size will develop in the future, but 
that the changes that might occur won't be drastic for Tanzania in total can be quite safely 
assumed." 

No profound statements can be made on household size because the two possible indicators 
(available data on household size and the negative correlation between household size and 
GDP/capita) point out in different direction. There for, in this thesis for this part, household 
sizes are assumed to remain stable. 

table 4. 13: Projected household size for Tanzania Total, Dar es Salaam, the other urban 
areas, and the rural areas 
Year II Tanzania I 
1985 5.3 
1990 5.3 
1995 5.3 
2000 5.3 
2005 5.3 

Rural 

5.5 
5.5 
5.5 
5.5 
5.5 

Other Urban 

4.8 
4.8 
4.8 
4.8 
4.8 

DSM 

4.3 
4.3 
4.3 
4.3 
4.3 

If the household size does increase in the future than this assessment will overestimate the 
housing need. How large the impact of the household size on the housing need really is can 
be determined in a sensitivity analysis. 

4.4 The model 

At this point the projections can be put in the model, which leads to the first print out by the 
program and the conclusion of module 1, as well as the input for module 2. 

orint out 1: Input in model of projected population and household size 
POPULATION (thousands) HOUSEHOLD SIZE 

DSM Other Rural DSM Other Rural 
Urban Urban 

A 1985 1079 2133 17407 A 1985 4.3 4.8 5.5 
B 1990 1559 3073 19276 B 1990 4.3 4.8 5.5 
c 1995 2163 4276 21007 c 1995 4.3 4.8 5.5 
D 2000 3100 5593 22610 D 2000 4.3 4.8 5.5 
E 2005 4093 7354 24140 E 2005 4.3 4.8 5.5 

24 Ferreira, M.L., World Bank, one of the writers of the report on the HRDS, whom was consulted on the subject in 
July 1996. 

25 Griffin, C.C., World Bank, one of the writers of the report on the HRDS, whom was consulted on the subject in 
July 1996. 

54 



Chapter 4: Determinants of future housing need 

rint out 2: Out ut of model for module 1 
1985 1990 1995 2000 2005 

Dar es Salaam 
Population (x103

) 1079.00 1559.00 2163.00 3100.00 4083.00 
Annual Growth Rate (%) 0.00 7.64 6.77 7.46 5.6626 

Average Household Size 4.30 4.30 4.30 4.30 4.30 
Total Households (x103

) 250.93 362.56 503.02 720.93 949.53 
New Households per Year (x103

) 0.00 22.33 28.03 43.58 45.72 

Other Urban Areas 
Population (x103

) 2133.00 3073.00 4276.00 5593.00 7354.00 
Annual Growth Rate(%) 0.00 7.58 6.83 5.52 5.63 
Average Household Size 4.80 4.80 4.80 4.80 4.80 
Total Households (x 103

) 444.37 640.21 890.83 1165.21 1532.08 
New Households per Year (x103

) 0.00 39.17 50.13 54.87 73.38 

Rural Areas 
Population (x103

) 17407.00 19276.00 21007.00 22610.00 24140.00 
Annual Growth Rate (%) 0.00 2.06 1.73 1.48 1.32 
Average Household Size 5.50 5.50 5.50 5.50 5.50 
Total Households (x103

) 3164.91 3504.73 3819.45 4110.91 4389.09 
New Households per Year (x103

) 0.00 67.96 62.95 58.29 55.64 

Tanzania 
Population (x103

) 20619.00 23908.00 27446.00 31303.00 35577.00 
Annual Growth Rate(%) 0.00 3.00 2.80 2.66 2.59 
Average Household Size 5.34 5.30 5.26 5.22 5.18 
Total Households (x103

) 3860.21 4507.49 5213.31 5997.05 6870.70 
New Households er Year x103 0.00 129.46 141.16 156.75 174.73 

4.5 Conclusions 

The combination of population growth and changes in average household size is one of the 
factors that drive the number of housing units needed in any particular year during the 
planning period. It will produce the number of new households that will be seeking housing. 
The faster the population grows and the smaller the average household size, the larger the 
number of units needed. Changes in the rate of population growth have a significant impact 
on the total housing need also because their impact continues to grow year after year. 

After having thoroughly discussed all available data on population size and how to predict its 
growth, it was chosen to calculate the projected population size of total Tanzania, Dar es 
Salaam, the other urban areas and the rural areas, based on the 1988 census, using the 
World Bank growth rates. The 1988 census is most recent and most accurate and follows the 
regional segregation as chosen for the assessment. The population growth rates as provided 
by the World Bank are used by most authors and researchers and will therefore enhance the 
possibility of comparison and further research on the outcomes of this thesis when those 
rates are adopted here as well. 
The 1988 census figures confirm the predominance of large households, especially in rural 
areas. Combined with a high share of people in the fertile age group will cause the population 
to grow in absolute sense. The large number of young people also influences the urban 
population growth since that large number of young people puts pressure on traditional land 
allocation institutions and contributes to urban migration. 
It is expected, though, that the role of programs promoting family planning in the development 

26 Notice that the growth rates for Dar es Salaam and the other urban areas are not gradual. This is because the 
choice was made to use the estimates as given by the 'Report on the Urban and Housing Indicators Study for 
DSM' [CHS, 1995]. 
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of the fertility rates and the impact of HIV/AIDS on the size of especially the fertile age group, 
will influence the fertility rate of Tanzania; the number of births per 1000 of the population will 
decrease, causing the population growth rates to drop. The impact of HIV/AIDS influences 
population growth also by causing the mortality rates to increase. In the urban areas and Dar 
es Salaam the fertility rate will also decrease because of the influence of education and 
changing cultural values. In the rural areas high fertility rates will most likely persist, but are 
assumed not to grow even higher. The rural population growth rate will drop because of the 
large amount of young people that migrate to the urban areas. 
It is assumed that the urban migration will remain equal in relative terms. That is, the 
percentage of the urban population growth figure that is formed by the influx of migrants, is 
assumed to remain constant. 
The data found and the considerations and assumptions made, lead to a projection of the 
population growth of Tanzania in total, Dar es Salaam, the other urban areas, and the rural 
areas, which can be found in the output of the model. In absolute terms the population will 
continue to grow rapidly for all areas, but the growth rates will decrease. 

To make projections on the expected development of the household size of Dar es Salaam, 
the other urban areas and the rural areas two possible indicators for household size 
development have been compared: the expected future development of GDP/capita and 
found data on household size for different years giving a base for extrapolation. 
Household size tends to decrease when GDP/capita increases. It is not likely that Tanzania's 
GDP/capita will increase dramatically in the future. The government has announced several 
programs, continuing improvements in economic performance, which will probably cause the 
GDP in real terms to grow. But it is unlikely that the size of this growth will be equally reflected in 
improved per capita income due to the rapid population growth. Also the focus of the 
government within those programs on liberalisation, inflation control and privatisation of former 
tasks of the government, will continue to deteriorate Tanzania's social system and the general 
price level to increase. So, even if the GDP/capita increases, it will probably not improve the 
living standard of most people, on which the negative correlation between GDP/capita and 
household size is based, causing the household size to decrease. Having several children will 
still be considered an investment in the future. Also, signs of economic growth in real terms 
will most likely predominantly be found in Dar es Salaam, many of those in the rural areas will 
not benefit. Growth of GDP/capita, does not give information on its distribution over the 
different areas. Tanzanian GDP/capita development allows making assumption with great 
precaution on household size development for Tanzania in total, Dar es Salaam, other urban 
and rural areas; in total the household size will probably decrease slightly; the likelihood that 
the household size for Dar es Salaam will decrease is strong; household size in the rural and 
other urban areas will not change significantly. 
The found data on household size gives reason to assume that future household size will 
increase. The data available on household size in the census of 1988 for all areas, in Hoek
Smit for Dar es Salaam for 1990, in the Poverty Profile for all areas for 1991, and in the 
HRDS for all areas for 1993 show an increase in household size for all regions. 
Since no profound statements can be made on household size because the two possible 
indicators are contradicting, household sizes are assumed to remain stable for Dar es 
Salaam, the other urban areas and the rural areas, for the chosen time frame. 

Based on the changes in population size and changes in household formation, the model 
calculates the number of new households for each five-year increment for total Tanzania, Dar 
es Salaam, the other urban areas and the rural areas. If each yet existing household is 
assumed to be already adequately housed and that each new household were to be housed 
in a newly build housing unit, the quantitative housing need by 2005 would be for 

Dar es Salaam: 5 * 
Other Urban Areas 5 * 
Rural Areas 5 * 

Tanzania total 5* 

56 

(22,330 + 
(39,170+ 
(67,960 + 

28,030 + 43,580 + 45,720) = 
50, 130 + 54,870 + 73,380) = 
62,950 + 58,290 + 55,640) = 

698,300 units 
1,087, 750 units 
1,224,200 units 

(129,460 + 141,160 + 156,750 + 174,730) = 3,010,500 units 
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5 Housing stock and replacement 

In module 1 the future annual numbers of new households that will be requiring housing is 
estimated. To complete the estimate of total future housing need, the base-year housing 
stock module relates the current housing stock and its condition to the current number of 
households to determine how much additional future housing is needed to gradually provide 
all households with housing that meets acceptable standards. 
Thus, first the total household numbers and the total number of housing units in the base-year 
are compared. The subtraction of total housing units from total households yields an estimate 
of the maximum possible number of overcrowded housing units in the base year, assuming 
that overcrowded units house only two households.21 

The total base year stock is disaggregated into three categories: Substandard and not 
upgradeable; Substandard and upgradeable; Permanent, meaning of acceptable construction 
in relation to the minimum standards adapted. Substandard and non-upgradeable units will 
be replaced at a rate yet to be specified.28 Similarly the number of annual upgradings that will 
be undertaken during each five-year sub-period will have to be specified. 
Depending on the life span of the upgradeable and permanent housing units the rate of 
replacement due to limited lifetime will be specified. 
Ultimately the objective is to calculate the required number of annual replacement units for 
each future year of the planning period. 

Several sources provide data on housing stock and replacement. Like in Chapter 4, the data 
from these different sources will be reviewed; for which years do they provide data, for which 
areas, how was the data generated, can it be considered reliable, can intra- and/or 
extrapolations be made? The various projections will be compared based on which will be 
decided which one is most plausible for the purpose of the housing need assessment. 

This review will lead to an optimum choice of the values for the exogenous variables as 
defined in module 2 , presented by 

Source: USAID, 1986, p. 8 

diagram 2.7: on page 21 

• Total number of base year housing units in Dar es Salaam, the other urban areas, and the 
rural areas 

• Base year number of substandard, non-upgradeable housing units in Dar es Salaam, the 
other urban areas, and the rural areas 

• Base year number of upgradeable units in Dar es Salaam, the other urban areas, and the 
rural areas 

• Base year number of permanent housing units in Dar es Salaam, the other urban areas, 
and the rural areas 

• Planned number of new housing units to relief overcrowding in Dar es Salaam, the other 
urban areas, and the rural areas 

• Planned number of replacements per year in Dar es Salaam, the other urban areas, and 
the rural areas 

• Planned number of upgradings per year in Dar es Salaam, the other urban areas, and the 
rural areas 

• The decay rate for permanent housing units in Dar es Salaam, the other urban areas, and 
the rural areas 

27 This number is checked against the total number of new housing units to be constructed over the planning period 
to relieve overcrowding to ensure that the total number of these new units does not exceed the total number of 
overcrowded units in the base year. 

28 Also the total number of planned future replacements should not exceed the number of substandard and non
upgradeable units in the base year. 
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5.1 Existing Housing stock 

An assessment of the condition of the existing stock is necessary to estimate both present 
and future housing need. It should consider both the quality of the structure and the 
infrastructure services provided to it. 
Estimates are developed for each of the three regions of 

• the proportion of the base-year housing stock that is of acceptable construction 
(acceptable meaning meeting a minimum standard, ideally this would be the minimum 
standard defined by the Tanzanian government), 

• the proportion of the base-year housing stock that is substandard and not upgradeable 
(i.e. in need of replacement), 

• the proportion of the base-year housing stock that is substandard but upgradeable. 

In defining the substandard stock, it is necessary to assess components (roof, water supply, 
toilet facilities, etc) individually. It depends on the data available whether this is possible. Also, 
when sources provide one-way tabulations of these aspects of housing unit quality, 
judgements must be made about the rate of overlap in deficiencies among those units. For 
instance, units with toilet deficiencies also have water efficiencies and two-thirds of these 
units have roof defects. 
When detailed and comprehensive housing surveys are not available, the assessment of the 
existing stock and its classification into the categories required by the model must be based 
on extrapolation from surveys with limited coverage and on estimates and judgements based 
on observation. 
All existing housing, including that in the informal sector, are classified in one of these three 
categories. Housing need arising from overcrowding should also be taken into account. 
Because the type, and therefore the cost, of housing units might be different among Dar es 
Salaam, the other urban areas and the rural areas, estimates of the number of housing units 
and their condition may have to be subdivided into such categories. 

5.1.1 Replacement need 

Housing, like any asset, has a maximum life. Therefore, figures on the age distribution and 
the rate of physical decay of the acceptable housing unit must be obtained. The average 
lifespan for a concrete house may be fifty years, whereas a house made of lumber may have 
a life of thirty years, and a house made of mud and wattle may have an average life of ten 
years. [Struyk, 1986, p. 17] 
This life span is used to estimate the percentage of units that need to be replaced annually 
because of physical deterioration. For example, if the life of each unit is fifty years, then the 
annual replacement need can be seen as 2 percent of the existing stock (or the interpretation 
can be made that to maintain the unit at the same quality level, capital improvements totalling 
2 percent of the value of the unit must be made annually) In the absence of figures on the rate 
of physical decay of housing, trend analysis, using the rate of retirement of units from the 
stock in the past, may be used to project future replacement rates. 

The model provides for rates of decay to be estimated separately for the acceptable and 
upgradeable portions of the housing stock in the urban areas and the rural areas. This reflects 
expectations that the quality difference between units that are classified as acceptable and 
those classified as upgradeable may be related to the differences in their respective rates of 
deterioration. Similarly, differences between corresponding rates of decay in the urban areas 

29 This number is checked against the total number of new housing units to be constructed over the planning period 
to relieve overcrowding to ensure that the total number of these new units does not exceed the total number of 
overcrowded units in the base year. 

30 Also the total number of planned future replacements should not exceed the number of substandard and non
upgradeable units in the base year. 
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and the rural areas may reflect differences in acceptable standards among these areas. Of 
course, it is possible for identical decay rates to be used for some or all of the model data 
requirements due to the limitations in the available data or to similarities in the characteristics 
of housing units among the groups. 

The existing substandard stock that cannot be upgraded also requires replacement. This 
share of unsalvageable units must be replaced if the entire housing stock is to be raised to 
the minimum standard defined or to the minimum standard determined by Tanzanian 
policymakers. The rate at which this share of stock is replaced must be decided upon by 
planners and policymakers in light of Tanzania's policy objectives and available resources. 
For example, at a replacement rate of 5 percent per year, all substandard, non-upgradeable 
housing would be replaced within twenty years. 

5.1.2 Upgrading needs 

Another portion of the stock is composed of substandard houses that can be upgraded to 
meet the minimum quality level. Obviously, the size of this share will be determined by the 
definition of "standard housing" adopted in this thesis. Also the rate at which this share of the 
stock is upgraded must be decided. Various rates of improvement should be tested to 
determine their effect on the total capital requirement of the housing program. 

5.1.3 Overcrowding 

Overcrowding can make housing unacceptable, regardless of its physical condition. The rate 
of overcrowding varies immensely among countries and regions, and among urban and rural 
areas. Much of this variation is due to differences in the definition of an overcrowded unit. 
Varying climates, cultural traditions, and unit lay-outs often defy the efforts to arrive at a 
definition of the standard criterion of persons per room. In some countries or regions, it is 
standard for a multi-generational, extended family to constitute one household and share one 
housing unit, whereas in other countries, this condition is considered overcrowded. Because 
of these differences, it will have to be determined what constitutes overcrowding and whether 
new construction is required to remedy the situation. If additional housing is needed to relieve 
overcrowding, the rate of progress must be determined. 

5.2 Review of sources 

As mentioned and motivated above the following data needs to be collected from the 
available sources and reviewed: 

• Total number of base year housing units in Dar es Salaam, the other urban areas, and the 
rural areas, 

• Base year number of substandard, not-upgradeable housing units in Dar es Salaam, the 
other urban areas, and the rural areas (i.e. in need of replacement), 

• Base year number of upgradeable units in Dar es Salaam, the other urban areas, and the 
rural areas, 

• Base year number of acceptable housing units in Dar es Salaam, the other urban areas, 
and the rural areas (acceptable meaning meeting a minimum standard, ideally this would 
be the minimum standard defined by the Tanzanian government), 

• Planned number of new housing units to relief overcrowding in Dar es Salaam, the other 
urban areas, and the rural areas 

• Planned number of replacements per year in Dar es Salaam, the other urban areas, and 
the rural areas 

• Planned number of upgradings per year in Dar es Salaam, the other urban areas, and the 
rural areas 
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• The decay rate for permanent housing units in Dar es Salaam, the other urban areas, and 
the rural areas 

5.2.1 Total number of base year housing units in Dar es Salaam, the other urban areas, 
and the rural areas 

Unfortunately there is no publication which gives the total number of housing units for Dar es 
Salaam, the other urban areas, and the rural areas for 1985. 
The Tanzania Housing Bank, in Housing finance and development under the current 
economic and financial reforms [THB, 1992] does present a table in which the projected 
available stock is given, but no account is made on how the figures have come about. They 
do mention that they have assumed that one household has 5 members and that the 
assumptions are based on the 1988 census. They do so for all areas and for all years. It 
seems they have calculated the number of households for 1988 and then assumed the 
number of available housing units to be equal to this number, but also that doesn't completely 
add up. Not to mention even what the projection in the future was based on. On forehand it 
can be said that this data are not reliable, since it cannot be checked. Only when desperate 
measures are called for, this data will be used. 

table 5.1: projected available housing stock 1991-199'131 for Tanzania total, urban areas and 
rural areas, based on 1988 Census, (in units x 1.000.000) 

1988 1991 1992 1993 1994 1995 1996 1997 
Total 4.38 4.60 4.69 4.79 4.88 5.96 5.07 5.16 
Urban 0.63 0.64 0.65 0.67 0.68 0.69 0.71 0.72 
Rural 3.75 3.96 4.04 4.12 4.20 4.27 4.36 4.44 

Source: [THB, 1992, p.23 - 25) 

Hoek-Smit in The urban housing Sector in Tanzania estimates number of housing units 
DSM: 170,000. The survey conducted by Hoek-Smit in 1990 showed that on average 
approximately 2.1 household shared one housing unit. The 1988 census showed a total 
number of households in Dar es Salaam of 314,304. With an average growth rate of 4.8% per 
year this number would have increased to approximately 345,000 households in 1990. This 
would indicate a total number of housing units of roughly 170,000 in 1990. [Hoek-Smit, 1991, 
p. 11]. 
In part 1 of this chapter a total number of 362,560 households in Dar es Salaam for 1990 was 
estimated. Making the same calculation as Hoek-Smit would lead to a total number of roughly 
180,000 housing units in Dar es Salaam in 1990. 

Assuming the number of households per housing units was the same in 1985, the number of 
base year housing units in Dar es Salaam is 250,930 I 2.1 = 119,490 housing units. 

Besides in Dar es Salaam, Hoek-Smit conducted her research in three other major towns: 
Mwanza, Moshi and lringa. These three towns form 15 % of the total other urban population 
Since no other data are available on the number of all urban households sharing on housing 
unit, this number is calculated using the data for these 4 towns. 

31 Projections do not consider dilapidated housing units requiring renovation 

60 



Chapter 5: Housing stock and replacement 

table 5.2: Number of household per housing unit in Mwanza, Moshi and lringa 
No. of household Sample Size32 

per housinq unit 
Mwanza 1.86 51 
Moshi 2.39 51 
lrinqa 2.29 51 
average 2.18 

Source: [Hoek-Smit, 1991] 

With this figure and the total number of other urban households from Part 1, (640,210 hhs), 
the number of housing units in the urban areas in 1990 can be estimated as 304,860 housing 
units. 

Assuming the number of households per housing units was the same in 1985, the number of 
base year housing units in the urban areas is 444,370 / 2.18 = 203,840 housing units. 

The rural housing problem in Tanzania is more of a qualitative than quantitative nature, 
according to Materu. This means that every household is housed, but the accommodation in 
which they live is largely substandard [Materu, 1993, p. 1] Egmond says the same: "In 
particular in the rural areas the housing problem actually is not a question of quantity but 
rather one of standard: the ways housing units are constructed result in a short lifetime of the 
units. They are often vulnerable to demolition and need thus to be rebuilt then. Moreover the 
units require constant maintenance and repair." [Egmond, 1996, p. 29] The people in the rural 
areas have the solution to their shelter problems much more in their own hands as they face 
fewer administrative barriers, more land is available to them and they are experienced in 
using the traditional building materials that are readily available to them and their sanitation 
needs are less costly. [Erkelens, 1991, p. 50] With this in mind, it will be assumed that in the 
rural areas every housing unit is occupied by one household. 

The number of base year housing units in the rural areas equals the number of rural 
households: 3, 164,910 housing units. 

table 5.3 shows the distribution of the housing units in Tanzania according to type of house. 

32 Sample size are the number of Enumeration Areas, which are coherent with the sampling method as applied for 
the 1988 census. 
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table 5.3: The distribution of different types of houses in different areas in Tanzania. 
Dares Other Rural Total 
Salaam Urban Areas n=4922 
n=1122 Areas n=2115 

n=1685 % of the 
% of the % of the % of the houses 
houses houses houses 

single family 33.8 53.1 69.1 55.6 
home 
flat, self 3.7 3.4 0.3 2.1 
contained 
rooms, not self 62.1 35.2 10.0 30.5 
contained 
several 0.3 7.4 19.4 10.9 
huts/bldgs on the 
same compound 
several 0.1 0.9 1.2 0.9 
huts/buildings on 
different 
compounds 
total 100.0 100.0 100.0 100.0 

source: [Kraus, 1999, p. 20) generated from data from HRDS, 1995 

5.2.2 Substandard, not-upgradeable housing units in Dar es Salaam, the other urban 
areas, and the rural areas 

The standards of the Tanzanian government with regard to the quality of housing are related 
to the use of permanent materials. The Ministry of Development Planning has a classification 
system that consists out of three categories: 

• Permanent houses with an average life span estimated to be 45-50 years: houses made of 
materials which have a long life-span, for instance: sand-cement blocks or burnt clay 
bricks for the walls and corrugated iron sheets for the roof. 

• Semi-permanent houses with an average lifespan of 20-25 years: houses made of 
materials which last a medium long period: like adobe blocks for the wall structure but 
plastered with cement and corrugated iron sheets for the roof. 

• Temporary houses: houses made of materials that last a short period. Mud and poles for 
the walls, without plaster and grass thatched roof. [Kagwi F. Console, 1987, p. 25] 

The permanent houses are qualified as good houses. The other houses are qualified as bad. 
Although when a 'semi-permanent' house is built with compressed earth blocks and is 
plastered with cement and maintained well it can last as long as a 'permanent' house of sand
cement blocks,( especially when the permanent house is not maintained at all). 
When defining the substandard stock, it is necessary to assess all components (roof, 
foundation, walls, floor, and also water supply, toilet facilities, etc) individually. 

In Housing Finance in Tanzania, Kraus assesses the quality of housing units according to 
the judgements of the Ministry of Development Planning, using the data form the HRDS33

, in 
table 5.4, using the same disaggregation in areas. [Kraus, 1999] 
Noted should be that for these estimates only the quality of the roof, the walls and the floor 
has been assessed, whereas no mention is made of the quality of the foundation, which 
should be considered one of the more critical parts of a building when it comes to quality of 
the structure. Besides, the quality of a component is not only determined by the type of 
material it is made. The skill with which they are constructed, the age and maintenance of the 
components, and the environment in which they are used are determining factors for the final 

33 The Human Resource Development Survey is already described on page 45 
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quality. In theory, it might even occur that brick walls are combined with a thatched roof, 
which makes the housing unit of substandard quality. Concluding from these last remarks, it 
can be stated that determining the share of substandard stock based on the materials used 
for the different components still requires that a lot of assumptions are made. According to the 
judgements of the Ministry of Development Planning only 6.3 % of the rural houses is of good 
quality. (the number of 6.3 % comes from table 5.4, the rural houses with sand cement blocks 
or burnt bricks).ln Dar es Salaam 89.3 % of the houses is of good quality and in the other 
urban areas 41.1 % is of good quality [Kraus, 1999, p. 27] 
To estimate the share of housing units that are sub-standard according to the judgements of 
the Ministry of Development Planning the same data can be used: substandard are those 
units which aren't of good quality: For Dar es Salaam this is 10.7 %, for the other urban areas 
this is 58.9 %, for the rural areas this would be 93. 7 %. Noted should be that for these 
estimates only the quality of the roof, the walls and the floor has been assessed, whereas no 
mention is made of the quality of the foundation, which should be considered one of the more 
critical parts of a building when it comes to quality of the structure. Besides, the quality of a 
component is not only determined by the type of material it is made. The skill with which they 
are constructed, the age and maintenance of the components, and the environment in which 
they are used are determining factors for the final quality. In theory, it might even occur that 
brick walls are combined with a thatched roof, which makes the housing unit of substandard 
quality. Concluding from these last remarks, it can be stated that determining the share of 
substandard stock based on the materials used for the different components still requires that 
a lot of assumptions are made. 
table 5.4: The material use of the houses in Tanzania 

Dares Other Rural Total 
Salaam Urban areas 
n=1123 areas n=4934 

n=1688 n=2123 
main roofing material 
temporary 0.5% 16.7% 69.4% 39.3% 

grass 0.2% 15.2% 66.3% 37.3% 
mud - 0.2% 1.1% 0.6% 
wood 0.3% 1.3% 2.0% 1.4% 

permanent 98.9% 74.9% 28.0% 54.6% 
galvanised iron sheets 91.8% 71.7% 27.8% 52.2% 
concrete/cement 4.6% 2.0% 0.1% 1.5% 
tiles 2.5% 1.2% 0.1% 0.9% 
other 0.6% 8.4% 2.6% 6.1% 

100.0% 100.0% 100.0% 100.0% 
main material of the walls 
temporary 9.6% 51.0% 88.7% 68.4% 

mud & poles 6.4% 14.7% 28.2% 22.4% 
adobe blocks 1.3% 34.6% 53.2% 44.9% 
bamboo tree 1.1% 0.5% 2.0% 1.4% 
wood 0.8% 1.2% 5.3% 3.7% 

permanent 89.3% 41.1% 6.3% 19.3% 
burnt bricks/ stones 41.4% 15.9% 3.3% 8.0% 
sand cement blocks 47.9% 25.2% 3.0% 11.3% 
other 1.1% 7.9% 5.0% 8.3% 

100.0% 100.0% 100.0% 100.0% 
main materials of the floor 
temporary 8.5% 35.0% 89.6% 56.4% 

earth 8.1% 34.0% 89.1% 55.8% 
wood/ bamboo 0.4% 1.0% 0.5% 0.6% 

permanent 89.2% 58.1% 9.3% 38.4% 
cement 89.2% 58.1% 9.3% 38.4% 
other 2.3% 6.9% 1.1% 5.2% 

100.0% 100.0% 100.0% 100.0% 
source: HRDS, 1995 
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The Household Budget Survey 1991192: Volume Ill Housing Conditions Tanzanian 
Mainland presents the results of a nationwide survey conducted by the Tanzanian Bureau of 
Statistics.34 [Bureau of Statistics, 1994] This survey was also recommended by prof. Amani 
because of its reliability. The survey started in 1988 and lasted till 1993. The survey contains 
tables relevant for this thesis among which the occurrence of type of foundation(table 5.5), 
type of roof material (table 5.6), type of roof frame (table 5.7), type of floor (table 5.8), for Dar 
es Salaam, the other urban areas, the rural areas and Tanzania in total. 

table 5. 5: Type of foundation in Dar es Salaam, the other urban areas, and the rural areas 
(%). 

Dares Other Rural 
Salaam Urban Areas 
n=1124 Areas n=2298 

% of the n=1552 
houses % of the % of the 

houses houses 
No foundation 14.86 27.58 66.63 
Stones in mud 11.74 24.81 14.23 
mortar 
Stones loosely 8.28 4.06 0.78 
laid 
Concrete/cement 64.50 41.62 16.01 
Other 0.62 1.93 2.35 
total 100.0 100.0 100.0 

Source: Bureau of Statistics, 1994 

table 5.6: Type of roof material in Dar es Salaam, the other urban areas, and the rural areas 
(%) 

Dares Other Rural 
Salaam Urban Areas 
n=1124 Areas n=2298 
% of the n=1552 
houses % of the % of the 

houses houses 
Grass, bamboo 1.07 13.92 56.27 
Mud, grass 0.45 2.00 11.75 
Concrete/cement 5.79 2.06 0.08 
Metal sheets 87.54 77.90 31.59 
Asbestos sheet 0.18 0.13 0.08 
Tiles 4.99 3.22 0.00 
Other 0.00 0.77 0.22 
total 100.0 100.0 99.9 

Source: Bureau of Statistics, 1994 

34 The survey sample was based in the National Master Sample (NMS) developed in 1981 which consists of a 
framework of enumeration areas. The NMS consist 100 villages representing the rural areas, and 122 urban 
enumeration areas (Eas) ( of which 52 Eas in Dar es Salaam) throughout the country. For each of the 222 
clusters 36 households were selected. 
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table 5. 7: Type of roof frame in Dar es Salaam, the other urban areas, and the rural areas (%) 
Dares Other Rural 
Salaam Urban Areas 
n=1124 Areas n=2298 

% of the n=1552 
houses % of the % of the 

houses houses 
Poles 27.85 30.39 75.85 
Sawn timber 67.97 67.53 22.84 
Other 4.18 2.13 1.31 
total 100.0 100.0 100.00 

Source: Bureau of Statistics, 1994 

table 5.8: Type of floor in Dar es Salaam, the other urban areas, and the rural areas(%) 
Dar es Other Rural 
Salaam Urban Areas 
n=1124 Areas n=2298 

% of the n=1552 
houses % of the % of the 

houses houses 
Earth 12.99 32.09 85.12 
Concrete/cement 85.41 67.01 13.88 
Other 1.60 0.90 1.00 
total 100.0 100.0 100.00 

Source: Bureau of Statistics, 1994 

When assessing the quality of the different components of the housing units in Dar es 
Salaam, the other urban areas, and the rural areas based on the data provided by the 
Household Budget Survey on foundation, roof and floor, combined with the data of the HRDS 
on walls, and some assumptions, a judgement can be made on the share of the housing units 
that are of substandard quality and cannot be upgraded. 

On determining whether or not a housing unit is upgradeable, existing methods for upgrading 
the different components will have to be reviewed. This would comprise a whole new 
research and therefore, for these thesis a shortcut is taken: 

Roofs can easily be upgraded, by just removing the bad roof and replacing it with a good 
one of more permanent materials. Since the traditional, temporary roofs are always 
heavier (thatched roofs filled with mud) than roofs made of corrugated iron sheets, or 
tiles, it can be assumed that the construction can carry also a new roof. In this case 
protection from penetration from rainwater, which temporary roofs do only if maintained 
regularly, is considered more important than insulation, which roofs from corrugated iron 
sheets do badly. Ventilation possibilities, on the other hand, will be better with the new 
roof. Also, when constructed with an overhang, it will protect the walls from deteriorating 
to fast because of rainfall and changes in temperature and settings caused by direct 
sunshine. The poles carrying the roofs should be treated with wood preservative by 
brushing or dipping. Treatment might already be too expensive though, a cheap 
alternative for protecting a wooden structure from termite attack can be the placement of 
a layer of sheet metal approximately 15 cm above the ground which will protect the wall 
above against climbing ants. A milk-tin for example on the top of the pole, just under the 
roofs, might prevent termites from entering the structure. [Kyhn, 1984, p. 123] 
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Walls can already be made more permanent by plastering both sides with lime soil or 
lime sand. [Svare, 1974, p. 14] The quality of walls made of mud and poles depends 
largely on the compositions of the mud (more clayish is better) that can be obtained in the 
vicinity. If this is not the case, the walls should be replaced and burnt blocks, which can 
be reinforced by adding fibres or cement. If the quality of the walls is really deplorable, 
they can be replaced and are therefore upgradeable. The lifespan of the walls depends, 
besides on its own composition and construction, on the quality of the foundation for too 
much movement in the walls because they are not founded properly, will harm the 
strength of the construction rapidly. Also, it depends on whether there is room on the plot 
to put the construction on slopes to drain off surface water and prevent it from entering 
the structure. Still water is also an ideal breeding place for mosquitoes. 
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Foundation as a separate component is hard to upgrade, because of the mere fact that 
the whole construction is resting on it. Changes in the foundation will surely affect the 
setting of the walls and thereby causing damage to the strength of the walls. But, when 
for instance a mud and pole construction, based on a foundation consisting of a hole of 
an arm length deep, filled with soil on a stone footing, the soil can be carefully excavated 
and replaced by a sand cement mixture or soil cement mortar. Nevertheless, if the site on 
which the structure was based was never levelled, even upgrading the foundation in this 
manner would not increase the quality. In the urban areas, if there is no foundation at all, 
or just some poles in a hole filled up with soil and loose bricks, the housing unit as a 
whole can be classified as not-upgradeable. For the rural areas this classification would 
be too drastic. 
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Floors can be upgraded in the most simple way by filling up the sub-top soil It should be 
tamped and levelled, added with 10 cm tamped sand and 5 cm structural lab from soil
cement, so that at least water or moisture from the ground cannot reach the surface of the 
floor. If the ground is damp or low-lying so that moisture can rise from the ground through 
the walls and floor, a damp proof barrier should be provided to prevent rising damp from 
affecting the structure. [Kyhn, 1984, p. 95] The damp proof barrier, e.g., a polyethylene 
sheet should also be checked for termite resistance. 

~1..L. urt eNr t=woe. 

If the house has an acceptable roof, walls, floor and foundation, the inner climate can be 
greatly approved by applying a ceiling, to provide an insulative barrier against solar heat 
penetration. The simplest ceiling can be made from locally available materials like 
interwoven reeds or thin poles. 

Openings like windows and doors can be minimised to one door which can be locked to 
prevent from burglars. Windows can enhance the inner climate by providing for 
ventilation, but also call for some extra, and expensive, measures on the structure for 
protection from water, strength of construction and temperature control. Off course, a 
window through which day light can enter, improves the quality of the house as such, but 
that might just be a non-affordable luxury. The best solution for a door is a ledged and 
braced door. It is durable, simple to make and relatively cheap. [Kyhn, 1984, p. 117) 

Noted should be though, after having discussed the possibilities of upgrading with mainly 
cheap and locally available materials, that locally produced (traditional) building materials are 
increasingly becoming difficult to obtain. Such materials include special grass that takes 
longer to decay, poles that are termite resistant, and stabilising clay and anthill soil. Animal 
grazing and farming in and around villages as well as deforestation are responsible for the 
increased distant locations and partial disappearance of the materials in question. [Kalabamu, 
1985, p.87] Described problems mainly affect the upgrading possibilities of the rural areas. 
The option of upgrading in the urban areas using materials like grasses and mud, was already 
excluded. 
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After having discussed the possibilities to upgrade substandard housing units, another look 
will be taken at the tables that describe different components of housing units. As mentioned 
before, the highest level of upgrading would be required if the foundation is considered of 
good quality, but walls and roof have to be rebuilt. For this thesis no foundation and 
foundation on stones without mortar are considered of insufficient quality and causes the 
housing unit to be not-upgradeable. table 5.5 shows that for Dar es Salaam this is 23.14 %, 
for the other urban areas this is 31.64 %. 
For the rural areas this would be 67.4 % and since not-upgradeable means rebuilding, 
classifying 67.4 % of the rural housing units as ready to be demolished, would mean that 
almost all traditional building would disappear. In this case one should go back to what 
housing really is. It is more that a physical structure that protects from the elements, it should 
also be complying with lifestyle and cultural setting. 
Summarised rural housing in Tanzania is characterized by the following features: 

box 5. 1 Rural housina in Tanzania 

• Very low costs 
• Self help; over 80 % of all families in rural areas built their houses themselves without any 

help from cash paid labour. 
• Use of local materials: over 85 % of the rural houses are built entirely of local materials 

(soil, wood and grass). 
Analysts have urged that the use of local building materials and construction methods for 
rural Tanzania is advantageous in that: 

• Materials are easily available and are very cheap. 
• Construction methods are known to the rural population (i.e. necessary skills exist), which 

is an important pre-requisite to effective self-help activities. 
• Construction and materials are easy to maintain or replace 
• Construction and materials are often suited to local climate condition 
• Production of building materials locally contributes to the economic development of the 

rural areas 
• The country's scarce foreign exchange is saved 

Source: Kyessi et al, 1995, p. 31 

Settlements are defined as villages, and thus rural, when they have less that 2,500 
inhabitants. [Kyessi, 1995, p.4] If data would exist on what percentage of those rural 
settlements actually consist of, for instance, 1000 inhabitants or more, some statement could 
be made on the amount of rural households that live in a cultural setting, like for instance 
nomadic people, where housing is a concept on which terms like substandard or upgradeable 
should not be applied. What can be said, though, is that 75 % of the area of Tanzania is 
populated with less then 25 people per square kilometre. [Bureau of Statistics, 1989, p. 25] 
Based on this it is assumed that 75 % of the not-upgradeable - meaning without proper 
foundation - rural housing units, need not be upgraded. This would bring the share of the rural 
housing stock which is substandard and not-upgradeable up to 16.85 %, leaving 50.55 % to 
be classified as of acceptable quality. 

table 5.9: Share of housing stock that is substandard and not-upgradeable 
Dar es Salaam Other Urban Areas Rural Areas 

Non- 23.14 % 31.64 % 16.85 % 
Upgradeable 

Kraus remarks that it might be more appropriate to relate quality to the judgements of the 
occupants of the housing units, because they probably know best if their houses are 
comfortable and of acceptable standard. [Kraus, 1999, p. 28] When looking at table 5.10, in 
respectively Dar es Salaam 45.8 % of the households did not consider it necessary to 
improve their house, same for 48.9 % in the other urban areas, and 43.2 % in the rural areas. 
This gives a completely different picture than the percentages given in table 5.4: In Dar es 
Salaam 89.3 % of the houses is of good quality, in the other urban areas 41.1 % and in the 
rural areas only 6.3 % of the rural houses. In the rural areas much more people made 
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improvements during the year preceding the survey than in the urban areas. This might be a 
result from the more frequent use of traditional materials in the rural areas. Those materials 
do need more maintenance, but are also less expensive which makes it easier to make 
frequent improvements on a house. The fact that only 14 % of the rural households instead of 
27.9 % of the households in Dar es Salaam did not make improvements due to lack of money 
derives probably from the same fact: that more use is made from traditional materials which 
do not cost as much. 

table 5. 10: Reasons for not improvinf the house during the previous year. 
Dar es Other Rural areas Total 
Salaam Urban n=2307 n=4985 
n=1121 areas 

n=1557 % of the % of the 
% of the % of the houses houses 
houses houses 

no need for 45.8 48.9 43.2 45.6 
improvement 
no money for 27.9 18.8 14.0 18.6 
improvement 
no time for 0.6 1.2 1.4 1.2 
improvement 
other 7.1 5.1 2.7 4.4 
improved 18.6 26.0 38.8 30.2 
total 100.0 100.0 100.0 100.0 

source: Bureau of Statistics, 1994a 

It is interesting to notice that although more permanent building materials are used in the 
urban areas, the satisfaction of the occupants about their houses is almost the same in the 
different areas. (Satisfaction measured by the need for improvement) And if occupants are 
not satisfied, improvements are much easier made in the areas where more use is made of 
traditional materials. While in the urban areas more people have to continue to live in their 
unimproved houses. A disadvantage of using the judgement of the occupying households on 
the need for improvement of the housing units is that their judgement will most likely be 
related to the expected cost of the improvement, and if they expect to be able to afford it, 
even though the table also provides information on whether or not the households have 
money for improvement. For instance, a high income household will uphold higher standards 
to its housing unit, than a low income household, whereas judging quality on actual physical 
state of the several components of a housing unit is a more objective measure. Affordability 
and quality, for now, will have to remain separated variables. 

So far, in assessing the number of housing units that are substandard, only the state of 
physical elements of the structure of the housing unit has been considered. Other 
components of importance are type of water supply type of human waste disposal, type of 
garbage disposal and connection to electricity. These components, when they are lacked, or 
of very low quality, certainly require upgrading to bring a housing unit up to an acceptable 
level. But, in assessing the number of housing units that are not-upgradeable these 
components have no role, since they are considered always upgradeable. For all these 
components, if lacked or substandard, can be minimally improved or constructed outside the 
physical structure of the housing unit. The degree to which they need upgrading will be 
discussed in the next paragraph. 

5.2.3 Upgradeable housing units in Dar es Salaam, the other urban areas, and the rural 
areas 

In paragraph 5.2.2 the share of substandard and not-upgradeable housing units is estimated 
using for mostly the data of the Housing Budget Survey of 1992. The share of substandard 
but upgradeable housing units is what remains of the total share of substandard housing 

69 



A quantitative housing need assessment for Tanzania 

units. 

At this point only the number of base year upgradeable units in Dar es Salaam, the other 
urban areas, and the rural areas need to be determined, and not the level of upgrading. Yet in 
the previous paragraph some remarks were already made on how the different components 
of a housing unit can be upgraded to a minimum level. Later these have to be combined to 
determine upgrading level and cost. In that respect, a minimum level of upgrading should also 
be determined for the components water supply, type of human waste disposal type of 
garbage disposal and connection to electricity. By doing this, it may turn out that the share of 
housing units that are considered of acceptable quality based on the quality of the 
components of the physical structure, may in the end not be of acceptable level because of 
the quality of other components, like water supply, type of human waste disposal type of 
garbage disposal and connection to electricity. When assessing these components, again the 
remark is made that this could comprise a whole new research and therefore a short cut is 
made: 
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Water supply: every urban 
housing unit should at least 
have access to an outside 
tap on its own premises. 
With regard to the rural 
housing units, reference is 
made to the remarks made 
on page 68 about cultural 
setting and rural lifestyle. In 
the rural areas a housing 
units should at least have 
access to a protected well, 
to avoid the consumption of 
polluted surface water or 
contaminated soil water. 
table 5.11 shows that in Dar 
es Salaam 27 .0 % of the 
housing units are not 
equipped with a private tap, 
in the other urban areas this 
is percentage is even larger: 
43.6 % of the housing units 
are not equipped with a 
private tap. In the rural areas 
34. 7 % of the housing units 
do not have access to a 
protected well. An 
appropriate way of disposing 

of human waste is necessary for many reasons. Human waste can pollute the water 
and attract insects and if not disposed of properly, be a health hazard. A normal pit 
latrine, doesn't solve the problem of the flies and are there fore not considered hygienic 
and should at least be upgraded with a ventilation pipe. Noted should be though, that if 
space is not a restricting factor, which is the case in the rural areas, and the pit latrine 
is constructed at proper distance from the living quarters, it can be considered 
acceptable. In the rural areas a ventilated pit latrine per housing unit is considered the 
minimum acceptable provision for human waste disposal. According to table 5.12, in 
Dar es Salaam 84.5 % of the housing units are not equipped with an appropriate 
provision to dispose of human waste, for the other urban areas this is 47.1 %, In the 
rural areas only 9.8 % of the housing units are not equipped with an appropriate 
provision to dispose of human waste. 

For garbage disposal the same remarks can be made as done for human waste 
disposal: if not properly provided for, it can cause a health hazard. In the urban areas a 
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housing units should at least have a pit or rubbish bin. According to table 5.13 4.5 % of 
the housing units in Dar es Salaam lack such provision, in the other urban areas this 
percentage is 8.4 %. Garbage in the rural areas will be of total different composition and 
it is considered that the existing methods are sufficient. 

In the urban areas, where people live in high density, electricity is the safest fuel 
deliverer for cooking and lighting; open fires in housing units constructed with wood and 
light materials are hazardous, especially since the layout will most properly not provide 
for appropriate ways to escape. Also, as can be seen in table 5.3 on page 60, in the 
urban areas about 3.5% of the houses are flats, which surely doesn't allow for open 
fires to cook on. In table 5.15 the used type of cooking fuel for Dar es Salaam, the other 
urban areas, and the rural areas is given: in Dar es Salaam, for instance, almost 55 % 
of the households still cook on either coal or wood. Also to be mentioned is the 
enormous inconvenience that will be caused by the smoke of the fire. Another example 
illustrating the need for electricity, is the necessity of an electric fan. In the rural areas 
where there is more room around the houses, the wind will have more access and 
there will be more natural ventilation, also more trees will be available for shade. In the 
urban areas the houses are built much closer together, leaving less room for the wind 
to circulate and leaving less room for trees. According to table 5.14 44.9 % of the 
housing units in Dar es salaam and 62. 7 % in the other urban areas do not have 
connection to the electricity net. To supply existing housing units with electricity is a 
complex and very costly operation, especially when one considers that a large share of 
the urban households live in unplanned areas, where there is no sound infrastructure. 
Studies conducted in 1980 by MLHUD indicated that 65% of all residential housing in 
urban areas in Tanzania were in unplanned, inadequately serviced squatter 
settlements. [Kyessi et al, 1995, p.2]. And also, the greatest proportion of housing by 
far is constructed informally - not meeting requirements of building regulations - by 
private individuals. It is estimated that the national percentage is approximately 98 with 
approximately 90 percent in the urban areas generally and 75 percent in Dar es 
Salaam where there is more public housing. [Kyessi et al, 1995, p. 16] Therefore, even 
though the risks are obvious, upgrading will not include electrification and is not 
considered critical in assessing the share of substandard stock. For newly to be built 
settlements and housing units the possibility to get connected depends on the area in 
which they will be built. For rural areas connection of the housing units to the electricity 
net is by the long run not feasible and not considered necessary. 
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table 5. 11: The distribution of different types of water supply among houses in different areas 
in Tanzania 

Dares Other Urban Rural areas Total 
Salaam areas n=2308 n=4988 
n=1123 n=1557 

% of the % of the % of the 
% of the houses houses houses 
houses 

Tap 91.2 80.8 25.4 57.4 
private 73.0 56.0 4.7 36.0 

(inside) (27.9) (28.6) (1. 1) (15. 7) 
(outside) (45.1) (27.4) (3.6) (20.3) 

communal 18.2 24.8 20.7 21.4 
Catchement tank 0.0 0.1 0.1 0.1 
Well 8.1 11.2 38.6 23.2 

private 0.8 1.5 3.5 2.2 
(protected) (0.6) (0.9) (1. 1) (0.9) 

(0.2) (0.6) (2.4) (Ll) 
(un12.rotectedl 7.3 9.7 35.1 21.0 
public (5.0) (5.5) (8.7) (6.9) 

(protected) (2.31 (4.21 (26.4) {HJl 

(un12.rotected) 
spring - 0.8 12.1 5.9 

covered - 0.1 0.3 0.2 
uncovered - 0.7 11.8 5.7 

river, dam, lake - 3.3 22.9 11.6 
other 0.7 3.8 0.9 1.8 
total 100.0 100.0 100.0 100.0 

source: Bureau of Statistics, 1994a 

table 5. 12: Type of human waste disposal in Dar es Salaam, the other urban areas, and the 
rural areas (%) 

Dares Other Rural areas 
Salaam Urban n=2308 
n=1123 areas 

n=1557 % of the 
% of the % of the houses 
houses houses 

No toilet 1.07 0.77 9.53 
Flush toilet 15.05 3.28 0.26 
Pit latrine 83.35 46.05 89.30 
Ventilated pit 0.45 49.58 0.65 
latrine 
Other 0.09 0.32 0.26 
total 100.01 100.0 100.0 

source: Bureau of Statistics, 1994 
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table 5. 13: Type of garbage disposal in Dar es Salaam, the other urban areas, and the rural 
areas(%) 

Dares Other Rural areas 
Salaam Urban n=2308 
n=1123 areas 

n=1557 % of the 
% of the % of the houses 
houses houses 

Pit in compound 2.32 6.42 3.77 
Pit outside 85.49 73.22 43.16 
compound 
Rubbish bin 7.57 9.18 1.04 
Thrown in 0.09 1.09 4.07 
compound 
Thrown out 4.45 7.32 37.31 
compound 
Other 0.09 2.76 10.66 
total 100.01 100.00 100.01 

source: Bureau of Statistics, 1994 

table 5. 14: Electric connection in Dar es Salaam, the other urban areas, and the rural areas 
(%) 

Dar es Other Rural areas 
Salaam Urban n=2308 
n=1122 areas 

n=1547 % of the 
% of the % of the houses 
houses houses 

Connected 55.08 37.19 2.30 
Not connected 44.92 62.75 97.7 
total 100.00 99.94 100.01 

source: Bureau of Statistics, 1994 

table 5. 15: Type of cooking fuel in Dar es Salaam, the other urban areas, and the rural areas 
(%) 

Dares Other Rural areas 
Salaam Urban n=2308 
n=1123 areas 

n=1556 % of the 
% of the % of the houses 
houses houses 

Electricity 15.94 10.80 0.17 
Gas 1.34 0.96 0.18 
Paraffin 28.41 14.97 2.08 
Coal 1.16 0.58 0.04 
Charcoal 50.85 35.54 2.94 
Firewood 1.61 29.18 93.50 
Other 0.74 1.54 1.08 
total 100.02 93.57 99.99 

source: Bureau of Statistics, 1994 

Water supply can be considered a very important component when assessing whether or not 
housing is of acceptable quality. From the housing survey of Hoek-Smit appeared that the 
main reason for disliking one's house in the urban areas was the poor quality of the water 
supply. "The main water systems break down so frequently or suffer from lack of pressure 
that many households which in theory would have access to piped water are, in fact, cut 
off'[Hoek-Smit, 1991, p 14] 
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table 5. 16: The reasons why people disliked their house 
Urban 

lack of space 
poor quality of the structure 
poor water supply/ 
sanitation 
lack of electricity/ roads/ 
drainage 
dirty 
unsafe/ noisy 
insects 
other 
no reasons 
total 

source: Hoek-Smit 1991 

households 
n=2435 

2% 
5% 

23% 

3% 

18 % 
10 % 
3% 
4% 

32% 
100 % 

In the survey of Hoek-Smit the households mentioned the improvement of the water supply as 
the first priority for improvement most frequently. Unfortunately it is not something households 
can improve by themselves. The improvement of the water supply has to be done by the local 
government and should therefore be imbedded in local policies and housing programs. 

Kyessi summarised the condition of the components of housing units not directly being part of 
the physical structure for Dar es Salaam 

box 5.2 Housinq condition, with respect to services in Dar es Salaam. 
• Kitchen facilities: Occupants of 65 % of the housing units cook their food along corridors, 

in living rooms or outside in the open. This is open to contamination and inconvenience to 
other sharing tenants. 

• Bathroom: 83 % of the housing units do not have properly defined bathroom facilities. 
Waste water from such activity is disposed of in open grounds which often serve as 
ground for breeding of mosquitoes and flies. 

• Toilet: 80 % of the housing units use pit latrines while only 14 % have flush toilets. Pit 
latrines are a threat to the environment polluting water systems and they also serve as 
breeding ground for flies. 

• Drinking water: 32 % of housing units get their water supply from vendors, boreholes, 
shallow wells, rivers and other sources. These sources are unreliable and are a source of 
the outbreak of environmentally communicable diseases. 

• Fuel: 70 % of households use charcoal or firewood for cooking. This is a big source of 
environmental degradation due to the use of forest products. 

• House lighting: 63 % of households use hurricane lamp or open wig lamp for lighting. 
These devices pollute the environment and use non-renewable resources. 

• Garbage collection: 54 % of households use composing pit. 18 % community dump, 10 % 
crude dump, 10 % burning and the rest use communal bin or private bin. 

[Kyessi et al, 1995, p. 30] 

Putting all the findings on the share of all the several components which have substandard, 
unacceptable quality together in one table for Dar es Salaam, the other urban areas, and the 
rural areas, the following picture becomes clear: 
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table 5. 17 Share of components of substandard quality 

Foundation 
Walls 
Roofing material36 

Floor 
Water supply 
Human waste 
disposal 
Garbage disposal 

Dar es Salaam Other Urban 

23.1 % 
9.6% 
1.5 % 

13.0 % 
27.0 % 
84.5% 

4.5% 

Areas 
31.6 % 
51.0 % 
15.9 % 
32.1 % 
43.6% 
47.1 % 

8.4 % 

Rural Areas 

16.8 % 
22.2 %35

. 

17.1 %37 

21.3%38 

34.7 % 
9.8% 

not applicable 

When looking only at the substandard component with the highest percentage for determining 
the share of substandard stock for Dar es Salaam, the other urban areas, and the rural areas, 
this would amount to the following figures: 

table 5. 18 Share of substandard housing stock according to critical component39 

Substandard stock 
Critical component 

Dar es Salaam Other Urban Areas Rural Areas 
84.5% 

Human waste 
disposal 

47.1 % 
Human waste 

disposal 

34.7 % 
Water supply 

The share of substandard but upgradeable stock can be determined by distracting the share 
of not-upgradeable stock40 (table 5.9) from the total share of substandard stock: 

table 5.19: Share of housing stock that is substandard but upgradeable 
Dar es Salaam Other Urban Rural Areas 

Areas 
Upgradeable 61.36 % 15.46 % 17.85 % 

5.2.4 Acceptable housing units in Dar es Salaam, the other urban areas, and the rural 
areas 

In the former paragraph the share of substandard stock is estimated, from which the share of 
acceptable stock can be easily derived: 

table 5.20: Share of acceptable stock 
Dar es Salaam 

Acceptable stock 15.5 % 

Other Urban 
Areas 
52.9% 

Rural Areas 

65.3 % 

To see if the assessment made so far of the share of base year housing units of Dar es 

35 In the rural areas 88.7 % of the walls are made of either mud and pole, adobe blocks, bamboo and trees, or 
wood. Equal to the estimate on rural substandard foundation, 25 % of the total share of walls of non-permanent 
materials is considered necessary to upgrade and thus substandard. 

36 The data on the material of the frame work of the roof, either poles or sawn timber according to table 5.7, is 
ignored, since for both materials the way of construction and treatment are considered far more important for its 
quality, leaving the material itself negligible. 

37 In the rural areas 68.2 % of the roofing material is made of either grass and bamboo, mud and grass, or some 
other undefined material. Equal to the estimate on rural substandard foundation, 25 % of the total share of roofing 
material of non-permanent materials is considered necessary to upgrade and thus substandard. 

38 In the rural areas 85.1 % of the floors are made of earth. Equal to the estimate on rural substandard foundation, 
25 % of the total share of the floors of non-permanent materials is considered necessary to upgrade and thus 
substandard 

39 Assuming that all housing units with substandard human waste disposal have at least one other component of 
substandard quality. 

40 Hereby it is assumed that the housing units that meet the criteria to be classified as substandard, also meet the 
criteria to be classified as non-upgradeable, which means for the urban areas that is assumed that the housing 
units that do not have proper foundation (non-upgradeable) also do not have proper human waste disposal. 
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Salaam, the other urban areas, and the rural areas that are either of substandard and not
upgradeable level, or of substandard but upgradeable level, or of acceptable level, is 
supported by the estimates made by others on this subject, comparisons will be made with 
the few estimates found in other sources. 

Dar es Salaam and other urban areas: 
Materu says that "[ ... ]in the private sector, informal housing, that is housing which is not in 
compliance with the existing building regulations and planning by laws is the largest stock 
accounting for 64% of the total housing stock in Dar es Salaam, with increasing percentage in 
the small urban centres." [Materu, 1993, p. 22] Compared to the estimate on the share of the 
Dar es Salaam housing units that are of substandard quality according to critical component 
of 84.5 %, quite a large difference is noted. 84.5 % is probably a too high of an estimate, for 
even in Dar es Salaam, in some cases a normal pit latrine might suffice (5.5 % of the 
households in Dar es Salaam are considered rural according to the 1988 census [Bureau of 
Statistics, 1989, p. 79-81]). According to the judgements of the Ministry of Development 
Planning, whose criteria for her judgements are described on page 62, 11. 7 % of the housing 
units in Dar es Salaam (table 5.4) are considered of bad quality. 
If the existing building regulations offer an appropriate instrument to assess quality should 
also be questioned. The existing building regulations are limited to be used for they are not in 
all relevant to Tanzanian conditions. They are based on old British regulations made for 
different climate, building materials and skills. [Svare, 1974, p.4] Building Regulations are not 
an end in themselves but a means to an end; they may regulate the kind of houses built at the 
margin, but they cannot force people to build houses if the latter do not have the resources to 
do so. To classify all buildings built of local materials as temporary buildings is to condemn 
the housing of the majority. Like wise, the use of 9" (22 cm) thick walls, and the reinforcement 
of foundation and tie beams so as to comply with earthquake regulations as contained in the 
Building Code (this is applied even to simple single storey houses) is uneconomic and not 
necessary. To insist on reinforcing steel and other building materials which are in short supply 
in Tanzania is to restrict self-help and the construction activities of individuals. [Kulaba, 1981, 
p. 137] If current standards for amenities and the structural soundness of housing were 
applied strictly to the existing housing stock this would also magnify the scale of the housing 
problem in Tanzania, particularly because these standards emphasize the use of water-borne 
sewage disposal methods, availability of piped water supply on the plot or in the house and 
the use of permanent building materials. Nine out of ten plots in most residential areas in 
urban Tanzania, with the exception of few low-density neighbourhoods, use pit latrines as the 
common method of domestic waste disposal. More than three quarters of the households in 
squatter settlements depend on public water kiosks for their water supply. [Kulaba, 1981, p. 
56] 
If the present Building Code's criteria of structural defects in roofs, walls or foundation are 
applied, then at least 45 % of all urban housing can be classified as being in poor condition 
and in need of redevelopment. This would mean rehousing almost over half of the present 
urban population in new standard modern housing at enormous cost. Under present condition 
of serious housing and resource shortage, it would be a gross misuse of scarce resources to 
condemn and bulldoze such housing [Kulaba, 1981, p. 56] 
Kyessi says that "the housing delivery system has failed to cater for the housing needs of Dar 
es Salaam residents. As a result the squatter settlements accommodate about 75 percent of the 
urban population and they account for 41 percent of the housing stock. The houses built are 
sub-standard." [CHS, 1995, p.29]. About urban in total he also says that "it is estimated that 
40-70% of the urban population live in inadequately serviced squatter settlements". [Kyessi et 
al, 1995, p.2] 
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Rural areas: 
On the rural housing stock Nnkya says that "most rural houses lack proper foundation and 
flooring, factors which contribute to the short lifespan of the buildings and unhealthy 
environment. Use of unprocessed and untreated organic materials and poles, branches, 
reeds and grasses which are easily attacked by fungi and insects, make the structure weak 
and short lasting. Most of the houses, about 96%, are within this poor quality sector and need 
either major repairs or complete rebuilding" [Nnkya, 1984, p. 21 ]. 

Since the other sources do not have convincing arguments for their estimates, the estimates 
for substandard stock based on the share of the most critical component will be used for this 
thesis, with the note that the estimate for Dar es Salaam is probably too high. 

5.2.5 Planned number of new housing units to relief overcrowding in Dar es Salaam, 
the other urban areas, and the rural areas 

Kyessi states that overcrowding in urban Tanzania is eminent. "Rooms were being occupied 
by three people or more surpassing the International Standards of 2 people per room".[Kyessi 
et al, 1995, p. 2] In the Urban Indicators Report overcrowding is defined as "the percentage of 
households who are in housing deemed to have too few bedrooms for family of that type". 
[CHS, 1995, p. 36] In this thesis a housing unit is considered overcrowded when it houses 
more than one household. This definition is operationalised in the original model from Struyk 
by calculating overcrowding through the subtraction of the total number of housing units form 
the total number of households in the base year, which yields an estimate of the maximum 
possible number of overcrowded housing units in the base year, assuming that overcrowded 
units house only two household.41 [Struyk, 1984, p. 31] In Chapter2 module 2 is presented in 
a diagram, which start with the comparison of total household numbers and the total number 
of housing units in the base year. 

This definition of overcrowding stems from the definition of housing need, which is measured 
in number of units and not in number of rooms. When the number of rooms is used to define 
overcrowding, another estimate of overcrowding can be made. The number of rooms needed 
per housing unit is thereby determined by the average household size, with a minimum of two 
rooms per housing unit. Since the average household size was already determined in 
paragraph 4.3.2, the minimum number of people per room can be calculated: 

The average household size was estimated for 1985 as: 

table 5.21: Minimum number of people per room in 1985 
Dar es Salaam Other Urban 

Areas 
Average household 4.3 4.8 
size 
Minimum number of 
people per room 

2.1 2.2 

Rural Areas 

5.5 

2.7 

41 Because of the assumption that an overcrowded housing unit houses only two households, the number of 
overcrowded units can be larger that the actual number of housing units. 
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According to the household budget survey the number of people per room is: 

table 5.22: The number of people per room in Tanzania 
Dares Other Rural areas Total 
Salaam Urban 

areas 
n=1121 n=1557 n=2307 n=4985 

average no. of 2.44 2.04 1.79 2.03 
people per room 

% % % % 
less than 0.5 1.5 1.9 1.5 1.7 
0.50-1.49 27.5 33.2 40.6 35.1 
1.50- 2.49 30.2 35.0 38.0 35.2 
2.50- 3.49 19.2 17.5 12.9 15.9 
3.50-4.49 10.8 7.0 4.1 6.6 
4.50- 5.49 5.8 3.7 1.9 3.4 
5.50-6.49 2.7 1.1 0.5 1.2 
more than 6.49 2.1 0.7 0.4 0.9 
total 100.0 100.0 100.0 100.0 

Source: Bureau of Statistics, 1994 

This would mean that in Dar es Salaam approximately 40.6 of the housing units is 
overcrowded, in the other urban areas 30.0 % and in the rural areas 29~7 %. This is a modest 
estimate for Dar es Salaam an the other urban areas, since share of the category of 1.50 to 
2.49 has not been added. If a proportional share of that category, while ignoring the fact that 
the distribution within that share is unknown, would be added, the percentage of overcrowded 
housing units in Dar es Salaam and the other urban areas would be resp. 55.1 % and 46.8 %. 
The percentage of overcrowded housing units for the rural areas has to be put in perspective: 
overcrowding in the rural areas is has total different meaning, because of the different 
meaning of the total concept of housing for the rural areas. As was already discussed in 
paragraph 5.2.1 on page 62 it is assumed that in the rural areas no housing units are 
overcrowded. 

Another way to estimate overcrowding is by calculating the number of households that share 
their housing units. Since data on the number of households that own their house and share 
it, is only available for the urban areas42

, this second method can be used to check the 
estimate for the urban areas according to the first method. 

table 5.23: The tenure status of the occupying households of the houses in Tanzania 

owner 
renting 
from: 

relative 
employer (private 

sector) 
government 

rivate individual 

source: HRDS, 1995 

Dar es Other Rural Total 
Salaam Urban areas n=4878 
n=1097 areas n=2107 

% n=1674 % 

31.7 
68.3 

2.5 
3.0 
8.7 
54.1 

100.0 

% 
53.4 
46.6 

3.1 
1.6 
5.4 
36.5 

100.0 

% 
94.1 
5.9 

1.3 
0.1 
1.6 
2.8 

100.0 

66.1 
33.9 

2.2 
1.3 
4.5 
25.9 

100.0 

42 Dar es Salaam, Mwanza, Moshi and lringa 
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table 5.24: Occupancy pattern of the home-owners in the urban areas 
Urban areas 

n=649 
% 

owner household 51.6 
occupying house alone 
owner household 48.4 
sharing unit with renters 

source: Hoek-Smit, 1991 

Thus, 48.4 % of the households that own, share their house with other households, and can 
be considered overcrowded. This estimate is lower then the estimate according to the first 
method. Reason can be that also in the share of the households that rent units from other 
than private home owners (table 5.23) overcrowding occurs. 

Further the extend of overcrowding could be assessed by looking at the number of 
households that rent, but would want to own their own. Assuming that the reason for wanting 
their own unit is instigated by living with more than their own household in the unit, but no 
other houses are available. This way the extend of overcrowding is more or less based on the 
judgement of the households themselves. 

table 5.25: Reasons for renting and preferences w.r.t. tenure status in the urban areas 
Dar es Other urban Overall 
Salaam areas n=1771 
n=919 n=852 

could not afford to 29.6% 15.0 % 22.6 % 
buy/ no finance 
available 
rent is subsidised 3.8% 6.1 % 4.9% 
no other housing 50.1 % 67.5% 58.5% 
available 
no land available 12.7 % 5.9 % 9.4 % 
do not want to own/ 3.7% 5.4 % 4.5% 
temporary here 

source: Hoek-Smit, 1991 

By this method the share of overcrowded housing units in Dar es Salaam and the other urban 
areas is an even higher estimate. Noted should be though, that the renting households are 
represented. 

To eliminate overcrowding, either new housing units should be build or an expansion of the 
existing housing units. The latter, if available space allows this solution, can be considered 
equal to building a new house, for the effort that is necessary to build a new house or to 
expand an existing one is similar. 
Alternative scenarios can be constructed ranging from 
1. enough new units to relieve all overcrowding will be built during the first five-year sub

period of the planning period, to 
2. only a fraction (or none) of the overcrowding problem will be relieved through construction 

of new units during the entire twenty-year period. 
An annual improvement rate of 2-5 % is typical and reasonable to start the planning process 
[Struyk, 1988, p.18]. 

5.2.6 Number of replacements per year in Dar es Salaam, the other urban areas, and 
the rural areas 

To determine the number of annual replacements of the substandard and non-upgradeable 
housing units, first an attempt will be made to assess the current supply of new housing 
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units. 
Kyessi writes that the supply of housing in urban Tanzania is below 20% of the requirements 
[Kyessi et al, 1995, p. 2]. Constraints encountered by the housing sector in the supply of 
houses are: inadequate supply of conventional building materials, equipment and trained 
builders; high building costs arising from high prices of building materials and technical 
services; inadequate and high interest of housing credit finance; serious short supply of 
surveyed plots which in turn is responsible for the continued problem of squatters and other 
related problems. This is especially the case in the urban areas. [Min. Finance, 1995, p.92] 

In 1981 the latest national housing policy was established. All other policies, established ever 
since independence are described in Appendix X The main objectives of the policy were: 
• to increase the housing and maintain old houses, 
• to ensure that in new housing construction, the economic ability of the potential 

occupants or owners is considered 
• to pay special attention to housing for low-income groups 
• to raise adequate finance for housing construction from all economic sectors including 

savings of private individuals 
• to stimulate private housing construction by relaxing credit conditions 
• to assist the efforts of individual people building their own homes provided that those 

efforts are in line with Tanzanians overall social and political goals 
• to promote production and use of local building materials as one way of reducing costs 

and the use of foreign exchange 
• to expand plot survey services and install economic infrastructure in many large areas to 

facilitate the building of houses through co-operatives and self-reliance (self-help 
construction) 

• to improve building techniques for rural housing and environmental conditions by making 
further efforts to co-ordinate village development plans [Kyhn, 1984, p. 44] 

So far the policy has only remained a policy and it was never accompanied by concrete 
programmes for implementation, which boosted up the production of public housing. The 
1981 National Housing Development Policy acknowledged that nearly all housing in rural 
areas and more than 90% of housing in urban areas was constructed with little or no 
intervention from the public sector and sought to encourage this trend. More recently the 
Government has embarked on a policy of selling public housing to sitting tenants. [Kulaba, 
1981, p. 137] To illustrated the meagre housing building capacity of Tanzania, the supply by 
the National Housing Corporation and the Registrar of Buildings over the last 16 years is 
given: 
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table 5. 26: Housing Construction 
Performance of the National Housing 
Corporation 1971-1987 
Year I Houses 

~onstructed 

1971/72 
1972/73 
1973/74 
1974/75 
1975/76 
1976/77 
1977/78 
1978/79 
1979/80 
1980/81 
1981/82 
1982/83 
1983/84 
1984/85 
1985/86 
1986/87 

2060 
1240 
1240 
310 
450 
150 
180 
290 
100 
99 
36 
40 
58 
46 
24 
30 

Source: Kyessi et al, 1995, p. 9; Nnkya, 1984, p.32 
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table 5.27: Buildings Constructed by the 
Registrar of Buildings 1971-1987 

Year Houses 
constructed 

60 
12 
37 

8 

36 
47 
49 

6 
49 

14 

1971/72 
1972/73 
1973/74 
1974/75 
1975/76 
1976/77 
1977/78 
1978/79 
1979/80 
1980/81 
1981/82 
1982/83 
1983/84 
1984/85 
1985/86 
1986/87 175 
source: Materu, 1993, p.10 

Also the supply by the private sector is restrained by many factors. In Dar es Salaam, for 
instance, contractor built private housing is almost negligible. The main problem facing private 
builders in the urban areas include lack of adequate supply of surveyed plots. [Materu, 1993, 
p.24] To illustrate this the number of surveyed plots in Dar es Salaam are given in 
table 5.28: 

table 5.28: Plots Surveyed in Dares Salaam 1978-1987 
Year Actual 

Performance 
1978/79 
1979/80 
1980/81 
1981/82 
1982/83 
1983/84 
1984/85 
1985/86 
1986/87 

Source: Materu, 1993, p.24 

2,165 
3,604 
1,729 
2,340 
3,624 
1,600 
3,250 
2,992 
2,571 

It is clear that the performance of the public and formal private sector can be almost 
neglected when compared to the housing production that is needed; households build their 
own houses. Since matters of capacity of the housing construction industry, therefore, can be 
considered irrelevant and also because the objective of this thesis is to assess the total 
housing need, and not the need that can be satisfied with current production capacity, the 
total number of replacements in the twenty-year period is set equal to the base year number 
of substandard and non-upgradeable housing units. The distribution of the replacements over 
the twenty-year period will have its peek in the beginning of the period, because the living 
conditions of the households living in substandard housing units should be improved fastest. 

5.2.7 Number of upgradings per year in Dar es Salaam, the other urban areas, and the 
rural areas 

In paragraph 5.2.3 it was argued that upgrading is not a one-dimensional process: the quality 
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of a housing unit depends on the quality of all its different components. Some units will be of 
adequate construction, but may not meet the minimum standard because of lack of potable 
water supply. Another unit may meet the minimum standard in terms of water supply and 
sanitary services, but have substandard roofing. Determining the number of upgradings per 
year is therefore not an easy thing to do. It is not like it is possible to say that in the first sub
period all the houses that lack minimum standard water supply and roofing material will be 
upgraded, accounting for, for instance, 40 % of all substandard but upgradeable housing units 
of Dar es Salaam (table 5.19); and the next sub-period all houses without minimum standard 
solid waste disposal will have their turn; etc. Also because, in the example of the 40 % for 
Dar es Salaam the share of housing units that lack water supply (27 % ) might very well be the 
same housing unit without a proper roof (13 %). 
However, in the case of water supply, for which upgrading of the urban areas is defined as 
having at least one outside tap per housing unit, it is more efficient to concentrate the 
upgrading activities in time and space, for it will entail infrastructural work exceeding the scale 
of a single housing unit. Upholding the assumption, though, that local contractors have the 
material, skill and capacity to perform such infrastructural work, but so far in this thesis this 
rather large assumption on availability of material, skill and capacity has been blindly made 
for the sake of coming to an assessment of the total housing need. So out of name of 
consistency, this should not be different for upgrading activities. But in trying to prioritise for 
the planning of the upgrading activities, this is hard to do. To bring all roofing in the other 
urban areas up to minimum standard level, for instance, by replacing the thatched roofs with 
mud by corrugated iron sheet about 5 million m2 of corrugated iron sheet would be needed!43 

All the sources reviewed in paragraph 5.2.3 do discuss the necessity of upgrading and how a 
single unit or actually, a single component of a unit can be upgraded, no mention is made on 
how upgrading can be planned for a certain area over a certain period of time. Therefore the 
planning of the upgrading will be based on own assumptions. 

5.2.8 The decay rate for permanent housing units in the urban areas, and the rural 
areas 

The life span of housing units is used to estimate the percentage of units that need to be 
replaced annually because of physical deterioration. The rates of decay be estimated 
separately for the acceptable and upgradeable portions of the housing stock in the urban 
areas and the rural areas. 
This reflects expectations that the quality difference between units that are classified as 
acceptable and those classified as upgradeable may be related to the differences in their 
respective rates of deterioration. Similarly, differences between corresponding rates of decay 
in the urban areas and the rural areas may reflect differences in acceptable standards among 
these areas. 
The calculation of a life span44 of a building is not an easy task to do. The fact that buildings 
are situated in different climatic conditions, different users, and many other differences lead to 
different rates of deterioration of buildings. Differences in material specifications, quality of 
building materials used and the workmanship, block work, bricklaying, plastering, etc., lead to 
different rates of building deterioration, even if the buildings are in the same location. In 
practice, there is no such thing as an average life, but for estimating purposes, there are 
normally accepted life spans derived from actual failures. [Console, 1987, p. 6) 
According to a research done by the BRU and the NHC in 1977, buildings constructed of mud 
and poles walls and thatched roofs have a lifespan of about 10 to 15 years. [Console, 1987, 
p. 12) In urban areas structural disparities, especially in the majority low-cost houses, are 
minimal. For the same research 240 urban houses were taken as a sample. From the sample 
taken, the average lifespan of semi-permanent houses is around 20-21 (mud and pole 
walling) and 27-28 years (improved mud and pole which includes plastering, rendering, 
painting and reinforcements). The average lifespan of permanent houses are estimated at 75-

43 5 million m2 corrugated iron sheet represents about 25,000 ton. In 1988 the actual production of corrugated iron 
sheet in Tanzania was 16,713 ton! [Merdad, 1995, p. 4) 

44 100 percent divided by lifespan equals annual decay rate 
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76 (stone masonry) and 45-50 years (cement or concrete blocks construction). [Console, 
1987, p. 24) 
These estimates of average lifespan seem rather high, but then again, they are derived from 
actual failure which probably means that the house collapses when no maintenance has been 
done. The physical lifespan of a house can be very long, but a house may still be standing but 
no longer be functional. Also a building may be physically worn out and judged not fit for 
occupation, but due to shortage making demand for whatever kind of house high, still have 
some economic life length left.45 Decay rate in this thesis does purely refer to physical life 
span, but still the estimates given by Console, especially on the permanent houses seem a bit 
high. Kalabamu says that the average life length of houses in Tanzania has been estimated at 
7 years. Of course, self built houses constructed in locally available organic materials last for 
an even shorter period. [Kalabamu, 1985, p. 82) 
Materu has set the annual replacement of the rural housing stock at about 13 percent, with a 
lifespan for most rural houses of 5-10 years. [Materu, 1993, p. 3).) Also Nuru says that the 
average life span of the traditional rural house is seven years, and only 15 % of the traditional 
mud and pole constructions are older than 10 years. [Nuru, 1990, p. 184) 

5.3 Used estimates 

5.3.1 Total number of base year housing units in Dar es Salaam, the other urban areas, 
and the rural areas 

table 5.29: Total number of base year housing units in Dar es Salaam, the other urban areas, 
and the rural areas (1985) 

Dar es Salaam Other Urban Areas Rural Areas 
Housing units 119,490 203,840 3,164,910 

5.3.2 Base year number of substandard, non-upgradeable housing units in Dar es 
Salaam, the other urban areas, and the rural areas 

In paragraph 5.2.2, table 5.9, the share of substandard and not upgradeable housing units of 
the total base year stock was determined. Though the estimates for those shares were based 
mainly on the data of the Household Budget Survey of 1992 for which data was collected as 
of 1988, it is assumed that those shares were the same, least surely not larger, in 1985. This 
leads to the following numbers: 

table 5.30: Base year number of substandard and non-upgradeable housing units (1985) 
ii Dar es Salaam I Other Urban Areas Rural Areas 

5.3.3 Base year number of upgradeable units in Dar es Salaam, the other urban areas, 
and the rural areas 

In paragraph 5.2.3, table 5.19, the share of substandard but upgradeable housing units of the 
total base year stock was determined. This leads to the following numbers: 

45 Note that this mechanism operates opposite in the most western countries 
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table 5.31: Base year number of substandard but upgradeable housing units (1985) 
Dar es Salaam Other Urban Areas Rural Areas 

Upgradeable 73,320 31,510 564,940 

5.3.4 Base year number of acceptable housing units in Dar es Salaam, the other urban 
areas, and the rural areas 

In paragraph 5.2.4 table 5.20, the share of acceptable housing units of the total base year 
stock was determined. This leads to the following numbers: 

table 5.32: Base year number of acceptable housing units (1985) 
Dar es Salaam Other Urban Areas Rural Areas 

Acceptable 18,520 107,840 2,066,690 

5.3.5 Planned number of new housing units to relief overcrowding in Dar es Salaam, 
the other urban areas, and the rural areas 

After having discussed the different methods to estimate the share of overcrowded housing 
units in paragraph 5.2.5, it is clear that all methods have disadvantages. For the sake of the 
proceedings of the housing need assessment, an estimate will have to be chosen, and after 
having considered the mentioned pro's and con's, the estimate adopted in this thesis will be 
based on the operationalisation of overcrowding of Struyk [Struyk, 1984]. This way the 
maximum size of overcrowding is assessed, which can later easily be brought back to a lower 
value. This way the number of base year overcrowded housing units is larger than the actual 
number of base year housing units. This can be explained by the fact that a number of 
overcrowded housing units house even more than two households. The base year number of 
overcrowded housing units should therefore be considered as an indicator for the magnitude 
of the overcrowding, and not as an actual number of units. 
This leads to the following number of base year overcrowded housing units. 

table 5.33: Base year number of overcrowded housing units (1985) 
Dar es Salaam Other Urban Areas Rural Areas 

Overcrowding 131,400 240,530 0 

For this thesis, which has the objective to assess the existing housing need for Tanzania, the 
scenario chosen to relieve overcrowding should eliminate all overcrowding. The total number 
of houses that will be have to be constructed to eliminate overcrowding in Dar es Salaam and 
the other urban areas will be spread over the entire 20-year period. Furthermore it is assumed 
that because of more effective policies, a broader insight in the necessity, and improved 
technologies the annual supply of housing units will increase progressively. Therefore each 
sub-period the rate of improvement will increase: in the first sub-period the annual 
improvement rate is 2 percent a year, in the second sub-period 4 percent, in the third sub
period 6 percent and in the final sub-period 8 percent. 
This leads to the following number of housing units that will be constructed to relieve 
overcrowding in each sub-period: 
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table 5.34: Annual construction to relieve overcrowding 

1985-1990 
1991-1995 
1996-2000 
2001-2005 

Dar es Salaam Other Urban Areas 
2,628 4,810 
5,256 9,612 
7,884 14,431 

10,512 19,242 

Rural Areas 
0 
0 
0 
0 

5.3.6 Planned number of replacements of non-upgradeable units per year in Dar es 
Salaam, the other urban areas, and the rural areas 

In paragraph 5.2.6 it is argued that all substandard and non-upgradeable units should be 
replaced. The rate at which this will be done will be progressive , with its peak in the start of 
the twenty-year period. Therefore each sub-period the rate of replacement will decrease: in 
the first sub-period the annual replacement rate is 8 percent a year, in the second sub-period 
6 percent, in the third sub-period 4 percent and in the final sub-period 2 percent. 
This leads to the following number of housing units that will be constructed to replace non
upgradeable housing units in each sub-period: 

table 5.35: Annual construction to replace non-upgradeable units 

1985-1990 
1991-1995 
1996-2000 
2001-2005 

Dar es Salaam Other Urban Areas 
2,212 5,159 
1,659 3,896 
1,106 2,580 

553 1,290 

Rural Areas 
42,663 
31,997 
21,332 
10,665 

5.3.7 Planned number of upgradings per year in Dar es Salaam, the other urban areas, 
and the rural areas 

With the remarks made in paragraph 5.2. 7 on the difficulty of planning the annual number of 
upgradings in mind, the following assumptions will be made: 
In Dar es Salaam all units that lack minimum standard solid waste disposal also have water 
supply deficiencies. Since the households themselves have indicated that the lack of proper 
water supply causes the largest grievance and to increase the level of efficiency with respect 
to the fact that this entails infrastructural work at minimally ward level, the twenty-year period 
will start with the upgrading of the units by providing for at least tap in the first sub-period. For 
Dar es Salaam this yields 32,263 housing units. The remaining upgrading activities will be 
evenly spread over the next sub-periods. 
In the other urban areas the share of the housing units that lack proper water supply entails 
about 90 % of the complete substandard stock. Planning to upgrade them all in the first sub
period doesn't seem wise, since that 90 % means that almost all housing units with 
substandard water supply, also have other substandard components. Therefore the 
upgrading of the substandard but upgradeable stock in the other urban areas will be evenly 
spread. 
In the rural areas, where density is low, no advantage can be found by thinking in terms of 
economy of scale. Therefore, upgrading in the rural areas will have probably be done unit by 
unit for all components at once. These upgrading activities will be evenly spread over the 
whole twenty-year period. 
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table 5.36: Number to be upgraded annually 
Dar es Salaam 

1985-1990 
1991-1995 
1996-2000 
2001-2005 

6,452 
2,737 
2,737 
2,737 

Other Urban Areas 
1,576 
1,576 
1,576 
1,576 

Rural Areas 
28,247 
28,247 
28,247 
28,247 

5.3.8 The decay rate for permanent housing units in Dar es Salaam, the other urban 
areas, and the rural areas 

The decay rate of acceptable units in the urban areas is calculated from the lifespan given by 
Console for permanent houses made of cement or concrete blocks construction, which is 
estimated at 45 years. 
The decay rate of upgraded units in the urban areas is calculated from the lifespan given by 
Console for improved houses made, which is estimated at 27 years. 
Because the difference between an acceptable housing unit and a to be upgraded one, for 
the rural areas, lies mainly in the provision of minimum standard water supply, the decay rate 
of acceptable units in the rural areas and the decay rate of upgraded units in the rural areas 
are assumed equal. A lifespan of 7 years will be adopted. 

table 5.37: Decay rate 
Decay rate acceptable units, urban (%) 
Decay rate upgradeable units, urban (%) 
Decay rate acceptable units, rural (%) 
Decay rate upgradeable units, rural (%) 
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5.4 The model 

The model makes the following calculations for module 2: 

box 5. 3 formulas module 2 
Variable sub-periode n sub-periode n+1 

(base year) 

Acceptable Construction exogenous Cacc, n + Coverer, n + Ctot, ann + Oann 
(Cacc, n) 

Annual Replacement for exogenous Decay Rate ace* Cacc, n + DecayRateupg( Cu, n 
Decay 
(Rann decav) (0 in base year) 

Non-Upgradeable exogenous C -5* R n.u., n ann, n.u 
Construction 
(Cn.u. n) 

Annual Replacement Non- exogenous exogenous 
Upgradeable 
(Rann n.uJ (0 in base year) 

Upgradeable Construction exogenous Cu, n - (5 * Uann) - (DecayRateupg( Cu, n ) 
(Cu,n) 

Annual Upgrading exogenous exogenous 
(Uann) 

(0 in base year) 

Total Housing Units exogenous Cacc, n+1 + Cu, n+1 + Cn.u., n+1 
(Ctot, n) 

Total Overcrowded Units HHtotal,n - Ctot, n Coverer, n - 5 * Oann 
(Coverer, n) 

Annual Construction to exogenous exogenous 
Relieve Overcrowding 
(Oann) (0 in base year) 

New Households/Year endogenous endogenous 
(HHn) (module 1) 

(0 in base year) 

Construction New Units/Yr endogenous HHn+1 + Oann + Rann, n.u + Rann, decay 
(Ctot, new, ann) 

(0 in base year) 

Total Construction/Year endogenous HHn+1 + Oann + Uann + Rann, n.u+ Rann, decay 
(Ctot, ann) 

(0 in base year) 

In which 
HH1otal,n 
DecayRateupgr 
DecayRateacc 

= Total number of households in base year 
= 
= 

The rate of decay for upgradeable housing units(%) 
The rate of decay for acceptable housing units(%) 

These calculations lead to the following output: 
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print out 3: Output of model for module 2 
Dar es Salaam 1985 1990 1995 2000 2005 

Housing Units by Construction Standard (thousands) 

Acceptable Construction 18.52 189.32 379.46 656.87 940.80 

(Annual Repl. for Decay) 0.00 3.12 5.58 9.21 14.77 

Non-Upgradeable 27.65 16.59 8.30 2.77 0.00 
Construct. 
(Annual Replacement) 0.00 2.21 1.66 1.11 0.55 

Upgradeable 73.32 38.35 23.24 8.70 0.00 
Construction 
(Annual Upgrading) 0.00 6.45 2.74 2.74 1.68 

Total Housing Units 119.49 244.26 411.00 668.33 954.80 

Total Overcrowded 131.44 118.30 92.02 52.60 0.00 
Units 
Annual Construction to 0.00 2.63 5.26 7.88 10.51 
Relieve Overcrowding 
New Households/Year 0.00 22.33 28.09 43.58 45.72 

Construction New 0.00 30.29 40.59 61.78 71.56 
Units/Yr 
Total Construction/Year 0.00 36.74 43.33 64.52 73.23 

Other Urban 1985 1990 1995 2000 2005 

Housing Units by Construction Standard (thousands) 

Acceptable Construction 107.84 362.56 689.44 1,057.26 1,532.16 

(Annual Repl. for Decay) 0.00 3.54 8.81 15.68 23.46 

Non-Upgradeable 64.49 38.70 19.22 6.32 -0.13 
Construct. 
(Annual Replacement) 0.00 5.16 3.90 2.58 1.29 

Upgradeable 31.51 22.46 13.75 5.36 0.00 
Construction 
(Annual Upgrading) 0.00 1.58 1.58 1.58 1.03 

Total Housing Units 203.84 423.72 722.41 1,068.94 1,532.02 

Total Overcrowded 240.53 216.48 168.42 96.27 0.06 
Units 
Annual Construction to 0.00 4.81 9.61 14.43 19.24 
Relieve Overcrowding 
New Households/Year 0.00 39.17 50.13 54.87 73.38 

Construction New 0.00 52.67 72.44 87.56 117.37 
Units/Yr 
Total Construction/Year 0.00 54.25 74.02 89.14 118.40 
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Rural 1985 1990 1995 2000 2005 

Housing Units by Construction Standard (thousands) 

Acceptable Construction 2,066.69 2,841.28 3,506.00 4,057.59 4,389.10 

(Annual Repl. for Decay) 0.00 373.69 452.24 519.65 576.18 

Non-Upgradable 533.29 319.97 159.99 53.33 0.00 
Construct. 
(Annual Replacement) 0.00 42.66 32.00 21.33 10.67 

Upgradable 564.94 343.48 153.47 0.00 0.00 
Construction 
(Annual Upgrading) 0.00 28.25 28.25 26.34 0.00 

Total Housing Units 3,164.92 3,504.74 3,819.47 4, 110.92 4,389.10 

Total Overcrowded 0.00 0.00 0.00 0.00 0.00 
Units 
Annual Construction to 0.00 0.00 0.00 0.00 0.00 
Relieve Overcrowding 
New Households/Year 0.00 67.96 62.95 58.29 55.64 

Construction New 0.00 484.32 547.18 599.27 642.48 
Units/Yr 
Total Construction/Year 0.00 512.57 575.43 625.60 642.48 

Tanzania 1985 1990 1995 2000 2005 

New Construction/year 0.00 567.28 660.21 748.61 831.40 

Total Construction/year 0.00 603.55 692.77 779.26 834.11 

5.5 Conclusions 

The second determinant of future quantitative housing need is the size and the condition of 
the current housing stock. To complete the assessment of total future quantitative housing 
need, module 2 relates the current housing stock and its condition to the current number of 
households to determine how much additional future housing is needed to gradually provide 
all households with housing that meets acceptable standards. Module 2 calculates the 
quantitative housing need using the formulas as given in box 5.3 
Several sources provide data on housing stock and replacement. Like in chapter 4, the data 
from these different sources were reviewed after which values were chosen for the 
exogenous variables as defined in module 2. 

The first exogenous variable is the total number of base year housing units in respectively Dar 
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es Salaam, the other urban areas, and the rural areas which is composed of the proportion of 
the base-year housing stock that is of acceptable construction, the proportion of the base
year housing stock that is substandard and not upgradeable, and the proportion of the base
year housing stock that is substandard but upgradeable. For Dar es Salaam and the other 
urban areas, the total number of base year housing units was based on data on the average 
number of households per housing units. For the rural areas such data was not available, but 
it is assumed that in the rural areas every household is housed in its own housing unit. 

An acceptable housing unit is defined by to the quality of the components of the physical 
structure of the housing unit (roof, walls, foundation, floor) and by the quality of the 
components of its infrastructure (human waste disposal, water supply, solid waste disposal). 
The quality of the components of the physical structure is measured (acceptable or 
substandard) using the standards of the Tanzanian government with regard to the quality of 
housing, which are related to the use of permanent materials. The second exogenous 
variable is the base year number of substandard, non-upgradeable housing units in Dar es 
Salaam, the other urban areas, and the rural areas. A housing unit in Dar es Salaam and the 
other urban areas is considered non-upgradeable when the foundation is of substandard 
quality, all other components are considered upgradeable. In Dar es Salaam this represents 
almost 24 % of the total base year housing stock. In the other urban areas this is about 30 %. 
Though the difference between Dar es Salaam and the other urban areas is not very big, it 
can be explained by the fact that Dar es Salaam is the major city where on average the 
household income is higher and therefore the average expenditures on housing are higher. 
For the rural areas only a percentage of the housing units with substandard foundation will be 
considered non-upgradeable, leading to only 17 % of the total rural housing stock, because of 
the assumed different concept of housing pertaining to the households living in the rural areas 
with very low density. 

The highest level of upgrading would be required if the foundation is considered of good 
quality, but all other components are not. A housing unit is substandard if one or more of its 
components is of substandard quality. The size of total substandard stock in Dar es Salaam, 
the other urban areas, and the rural areas all housing units is determined by the number of 
housing units belonging to the substandard component which occurs most often. The third 
exogenous variable is the base year number of substandard, but upgradeable housing units 
in Dar es Salaam, the other urban areas, and the rural areas and is calculated by distracting 
the number of substandard and non-upgradeable housing units from the total number of 
substandard housing units. In Dar es Salaam about 60 % of the total housing stock needs to 
be upgraded, representing more than 70 % of the total substandard stock. 50 % of the 
upgrading activities for the upgrading in Dar es Salaam will consist of improving the provision 
of human waste disposal. In the other urban areas only 15 % of the current stock needs to be 
upgraded. This can be explained by the higher share of non-upgradeable units. Also the 
deficiencies on the other urban stock are more evenly distributed over al components. In the 
rural areas about 18 % of the stock needs to be upgraded. 

The fourth exogenous variable is the base year number of acceptable housing units in Dar es 
Salaam, the other urban areas, and the rural areas, which is calculated by distracting the 
number of housing units of substandard quality from the total base year housing stock. 

To relief overcrowding new housing units will have to be built A housing unit is considered 
overcrowded when its houses more than one household. In the rural areas it is assumed that 
no housing unit is overcrowded. For Dar es Salaam and the other urban areas the number of 
overcrowded housing units is determined by distracting the number of housing units from the 
number of households in the base year, assuming that an overcrowded housing units houses 
no more than two households. This leads to the, at first sight, strange outcome that the 
number of overcrowded housing units in the urban areas is higher than the total number of 
housing unit for these areas! There fore this figure does not represent the actual number of 
overcrowded housing units, but it does represent the number of housing units that need to be 
built to relieve all overcrowding. In Dar es Salaam 110 % of the housing units are 
overcrowded, which means that every housing unit houses at least 2 households and a 
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maximum of 10% of the housing units house even more than 2 households. In the other 
urban areas a maximum of 18 % of the housing units house even more than 2 households. 
The fifth exogenous variable is the planned number of new housing units to relief 
overcrowding in Dar es Salaam, the other urban areas, and the rural areas. For the rural 
areas no housing units need to be built to relieve overcrowding. Because the research 
objective consists of assessing the total quantitative housing need, the planned number of 
new housing units to relief overcrowding in Dar es Salaam and the other urban areas should 
eliminate all overcrowding . The total number of houses that will be have to be constructed to 
eliminate overcrowding will be spread over the entire 20-year period. Because of more 
effective policies, a broader insight in the necessity, and improved technologies the annual 
supply of housing units is assumed to increase progressively. 

The housing units that are non-upgradeable need to be replaced . The planned number of 
replacements per year in Dar es Salaam, the other urban areas, and the rural areas is the 
sixth exogenous variable of the model. There is little data on the supply of informal housing, 
that is housing which is not in compliance with the existing building regulations and planning 
by laws, but when looking at data which shows the low and decreasing performance of the 
formal public and formal private sector, it is clear that the majority of the households build 
their own house. Of course the informal housing production is also constrained; by 
inadequate supply of conventional and traditional building materials; by inadequate supply of 
equipment; by high prices of building; inadequate and high interest of housing credit finance ; 
and by lack of skills. But because the objective of this thesis is to assess the total housing 
need , and not the need that can be met with current production capacity, the total number of 
replacements in the twenty-year period is set equal to the base year number of, assuming 
that no future increments of the substandard and non- upgradeable housing stock will take 
place at any time following the base year. The distribution of the replacements over the 
twenty-year period will have its peek in the beginning of the period , because the living 
conditions of the households living in substandard housing units should be improved fastest. 

The seventh exogenous variable of the model is the planned number of upgradings per year 
in Dar es Salaam, the other urban areas, and the rural areas. Though the number of housing 
units that are substandard and upgradeable is determined , the total number of substandard 
components that need to be upgraded will exceed this number by far and are, most likely, not 
evenly distributed of the total number of upgradeable housing units. Therefore it is not easy to 
plan the number of upgrading per year or to prioritise according to substandard component. 
The upgrading of some components , however, such as for instance water supply, is more 
efficient when the upgrading activities are concentrated in time and space, for it will entail 
infrastructural work exceeding the scale of a single housing unit. All reviewed sources stress 
the necessity of upgrading and discuss how a single unit or actually, a single component of a 
unit can be upgraded , but no mention is made on how upgrading can be planned for a certain 
area over a certain period of time. Therefore the planning of the upgrading will be based on 
the assumption that in Dar es Salaam all units that lack minimum standard solid waste 
disposal also have water supply deficiencies. Since the households themselves have 
indicated that the lack of proper water supply causes the largest grievance and to increase 
the level of efficiency with respect to the fact that this entails infrastructural work at minimally 
ward level , the twenty-year period wil l start with the upgrading of the units by providing for at 
least tap in the first sub-period . The remaining upgrading activities will be evenly spread over 
the next sub-periods. In the other urban and rural areas the upgrading of the substandard but 
upgradeable stock will be evenly spread. 

Housing units have limited lifespan , without maintenance the structure of a housing unit will 
fail after a period of time. The lifespan of a housing unit depends on many things: different 
climatic conditions , different users, differences in material specifications, difference in the 
quality of building materials used and difference in workmanship . Yet average decay rates 
have been determined , to calculate the number of housing units that need replacement 
because of deterioration , or otherwise to quantify the maintenance that need to be done 
yearly in order to prevent the housing unit from decaying, which can be considered as a 
percentage of a complete new housing unit. 
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The rates of decay are estimated separately for the acceptable and upgradeable portions of 
the housing stock in the urban areas and the rural areas, because the quality difference 
between units that are classified as acceptable and those classified as upgradeable is related 
to the differences in their respective rates of deterioration. Similarly, differences between 
corresponding rates of decay in the urban areas and the rural areas reflects differences in 
acceptable standards among these areas. 

The number of new housing units that will have to be constructed is formed by the number of 
units to house the new households, the number of units to relieve overcrowding, the number 
of replacements for non-upgradeable units and the number of replacements for decay. For 
Dar es Salaam this is 30,290 units per year in the first sub-period, in the other urban areas 
52,670 per year and in the rural areas 484,320 per year, in total 567,280 per year in the whole 
of Tanzania! For the total construction per year the number of upgradings will have to be 
added. 

The total quantitative housing need at the end of the twenty-year period is represented by the 
total number of housing units that need to be constructed up until 2005 to relieve 
overcrowding, to house the new households, to replace non-upgradeable housing units, to 
upgrade substandard housing units and to replace for decay : 

Dar es Salaam: 5 * (36,740 + 
Other Urban Areas 5 * (54,250 + 
Rural Areas 5 • (512,570 + 

43,330 + 
74,020 + 

575,430 + 

64,520 + 
89,140 + 

625,600 + 

73,230) = 1,089, 100 units 
118,400) = 1,679,050 units 
642,480) = 11 ,780,400 units 

Tanzania total 5 * (603,550 + 692, 770 + 779,260 + 834, 110) = 14,548,550 units 

The following graph shows the how the need is composed by those categories: 

Figure 5. 1 Construction to alleviate housing need in Tanzania 

Construction to alleviate housing need in Tanzania by 2005 
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The graph shows that for the whole of Tanzania the largest part of the units that need to be 
constructed is formed by construction for decay. 
The following graph shows the shares of the total housing need for Tanzania of construction 
to relieve overcrowding, to house the new households, to replace non-upgradeable housing 
units, to upgrade substandard housing units and to replace for decay: 
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Figure 5.2 Distribution of total housing need in Tanzania 
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The large percentage of construction for decay is mainly caused by the low lifespan of the 
rural housing units that, in absolute terms, form a large part of all housing stock in Tanzania, 
which can be made clear by the distribution of the housing need for the different areas, which 
shows clearly that in Dar es Salaam the largest shares is formed by the construction of units 
for new households: 
Figure 5.3 Distribution of total housing need rural areas 
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Figure 5.4 Distribution of total housing need Dar es Salaam 
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Figure 5.5 Distribution of total housing need for the other urban areas 
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During the twenty year period the composition of the housing stock of Tanzania will change. 
The construction to alleviate overcrowding in Dar es Salaam and the urban areas will 
increase during the planning period, until there are no more overcrowded units. The 
replacement of the substandard non-upgradeable stock will have its peek in the beginning of 
the planning period until there are no more non-upgradeable units. Most upgrading will be 
spread evenly until all substandard units are upgraded and the rate of replacement for decay 
is determined by the lifespan of the rural upgraded units, the rural acceptable units, the urban 
upgraded units and the urban acceptable units. The number of un its that need to be 
constructed to house new household is, of course, determined by the household formation. 
For Tanzania total the housing stock will change in order to alleviate all housing need 
according to the following graph: 

Hou11ng stock Tanzania 

o Upgradeable Construction 

At the end of the twenty year period the total quantitative housing need of 14,548,550 housing 
units will be satisfied by the construction of acceptable units without overcrowding. 

For Dar es Salaam, the other urban areas and the rural areas this picture looks slightly 
different. In the rural areas there is no overcrowding. The acceptable housing stock will be 
enlarged mainly by the construction of acceptable units to replace the decayed stock and to 
house new households. In the urban areas a large part of the housing need is caused by 
overcrowding. 
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Figure 5. 7 Housing stock Dar es Salaam durin twenty-year period 

Hou1lng stock Dar es Salaam 

Figure 5.8 Housing stock other urban areas during twenty-year period 
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Figure 5.9 Housing stock rural areas durin twenty-year period 
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6 Conclusions and recommendation 

The goal of this research was to find some answers to the research questions formulated in 
paragraph 1. 3. In the following paragraph the answers, based on the findings of chapter 3 to 
5, are formulated. These answers also contain the conclusions and the recommendations of 
this research. 

6.1 Answers to the research questions 

The objectives of the research are: 
I. The application of a suitable model for the assessment of the quantitative housing need 

in Tanzania. 
2. A thorough inventory of previously conducted relevant research, in order to enhance its 

value by using the resulting data by applying methods for evaluating and using 
secondary data : desk studies of policy documents, files, reports and conference 
papers; interviews with Tanzanian officials , scientists, staff of Government and NGO's; 
and observations. 

3. A presentation of data and projections concerning the quantitative housing need of Dar 
es Salaam, the other urban areas and the rural areas of Tanzania in a form that can be 
used for other purposes concerning housing issues. 

These objectives are addressed by the following research questions: 

1) Which model can be applied to assess the quantitative housing need of 
Tanzania? 

The model used to assess the quantitative housing need is suitable for answering the 
research question. After having performed all calculations following the diagram 2.3 of module 
1 and diagram 2.4 of module 2 the quantitative housing need for Tanzania as a whole and 
Dar es Salaam, the other rural areas and the urban areas is determined. A limitations of the 
model is that all calculations are based on the assumption that the total housing need 
projected for each period will be met with housing that satisfies minimum standards. In reality 
newly build units might not meet minimum standard , which would enlarge the either 
substandard but upgradeable stock, or the substandard non-upgradeable stock during the 
planning period. In calculating the number of housing units of acceptable standard, the model 
assumes that no future increments of the substandard housing stock will take place at any 
time following the base year chosen for the analysis. In reality it may take some time to bring 
the building capacity up to the level required to meet 100% of need, and additions to the 
substandard stock may be expected. Although this feature of the methodology may appear to 
be a limitation for forecasting purposes, it has no relevance to the usage of the results as 
input for making a housing policy and for defining priorities. It can also be used to evaluate 
the consequences of alternative housing strategies in which the focus of the priority is shifted 
towards for instance upgrading the existing urban stock instead of construction for alleviating 
overcrowding . Another limitation is that the computations assume that housing supply 
expands as needed to meet the production levels necessary to meet the housing needs. This 
is a rather large assumption and not very likely to actually happen as can be concluded from 
the remarks made on the problems the housing construction sector has experienced so far in 
chapter 3. 4. Nevertheless the outcome of the assessment stresses the importance of 
improving the capacity of the housing construction sector and improving the supply of building 
materials. In that respect it is recommended to use the model to asses the influence of other 
standards for acceptable housing on the total housing need. All other assumptions and 
extrapolations on data which has been used as input for the model can easily be adjusted 
when future new insights come available. 

2) What is quantitative housing need for households? 
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Quantitative housing need for households is the number of housing units that is required to 
house all households in housing units of minimally acceptable standard. 

3) What key factors determine the quantitative housing need in Dar es Salaam, the 
other urban areas, and the rural areas and how do they differ by region? 

The key factors that determine quantitative housing need, include variables affecting both the 
demand for and the supply of housing. Demand factors include housing need caused by 
population growth and the formation of new households that need to be housed in housing 
units of minimally acceptable standard. Supply factors include housing need caused by 
alternative housing solutions and the inadequacy of the current stock and future stock 
because of decay. Housing need caused by the inadequacy of the current stock consists of 
the need for the construction of units of minimally acceptable standard to alleviate 
overcrowding, to replace substandard and non-upgradeable stock, and to upgrade 
substandard stock. 

4) What is a housing unit of acceptable standard? 
For this assessment the definition of acceptable standard adopted for the urban areas differs 
from the definition adopted for the rural areas. 
A housing unit in the urban areas is of acceptable standard when the quality of the 
components of the physical structure of the unit (roof, walls, foundation, floor) meet the 
standard as defined by the Tanzanian government which is related to the use of permanent 
materials, and the infrastructural components (human waste disposal, water supply, solid 
waste disposal) should be of minimal quality Roofs should be made at least of corrugated 
iron sheet or tiles on a wooden structure which is treated with a preservative and protected 
from termites. Walls made of mud and pole should at least be plastered on both sides. The 
foundation must be made of a stone footing with a cement mixture. The site should be 
levelled and sloped. The floors must consist of tamped top soil, covered with a layer of 
tamped sand and a structural lab from soil cement. If the ground is damp or low-lying a damp 
proof barrier should be provided under the lab. The unit should be serviced by at least a 
ventilated pit latrine on the plot, a pit or rubbish bin on the plot and an outside water tap on 
the premises. A housing unit has at least two rooms and houses one household. 
The standards as defined to urban housing units do not apply to the very low dense rural 
areas because of the different perception on housing within the rural cultural setting. In this 
thesis for 25 % of the rural housing units that lack proper foundation replacement is planned. 
No other component of the physical structure is considered critical in determining substandard 
rural stock, but a rural housing unit is considered substandard when there is no access to a 
protected well on the plot. 
The definition of acceptable standard does not entail the connection to the electricity net. For 
the rural areas this is acceptable, since the lack of electricity in a housing unit does not cause 
problems with respect to safety for there is enough room to cook at certain distance from the 
structure. If lack of connection to the electric net was considered unacceptable for the urban 
areas, then all urban stock without connection should be upgraded. Upgrading existing urban 
stock with electric connection is considered not feasible within the framework of this thesis 
since it exceeds the scale of single housing unit by far, even though the risks are obvious. 
Newly build units in planned and serviced areas should be connected though, but the model 
cannot distinguish in the building of units in serviced and planned areas and those that are 
not. 

5) How can an assessment of the quantitative housing need in Dar es Salaam, the 
other urban areas, and the rural areas provide input for the development of a 
housing policy? 

Adequate housing is one of mankind's basic needs, many of which remain unfulfilled in 
Tanzania. Available resources are few in relation to the many needs that compete for them. 
Government's commitment to the eventual fulfilment of basic housing need as expressed in 
the many drafts of segments of a housing policy is, therefore, not enough. That commitment 
must be combined with sober realism and practical figures if progress toward this 
fundamental objective is to be sustained. A housing policy which has the objective to alleviate 
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the need for housing will not necessarily mean a policy directed towards the deliverance of 
housing units, but could deal with issues like minimum standards, land tenure, job creation, 
rural development planning, family planning, and health care. The assessment of the 
quantitative housing need in Dar es Salaam, the other urban areas, and the rural areas 
clearly shows the influence of those issues and can there for provide input for the 
development of a housing policy. 

6.2 Summary of conclusions 

This thesis researched the prospects of the quantitative need for housing in Dar es Salaam, 
other urban areas in Tanzania, and the rural areas by the year 2005 for the purpose of 
providing input for the development of a housing policy that will provide the basis for meeting 
that quantitative need. Those prospects are influenced by the geographical setting, the 
general characteristics of the Tanzanian population and her development, governmental 
procedures and politics, economic developments and factors, and general housing policies in 
the past and present. The geographical setting comprises climatological and environmental 
aspects. The role of the characteristics and development of the Tanzanian population in the 
national environment of Tanzania is large and stretches from high natural growth figures 
because of high fertility rates, to high urbanisation and uneven distribution of the population 
and its growth. The housing situation has much to do with the macro socio-economic and 
political situation in Tanzania. The shift from a centrally governed, socialist political system, 
towards a market oriented multiparty system has influenced the national Tanzanian 
environment. The decentralisation of many governmental tasks with regard to housing has led 
to the formation of a number of public institutions, which are all partly responsible for the 
development and execution of housing policies. The lack of a comprehensive policy is 
recognised and considered a problem, but up to recently not resolved. The deterioration of the 
economic situation is reflected in the settlements and housing situation of the past decades in 
Tanzania. 

The quantitative housing need in Tanzania is determined by the combination of population 
growth and changes in average household size that will produce the number of new 
households that will be seeking housing. The faster the population grows and the smaller the 
average household size, the larger the number of units needed. Changes in the rate of 
population growth have a significant impact on the total housing need also because their 
impact continues to grow year after year. 

Population development 
The high share of people in the fertile age group, will cause the population to grow in absolute 
sense. The findings show the predominance of large households, especially in rural areas 
The large number of young people also influences the urban population growth since that 
large number of young people puts pressure on traditional land allocation institutions and 
contributes to urban migration. It is expected that the role of programs promoting family 
planning in the development of the fertility rates and the impact of HIV/AIDS on the size of 
especially the fertile age group, will influence the fertility rate of Tanzania; the number of 
births per 1000 of the population will decrease, causing the population growth rates to drop. 
The impact of HIV/AIDS influences population growth also by causing the mortality rates to 
increase. In the urban areas and Dar es Salaam the fertility rate will also decrease because of 
the influence of education and changing cultural values. In the rural areas high fertility rates 
will most likely persist, but are assumed not to grow even higher. The rural population growth 
rate will drop because of the large amount of young people that migrate to the urban areas. 
It is assumed that the urban migration will remain equal in relative terms. That is, the 
percentage of the urban population growth figure that is formed by the influx of migrants, is 
assumed to remain constant. It is concluded that in total the population will continue to grow 
rapidly in absolute terms for all areas, but the growth rates will decrease. The number of new 
households will increase per sub period in Dar es Salaam, at the end of the planning period 
42 % of all new households come from the other urban areas. In the rural areas the 
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population growths, but the growth rate declines, leading to a decrease in the number of new 
households per year over the twenty-year period, because the average household size will 
remain large. 

Household size 
In general household size tends to decrease when GDP/capita increases, because it would 
alleviate the need to have children as a way to secure one's future. It is not likely that 
Tanzania's GDP/capita will increase dramatically in the future, and even if it does, it will 
probably not improve the living standard of most people, on which the negative correlation 
between GDP/capita and household size is based, causing the household size to decrease. 
The signs of economic growth in real terms, if prevailing, will most likely predominantly be 
found in Dar es Salaam, many of those in the rural areas will not benefit. The likelihood that 
the household size for Dar es Salaam will decrease is strong; household size in the rural and 
other urban areas will not change significantly. The found data on household size show an 
increase in household size for all regions. Since no profound statements can be made on 
household size because the two possible indicators are contradicting, household sizes are 
assumed to remain stable for Dar es Salaam, the other urban areas and the rural areas, for 
the chosen time frame. 

Based on the changes in population size and changes in household formation, the model 
calculates the number of new households for each five-year increment for total Tanzania, Dar 
es Salaam, the other urban areas and the rural areas. If each yet existing household is 
assumed to be already adequately housed and that each new household were to be housed 
in a newly build housing unit, the quantitative housing need by 2005 would be for Dar es 
Salaam 698,300 units, for the other urban areas 1,087,750 units, for the rural areas 1,224,200 
units and for Tanzania in total 3,010,500 units 

Condition current stock 
The second determinant of future quantitative housing need is the size and the condition of 
the current housing stock. The current housing stock and its condition is related to the current 
number of households to determine how much additional future housing is needed to 
gradually provide all households with housing that meets acceptable standards. 
For Dar es Salaam, the other urban areas, and the rural areas the proportion of the base-year 
housing stock that is of acceptable construction, the proportion of the base-year housing 
stock that is substandard and not upgradeable, and the proportion of the base-year housing 
stock that is substandard but upgradeable is determined. 

Substandard and non-upgradeable stock 
An acceptable housing unit is defined by to the quality of the components of the physical 
structure of the housing unit (roof, walls, foundation, floor) and by the quality of the 
components of its infrastructure (human waste disposal, water supply, solid waste disposal) .. 
A housing unit in Dar es Salaam and the other urban areas is considered non-upgradeable 
when the foundation is of substandard quality, all other components are considered 
upgradeable. In Dar es Salaam this represents almost 24 % of the total base year housing 
stock. In the other urban areas this is about 30 %. Though the difference between Dar es 
Salaam and the other urban areas is not very big, it can be explained by the fact that Dar es 
Salaam is the major city where on average the household income is higher and therefore the 
average expenditures on housing are higher. For the rural areas only a percentage of the 
housing units with substandard foundation will be considered non-upgradeable, leading to 
only 17 % of the total rural housing stock, because of the assumed different concept of 
housing pertaining to the households living in the rural areas with very low density. 

Substandard but upgradeable stock 
The size of total substandard stock in Dar es Salaam, the other urban areas, and the rural 
areas is determined by the number of housing units belonging to the substandard component 
which occurs most often. The base year number of substandard, but upgradeable housing 
units in Dar es Salaam, the other urban areas, and the rural areas and is calculated by 
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distracting the number of substandard and non-upgradeable housing units from the total 
number of substandard housing units. In Dar es Salaam about 60 % of the total housing stock 
needs to be upgraded, representing more than 70 % of the total substandard stock. 50 % of 
the upgrading activities for the upgrading in Dar es Salaam will consist of improving the 
provision of human waste disposal. In the other urban areas only 15 % of the current stock 
needs to be upgraded. This can be explained by the higher share of non-upgradeable units. 
Also the deficiencies on the other urban stock are more evenly distributed over al 
components. In the rural areas about 18 % of the stock needs to be upgraded. 

Overcrowding 
To relief overcrowding new housing units will have to be built A housing unit is considered 
overcrowded when its houses more than one household. In the rural areas it is assumed that 
no housing unit is overcrowded. In Dar es Salaam 110 % of the housing units are 
overcrowded, which means that every housing unit houses at least 2 households and a 
maximum of 10% of the housing units house even more than 2 households. In the other 
urban areas a maximum of 18 % of the housing units house even more than 2 households. 
Because the research objective consists of assessing the total quantitative housing need, the 
planned number of new housing units to relief overcrowding in Dar es Salaam and the other 
urban areas should eliminate all overcrowding. The total number of houses that will be have 
to be constructed to eliminate overcrowding will be spread over the entire 20-year period. 
Because of more effective policies, a broader insight in the necessity, and improved 
technologies the annual supply of housing units is assumed to increase progressively. 

Replacements 
The housing units that are non-upgradeable need to be replaced. Because the objective of 
this thesis is to assess the total housing need, and not the need that can be met with current 
production capacity, the total number of replacements in the twenty-year period is set equal to 
the base year number of, assuming that no future increments of the substandard and non
upgradeable housing stock will take place at any time following the base year. The distribution 
of the replacements over the twenty-year period will have its peek in the beginning of the 
period, because the living conditions of the households living in substandard housing units 
should be improved fastest. 

Upgradings 
Though the number of housing units that are substandard and upgradeable is determined, the 
total number of substandard components that need to be upgraded will exceed this number 
by far and are, most likely, not evenly distributed of the total number of upgradeable housing 
units. Therefore it is not easy to plan the number of upgrading per year or to prioritise 
according to substandard component. The upgrading of some components, however, such as 
for instance water supply, is more efficient when the upgrading activities are concentrated in 
time and space, for it will entail infrastructural work exceeding the scale of a single housing 
unit. The planning of the upgrading will be based on the assumption that in Dar es Salaam all 
units that lack minimum standard solid waste disposal also have water supply deficiencies. 
Since the households themselves have indicated that the lack of proper water supply causes 
the largest grievance and to increase the level of efficiency with respect to the fact that this 
entails infrastructural work at minimally ward level, the twenty-year period will start with the 
upgrading of the units by providing for at least tap in the first sub-period. The remaining 
upgrading activities will be evenly spread over the next sub-periods. In the other urban and 
rural areas the upgrading of the substandard but upgradeable stock will be evenly spread. 

Decay 
Housing units have limited lifespan, without maintenance the structure of a housing unit will 
fail after a period of time. The lifespan of a housing unit depends on many things: different 
climatic conditions, different users, differences in material specifications, difference in the 
quality of building materials used and difference in workmanship. Yet average decay rates 
have been determined, to calculate the number of housing units that need replacement 
because of deterioration, or otherwise to quantify the maintenance that need to be done 
yearly in order to prevent the housing unit from decaying, which can be considered as a 
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percentage of a complete new housing unit. The rates of decay are estimated separately for 
the acceptable and upgradeable portions of the housing stock in the urban areas and the rural 
areas, because the quality difference between units that are classified as acceptable and 
those classified as upgradeable is related to the differences in their respective rates of 
deterioration. Similarly, differences between corresponding rates of decay in the urban areas 
and the rural areas reflects differences in acceptable standards among these areas. 

The number of new housing units that will have to be constructed is formed by the number of 
units to house the new households, the number of units to relieve overcrowding, the number 
of replacements for non-upgradeable units and the number of replacements for decay. For 
Dar es Salaam this is 30,290 units per year, in the other urban areas 52,670 per year and in 
the rural areas 484,320 per year, in total 567,280 per year in the whole of Tanzania in the first 
sub-period! For the total construction per year the number of upgradings is added. 

The total quantitative housing need at the end of the twenty-year period is represented by the 
total number of housing units that need to be constructed up until 2005 to relieve 
overcrowding, to house the new households, to replace non-upgradeable housing units, to 
upgrade substandard housing units and to replace for decay which is 1,089, 100 units for Dar 
es Salaam, 1,679,050 units for the other urban areas, 11,780,400 units for the rural and 
14,548,550 units for Tanzania in total. 

6.3 Recommendations 

This thesis researches the prospects regarding the quantitative need for housing of 
acceptable standard for Tanzania and its 3 disaggregations to provide input for the 
development of a housing policy. The adopted model facilitates the projections using the 
variables population growth, household formation, and urbanisation trends and the condition 
of the existing stock. In order to evaluate alternative housing programs which seize to 
alleviate that need it is recommended that the required investment is compared too. The 
required investment is determined by the household incomes and the income distribution and 
the share of the income that is spend on housing. Whether or not a household with a certain 
income can afford an acceptable housing unit depends on the costs of a housing unit 
(construction, land and services) and the cost of capital to finance the construction of a new 
house or the upgrading of an existing one. The group of households that cannot afford an 
acceptable unit can be identified as the target group for whom extra investment needs to be 
made or at least this investment need should be quantified. The identification of the target 
group is one of the prerequisite for government policy formulation. Now that the quantitative 
housing need in terms of number of housing units is determined, it is recommended that the 
investment necessary to provide the required number of units and its financing is assessed. 
The quantitative need can be projected in the form of units per income group and location. 
The incremental investment requirements of a housing program designed to meet this need 
can then be computed. The investment requirement can be examined in terms of the portion 
of investment that will be recoverable through affordable payments by households, and the 
subsidy required to bring all households up to a minimum standard housing level. 

It is unrealistic to believe that all Tanzanian households can be provided in one step with 
housing units that conform to minimal acceptable standards. Rather the process of meeting 
the housing need must be viewed as incremental and it must begin with the establishment of 
realistic housing standards - standards that will be affordable both by the households and by 
the Tanzanian society at large. As is shown much can be achieved by the improvement of 
existing housing units. Except in those cases where the sites of existing settlements are 
unsafe or otherwise unacceptable, it is generally not necessary to provide new replacements 
units to satisfy the basic requirements. Upgrading programs, including legal measures and 
assistance in clarifying tenure, infrastructure improvements to provide water and drainage, 
and credit to finance repairs or expansions, can contribute measurably to bridging any 
existing housing deficit at greatly reduced financial and social costs. New housing to replace 
the fraction of existing stock that is not upgradeable, to relieve overcrowding, and to provide 
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for the needs of a growing population can be provided through a simple, acceptable and 
affordable package consisting of a securely tenured lot, basic services such as water and 
drainage, and a modest structure or the materials needed to build one. The inhabitants of 
informal sector housing, whose needs are now not adequately met, are probably nevertheless 
devoting some fraction of their incomes to housing. They will often expend enormous effort, in 
both time and labour, to provide themselves with basic housing. If these resources are 
devoted to realistic and affordable minimum standard housing units, the basic needs of most 
households can perhaps be met without requiring unsustainable levels of public subsidy. But 
for this goal to be achieved, it is important for Tanzanian authorities that deal with housing to 
avoid imposing standards that raise the costs of building new units or upgrading existing 
ones. This means that traditional building materials if employed in innovative manner or newly 
developed building materials out of locally available inputs, can substitute adequately those 
materials generally regarded as permanent but expensive and short of supply. The 
acceptance of standards based on the concepts of affordability combined with the 
commitment of the responsible Tanzanian officials and the increased experience and 
capabilities of the housing sector institutions, will provide the basis of a profound effort to 
realistically confront Tanzania's housing problem in its full dimension. 
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Appendix I 

Appendices 

Appendix I. Habitat II and the its standpoint on the human right to adequate housing. 

(referred to in Chapter 1.2 Problem definition, second footnote) 

Two major themes at the World Conference on Human Settlements -Habitat II- were Adequate 
Shelter for All and Sustainable Human Settlements in an Urbanising World. Also the nature of the 
right to housing was one of the questions raised at the Conference. The US delegation in particular 
made its view very clear during the preparatory stages that the right to housing could not be seen 
as a human right. The US view ignores the explicit reference to the right to housing in the 
International Bill of Human Rights. With regard to the enormous problems caused by housing 
shortages throughout the world, the right to housing has in recent years received considerable 
attention in the most basic international human rights documents (*The Universal Declaration of 
Human Right, article 25(1) * The International Covenant on Economic, Social and Cultural Rights, 
article 11 ( 1) * The Convention of the Elimination of all Forms of Racial Discrimination, article 
5(e)(iii) *The Convention of the Status of Refugees, article 21 *The International Convention on 
the Rights of The Child 27(3) * The International Convention on the Elimination of All Forms of 
Discrimination Against Women, article 14(2)(h)) 
In many countries, the right to housing is enshrined in domestic legislation as a fundamental social 
right. The view that the right to housing is not a human right is therefore totally incompatible with 
the framework of norms in the field of human rights which the world community has developed and 
with the practice which states have based upon that framework. (In Tanzania shelter as a basic 
necessity has been endroded in the constitution ever since 1966) 
The US fear that accepting the right to housing as a human right, obliges them and other 
governments to provide suitable housing to every one who asks for it. But rather than an obligation 
to house every one, which would exceed the economic and financial capacity of any state, the right 
to housing should be seen in the light of the combination of duties of care resting on governments. 
The core elements of the human right to adequate housing include: security of tenure, non
discrimination in relation to housing; rights of tenants and other dwellers to organise freely; 
preferential access for vulnerable groups; and the development of effective remedies to protect 
individuals and communities against human rights violations. 
The author believes that the free market cannot be the sole arbiter and delivery system to tackle 
the immense problems facing people and communities living in inadequate housing and living 
conditions. Therefore it should remain encouraged that governments and communities uphold their 
obligations to promote and realise the human right to adequate housing. 
Contrary to the Habitat Agenda, the human right to adequate housing was affirmed by the 
conference. 
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Appendix II. Conceptual definitions 

(referred to in Chapter 2.1, Theoretical background) 

The conceptual definitions can be grouped as follows: 

1. concepts regarding households 
2. concepts regarding housing 
3. concepts regarding household income and country's resources) 
4. concepts regarding the geographical location of housing 
5. concepts regarding housing policy 

1. concepts regarding housing 

Housing Shortage 
Shortage of housing can be defined as the difference between the physical housing needs and the 
availability of housing, both in terms of the same standards. The measure of shortage or surplus of 
housing is dependent on the applied standards. 

2. household 

Gross national product 
Gross national product comprises gross domestic product at purchaser values (market prices) plus 
net factor income from abroad. Net factor income from abroad includes the net compensation of 
employees (with less that one year of residence in the host country) and the net property and 
entrepreneurial income components of the System of National Accounts (SNA). The major 
components of the latter are investment income and interest on short- and long-term capital. [World 
Bank, 1992, p. xi] 

Gross domestic product 
The gross domestic product at market prices is the producers' value of the gross output of resident 
producers less the purchasers' values of their intermediate consumption (in other words the 
producers' values of value added of resident producers) plus import duties. In simple words it is the 
market value of all final goods and services produced by the resident producers of Tanzania, 
before deduction of allowances for the wear and tear or depreciation of capital equipment. It is 
identically equal to the sum of consumption expenditure and gross domestic capital formation and 
the net exports of goods and services of Tanzania. 
Gross domestic product at purchaser values is the sum of GDP at factor cost and indirect taxes, 
less subsidies. [Bureau of Statistics, 1994c, p. 1, 2), [World Bank, 1992, p. xi] 

GDP at factor cost 
GDP at factor cost (producer prices) is derived as the sum of the value added in the agriculture, 
industry, and services sectors. If the value added of these sectors is calculated at purchaser 
values, GDP at factor cost is derived by subtracting the net indirect taxes from the GDP at 
purchasers values. 
GDP at factor cost differs from GDP at market prices by the exclusion of the excess of indirect 
taxes over subsidies. It is the value of all goods and services produced by the resident producers of 
Tanzania, counted without duplication and is the same as the aggregate of wages, salaries, 
interest, rent, dividends and profits attributable to resident producers of Tanzania before making 
provision for consumption of fixed capital. [World Bank, 1992, p. xiv, xv], [Bureau of Statistics, 
1994c, p. 1, 2] 

46 In the sources used for this thesis the population classified as urban is under some dispute. The Ministry of Lands puts 
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3. concepts regarding housing policy 

Housing standards 
Standardisation in general is the process of formulating and applying codes and regulations in 
order to achieve a planned and orderly approach to any activity for the benefit of all concerned and 
for the promotion of optimum overall economy and efficiency, taking due account of operational 
conditions and safety requirements. The role of housing standards is to ensure that the residential 
environment is of optimum quality consonant with the culture, technology and economic means of 
the inhabitants. [MLHUD, 1980, p. 99] According to Vagale the objectives of housing standards are 
many: "To create a healthy environment, to serve as planning and evaluation guidelines, to 
optimise the use of scarce resources, etc. [MLHUD, 1980, p. 69] In this thesis his definition of 
housing standards will be applied: "standards in housing may be defined as a relative measure of 
liveability, suitability and acceptability of housing for a given space and time in a given physical, 
social, economic, cultural and technical setting". [Kimaryo, 1983, p. 64] 
The Tanzanian Building Regulations 1985 are mainly supposed to state the minimum requirements 
for the different functions of a building when safety, health and comfort matters are concerned. 
These requirements are mandatory for the builders as well as for the authorities. [BRU, 1985] 
Standards in this case can be seen as documents, approved by Standardization Bodies. They can 
be referred to in building regulations. 

Standards have a bearing on housing production and housing policy. If current standards for 
amenities and the structural soundness of housing were applied strictly to the existing stock this 
would also magnify the scale of the housing problem in Tanzania, particularly because these 
standards emphasise the use of waterborne sewage disposal methods, availability of piped water 
supply on the plot or in the house and the use of permanent building materials. [Kulaba, 1981, p. 
56] 
The Tanzanian legislation seems to govern too high a standard for a considerable group of low
income households. The standards as governed by the Tanzanian government will be referred to 
as ascertained standards. As such, ascertained standards are defined as the means by which a 
governing authority controls construction activity for the purpose of ensuring safety and health in 
the built environment. 

Squatter area 
There is no general agreement on the definition of the terms 'slum' and 'squatter settlement'. If a 
distinction is made, a squatter settlement would then comprise shelters erected illegally and in 
contravention of building standards. A slum denotes permanent buildings that have become 
substandard by neglect and subdivision. The term 'slum' is normally used in a broad sense, 
encompassing squatter settlements and must be viewed in light of socio-cultural, political
economic, geographical, and psychological factors that make up the residential environment in 
question. 
According to United Nations "a squatter is a person occupying land over which he/she has no legal 
title". 47 A squatter's house may not necessarily be part of a slum, the house may even be of high 
quality. 
Because of the high similarity of the terms they are considered interchangeable. In this thesis it will 
be referred to as 'squatter settlements' conducting the definition as stated by Kyessi: "a squatter 
area is a housing area within the City boundary (Master Plan area), which has developed without 
[an] official plan and an approved scheme.48 

the urban population at 20.5% of the total population (1994). World Bank figures, however, put the proportion of the 
urban population at 30%. The cause of the discrepancy is possibly a result of the different definitions of urban areas 
used. The 1988 census used three classifications of enumeration areas: Urban Districts, Mixed Urban and Rural 
Districts, and Rural Districts. An examination of what was classified as mixed urban and rural districts revealed that 
these included most district headquarters, which should, in most cases be classified as urban although many do not 
have a separate local authority status. If the population in urban districts (mainly regional headquarters) and that in 
mixed urban and rural the districts (about 66 district headquarters) is added together proportion of the urban population 
comes to nearly 30, which makes the data from the 1988 census compatible with the World Bank figures. 

47 National Experiences with Shelter Delivery for the Poorest Groups, 1994, p.23 
48 (9, p.24) 
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Informal housing 
Informal housing is characterized by being spontaneous, unplanned or unregulated. It includes 
squatter settlements. The housing units constructed do not meet official building norms. As Materu 
puts it: Informal housing is "housing which is not in compliance with the existing building 
regulations and planning by laws". 49 

Formal housing does meet the requirements of building regulations. However, even in the formal 
housing areas, many people have constructed without obtaining permits.50 So it is possible to find 
squatters in formal housing areas. Vice versa individual plot occupants in squatter areas can 
engage a private surveyor to survey their plots after the area has been declared an upgrading area 
and apply for a title over the plot. Here formal housing is found in squatter area. 51 

Building permit 
According to the Building Regulations a building permit is a permit which entitles the holder to erect 
a building in accordance with the approved drawings and other documents and subject to all the 
conditions imposed by these regulations where applicable. The procedure to follow and the 
attached conditions are described, as well as how the responsible authority plans to control. 

The right of occupancy 
All land in Tanzania belongs to the people and is under guidance of the President. The only type of 
ownership is right of occupancy, issued by the Government. "The right of occupancy system does 
not bestow on the occupier the status of being an exclusive owner of a piece of land. A person, 
therefor, cannot turn that piece of land into a commodity for sale or purchase. The government is 
empowered to acquire any land for the public interest and pay compensation for crops, buildings 
and other un-exhausted improvement." 52 

Private sector 
The private housing sector is individually or contractor built private housing and represents that part 
of the housing stock which is privately owned. 
Private housing includes both formal and informal housing 
The provision of housing has always been largely undertaken by the private sector, principally by 
individuals of all income groups in urban and rural areas acting as their own contractor. Contractor 
built private housing is almost negligible. 

Public sector 
The public housing sector is that part of the housing stock which is owned by the Government or 
parastatals. 
The public sector in Tanzania is small and very little new construction has been undertaken over 
the past decade by the Government, the National Housing Corporation or other parastatal 
organizations. The Government owns rental houses and apartments both directly through the 
housing which was constructed by its Ministry of Public Works and indirectly through the National 
Housing Corporation and the former Registrar of Buildings. Parastatals are other large house
owners, e.g. the railroads, educational institutions, banks and hospitals. The public sector operates 
in the urban areas mainly. Public housing is nearly all rental and heavily subsidized. Rents are set 
by the Rent Tribunal or, in cases where rents are a proportion of salaries, decreed by Government 
Circulars. 

49(32, p.22) 
50 (34p.16) 
51 (32 p.22) 
52 (38 p.2, Mosha 1988 p.148) 
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Appendix Ill. Review of relevant literature. 

(referred to in Chapter 2.2, Theoretical framework): 
1. Vliet, W., Housing Need and Policy Approaches, Duke University Press, Durham, 1985 
This book describes the trends in housing needs in thirteen countries. Part one details current trends 
in household formation and its implications on housing needs in a number of Western countries. In 
part two the focus shifts to the role that governments of those countries have played in providing 
housing. Part three focuses on different approaches to the provision of housing in developing 
countries. Here, political and economic realities necessitate a diminished role of the central 
government, and there's a greater reliance on self-help housing arrangements. The authors state that 
the growing disparity in developing countries is most evident in the vast tracts of 'informal' self
constructed housing that surround almost every major city, in which the living-conditions are 
significantly worse than elsewhere in the city. They say that the basic causes of these settlements are 
structural:" ... the increasing concentration of land ownership; the limited supply of urban housing in 
the face of rising demand as rural people migrate to cities; segmented labour markets with many low
income people; and changes in official policy on investments and regulation." [Vliet, 1985,p. 206]. 
Furthermore the characteristics of these squatter settlements are described and all the focus remains 
on urban housing. Nothing is said about how to determine need for housing quantitatively, nor are 
any useful definitions given. What can be used is what they say are the causes for housing shortage 
among the low-income groups (as stated above) and also what, according to them, usually went 
wrong when trying to resolve this shortage, " This usually meant low-income housing which, while 
meeting certain minimum standards for the most part based on Western standards, reached only a 
fraction of the target population." [Vliet, 1985, p. 215]. 

2. Tipple, A., Housing the Poor in the Developing World, Routledge, London, 1991 
This book has been written in reaction to the fact that.according to the authors, housing policies and 
programmes tend to result from political convenience, rather than a rational and informed analysis of 
the situation and the demands of individual households for housing. It aims to show how methods of 
analysis can be used to improve efficacy and equity in housing projects and policies, with analysis 
designed for local circumstances. Most methods described are meant for qualitative research in 
housing evaluation and are therefore of little use for a quantitative housing need assessment. Others 
are to analyze the effects of national level policies on housing supply and focus mainly on financial 
aspects and cost-benefit analyses. 
One particular chapter [Tipple, 1991,ch. 8] describes a method to analyse the variables that influence 
tenure choice and demand for housing services, which is applied to Kumasi, Ghana. Demand for a 
particular tenure category, with a specific housing service level is hypothesised as having the 
following form [Tipple, 1991, p.129]: 

where 
q =demand for tenure (t) and housing service level (h) by household (1). 
p =price for tenure and housing service paid by household. 
p5 =price of substitute tenure and housing service available to household. 
y; =vector of household economic variables, e.g. income, number of workers in the family. 
I; = vector of legal, political, and ethnic qualifications, privileges and access to land 

entitlements. 
d; =vector of demographic variables affecting tenure and housing service choice, e.g. age of 

head of household, male or female headed household, number of children, length of 
residence. 

aj,. .. an are positive or negative coefficients. 

This formula can be used to predict and compare how the demand of individual households is 
influenced by the price for tenure and housing service (like sanitation, water, shared or exclusive use 
of kitchen, etc.). It also incorporates characteristics of those households and local circumstances. The 
formula as a whole is of no use for the assessment of quantitative housing need for low- and middle 
income groups in Tanzania, because it calculates demand, which is determined by purchasing 
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power, whereas need is a much broader term, because it refers to what is thought of as necessary, 
whether it can be afforded or not. Also the formula calculates demand on the level of individual 
households, instead of nationally, and deals with tenure only, which represents just a fraction of all 
forms of housing. 
Nevertheless the mentioned variables cannot be neglected, because the calculated demand is a part 
of the total housing need and therefore must be considered when the conceptual model, that will be 
used to assess the quantitative need for housing, is constructed cq. evaluated. 

3. Lee, M., Kenya, Housing demand, an Interim Assessment, RHUDO/E&SA, Washington, 
1983 

This report is directed to two specific ends: to allow a quantified assessment of present demand for 
the purpose of evaluating current project proposals; and as the first stage of a long-term projection of 
basic shelter needs in Kenya. 
In this report demand and need are used as if the two have similar meaning; in the former section it is 
already made clear that there is a distinct difference. Yet the report turned out to be probably very 
useful, because of the discussed theory and variables. 

The study examines and projects: 

- new household formation, 
- household income, 
- income distribution, 
- proportionate household expenditure on housing, 

By combining these estimates, total household expenditure on new housing is quantified. 

The author applies the following definitions [Lee, 1983, p. 2]: 
Household: A group of people who normally live and eat together, whether or not they are related by 
blood or marriage. Household size is thus related to the availability of housing as well as to 
demographic factors. 
Housing expenditure: This is used in different ways by different researchers. As far as is possible it 
includes expenditure on rent and mortgage repayments and excludes expenditure on utilities, repairs 
and transport. 
Income: There is little standardisation. This study aims to present data on total income, including 
income in kind, after tax. 
urban: All towns and trading centres having a population of 2000 or more. 

To determine new household formation the author uses projections for the population growth based 
on historical growth rates of the population combined with projections of the average household size. 

The total population growth is divided in an urban and rural component. 
Factors considered responsible for urban population growth are: 

1) growth of total population, 
2) growth of employment opportunities in towns, 
3) changes in agricultural earning opportunities. 

ad 2): To determine the growth of employment opportunities in towns, the author states that this 
growth can be assumed similar to the growth of industrial output, which is proportional with the 
growth of manufacturing employment. 

To give a scenario for the population distribution between rural and urban areas in the future, the 
following must be involved: 

urban employment growth, 
rural employment growth, 
total population 
the residual additional economically inactive population will be distributed proportionately to the 
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employed urban and rural populations. 

After having discussed which variables determine new household formation, methods to assess the 
urban household income distribution are summarized and criticized: 

Comprehensive household budget surveys: very complex and time consuming, usually 
understate real incomes. 
Other surveys undertaken not specifically for the assessment of income distribution but which 
can yield useful income data: poor attention to income data, greater degree of underreporting, 
exclusion of certain critical groups. 
Wage earnings as a proxy for household income: highly misleading because of the omission of 
important sources of income (informal sector) and because of the uneven distribution of wage 
earners per household. 
Constructed distributions; DeVoy, NSSL, Coopers & Lybrand: All suffer from the considerable 
disadvantage that numerous assumptions must be made in their construction, which often 
cannot be supported by empirical research. 

DeVoy: The median income of a certain time can be updated by the national index of wage earnings 
per capita; double counting, ungrounded assumptions. 
NSSL: Merely calculates mean incomes for all urban households from national income data. 
Coopers & Lybrand: Adjusted mean and median wage earnings to account for earnings from casual 
employment, informal income, differences in administrative areas, etc. An income distribution was 
constructed based on the actual distribution of wage earnings and a normal distribution for the 
informal sector. 

About rural income the author states that firm information on rural income is difficult and that a crude 
estimate can be made by subtracting the urban incomes from the national income estimate. 

Finally the author returns to housing demand and states that this is determined by the amount of 
money each household spends on housing. "This, in turn is largely determined by the total household 
income and its proportion of that income that may be devoted to housing, 'affordability'. Two distinct 
concepts of affordability have been used to assess housing demand: one based on actual 
expenditure patterns, the other based on declarations of willingness to pay. Neither of these are 
entirely satisfactory for the determination of total demand for new housing." [Lee, 1983, p. 20) The 
reasons are: 

Surveys are often conducted within homogeneous housing areas, so a housing demand 
assessment based on actual expenditure will show that the proportion on income spent on 
housing falls with increasing income, since the payments by the households are uniform. 
The relevance of studies of existing expenditure might be limited for purposes of analysis of 
future housing demand. This is because current payments for housing reflect people's 
historical willingness to pay, based on their income expectations at some time in the past, 
rather than what moving households would pay for new a accommodation. This is particularly 
true of owner-occupier households holding a standard mortgage, which, given a static or 
increasing income, will steadily be paying a decreasing proportion of their income on housing. 
Housing demand also depends on national and local housing policies. 

The discussion of this report has made clear some concepts and the relations between the various 
variables that influence the demand for housing. To assess the quantitative need for housing this will 
be most useful, however, it did not include the detailed building costs of housing and methods of 
financing. 

4. Erkelens, P.A., Self-help building productivity. A method for improving house building by 
/ow-income groups applied to Kenya 1990-2000, University of Technology, Eindhoven, 1991 

In this thesis a model is constructed to assess the housing needs for Kenya. The remarks made in 
the previous sections have been covered by the author, which has lead to a usable model for Kenya. 
Since it can be expected that the Tanzanian situation won't differ significantly from the Kenyan, this 
model might function as the conceptual model for this research. 
The setup of an assessment model for housing needs and demand, as well as the parameters, such 
as number of households, household size, income development, building costs, etc., are discussed in 
chapter4. 
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First the definitions are given of need and demand. "There are different sorts of needs and demand; 
socio-economic needs, tribal needs, felt needs, ascertained needs, etc. and effective demand, 
potential demand." [Lee, 1983, p. 51] 
Then the paragraph follows in which the required parameters of the assessment model for estimating 
the urban, rural and total housing situations are discussed. After that the different variables that the 
model consists of are explained: 

Population projections, 
Household size projections, 
GDP projections, 
Urban/rural population, 
Number of households, 
Average household income, 
Income distribution, 
Average household income per decile, 
% Affordable for housing, 
Costs of different housing options, 
Ascertained housing standards and needs, 
Financial aspects of housing and affordable capital, 
Total stock. [Lee, 1983, p. 55-66] 

5. Struyk, R.J., Assessing Housing Needs and Policy Alternatives in Developing Countries, 
Urban Institute report 88-4, The Urban Institute Press, Washington D.C., October 1988 

In this report it is stated that the housing need in many developing countries can be met with the 
resources available, if the countries adopt policies that are economically realistic and rely on 
individual initiative. The report describes a model for developing such policies by determining housing 
need. This model has been tested on 14 countries and proved to be useful. The methodology 
produces two types of estimates that are of direct interest to policy makers: the number of new and 
upgraded dwelling units needed to satisfy a country's need for acceptable housing, and the financial 
investment needed to produce these dwelling units. 
The methodology also enables analysts to produce a number of alternative "policy scenarios". Since 
the methodology is programmed on a microcomputer, the vast number of calculations it requires can 
be performed quickly and accurately. Sensitivity analyses are easy to perform for policy simulations 
on such critical variables as interest rates and building standards. The methodology can be used to 
explore the effects of different values of input data when there is uncertainty about their exact values. 
Four points are essential to the model. The first point is that the model normally employs a 20-year 
planning period with results produced for each fifth year in the period. This approach reveals the 
requirements for the number of units needed in every fifth year and the related investment 
requirements. The results are only for that year; they are not cumulative 5-year totals. 
The second point concerns the count of new and upgraded units needed. The model calculates 
housing need as the number of units of minimal acceptable quality required, based on the following 
factors: 

formation of new households, 
replacement of units already in the stock during the planning period because they become fully 
depreciated or are destroyed for various reasons, 
replacements of units present in the initial year of analysis that are rated as not economically 
upgradeable , 
construction of additional units to relieve overcrowding present at the start of the period, 
upgrading of units present at the start of the period that required it where upgrading is 
economically feasible. 

This is a comprehensive definition of housing need. The analyst must provide three key inputs for 
these computations: 
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description of the demographic future of the country, in terms of population growth, average 
household size, and the distribution of the population among the principal regions of the 
country; 
classification of the initial year's housing stock into three categories, based on unit and 
infrastructure attributes - acceptable, not acceptable but upgradeable , and not acceptable and 
not worth upgrading; 
plan for the rate at which the housing deficits present in the initial year may be eliminated over 
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the plan period. These deficits are the stock of unacceptable but upgradeable units, and the 
number of households living in overcrowded conditions. 

The model automatically requires production of a new unit for each newly formed household and 
replacement of any acceptable unit that leaves the active stock. However, the analyst must specify 
the portion of deficits present in the initial year that are eliminated over the 20-year plan period 
(including none or all). The calculations are performed for up to three separate geographical areas in 
a country. Typically these have been defined as metro areas, other urban areas, and rural areas. 
The third point about the model is that the calculation of the investment required to meet the number 
of housing units needed begins by determining the amount that households in each income quintile in 
each of the geographic areas can afford for housing. Affordability is then computed for 15 groups of 
households, based on the income level of households in a given group, the share of income they 
spend on housing, and the terms used to capitalize their investment. 
Once affordability levels are known, the obvious next question is: what can these households actually 
buy? The analyst provides the cost of three building standards for each geographic area: the 
minimum acceptable quality upgraded unit; the minimum quality new unit; and the low-cost, market
produced full unit. Each of these standards is based on a physical description of the unit, which has 
to be determined in, in this case, Tanzania with the help of Tanzanian policy makers. 
Armed with household-group affordability and the cost of various solutions on the one hand, and the 
number of new and upgraded units to be produced each year on the other, the model allocates 
household to housing solutions following quite simple decision rules. Then all the household are 
classified as to whether they are assigned to solutions they can afford with their own resources or 
whether they have been assigned to solutions that will require a subsidy. Based on these allocations 
and the households' corresponding investments, the main results of the model can be computed. 
The fourth point is that the model generates two key outputs in addition to the number of new and 
upgraded units required in each geographic area each fifth year: 

The classification of the household groups by the type of unit they can afford. Households that 
cannot afford low-cost, market-produced units are designated as the "target group". The 
significance of the target group is that three sources of housing need are assumed to be 
concentrated exclusively among target group households: overcrowding, occupancy of units to 
be upgraded, and occupancy of deficient units to be replaced. 
The total investment required to meet the housing needs of the country. The model calculates 
this aggregate. 

This description of the model makes it evident that, according to the author, investment levels will 
depend critically on several factors: 

rate of growth of households, 
size of initial housing deficits, 
income levels, 
income growth, 
share of income available for housing investments, and the capitalization terms, 
building standards selected, 
plans for eliminating the deficits specified by the analyst. 

It is obvious that part of the model designed by Struyk is suitable for this research. The sort of 
variables do not differ much from those used by Erkelens, except for the way in which some of them 
are defined and operationalised .. 
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Appendix IV. A complete overview of the research process and its stages 

(referred to in Chapter 2.4.3): Research process 
The research process: Stages and Sequence 

Stages 

1 Problem identification stage: 
selection of the topic and 
formulation of the problem 

2 

3a 

3b 

Analytical stage: preparing the 
theoretical framework 

Research design stage: 
theoretical preparations 

Research design stage: 
practical preparations 

Activities 

Discussions with key-informants, teachers and fellow students; 
readings. 

Defining concepts, Operationalisation, formulation of research 
questions and hypotheses, relating study to existing knowledge, 
tracing sources of information, considering ethical and political 
aspects, determining feasibility of the study. 

Writing an outline of the research design, choosing methods of data 
collection, preparing time plan, determining the methods of analysis 
and interpretation, determining sampling procedures. 
Presentation of the research outline, discussions and re-drafting 

Drafting all data collection documents (e.g. interview schedules, 
dummy tables, lists, etc.). 
Structuring of observational methods, fieldwork organisation, etc. 

4 Data measurement 
collection 
implementation 

and Observation, interviews, collection of secondary data. 
stage: 

5 

6 

7 

53 

Data processing stage lnventarisation and ordering of the collected data. 

Analysis and 
stage 

interpretation Methods of analysis to answer research questions: tables, statistical 
analysis, models, etc .. 

Generalisation and conclusion 
stage 

Conclusions and interpretations: validity, generalisation of results, 
relation to existing theories, practical results and implications, 
implications and recommendations for policy, planning and future 
research. 
Reporting: verbal and written presentations. 
Dissemination of research results. 

53 Adapted from [Raay. 1989, p.417] 
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Appendix V. questionaire 

(referred to in Chapter 2.4.2 Research instruments) 

English version 

1. How many people are living here? ___________________ _ 

2. What is their relationship?-----------------------

3. How long have you lived here? ------------------- years 

4. How many of you are 18 years old or older? ________________ _ 

5. Do you eat together at least one meal per day? *yes 
* 

no 

6. What is the number of rooms in your house? ----------------

7. 

8. 

Do you think you have enough rooms? 
yes 

no 

* 

* 

How many do you need? _____________________ rooms 

Do you have tapwater? 

Do you have electricity? 

Do you have your own latrine or do you share one? 
* shared with 

*yes 

*yes 

* own latrine 
households 

9 What kind of house do you have? Describe: 

Walls--------------------------------

Roof -------------------------------

Floor --------------------------------
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10 Who build the house? 

* Fundi 
*Friends 
*Relatives 
*Self 
*Other 
*Don't know 

11 Was it built in stages? 

12 When was it built? 
13 What is the condition of the house? 

*Good 

14 

15 

* Needs some improvement 
* Needs major improvement 
* Bad, cannot be improved anymore. 

Do you keep your house in repair? 

Did you apply for a building permit? 

16 Did you get one? 

17 Have you ever had any support from the government as far as 

- the construction of the house is concerned? 

- the maintenance of the house is concerned? 
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kiSwahili version 

1. Watu wangapi mnaishi hapa? ----------------------

2. Mna uhusiaHapana gani? -----------------------

3. Mmeishi kwa muda gani hapa? -------------------miaka 

4. Wangapi kati yenu mna miaka 18 ama zaidi? ----------------

5. Mna kula pamoja japo mlo mmoja kwa siku? * Ndiyo 
* Hapana 

6. Kuna vyumba vingapi kwenye nyumba yenu? _______________ _ 

7. Je vyumba vilivyopo vinatosha? * Ndiyo 
* Hapana 

Mnalutaji vingapi? -------------------~Vyumba 

8. Je nina maji ya bombe? 

Je nina umeme? 

Je nina choo chenu wenyewe au choo cha shirika? 

* choo chenu wenyewe 
* choo cha shirika na wakaazi wengine __ 

9 Mna nyumba ya aina gani? Elezea: 

Kuta 

Paa 

Sakafu 

10 Nani aliyenga nyumba? 

* Fundi 
* Ndugu 
* Marafiki 
* Mwenyewe 
* Wengini 
* Sijui 

* Ndiyo 

* Ndiyo 
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11 Je ilijengwa kwa awamu? 

12 Nyumba ilijengwa lini? 

13 Nyumba ina hali gani? 
* nzuri 
* inahitafi kuboreshwa kidogo 
* inahitafi sana kuboreshwa shwa 
* mbaya, haiwezu kubore shwa kabisa? 

14 Mnafanya matengenezo ya nyumba nmara kwa mare? 
* Ndiyo 
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Appendix VI. A checklist of questions for evaluating statistics 

(referred to in Chapter 2.4) 

A checklist of questions for evaluating statistics 

Whenever confronted with a set of (published) statistics, the following questions below should be asked: 

Definition and measurement 
1. What variable has been measured? How has it been defined? 
2. Are there reasons to expect that the variable in question is difficult to measure, and that data-gathering 

might have been subject to error? 
3. Are there reasons to expect that the variable in question is not homogeneous and, thus, that available 

statistics about the variable may include data irrelevant to one's enquiry? (e.g. the inclusion of Zanzibar, 
when only information on mainland Tanzania is wanted). 

The collection of data 
1. Are there reasons to doubt the ability, competence or honesty of those who collected the data? 
2. Are there reasons to expect that the data may have been difficult to collect, which might have made it 

difficult to anticipate that some data are subject to error? (e.g. under-reporting in informal sector 
activities) 

3. Are there reasons to doubt the accuracy of the data because not all of the total number of existing units 
has been measured? If a sample is used, have the sampling methods been applied adequately? 

4. Are there reasons to suspect wilful distortion by respondents or by those who collected and/or 
processed the data? 

Presentation and publication of data 
1. Are the calculations and illustrations accurately? (Check scales used in diagrams) 
2. Are there reasons to expect that the original data have been manipulated (substantially) to present a 

different set of statistics? How well has this been done? 
3. Is an account of data collection procedures and possible errors given by the authors? 
4. Is there any information available on errors in similar statistics? 

Interpretation of data 
1. Have data calculations been made with taking account of estimates of their level of inaccuracy? 
2. Is the accuracy of the evaluated data sufficient for the purpose one has in mind? 
3. Are the definitions used to collect the data identical or similar to those in mind when interpreting the 

data? 
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Appendix VII. list of interviewed key-informants and visited libraries and institutions 

(referred to in Chapter 2.4) 

Interviews 

Amani, H.K.R., Prof. at Dept. of Economics, UDSM, DSM 
Ferreira, L., WorldBank, DSM 
Griffinn, C., WorldBank, DSM 
Kamagisha, Building economist at the Ardhi Institute, DSM 
Khalfan, Civil Engineer at Howard Humphrey's Consultants, DSM 
Kiliaki, Mrs., Research Dept. at the Bank of Tanzania, DSM 
Kironde, lecturer at The Ardhi Institute at the Dept. of Land Management and valuation, DSM 
Kiwelu, M., Valuation Officer at the THB, DSM 
Kyessi, A.G, Director Centre for Housing Studies, DSM 
Lugolla, Risk Manager at the THB, DSM 
Maliyamkono, T.L. Prof. of the Economics of Education, UDSM, Director of ESAU RP, DSM 
Mamiro, Civil Engineer at the National Construction Council, DSM 
Mbele, Dr., Director of Economic Dept., UDSM, DSM 
Mhina, J., Civil Engineer at THB, Dodoma 
Mihambo, Director of Operations at the NUWA, DSM 
Misigaro, A, Town planner at MHLUD, DSM 
Nyamete, A.M., Chief Building Inspector at City Council, DSM 
Rweyemamu, Planning Commission, DSM 
Seleki, director of Housing, MHLUD, DSM 
Stambuli, A.Y., a director at the THB, DSM 

Institutions and libraries 

Ardhi Institute, library 
BoT 
Bos, library 
CHS, library 
City Council 
ERB 
ESAU RP 
HABITAT, UN, Nairobi 
Howard Humphrey's Consultants 
IPC 
ISIS, library 
MHLUD, library 
NCC, library 
NHC, library 
NUWA 
Planning Commission 
THB 
UDSM, library 
UN, library 
USAID 
World Bank, library 
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Appendix VIII. Interviews 

{referred to in Chapter 2.4) 

Letter sent to Miss Misigaro and Mr. Mhina, who were at that time attending a course at The 
Institute of Housing Studies in Rotterdam. 

Rotterdam, 25-11-94 

Dear ........... . 

First let me introduce myself: I'm a student from the University of Technology of Eindhoven at which I 
study International Technology and Development Sciences. This study focusses on the interactions 
between technology and society, especially in the so-called developing countries. Technical subjects 
of a basic engineering discipline are taught, as well as socio-economic subjects like technology 
transfer, technology assessment for development projects, macro-economics, research methodologies 
for developing countries, statistics and international law. My technical discipline is building technology 
and urban planning. The link between technical and socio-economical subjects is provided through 
practical exercises. In my case those were for example: a feasibility study for the production of fibre 
concrete roofing tiles in Nigeria, a proposal for a Kampong Improvement Program in Jakarta, 
Indonesia, a resettlement plan for a neighbourhood in Ouagadougou, Burkina Faso and the design for 
a pumping station for an irrigation system in Utique, Tunesia. 
The course is finalized with a research assignment of approximately 6 months, leading to a M.Sc. 
thesis. 

Now I finally can get to the point of why I'm telling you all this; for my thesis I'll be going to Tanzania 
next Jan./Feb. I'll conduct an assessment of the quantitative housing needs for the low- and middle 
income groups in Tanzania( at least I will try to!). Any way, since I frequently visit the library of the IHS, 
I found out that 5 Tanzanians follow some courses at the IHS and I realized this would be a perfect 
opportunity to perhaps be able to discuss my research proposal with a professional from Tanzania on 
the area of housing. Of course I have also tried to find (and read) all the relevant literature, but I'm 
hoping that you could give me some 'inside' information that cannot be found in books, some advice 
on the model that I'm thinking of assessing (whether it's feasible in six months, whether the needed 
data can be gathered etc.), your views on the housing problem in Tanzania and also some general 
information on Tanzania, because next to the academic obligations I'm also really thrilled to visit your 
country. 
This research is part of a larger project in Tanzania conducted by my university in cooperation with the 
Dutch Ministry of International Development and your Ministry of Lands. My 'employer' will be the 
National Construction Corporation. 

Anyway, I have understood that the courses at the IHS are pretty intensive and that you probably are 
very busy. Nevertheless I'd be more than happy if you could spare some time to talk with me about 
some of the things I've mentioned. Since I don't know how to reach you other than this, I'll give you my 
address and telephone number so perhaps you could get in touch with me to arrange something, I'd 
be most grateful. 

Yours sincerely, 

Bernadette Huizinga 
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Letter sent to Mr. Seleki , Director of Housing at the Ministry of Housing, Land, and Urban 
Development in Dar es Salaam 

15/2/95 

Dear Mr. Seleki, 

First I will introduce myself; I am a student in International Technological Development Sciences at 
the Eindhoven University of Technology, The Netherlands. I am in Tanzania to execute an 
internship which will result in my final thesis for the master's degree. In request of your Ministry, I 
will be conducting a national housing needs assessment for the low- and middle income groups In 
Tanzania. In order to perform this research I need to collect information on housing in all its 
aspects. This is the reason for my calling upon your expertise. I was hoping you could assist me. 

In general I need information on the housing policies: 
1 What were the goals for the supply of housing and what has actually been supplied for? 
2 What goal is set for the future? 
3 What is the current housing stock? 
4 What do you know about the supply by the informal market? 
5 Does your Ministry work with standard housing options for certain income groups? 
6 What do you consider low- and middle income? 
7 Do you have figures on household incomes, especially with regard to what people can afford 

and want to spend on housing? 
8 Do you have figures on building costs? 
9 Do you have information on currently used housing finance systems? 
1 O Do you have information on institutes or organisations involved with housing finance? 

And finally, what do you consider possible solutions for the housing problems, especially for those 
among the low- and middle income groups, in Tanzania? 

Since I have only just arrived in Tanzania, these are only preliminary questions. I hope that I can 
come back when I have more specific questions or perhaps you could recommend me another 
expert on the area of housing whom I can consult. 

For now, thank you for your cooperation. 

Yours sincerely, 

Bernadette Huizinga 
P.o. box 2687 
Dar es Salaam 
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Meeting with Mr. Seleki , Director of Housing at the Ministry of Housing, Land, and Urban 
Development in Dar es Salaam 

Mr. Seleki said the following in answer to the presented questions: 

1/2 The housing policy is written in Swahili only. The Ministry itself does not provide for houses, but 
at least facilitates; through making land available, when possible serviced; through providing 
water supply and assuring accessibility. Also she provides information about locally available 
building materials. Accessibility is assured by making the procedure of acquiring land shorter 
and by giving no hindrance when people want to develop a house. She provides technical 
assistance and training. Also the building regulations are under her responsibility. 
Because the Ministry itself doesn't supply housing, he has no figures on the number of houses 
produced. 

3 Figures on current housing stock can be found in the household budget survey of 1992. 

4/5 More than 90 % of the housing is supplied by the informal market. Formal institutions are 
parastatals like the NHC. They should be able to provide us with figures on the formal supply. At 
the moment they are not building to lent. Only for sale. But in the time they did they used 
standard housing models for certain income-groups. 

6 About low- and middle income he didn't know if they were defined by official authorities. He said 
that income is a problem, one should look at expenditures. A household that can afford a rent of 
1000 tsh. can be considered low income, 3000 Tsh. middle income, This is about 20 % of the 
total income. 

7 For figures on incomes he suggested a book written by Hoek- Smit. 

8 For figures on building costs he refers to the National Construction Council 

9/10 There are no financial institutions which give loans for housing. People build with own 
resources, perhaps through savings and by starting small. He had no knowledge of how people 
cope nor did he know of any projects in which lower rents for cooperatives were charged. At the 
moment the interest rate for a housing loan is 29 %. 

For information on regulations mr. Seleki suggests: 
Building regulations; to be found at city council, building section. Control by local institutes. Still 

colonial, so very strict. No room for innovations. They are now being reformed by BRU. 
Town planning regulations; Ardhi 9th floor. 60% of housing stock in urban areas unplanned. 

Other books on the subject: 
1990, The urban housing sector, Hoek-Smit. 
1990, Housing conditions in Tanzania, BRU work report 68. 
1992, Review of human settlement in Tanzania, Habitat/Ardhi. 
1992, The shelter delivery system in Tanzania, Materu, CHS. 

Also he refers to mr. Kyessi, Director of the Centre for Housing Studies. He is now preparing for 
Habitat II. 
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Letter sent to Prof. H.K.R. Amani , professor at the Dept. of Economics at the University of 
Dar es Salaam 

Dar es Salaam, 10-06-95 
Dear prof. Amani 

I'm a student at the Eindhoven University of Technology, Holland and I'm here to do research on 
the quantitative housing needs of Tanzania for the final thesis of my master's degree. 
Last friday I dropped a note at your office stating that I would like to consult your expert opinion on 
certain subjects. I thought that perhaps it would be wise to already present you the questions so 
that when you do not have the time to be disturbed by yet another student, you can just answer the 
questions and I'll come pick them up some time next week. I hope that we can make an 
appointment to go through them though. I would be most grateful. 

1. Which population projections for the next twenty years would you recommend? 

2. Which GDP projections would you recommend? 

3. What is the GDP real growth rate? 

4. What is the rural share of the GDP? 

5. Have you got figures on how the household incomes/expenditures are distributed per decile? 

6. If not, can you give me a (rough) estimation for the situation in 1995? 

7. Have you got an idea on what percentage of their total expenditures households spend on 
housing? 

8. How do households finance their housing? 

Thank you, 

Bernadette Huizinga 
CHS/Ardhi institute 
P.O. box 35124 
Dar es Salaam 

Meeting with Prof. H.K.R. Amani , professor at the Dept. of Economics at the University of 
Dar es Salaam 

17-6-95 
I just spoke to prof. Amani of the Economical Dept. of the univ. of DSM and ERB. He was most 
kind and willing to help and has a lot of knowledge on the subject concerned. He is the person to 
consult in matters as GDP, incomes, expenditures, which projections to adopt, etc .. He closely 
cooperates with institutions like the World Bank, Bureau of statistics, Planning Commission etc. He 
immediately understood my questions and gave very useful information and answers. 

1) First I had to explain the purpose of my visit again to Prof. Amani because he had lost my 
previous letters of introduction. 
After the introduction I asked him about this report I had heard of: a human resource 

development survey. Unfortunately he explained that it had not been published yet, but 
if I would write a small note to the person of the department concerned, I could pick up 
the raw data on a disk that coming Monday. 

2) I asked him which GDP projections figures he used himself. He immediately replied: The 
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any other figures. Also a Swedish delegation (of SIDA) has put effort in improving the 
work of the Bureau of Statistics. 

3) In 1980 the population has been determined through the census. In this census the growth 
rate had been underestimated. It is impossible that the growth rate will decline from 3.4 
till 2.8 in 10 years time. He suggested that I would use a growth rate of 3.0. It would be 
even better to determine the national growth rate from the regional growth rates, 
because by the aggregation on national level some discrepancies had occurred. This 
takes some calculation work, but it should be possible with the use of the census. 

4) I told him about the method of Peter Erkelens to determinate the rural share in the total of 
the GDP: by determining the GDPafc as the total of agriculture, forestry, fishing, mining, 
quarrying + 20% of remainder GDPafc for other incomes like health, education etc. I 
told him that in the national accounts and in the publication "Tanzanian Economic 
Trends, a quarterly review of the economy, vol.6, no.3, Sept 1993 and vol.6, no.4, Jan. 
1994" mining activities are not considered to be a part of the agricultural sector. He 
explained that mining is considered a rural activity when it comes to location, but the 
workers are mainly coming from the urban areas, thus the earned money is mostly 
invested and spent in urban areas. So his suggestion was not to include mining. About 
fishing he mentioned that it was 50% a rural and 50% an urban activity. A lot of fishing 
is done in the cities. 

5) I asked him why in many publications figures are recalculated to 1976 prices as baseline. He 
explained that this is done because 1976 was the year in which the Household Budget 
Survey was executed and several other large surveys. 

6) I asked him how to deal with the fact that the economy was liberalised in 1992. Until 1992 
there were real prices and shadow prices and since 1992 market prices, which are 
monetary values. He suggested to convert the post 1992 figures with the use of the 
inflation figures into real prices, so that these figures of after 1992 can at least be 
compared with the pre 1992 figures. 

7) I told him about the amount of the minimum total expenditures per month. This is 110.000 
Tsh. This is the amount of money households should spend if they were to live 
according to the standard that was defined by the B.O.S as the standard at which 
household can meet their needs at acceptable level. The actual amount households 
spend each month, however, is much less. On page 25 of the Poverty Profile of the 
World Bank a table can be found in which the yearly expenditures per type of household 
for 1991 are given. The very poor households, for instance, spend 17.173 Tsh a year!!! 
What to think of this big difference? 
He tells me not to use this report for comparing regional differences, since the samples 
on which the figures are based do not allow for comparison. 

Prof. Amani gave me two reports: 
Tanzania, Human Resources Development Survey: Final Report by M.L.Ferreira and C.C. 

Griffin, febr.3, 1995, World bank, Washington DC, 
Volume I: main report, annexes I, II 
Volume II: Annexes 111,IV, V. 

Monday I can pick up the raw data. He said he believes in the obligation to disseminate research 
results (!). 

Letter sent to Prof. H.K.R. Amani , professor at the Dept. of Economics at the University of 
Dar es Salaam 

Dar es Salaam, 09-07-95 
Dear Prof. Amani, 

A belated thank you for the data I received through "the man from the computer room". 
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Unfortunately I haven't been able to look in to them yet, since my little computer cannot cope with 
the size. So that has to wait till I'm home again which will be in two weeks. 

I still have some problems which I'd like to solve before my departure, otherwise my supervisor will 
give me a hard time I'm afraid. I was hoping you could advise me as you did so kindly last time on 
the following: 

A) 
In my assessment of the housing needs of Tanzania, the general inflation rate is one of the 
variables. 

1 Should I take the price index figures and why? 
2 Do projections for the next twenty years (in periods of five years) exist and if not, can I 

produce those? 

B) 
Sensitivity analyses will test the impact of variations in the key determinants of housing need and 
affordability, like the projected population growth, the projected GDP growth, changes in income 
distribution, changes in terms of housing finance etc. 
In some countries, market prices deviate from long-run equilibrium values because of the distorting 
effects of government control. Eventhough the Tanzanian economy has been liberalised since '92, 
I'd still like to test the impact of market distortions on housing investment and affordability through 
sensitivity analyses. 

First I should prepare a base-case scenario using actual market prices, distorted or not. In literature 
I found that this is indispensable for purposes of calibrating the housing needs assessment model 
to actual base-year performance. I'm not sure what this means. It was clarified by the following 
example: 
In Sri Lanka it was found that because of the prevalence of negative real rates of interest (nominal 
rates below inflation), households actually occupy housing that is worth more than the housing they 
could afford at "economic" rates of interest. Calibrating the model to reflect this existing situation 
required that the base case employ the low nominal interest rates that actually prevail. 

1 Can you explain this to me? 
2 Is it also the case in Tanzania (mortgage interest is about 30% and inflation has been 

much more than that in 1994)? 

Secondly, I should prepare a sensitivity scenario assuming the "correction" of the market prices to 
economic values. Such a scenario will assume that positive real rates of interest will be charged for 
housing finance - at a level permitting full recovery of costs plus a nominal rate of return on equity -
and might further assume that distortions in the exchange rate are eliminated. 

3 Can I make the first assumption by assuming the interest rate to be higher or the 
inflation lower? 

4 Are there still distortions in the exchange rate (because of government control)? 

If the Tanzanian Shilling is still overvalued, the devaluation "modelled" for this sensitivity scenario 
would mean an increase in the local-currency cost of imported building materials and might 
significantly affect unit-costs housing estimates, housing investment and affordability calculations. 
This result might suggest a review of standards to reduce the import content of new housing units. 

5 Is the Tanzanian Shilling still overvalued? 
6 Do you know what the influence of the liberalization of the economy was on the prices 

of (imported) building materials? 

As a third step I must reach a judgement about which scenario is ultimately most likely to prevail in 
the future. 
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7 What future developments on government controls on key prices or their liberalization 
to economically determined values do you see coming? 

As you see there are still some fundamentals not clear to me. I think you can imagine that I'll leave 
for home in a more relaxed mode when the unclarities are solved. I would be most grateful if you 
could help me or otherwise direct me to someone else. 

Thank you, 

Yours sincerely, 

Bernadette Huizinga 

Letter sent to mr. Kamagisha, Building Economist at the Ardhi institute, Dar es Salaam, 
and, 
mr. Kironde, lecturer at the Ardhi Institute, dept. Land Management and Valuation, Dar es 
Salaam 

Dar es Salaam, 03-07-95 
Dear ......... , 

First a short introduction: I'm a student from the Eindhoven University of Technology in The 
Netherlands. I'm here for the research for my final thesis which should result in my master's degree 
in the International Technological Development Sciences. My technical background is building 
engineering. The object of my research is an assessment of the housing needs of Tanzania. 
For this I have been living in Tanzania (on the grounds of the Ardhi Institute) for the last six months. 
I'll be leaving for home in two weeks but I still have some questions which I very much like to have 
answered before my departure. I was hoping you could help me on the following: 

A) 
In my assessment of the housing needs of Tanzania, the general inflation rate is one of the 
variables. 

1 Should I take the price index figures and why? 
2 Do projections for the next twenty years (in periods of five years) exist and if not, can I 

produce those? 

B) 
Sensitivity analyses will test the impact of variations in the key determinants of housing need and 
affordability, like the projected population growth, the projected GDP growth, changes in income 
distribution, changes in terms of housing finance etc. 
In some countries, market prices deviate from long-run equilibrium values because of the distorting 
effects of government control. Even though the Tanzanian economy has been liberalised since '92, 
I'd still like to test the impact of market distortions on housing investment and affordability through 
sensitivity analyses. 

First I should prepare a base-case scenario using actual market prices, distorted or not. In literature 
I found that this is indispensable for purposes of calibrating the housing needs assessment model 
to actual base-year performance. I'm not sure what this means. It was clarified by the following 
example: 

In Sri Lanka it was found that because of the prevalence of negative real rates of interest (nominal 
rates below inflation), households actually occupy housing that is worth more than the housing they 
could afford at "economic" rates of interest. Calibrating the model to reflect this existing situation 
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required that the base case employ the low nominal interest rates that actually prevail. 

1 Can you explain this to me? 
2 Is it also the case in Tanzania (mortgage interest is about 30% and inflation has been 

much more than that in 1994)? 

Second I should prepare a sensitivity scenario assuming the "correction" of the market prices to 
economic values. Such a scenario will assume that positive real rates of interest will be charged for 
housing finance - at a level permitting full recovery of costs plus a nominal rate of return on equity -
and might further assume that distortions in the exchange rate are eliminated. 

3 Can I make the first assumption by assuming the interest rate to be higher or the 
inflation lower? 

4 Are there still distortions in the exchange rate (because of government control)? 

If the Tanzanian Shilling is still overvalued, the devaluation "modelled" for this sensitivity scenario 
would mean an increase in the local-currency cost of imported building materials and might 
significantly affect unit-costs housing estimates, housing investment and affordability calculations. 
This result might suggest a review of standards to reduce the import content of new housing units. 

5 Is the Tanzanian Shilling still overvalued? 
6 Do you know what the influence of the liberalization of the economy was on the prices 

of (imported) building materials? 

As a third step I must reach a judgement about which scenario is ultimately most likely to prevail in 
the future. 

7 What future developments on government controls on key prices or their liberalization 
to economically determined values do you see coming? 

As you see there are still some fundamentals not clear to me. I think you can imagine that I'll leave 
for home more relaxed, when the unclarities are solved. I would be most grateful if you could help 
me or otherwise direct me to someone else. 

Thank you for your time, 

Yours sincerely, 

Bernadette Huizinga 

Meeting with mr. Kamagisha, Building Economist at the Ardhi institute, Dar es Salaam 

11-7-95 
On projections about inflation he said that this was probably a bad time to make those because of 
the upcoming general elections. It is very hard to predict what the outcome will be. The people that 
control the Tanzanian economy (Azians and Arabs) are leaving the country because of the 
uncertainties. 
The price of hard currency is rising. According to him the dollar on the parallel (=black) market is 
worth about 1000/1200 Tsh, whereas the official rate is about 650 Tsh. 

About price index figures he didn't know if they exist for building materials. I told him there aren't 
any. He suggested to project them by extrapolating past development of the price of the basic 
building materials like cement, corrugated iron sheets, paints, etc. 
The price of cement has been quite stable this year. This heavily relates with the supply of power, 
which has been bad. Low-quality cement is imported from India and Middle Far East 
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At BoT inflation figures are available. He said that the inflation at this moment is a created inflation 
because of the elections. 
Projections on inflation are made by the Ministry of economic Planning. 

He said that the Tsh. is overvalued in the following respect; the business people that make the 
profit reinvest only a small part of their profit. The larger part is taken out of the country. Therefore 
the Tsh. is tight to foreign currency and foreign industries. He states that the Tanzanian shilling is 
overvalued because in reality he says: "We have nothing to offer, no one wants Tanzanian 
Shillings". 

Since the liberalization of the economy everything is available. This is easier for the builders, but 
the prices are high and competitive. A lot of building materials that are imported are of low quality, 
do not meet international standards. The import taxes are also very high, though there are plans to 
reduce these. 
There is still some control of the prices through the parastatals that import building materials. They 
determine the price. Also the prices of local building materials can still be controlled. 

Meeting with mr. Kironde, lecturer at the Ardhi Institute, dept. Land Management and 
Valuation, Dar es Salaam 

11-07-95 
Mr. Kironde just made some remarks, he will elaborate on my questions in writing, because he 
needed some time to think it through: 

People tend to invest in housing for non-economical reasons. They are afraid of hard cash, or even 
to put money in the bank, even if the rate of return is higher on this kind of investment than by 
putting the money in a house. 

Letter from mr. Kironde, lecturer at the Ardhi Institute, dept. Land Management and 
Valuation, Dar es Salaam 

14/7/95 
"Hi, 
I have tried to answer your questions. They are difficult, but this is the best I can do. 

A 1) I am not too sure about the price index figure. It would appear like the Planning Commission 
merely updates these annually using some factor, without doing actual price research. 
Nevertheless some actual price changes in basic food stuffs (rice, maize, beans) are 
monitored by the Ministry of Agriculture at the Market Development Bureau. These 
people issue periodic price bulletins. 

A2) Projections for the next twenty years do not exist to my knowledge. Past projections eg. on 
population growth, GDP and inflation have been of the mark so I doubt their usefulness. 
Also the future economic situation is almost impossible to predict. 

B1 +2) I'm not knowledgeable about sensitivity analysis, but I could say that for reasons that I'm not 
sure with, the rents that people pay here in DSM for example would appear to be low 
relative to household expenditure and relative to other returns on capital investment 
(e.g. bank deposits). This would tend to suggest that households occupy more housing 
than would be the case if rents were higher - as is the situation in e.g. Kenya. 

Note also that plots tend to be large, relative to the type of structure put on, and buildings 
tend to be horizontal rather than vertical, as is the case in Kenya. 

Inflation rate is higher than 30 %. The BoT calculates this to be 40 %. 

B3) Although I do not get the question well, it appears to me that interest rates are lower than the 
inflation rate . This is possible because interest rates are government controlled? 

My remark: By now I know that interest rates will not be government controlled. The next policy of 
the THB still has to come out, but it will most likely apply economically determined interest rates, 
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like the commercial bank. The goal is to lower the inflation by discouraging people to borrow from 
the central Bank, see interview with mrs. Kiliaki of the research department of the BoT. So for my 
sensitivity analysis I should suppose the inflation lower and the interest higher. 

B4) Is it possible to totally eliminate distortions in the exchange rate in an economy? Everywhere 
some kind of government control exists. I would assume the same to be the case in 
Tanzania. 

B5) It is difficult to say, but I doubt. It's however noteworthy that whenever the BoT or national 
bank of Commerce lowers the value of the Tsh the Bureaux de change lower it slightly 
more i.e. they offer more Tsh's for the Dollar than the Banks. The result is that dollars 
are drawn from the banks to the bureaux. I think this is artificial. 

B6) A student of Ardhi Institute by the name of Tarino studies this phenomenon. You may want 
to read his Diploma Project. He is in the Land Management and Valuation Dept. The 
project can be consulted in Ardhi library or in the LMV office. 

B7) I could see the government lowering some taxes on key building materials, or raw materials 
related to these building materials e.g. cement and corrugated iron sheets. 

Letter sent to mr. Mamiro, Civil Engineer at the National Construction Council, Dar es 
Salaam 

Dar es Salaam, 09-07-95 
Dear mr. Mamiro, 

Eventhough my six months are almost over, there are still some data which I haven't found, as well 
as some other things for which I'd like to consult you. 
I will just make a list, so that you can either give me the answer straight or direct me to some one 
else. 

1 What is the nominal mortgage interest rate? Is this figure specified for the rural and urban 
areas? 

2 Can you say something general about the costs of upgrading of housing units? Would you 
consider the value of an upgraded housing unit to be different than a newly build unit? 

3 What is the construction cost escalation rate (this is the percentage or the costs that are 
agreed upon upfront, which the contractor can add if during construction inflation 
increases, determined as such by the government)? Can a projection be given for this 
figure for the next twenty years (in periods of 5 years)? 

4 What is an acceptable housing decay rate? Should an distinction be made for rural and 
urban housing? Should another rate be adopted for an upgraded housing unit? 

5 What is the share of land, infrastructure, and construction in the housing costs 
approximately? 

6 Is there a standard criterion on the max. number of person per room or per # of square 
meters? Is there a difference for urban and rural areas? 

7 To finally get this clear: Which building materials are produced locally and which are 
imported? What are considered permanent building materials? 

I do not expect you to know all the answers, but could you please try to give me at least an 
estimate so that I can compare those with other person's estimates or published figures. 

Thank you again for your time, 
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Yours sincerely, 

Bernadette Huizinga 

Meeting with mr. Mamiro, Civil Engineer at the National Construction Council, Dar es 
Salaam 

12-7-95 

Mr. Mamiro said the following in answer to the presented questions: 

1) 

2) 

3) 

4) 

5) 

6) 

He is not familiar with figures for nominal mortgage interest rate. When I told him about what 
they told me at the Tanzania Housing Bank: 30 %, he said that such figure is not 
possible, since inflation is higher than 30%. The rate for commercial loans and 
mortgages is about 40 %. 

On the costs of upgrading houses, mr. Mamiro said that in Tanzania no houses are being 
upgraded. The only upgrading projects he knows of, are concerned with upgrading of 
infrastructure. 

The government does not control this figure. Tender is strictly competitive. The sum can 
either be fixed or fluctuating, in latter case provisions for inflation are made through the 
NCC Formula, by using the inflation rates as published by the bank of Tanzania, or it is 
determined in the tender contract. He said that the percentage will be about 10 to 30 %. 

Officially the housing decay rate is 12,5 % (8 years), this is the figure that is used to 
determine the length of loans. In reality people do not maintain their houses, so it's quite 
hard to give figures on decay. 

In low-income areas the shares of land, infrastructure and construction in the housing costs 
are like: 1:1:6. In high-income areas it's 1:1:12. 

The only thing that is mentioned in the building regulations is the minimum floor area for a 
room: 7 m2

• 

7) Almost everything is produced locally. Ceramic, clay tiles, sanitary ware and electric fittings 
are some of the things that are still imported. In reaction to what mr.Kamagisha said; 
nowadays there is no control whatsoever on the prices of building materials. Another 
striking thing he mentioned was the fact that even though the import taxes are very 
high, these do not influence the prices really, because no one is paying those import 
taxes by bribing the customs officials! 

Further he directed me to mr. Wataguru of the Postoffice bank. I'll meet him Wednesday the 19th. 

Meeting with mrs. Kiliaki, Researcher at the Research Department at the Bank of Tanzania, 
Dar es Salaam 

13/7/95 
I went to the Bank of Tanzania to ask for the inflation figures and if they make projections for the 
future. I spoke to mrs. Kiliaki of the research department of the BoT. She gave the Consumer price 
Index figures up to March 1995 (Dec. 94 = 100). I asked her about the general inflation figures like 
the ones published in The Daily News. She said that those are probably price index figures of 
consumer goods of DSM only and are therefore higher. The price index figures she gave me 
(source BoS), are established in 20 regional urban centres. 
About projections she said that they only have a target which is to bring down the inflation to 10 % 
in 1997. She sort of implied that this target is probably to optimistic. 
She also gave the GDP at factor costs by industrial origin, at current prices up to 1994. In 1992 
there was an informal sector study, so for the years 1976, 1982 - 1994 there is a revised figure of 
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the GDP, which include informal sector activities 

I asked her if the BoT gave loans because I was curious about the interest rate. The BoT does not 
give loans. They auction treasury bills weekly of 91, 182 and 365 days. After the auction they take 
a weighted average of the bids. Then they add a 5% margin, which is the discount rate. This makes 
them more expensive than a normal bank. In this way they want to discourage borrowing from the 
Central Bank, to lower the inflation. 
For projections she referred me to mr. Kijja of the Planning Commission. 

When I went their they told me that he works at the Ministry of Finance. When I made clear what I 
wanted I got to speak to mr. Rweyemamu. He gave me the projections of the GDP and so on from 
the Rolling Plan and Forward Budget for Tanzania for the period 1995/96 - 1997 /98, which is not 
published yet. 

Meeting with dr. Mbele, director of Economic Dept. of the University of DSM, Dar es Salaam 

17/7/95 
Today I spoke to dr. Mbele. I left a questionnaire with his secretary last week. After several visits I 
finally got to meet him, but unfortunately he hadn't read my letter. Also he had very little time 'cause 
it's examination time, so I only asked him some questions: 

At the THB they told me that the mortgage interest rate is 29 to 30 %, but the inflation is much 
higher. This means that they make losses, will that be changed, you think? 

Yes off course; the mortgage interest rate will fluctuate with the inflation, but the THB has to do 
some good thinking before they decide on the height of their rate, because once contracts are 
signed they cannot change the rate just like that, while inflation might change every other week. 

At the Bo T someone told me that they intend to lower the inflation to 10 percent by the year 
1997 by discouraging the government to borrow from the Central Bank. How does this work? 

It doesn't. They have been trying to do this for the last ten years, but the government will keep on 
borrowing. As a matter of fact the inflation will only rise. The solution is that the economy must 
produce, that what policies should focus on. 

Do you think the production will increase within due time? 

That's hard to tell. This is a difficult year to make predictions, because of the problem with 
electricity and the upcoming elections. If the opposition comes to power, and they do as they 
promise, namely fight corruption, then a lot of business people whose businesses aren't completely 
clean will surely leave the country and take their dollars with them (capital flight) 

The rate of inflation is an important variable in my research because "the rate of inflation will 
influence the decision of whether one should behold money assets or others" (like for instance 
houses). 

Meeting with mr. Stambuli, director of the Tanzanian Housing Bank, Dar es Salaam 

14-03-95 
After having presented him a list of questions he said: 
Before 1994/1995 there were two kinds of loans; for commercial housing (e.g. a hotel), and for 
residential housing. 
Before the reconstruction of the THB, they were forced to give loans to government employees. 
People had to pay a down payment of one third of their income (salary). The down payment period 
could be 20 years. 

Mr. Stambuli couldn't tell me that much. He also made very clear that there are no future policy papers 
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yet, because of the ongoing reconstruction. At this moment their 'budget' is being checked by the 
Central Bank. They should have permission to start in their new form in May this year. He suggested 
that I'd come back by that time, because than I could also get the publications on that. (I went back in 
June, there still weren't any) 
At this moment the bank is still working according to the 'old' regulations. He referred us to the Chief 
Credit Manager, mr. Magay (room 217). Since he had no time that day, we made an appointment. 

Meeting with mr. Lugolla, Risk manager of the Tanzanian Housing Bank, Dar es Salaam 

20-03-95 
Mr. Magay brought me to mr. Lugolla, who went through the list of variables, which I had given him: 

1 Average household income 
2 Average household income distribution 
3 New housing unit costs 
4 Current formal sector housing costs 
5 General inflation rate 
6 Construction cost escalation rate 
7 Acceptable housing decay rate 
8 Mortgage interest rate 
9 Mortgage loan term 
10 Down payment percentage 
11 Graduation rate 
12 Graduation period 
13 Housing expenditures, share of household income 
14 Recurring expenditures, share of housing expenditures 
15 Public Sector capital expenditures 
16 Total housing investment (formal and informal) 
17 Share of land, infrastructure and construction in housing costs 
18 Standard housing models for low-income groups 

Ad.1 The minimum wage is 15,000 TSH and the maximum wage is 45,000 TSH, so according to mr. 
Lugolla the av. household income is 30,000 TSH !? 

He said that low-income is between 10,000 and 15,000 TSH. He suggested that we visit the 
ministry of Finance to find data on this. 

Ad.3 For new units costs he referred us to the valuation manager. 

Ad.7 The lifespan of a house depends on the building materials used. The government dictates the 
use of cement, corrugated iron sheets (25 y.) and cement sand bricks. Previously the THB 
did not grant loans for more than 30 years. 

Ad.8 The mortgage interest rate depends on the economy and the policy of the Central Bank of 
Tanzania. 1991: the liberalisation of the economy. Still there are max. and min. rates 
determined by CBT. This was 33% per annum in 1994/1995. It has increased to 35 %, it is 
not fixed. 

Ad.9 The max. mortgage loan term was 30 years, in 1994 it was 10 years. 

Ad.10 There is no down payment percentage, but before extending a loan, 25 % of the construction 
costs must already have invested by the individual. 

Ad.13 Government: 30 % of one's income is spent on housing. To determine the income, incl. the 
informal, they send a valuation officer to the site; to see if they really have poultry, for 
example. 

Ad.14 For recurring expenditures, as in maintenance, people take a new loan. There are conditions to 
getting a loan. One must have a working life, until 55 years of age (=official retirement age). 
No loans are being extended of less than 100,000 Tsh. 
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The reconstruction of the THB affects mainly shareholding, it will be privatised. So after reconstruction 
the bank will be commercial; low- and middle income considerations will be irrelevant. 
Other institutions on housing are the National Provident fund, which has constructed houses in 
Dodoma and the NHC. They cannot extend loans though, only the THB. 
In 1974 the Workers and Farmers Housing Development Fund was established. It operated until 1985, 
after that the government seized bringing in money. 

Those funds are managed by the THB. With those they should give loans of 24 % interest rate for 
private individuals, 4 % for government personnel, 3 % for civil servants. 
Mr. Lugolla said that an idea for low-income households is to phase the construction. He stated 
though, that in Tanzania, people are reluctant to do this; they want the structure to go up at once. 

Meeting with ms. Kiwelu, Valuation Officer at the Tanzanian Housing Bank, Dar es Salaam 

20-03-95 
About the construction costs of new housing units she said: 

1) 

2) 

3) 

Low costs single storey building with permanent building materials, and raft foundation will cost 
15,000 Tsh/m2

. Mind; this is on bare land, no roads, no septic tanks, no water. 
Double storey building will cost 150,000 Tsh/m2

, but if the individual supervises it himself, these 
costs might be lower. High shares are transport (petrol) and cement. 

Multi storey up to 4th floor, the costs will drop after that. 

The construction costs escalation rate is individually determined. 
The decay rate is not less than 60 years. 
In rural areas you will only get a loan if you have right of occupancy, this does not coincide with 
traditional law. Most of the rural area is not surveyed. 

Tomorrow I can pick up some drawings of standard low cost housing models. 

Meeting with the Director of Marketing and Research of the Tanzanian Housing Bank, Dar es 
Salaam 

22-07-95 
In June the license will be ready, the account systems will be restructured. He gave me the new 
corporate plan 94/95 and the report on the new economic strategies. 
At this time, the THB does not receive any funding of the Government. Deposits are done by 
individuals, commercial organizations and associates. 

Meeting with mr. Khalfan, engineer at Howard Humphrey's Consultants, Dar es Salaam 

20-07-95 
I presented the following list of required information to mr. Khalfan: 

Could you please fill me in on the costs of the following infra-structural services (in urban and rural 
areas): 
(If you do not have experience with these particular works, could you please tell me what you know 
on anything that comes close or perhaps direct me to someone who does know) 

1) demarcation/clearance 

costs per m2
, or per plot ................................................ .. 

2) refuse collection 
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Initially it can be assumed that refuse is burned or otherwise disposed of by the people themselves. 
While at a later stage refuse can be dumped at hard stands for collection by the local council. 

costs of a hard stand ..................................................... . 

3) circulation roads 
a only cleared, demarcated and graded 
b compacted subgrade, murram surface course 2.5 m. wide, right of way 10.0 m. and shallow 

ditches 
c compacted subgrade and an earth or single-course construction. Carriage 5.0 m. and right of 

way 10.0 m. with shallow ditches 
d compacted subgrade, base course and surface course, deep ditches, carriage 7.0 m. and 

right of way 20.0 m. 

costs perm ............................................................... . 

4) water supply 
communal water point, standpipe 
lines for individual connection and fire hydrants 

costs of a standpipe ...................................................... . 

costs for a household to have an individual connection .................... . 

5) sewage disposal 
sewer lines and control pits for water-borne sanitation at off-plot facilities, 
trunksewer 

costs per plot. ............. .............................................. . 

6) electricity and street lighting 
single connection to a metering point, combined with the water metering whenever possible. Public 
lightning by means of a high mast system 

any kind of costs ?! .. .................................................... . 

He said that it is very difficult to just give figures, because prices are always depending on all kind 
of factors. But, nevertheless he provided me with a list of estimates (below). Also he gave me a 
report written by the Tanzanian Urban Sector Engineering project: A Socio-economic Survey 
Analysis; an analysis of affordability and willingness to pay, 1994, by mr. A. lnamdar. 
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Estimated construction prices - estimates only - 1995 
I Self built ~ Contractor built 

1 Demarcation - sam 15/- 76/-
2 Refuse collection 
a Hard stand - each 
Cone 1 :3:6 - 0.8 m3 28,000/- 38,400/-

Block wall 230 mm - 6 m2 (burnt bricks) 
3 Roads oer m lenath 15 to 10 km) 
a Clearina & aradina/ shapinq 5.0 m wide: 
Labour intensive 1,750/-
Machine - motor arader & 06 1,500/-
b Compact, 150 mm gravel & ditch - 5 m 8,500/-

wide 
c Compact no gravel, ditch - 5 m wide (earth 5,500/-

road) 
d Proper single coat tarmac road with base 16,000/-

course, ditch 
4 Water supply: 
a Communal incl 100 m suoolv o.e. oioe 100,000/- 250,000/-
b House connection incl 100 m supply p.e. 65,000/- 125,000/-

oioe 
5 Sewaae disposal incl. official charaes 
a Within plot pioework & chambers 175,000/- 350,000/-
b Connection to municipal sewer incl. 25 m 215,000/- 400,000/-

of 150 mm pvc pipe & tarmac reinstate 
6 Electrical incl. official charaes 
a House connection from TANESCO 150,000/- 300,000/-
b Street lighting - each nil 1,000,000/-

(min) 
Source: Howard Humprey's Consultants, 1995 

140 



Appendix VIII 

Basic Price List- 1995 prices in Tshs. (Tshs 6001- to a US dollar) 
Item Unit I Self built ~ Contractor built 

1 Site Clearance m' 15 60 
2 Top soil remove 150 mm m' 105 165 
3 Excavation UD to 2.0 m mo 700 1,100 
4 Excavation uo to 2 to 4 m mo 1,000 1,500 
5 Backfill mo 500 800 
6 Mass concrete 1 :4:8 m" 30,000 42,000 
7 Mass concrete 1 :3:6 mo 35,000 48,000 
8 Reinforced concrete 1 :2:4 mo 40,000 55,000 
9 Reinforced concrete 1 :2:5:3 m" 45,000 60,000 
10 Blackwall 230 mm m' 4,000 6,000 
11 Blackwall 150 mm m' 3,500 5,000 
12 Blackwall louvres m' 4,000 6,000 
13 Plaster lime m' 1,500 2,500 
14 Plaster no lime m' 1,250 2,000 
15 Floor screed steel trowel m' 1,500 2,500 
16 Floor screed timber trowel m' 1,250 2,000 
17 Ceilina Dlaster smooth m" 1,600 3,000 
18 Reinforcement R or Y kg 385 450 
19 Formwork rouah m" 3,000 7,000 
20 Formwork smooth m" 3,500 8,000 
21 Paintaloss m' 1,300 2,200 
22 Paint emulsion m' 900 1,500 
23 Paint varnish m" 1,200 2,100 
24 Tyrolean m' 900 1,500 
25 Doors HW frame & shutter DC 25,000 40,000 
26 Doors HW frame & flush shutter pc 18,000 25,000 
27 Windows HW frame, bars, louvers DC 20,000 30,000 
28 Windows HW frame & casement pc 24,000 40,000 
29 Mosquito gauze fixed DC 12,000 18,000 
30 Mosauito oauze casement PC 18,000 22,000 

Sanitary fictures incl. pipework 
31 Washhand basin PC 50,000 75,000 
32 W.C. pc 60,000 85,000 
33 Bathtub PC 75,000 110,000 
34 Shower pc 25,000 40,000 

Electrical incl. wirina 
35 Tubeliqht pc 10,000 15,000 
36 Bulb point DC 7,000 10,000 
37 Sockets outlet 13A pc 10,000 20,000 
38 Main switch board pc 40,000 60,000 
39 Terrazo m' 12,000 19,000 
40 Ceramic wall tiles white m' 12,000 18,000 
41 Ceramic wall tiles colored m' 15,000 21.,000 
42 Ceramic floor tiles colored m' 16,000 23,000 
Source: Howard Humprey's Consultants, 1995 

E-mail sent to mr. Griffin, researcher on population development, and ms Ferreira, 
researcher on poverty, WorldBank, Washington 

10-07-96 
Hello Mr. Griffin, 

I'm a student from the Netherlands, struggling with her thesis! We met briefly in Dar es Salaam at 
the World Bank office, where I was gathering information for my research on the housing needs for 
Tanzania, last summer. You and Ms.Ferreira both were most helpful by giving me lots of reports. 
In the middle of working out all the data I have gathered I encounter "some" difficulties. Since you 
gave me your card, on which an e-mail address is written, I thought why not see if Mr. Griffin knows 
some answers. I'm sure that you are very busy, but I would appreciate it very much if you could 
answer some of my questions, perhaps it'll only take you a minute and it would sure help me. 

First of all a more general question: Have any reports already been published on the results of the 
"Tanzania Human Resource Development Survey" (1995)? 
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Secondly, I will have to come up with figures/predictions on the household size in Tanzania, DSM, 
other urban and rural for the next 20 years or so!. In your "Social Sector Review" I found these 
figures for 1993, nl.: 

all: 6.0 
rural: 6.3 
DSM: 5.0 
Other urban: 5.8 

In your "Poverty Profile" is given for 1991: 
rural: 6.61 
DSM: 5.96 
other urban: 5.24 

Whereas Hoek-Smit in the "Urban Housing Sector in Tanzania" states that the household size in 
DSM in 1990 was 4. 76. 
I also found some other, earlier, figures for household size, but it only becomes more confusing. 
Of course I know that it is very difficult to collect reliable data and that all these reports are probably 
based on different samples, yet I find the discrepancies quite big. So, my question is: what do you 
suggest that I'd do, have I missed some potential sources of information? And do you think that the 
household size for resp. Tanzania in total, DSM, other urban and rural will either increase, stagnate 
or decrease and why? I guess I had better leave it to this, other wise you'll delete me right away. I 
hope I catch you in a good mood and that I'll be able to return the favour one day. 

Anyway, many thanks and hope to hear from you, 

Bernadette Huizinga 

E-mail sent by mr. Griffin, researcher on population development, WorldBank, Washington 

11-07-96 
Dear bernadette 
I took a look at the census for 1988, but they do not have the requested information in it. 
I would go with the numbers in the Social Sector Review. They come from a national survey of over 
5,000 HHs we did in 1993/94 that, with the weights applied, should mimic the information available 
in the census. Those numbers will be very close to the truth. 

The survey on which the poverty profile is based was on 1,000 HHs, not fully representative of the 
census tracts, and it will be less precise. 
In the developing world, the differences you noticed are probably well within the measurement 
error, and an alternative is just to take the averages. 
But since I know the 1993/94 survey very well, I have a lot of confidence in it. In fact, the whole 
survey is on the internet and the data can be downloaded. You can find it on the World Bank home 
page: 

http://www.worldbank.org 

Except for one report on education sponsored by us, only the SSR has used the Tanzania data, to 
my knowledge. When people download the data, they get a "use" agreement that we ask them to 
send in, which requests that they send us a copy of whatever they produce using the data. Haven't 
seen anything yet. 

I still say use the 1993/94 data. As you know, you are looking at means, and there is a variance for 
every one of the numbers. Therefore, statistically a 5.0 and a 4.7 may not be significantly different. 
Another source, not based on a random sample, from the Tanzania Knowledge, Attitudes, and 
Practices survey (1994), 4023 HHs: 

Mean size 
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Urban 4.7 
Rural5.5 
All 5.3 

Persons per sleeping room 

Urban 
1-2 63.3 
3-4 25.5 
5-6 8.1 
7+ 2.1 

Rural 
56.3 
28.5 
8.8 
2.0 

All 
58.0 
27.8 

8.6 
2.1 

Appendix VIII 

Tanzania has a population growth rate of 3.2%, a total fertility rate of 5.8, and a hypothetical 
stationary population size of 125 million. It wouldn't surprise me, therefore, if the tendency is for 
households to get slightly larger, although that depends on many factors. 

Good luck. 

E-mail sent by ms. Ferreira, researcher on poverty, WorldBank, Washington 

24-07-96 
Dear Bernadette: 

Sorry that it took me so long to get back to you, but I have been away from the office. 

1 We have done some work that displays some results of The Tanzania Survey, including the 
Social Sector Review that I believe you have a copy. I will be glad to send them to you if you 
send me your mail address. 

2 On the household size. If you compare the household size between 1991 and 1993 you will 
see that there are no major differences in statistical terms (all the values are within the same 
confidence interval). 
Let me give you an example for the rural areas where we have 6.3 in 1993 and 6.6 in 1991. 
These values are very similar. Because the 1993 survey covers 5,000 households (while the 
1991 only covers 1,000) I would use the 1993 survey results since the estimates are more precise 
from a statistical standpoint. You may also want to get hold of the 1991 Household budget survey 
conducted by the Bureau of Statistics, and of the 1988 census. 

3 If standards of living are increasing I would expect the family size to decrease. This what 
happened everywhere. Aren't the rich countries characterized by very small families. You have 
your answer. 

I hope this is helpful 

Best regards 
Luisa 
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Appendix IX. database books 

(referred to in Chapter 2.4): 

Categories 

I Tanzania: Economical and socio-economical data 
II Housing theory in general 
Ill Tanzania in general 
IV Tanzania: Housing finance 
V Tanzania: Population 
VI Tanzania: Building standards and costs 
VII Tanzania: Housing 
VIII Tanzania: Construction industry 
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Books 
NR TITLE 

--- - ------------

1 WHO VOTES IN TANZANIA AND WHY 

2 THE SECOND ECONOMY IN TANZANIA 

AUTHOR 
MALIYAMKONO T.L. 

MALIYAMKONO T.J. 

3 TANZANIA SENSA 1988, METHODOLOGY B.O.S. 

4 HOUSEHOLD BUDGET SURVEY 1991/1992, METHODOLOGY, VOLUME II B.O.S. 
ASSESSING HOUSING NEEDS AND POLICY ALTERNATIVES IN DEVELOPING COUNTRIES, URBAN STRUYK R.J. 

5 INSTITUTE REPORT 88-4 

6 TANZANIA SENSA 1988, POPULATION SENSUS Preliminary report B.O.S. 
THE NATIONAL CONSUMER PRICE INDEX AND INFLATION IN TANZANIA: Measures Trends and Prospects in: 

7 Tanzania Economic Trends, A Quarterly Review of the Economy, vol.6 no.3 (sep.1993) and no.4 Uan.1994) E.R.B. 
CRITERIA FOR INFRASTRUCTURE: Some lessons From Investment in Sites and Services Project Areas in 

8 Tanzania. in: The Journal of Building & Land Deve- lopment, vol.3, no.2, p.1-8 (mar.1993) MAJANI B. 
SQUATTER SETTLEMENT DEVELOPMENT AND UPGRADING IN DSM in: The Journal of Building & Land 

9 Development, vol. 3, No. 2, p.23-30, (mar.1994) KYESSI, A.G. 
FINANCING OF PHYSICAL INFRASTRUCTURE, IN URBAN HUMAN SETTLEMENTS. in: The Journal of Building 

10 and Land Development, vol. 3, no.2, p.51-59, (mar.1994) MWAPILINDA, P.R. 
TOWARDS A NATIONAL HOUSING POLICY Report on a conference organized by B.R.U. and C.H.S., At Arusha 

11 International Conference Centre, March 3-8, 1980 M.L.U.D. 

12 MIMIMUM REQUIREMENTS FOR PERMANENT SINGLE STORY HOUSES Technical pamphlet no.2 SVARE, T.I. 
HOUSING AND DESIGN IN TANZANIA A thesis for Masters Degree at the Royal Danish Academy of Art. F.S.D. 

13 Publication, series A, no.34, june 1984 NNKYA, A. 

14 HOUSING COOPERATIVES IN TANZANIA B.R.U. working report no.65 NDATULU, T.S. 
RURAL LOW-COST HOUSES. Advice concerning design and choice of materials for rural housing. Technical 

15 Pamphlet no.3 SVARD, C. 

16 HOUSING CONDITIONS IN TANZANIA, ILLUSTRATIONS Working Report no. 68 MPUYA,M. 

17 FINANCING RURAL HOUSING IN TANZANIA C.H.S. Discussion paper MAGANGA, F.J. 

18 TANZANIA PLANNERS' HANDBOOK A guide for regional and rural development planning. 

19 HOUSING CONDITIONS IN TANZANIA, PHOTOGRAPHS BRU working report no.60 

RAAY, VAN H.G.T. 

MPUYA, M.L.L 

20 RURAL HOUSING IN TANZANIA Report of a seminar organized at Arusha may 12th-20th, 1981 SCHILDERMAN, T. 

21 SINGLE-STOREY HOUSING IN TANZANIA, EVOLUTION, DESIGN AND CONSTRUCTION. KYHN, B. 
PREFABRICATED HOUSES AND WORKERS HOUSING DEVELOPMENT IN TANZANIA. Paper for Workshop on 

22 Prefabrication in Housing Construction in Tanzania. 22-24 March 1995. Preparation towards HABITAT II. MWENISONGOLE, A. 
AN APPRAISAL OF STRATEGIES FOR HOUSING IMPROVEMENT IN RURAL Tanzania. in:"Habitat International", 

23 vol.9, no.1, p.81-89, 1985 KALABAMU, F.T. 

24 HOUSING, SOCIALISME AND NATIONAL DEVELOPMENT IN TANZANIA. A policy framework. KULABA, S.M. 
URBAN LAND MANAGEMENT, REGULARISATION AND LOCAL DEVELOPMENT Policies in Tanzania with special 

25 emphasis on DSM KIRONDE, L.M.J. 
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PUBLISHER YEAR PLACE 
ESAU RP 1995 Dar es Salaam 

ESAU RP 1990 Dar es Salaam 

B.o.S. 1988 Dar es Salaam 

B.o.S. 1993 Dar es Salaam 
The Urban 
Institute Press, 1988 Washington D.C. 

B.o.S. 1988 Dar es Salaam 
University of Dar 
es Salaam 1993 Dar es Salaam 

Ardhi Institute 1993 Dar es Salaam 

Ardhi Institute 1994 Dar es Salaam 

Ardhi Institute 1994 Dar es Salaam 

M.L.U.D. 1980 Arusha 

B.R.U. 1974 Dar es Salaam 
Royal Danish 
Academy of Art 1984 Copenhagen 

B.R.U. 1989 Dar es Salaam 

B.R.U. 1980 Dar es Salaam 

B.R.U. 1990 Dar es Salaam 

l.H.S. 1982 Rotterdam 

!SSAS 1989 The Hague 

BRU 0 Dar es Salaam 

IHS 1982 Rotterdam 

Ardhi Institute 1984 Dar es Salaam 

CHS 1995 Dar es Salaam 
Pergamon Press 
Ltd. 1985 London 

CHS 1981 DSM 

CHS 1995 DSM 
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NR 

26 

27 

28 

29 

30 

TITLE AUTHOR 
MATRIX 
DEVELOPMENT 

THE NATIONAL HOUSING CORPORATION, TANZANIA. A strategy for the 1990s and beyond. CONSULTANTS 
TOWARDS EFFECTIVE COMMUNITY PARTICIPATION IN LOW-INCOME HOUSING PROJECTS: Lessons from 
Tanzania. Paper presented on the 3rd International Seminar on Community Participation, At CEHAP, Medellin, 
Colombia, 17th-21st nov., 1991 MATERU, J.S. 

PROPOSED LOW COST HOUSING ESTATE IN TABATA AREA, DSM Technical proposal, volume I 

NATIONAL STRATEGY FOR SUSTAINABLE HUMAN SETTLEMENTS DEVELOP- MENT 

NUMBER OF BUILDING PERMITS AND OCCUPATION CERTIFICATES. 1982-1994, City Council 

DEPT. 
CONSUL TANGY, 
N.H.C. 

M.L.U.D. 

NYAMETE, A.M. 

31 OVERVIEW OF HUMAN SETTLEMENT DEVELOPMENT AND MANAGEMENT IN TANZANIA. KYESSI, A.G. 
AN OVERVIEW OF THE PERFORMANCE OF THE SHELTER SECTOR in Tanzania. Paper presented at the 5th 
HABINET lnternatio- na Seminar on Construction Management for Sustainable Self Help Housing in Habinet 

32 Countries, 22-26 Nov., 1993. MATERU, J.S. 
MATRIX 

A STRATEGY FOR THE 1990S AND BEYOND. Prepared for the National Housing Corporation, Tanzania. By Matrix DEVELOPMENT 
33 Development Consultants, Nairobi, under contract to USAID/Tanzania, March, 1992. CONSULTANTS 

SHELTER SITUATION IN TANZANIA. PAPER PRESENTED TO THE NATION Paper presented to the National 
Workshop on Prefabrication in Housing Construction in Tanzania, held at Ardhi Institute CHS, DSM, 22nd-24th 

34 March, 1995 KYESSI A. 
LOCAL GOVERNMENT AND THE MANAGEMENT OF URBAN SERVICES, IN TANZANIA. From "African Cities in 
Crisis, managing rapid urban growth", edited by Stren, E.R. and White, R.R., Ch. 8, p.45. Westview Press, London, 

35 1989 KULABA, S. 
THE SITUATION OF WOMEN HEADING HOUSEHOLDS IN INFORMAL URBAN HUMAN SETTLEMENTS IN 
TANZANIA. Research Report on the situat Research Report on the Sitation of Women Heading Households in 

PUBLISHER 

USAID 

CHS 
OF 

N.H.C. 

M.L.U.D. 

CHS 

CHS 

USAID 

CHS 

Westview Press 

36 Tanzania, Final Draft MWAISELAGE A.A. CHS 

37 TANZANIA. IN "HOUSING POLICIES IN THE SOCIALIST THIRD WORLD" ,edited by Mathey,K, p.181-196 NURU, K. 
REPORT ON THE URBAN AND HOUSING INDICATORS STUDY FOR DSM Prepared for the National Steering 

38 Commitee on HABITAT II, in Preparation for the City Summit, Istanbul, 1996. C.H.S. C.H.S. 
APPROACHES TO DEALING WITH URBAN POVERTY IN TANZANIA: The Role of Urban Authorities. Paper 
prepared for the Regio- nal workshop on Urban Poverty in Southern and Eastern Africa 14 - 16th March 1995, 

39 Nairobi, Kenya. KIRONDE, J.M.L. Ardhi Institute 

40 RENT REVISION PROPOSALS N.H.C. N.H.C. 

YEAR 

1992 

1991 

1995 

1993 

1995 

1995 

1993 

1992 

1995 

1989 

1995 

1990 

1995 

1995 

1994 

42 NO TITLE, DATA ON THE NHC. N.H.C. 1995 
THE URBAN HOUSING SECTOR IN TANZANIA. Analysis of the (1990) Urban Housing Survey. A World Bank 

43 Report. HOEK-SMIT, M. World Bank 1991 

44 NO TITLE UNKNOWN 0 
REPORT OF BASELINE SURVEYS ON THE NATIONAL OPPORTUNITIES FOR THE APPLICATION OF NEWIR. EGMOND-DE 

45 BAMBOO CONSRTUCTION TECHNOLOGIES, in the Housing Sector in Tanzania. WILDE DE LIGNY TUE 1996 
UNITED REPUBLIC Investment 

46 NATIONAL INVESTMENT (PROMOTION AND PROTECTION) ACT. Revised edition 1992 OF TANZANIA Promotion centre 1994 

47 INTERNATIONAL FINANCIAL STATISTICS YEARBOOK. 1.M.F. l.M.F. 1994 
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PLACE 

Nairobi 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Nairobi 

Dar es Salaam 

London 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Eindhoven 

Dar es Salaam 



NR 

48 

49 

50 

51 

52 

53 

54 

55 

56 

57 

58 

59 

60 

61 

62 

63 

TITLE 
HUMAN SETTLEMENTS BASIC STATISTICS 

AUTHOR 

U.N.C.H.S. 

WORLD TABLES WORLD BANK 

THE TANZANIAN ECONOMY, INCOME DISTRIBUTION AND ECONONMIC GROWTH. BUKUKU, E.S. 
THE ROLE OF ARCHITECTS TOWARDS DESIGN SOLUTIONS THAT INTEGRATE SHELTER AND INCOME 
GENERATING ACTIVITIES, on low-income settlement. Case study: Tanzania. report code 2011 GOGADI, P.B. 

PLANNING 
THE ROLLING PLAN AND FORWARD BUDGET FOR TANZANIA FOR THE PER iod 1995/96-1997/98, volume 1 COMMISSION 
THE ROLLING PLAN AND FORWARD BUDGET FOR TANZANIA. For the period 1995/96 - 1997/98, volume1. 
Summary of Tables 

TANZANIA, SOCIAL SECTOR REVIEW. EXECUTIVE SUMMARY. WORLD BANK 
TANZANIA URBAN SECTOR ENGINEERING PROJECT. Socio-economic survey analysis. An Analysis of 
Affordability and Willingness to Pay INAMDAR, A. 

POVERTY AND INEQUALITY DURING STUCTURAL ADJUSTMENT IN RURAL Tanzania. Research paper no. 8 FERREIRA, L. 
SOCIO-ECONOMIC GROWTH AND POVERTY ALLEVIATION IN TANZANIA. Defining a Poverty Line and 
Alternative Measures of Standard s of Living and Poverty. KIGODA, M.A. 

SOCIO-ECONOMIC GROWTH AND POVERTY ALLEVIATION IN TANZANIA. Incomes, Inequality, and Poverty. FERREIRA, L. 
SOCIO-ECONOMIC GROWTH AND POVERTY ALLEVIATION IN TANZANIA. An Overview Paper on safety Nets 
and Targeted Programs. SHIRIMA, L.L. 

*HUMAN DEVELOPMENT REPORT Copies zonder data; te vinden in IHS U.N.D.P. 
WORLD 

*AFRICAN DEVELOPMENT INDICATORS. Data in IHS BANK/U.N.D.P. 
WORLD URBANIZATION PROSPECTS: THE 1994 REVISION. Estimates and Projections of Urban and Rural 
Populations and of Urban Agglomerations. U.N. 

ECONOMIC BULLETIN FOR THE QUARTER ENDED 31ST DECEMBER, 1994, vol.XXlll, no.4 B.O.T. 

64 ECONOMIC AND OPERATIONS REPORT. For the year ended 30th June 1994. B.0.T. 

65 COLLECTION OF OFFICIAL STATISTICS IN TANZANIA. 

66 SURVEY OF EMPLOYMENT AND EARNINGS, 1981-1984 

67 PRODUCER PRICE INDEX, MANUFACTURING SECTOR. Quarterly Report 1994:2 

68 TANZANIA, A POVERTY PROFILE 

69 SELECTED STATISTICAL SERIES: 1951 - 1991 

B.O.S. 

B.O.S. 
PLANNING 
COMMISSION 

FERREIRA, M.L. 

B.O.S. 

70 NATIONAL ACCOUNTS OF TANZANIA 1976 - 1993. NINETH EDITION in the Revised Series of GDP B.O.S. 
TANZANIA HUMAN RESOURCE DEVELOPMENT SURVEY: FINAL REPORT. Volume 1: Main Report, Annexes I 

71 and II. FERREIRA, M.L. 

72 TANZANIA HUMAN RESOURCE DEVELOPMENT SURVEY. Additional Materials. Volume II: Annexes Ill, IV and V. FERREIRA, M.L. 

73 NO TITLE, DATA FROM MRS. KILIAKI, BOT. B.O.S. 
BUILDING CONSTRUCTION INDUSTRY IN TANZANIA. Paper for the workshop: Prefab. in Housing Construction. 

74 22nd - 24th March 1995 MAKILEO, H. 

75 UTILIZATION AND PROMOTION OF LOCALLY PRODUCED CONSTR. MAT. In: "Research and DevelopmentKWANAMA, E. 

Appendix IX 

PUBLISHER YEAR PLACE 

U.N.C.H.S. 1990 Nairobi 

World bank 1992 

Praeger Publ. 1993 Connecticut 

IHS 1993 Rotterdam 
Government 
Printer 1995 Dar es Salaam 

1995 Dar es salaam 

World bank 1995 Washington DC 

1994 Dar es Salaam 

World Bank 1994 Washington D.C. 
Planning 
Commission 1995 Arusha 

World bank 1995 Arusha 
Institute of Fiscal 
Management 1995 Arusha 

1993 

1992 

U.N. 1995 New York 

B.o.T. 1995 Dar es Salaam 

B.o.T. 1995 Dar es Salaam 

B.o.S. 1994 Dar es Salaam 

B.o.S. 1992 Dar es Salaam 
Planning 
Commission 1994 Dar es Salaam 

World Bank 1993 Washington DC 

B.o.S 1994 Dar es Salaam 

B.o.S. 1994 Dar es Salaam 

World Bank 1995 Washington DC 

World Bank 1995 Washington DC 

B.o.S. 1995 Dar es Salaam 

C.H.S. 1995 Dar es Salaam 

N.C.C. 1992 Dar es Salaam 
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NR TITLE AUTHOR 

Issues in the Construction Industry in Tanzania". Seminar Proceedings N.C.C. 18th-19th August 1992. 

MINISTRY 

76 PROPOSED NATIONAL CONSTRUCTION INDUSTRY DEVELOPMENT POLICY, Draft. WORKS 
PROMOTION AND UTILIZATION OF LOCALLY AVAILABLE BUILDING MATERIALS. Paper for the Workshop on 

77 

78 

Prefab. in Housing Construction in Tanzania, 22nd - 24th March 1995. MERDAD, M.Z. 

HOUSEHOLD BUDGET SURVEY 1991/92, HOUSING CONDITIONS. Volume Ill B.O.S. 

79 

80 

THE NEED TO ESTABLISH A MORTGAGE FINANCE FACILITY IN TANZ. Talking Notes prepared for Hon. E. 
Lowassa, MLUD Minister to press conference. 

*HOUSING FINANCE AND DEVELOPMENT UNDER THE CURRENT ECONOMIC and Financial Reforms. MUYOGORO, J.K. 

81 NO TITLE: DATA ON# OF MORTGAGE LOAN APPROVALS MUYOGORO, J.K. 
CONSTRUCTION COST TRENDS STUDY. In: "Research and Development Issues in the Construction Industry in 

82 Tanzania". Seminar Proceedings N.C.C. 18th-19th August 1992 LEMA, N.M. 

83 NO TITLE, SUMMARY OF "CHS-PAPERS" Nnunduma, Simba, Mgole, Mazengo 

84 DATA AME. Statistics and Frequencies 

85 HOUSING FINANCE AND DEVELOPMENT UNDER THE CURRENT ECONOMIC and Financial Reforms. 

86 NO TITLE, DATA COLLECTED BY P. AL 

87 HOUSING MODELS/TYPES BRU, THB, NHC 

88 PHYSICAL LIFE SPANS OF RESIDENTIAL BUILDINGS IN DSM. 

89 TANZANIA BUILDING REGULATIONS 

90 NCC BUILDING MATERIALS PRICE LIST. Jan. - March 1995 

91 PRICE FLUCTUATIONS FORMULA FOR USE IN BUILDING WORKS. 
OVERVIEW OF HUMAN SETTLEMENTS AND SHELTER DEVELOPMENT and Management in Tanzania. Seminar 

MUYUGORO J.K. 

CONSOLE, K.F. 

BRU 

NCC 

N.C.C. 

92 on Innovative Bamboo Construction Technologies, 17th - 18th April, 1996 KYESSI, A.G. 

93 *BRU'S EXPERIENCE IN BAMBOO CONSTRUCTION. Seminar on nnovative Bamboo Construction Technologies. MTUI, A.L. 

94 THE TANZANIAN HOUSING BANK ACT, 1972. As amended by the Finance Act, 1985 T.H.B 

95 THB,REPORT AND STATEMENTS OF ACOUNTS, for the financial year ended on June 30, 1991. T.H.B. 
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PUBLISHER YEAR PLACE 

Ministry of Works 1995 

C.H.S. 1995 

B.o.S. 1994 

1995 

T.H.B. 1992 

T.H.B. 

N.C.C. 

C.H.S. 

T.H.B. 

Ardhi institute 

BRU 

NCC 

N.C.C. 

CHS 

CHS 

T.H.B 

T.H.B. 

1995 

1992 

1995 

1995 

1992 

0 

0 

1987 

1985 

1995 

1989 

1996 

1996 

1985 

1991 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 

Dar es Salaam 



Appendix IX 

Keywords '>1 D.1.34 

12 BUILDING REGULATIONS 1 D.1.35 

15 BUILDING REGULATIONS 2 D.1.36 T/M 41 
34 !!!!! P.19 - P.26 24 BUILDING REGULATIONS ':\9 D.1.4 
24 !!!!!!!!! 89 BUILDING REGULATIONS "'3 D.1.42 
29 !!!!!!!!!!!!! 29 BUILDING STANDARDS 173 D.1.43 
35 # HOUSEHOid/HOUSE 1987 13 BUILDING TECHNOLOGY R2 D.1.44 
35 # PERSONS/ROOM 1987 44 BY-LAW: DEF. 170 D.1.45 
48 #ROOMS: DEF. 27 CD 170 D.1.46 
43 #HOUS.UNITS CALCULAT 16 CLIMATE 170 D.1.47 
16 #PERSONS/ROOM 13 CLIMATE ~9 D.1.48 
16 #ROOMS/DWELLING 18 CLUSTER SAMPLING !fig D.1.49 
57 ABS.POVERTY 44 CODE OF PRACTICE:DEF n9 D.1.5 
56 ABS. POVERTYLINE P19 49 CONS.PRICE INDEX:DEF R4 D.1.50 
68 ABS. POVERTYLINE P75 35 CONSTR. EQUIPMENT lfi3 D.1.51 
58 ACCESS TO LAND, P32 75 CONSTR.IND. PERFORM. l'l8 D.1.52 
34 ACCESSABILITY 2 CONSTR.UNDEREST. 28! R8 D.1.53 
44 ACT/ORDINANCE: DEF. 34 CONSTRUCTION lfi8 D.1.54 
56 ADJUSTMENT PROGRAM 22 CONSTRUCTION COSTS 178 D.1.55 T/M 64 
13 AFFORDABILITY 24 CONSTRUCTION COSTS r<g D.1.6 
33 AFFORDABILITY 37 CONSTRUCTION COSTS 

"5 D.1.65 
34 AFFORDABILITY 43 CONSTRUCTION COSTS '>5 D.1.66 
55 AFFORDABILITY 82 CONSTRUCTION COSTS 5 D.1.67 
34 ARDHI, CHS 77 CONSTRUCTION INPUT 4 D.1.68 T/M 70 
37 AREA 75 CONSTRUCTION MAT. "19 D.1.7 
69 AREA REGIONS 79 CONSTRUCTION PERIOD F.7 D.1.71 
69 AREA TANZANIA 43 CONSTRUCTION PROCESS 7 D.1.72 
35 AV. HH SIZE 1987 52 CONSTRUCTION SECTOR 1<;3 D.1.73 
43 AVG PERIOD OF CONSTR 49 CONVERSION FACTOR '>8 D.1.74 
48 AHOUSEHOld.SIZE HH.: DEF. 83 COOPERATIVE, DEF. 8 D.1.75 
45 BAMBOO 34 COOPERATIVES, DODOMA 10 D.1.8 
68 BASIC NEEDS 16 CULTURAL GROUPS 10 D.1.9 
3" BR" FUNCTIONS 35 D.1.1 l?O D.IV.1 
44 BUILD.REGULATONS DEF 10 D.1.10 1<;2 D.IV.13 
44 BUILDING ACTS; WHY? 38 D.1.11T/M19 q3 D.IV.16 
44 BUILDING CODES: DEF. 22 D.1.2 ?4 D.IV.2 
76 BUILDING MAT. P.24 2 D.1.20 T/M 27 ?4 D.IV.3 
29 BUILDING MATERIALS 47 D.1.28 :>4 D.IV.4 
34 BUILDING MATERIALS 49 D.1.29 "18 D.IV.5 T/M 12 
43 BUILDING MATERIALS 39 D.1.3 13 D.V.1 
88 BUILDING MATERIALS 50 D.1.30 "19 D.V.10 
32 BUILDING PERMIT 50 D.1.31 "18 D.V.11T/M15 
34 BUILDING PERMIT 50 D.1.32 '19 D.V.16 

50 D.1.33 
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83 D.V.17 33 D.Vll.20 32 DEF.INFORMAL HOUSING 

38 D.V.18 33 D.Vll.21 69 DEF.'S EMPLOYMENT 

68 D.V.19 33 D.Vll.22 49 DEFINITIONS ECONOMY 

24 D.V.2 33 D.Vll.23 48 DEFINITIONS!!! 

62 D.V.20 33 D.Vll.24 78 DEFINITIONS, P.66 

62 D.V.21 33 D.Vll.25 43 DEFINITIONS:ANN2, P2 

62 D.V.22 34 D.Vll.26 35 DEMOGRAPHY 

62 D.V.23 34 D.Vll.27 13 DESIGN 

62 D.V.24 34 D.Vll.28 15 DESIGN 

31 D.V.3 39 D.Vll.29 16 DESIGN 

31 D.V.4 22 D.Vll.3 21 DESIGN 

31 D.V.5 42 D.Vll.31 2 DEVALUATION, 13 

35 D.V.6 42 D.Vll.32 40 DIFFERENTIAL RENTS 

38 D.V.7 43 D.Vll.33 T/M 62 72 DISTRICT CODES 

39 D.V.8 43 D.Vll.33 T/M 62 !!!! 34 DONORS 

39 D.V.9 24 D.Vll.4 35 DRAINAGE 

20 D.Vl.1 25 D.Vll.5 48 DRINKING WATER: DEF. 

45 D.Vl.10 30 D.Vll.6 43 DWELLING UNIT: DEF. 

20 D.Vl.2 38 D.Vll.63 T/M 92 48 DWELLING: DEF. 

28 D.Vl.3 31 D.Vll.7 2 EAC,4 

38 D.Vl.4 T/M 8 32 D.Vll.8 2 EC. CRISIS '80, 1 

45 D.Vl.9 32 D.Vll.9 56 EC. DECLINE '70-'80 

13 D.Vll.1 45 D.Vll.93 2 EC. DECLINE, XVIII 

32 D.Vll.10 45 D.Vll.94 50 ECONOMIC DECLINE 

32 D.Vll.11 38 D.Vll.95 2 ECONOMIC DECLINE, IX 

54 D.Vll.116 38 D.Vll.96 54 ECONOMIC GROWTH 

54 D.Vll.117 78 D.Vll.97 T/M 115 32 ECONOMIC RELEVANCE 

58 D.Vll.118 11 D.Vlll.1 18 ECONOMIC RELEVANCE 

58 D.Vll.119 38 D.Vlll.2 45 ECONOMIC RELEVANCE 

32 D.Vll.12 38 D.Vlll.3 7 ECONOMY 

85 D.Vll.120 52 D.Vlll.4 2 ECONOMY 

85 D.Vll.121 77 D.Vlll.5 33 ECONOMY 

85 D.Vll.122 69 D.Vlll.6 24 ECONOMY 

85 D.Vll.123 90 D.Vlll.7 39 ECONOMY 

85 D.Vll.124 54 DATAAMANI !!! 10 ECONOMY 

32 D.Vll.13 84 DATAAME 45 ECONOMY 

32 D.Vll.14 45 DATA COLL. METHODS 64 ECONOMY '93, P.48 

33 D.Vll.15 18 DATA COLL.TECHNIQUES 38 ECONOMY DECLINE 

33 D.Vll.16 18 DATA EVALUATION 10 ECONOMY DECLINE 

33 D.Vll.17 71 DAT A/QUESTIONS/FILES 70 ECONOMY DEFINITIONS 

33 D.Vll.18 35 DECENTRALIZATION 50 ECONOMY GENERAL 

33 D.Vll.19 33 DEF. ARDHI INSTITUTE 54 ECONOMY GENERAL 

20 D.Vll.2 29 DEF.ADEQUATE SHELTER 56 ECONOMY GENERAL 
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52 ECONOMY, RECENT 45 HOUS.FIN.INSTITUTION 79 HOUSING FIN.FACILITY 

1 ELECTIONS 18 HOUS.INSTR. COLONIAL 11 HOUSING FINANCE 

34 ENABLING APPROACH 10 HOUS.POLICY:WEAKNESS 13 HOUSING FINANCE 

2 ERP 59 HOUS.PROGR. AS OF'61 17 HOUSING FINANCE 

18 EVALUATING EC. STAT. 18 HOUSE-WORK 20 HOUSING FINANCE 

68 EXPEND.MEASUREMENT 29 HOUSE PROD. NHC 29 HOUSING FINANCE 

68 EXPENDITURES 14 HOUSE TYPE 32 HOUSING FINANCE 

48 EXPENDITURES: CALC. 13 HOUSE TYPE 33 HOUSING FINANCE 

54 FAMILY PLANNING 16 HOUSE TYPE 35 HOUSING FINANCE 

35 FINANC.URBAN SERVICE 19 HOUSE TYPE 85 HOUSING FINANCE SYS. 

10 FINANCING INFRASTR. 43 HOUSE TYPE 24 HOUSING FUNCTIONS 

24 FIXED CAP.FORMATION 32 HOUSE TYPE SWAHILI 18 HOUSING IMPORTANCE 

2 FOREIGN DEBT, 4 21 HOUSE TYPES 22 HOUSING INSTITUTIONS 

34 FORMAL HOUSING DEF. 28 HOUSE TYPES 24 HOUSING INSTITUTIONS 

2 FUEL, 3 87 HOUSE TYPES DRAWINGS 27 HOUSING INSTITUTIONS 

83 FUNDIS 37 HOUSE TYPES, 2X 29 HOUSING INSTITUTIONS 

38 GDP 22 HOUSE, AN AIM 31 HOUSING INSTITUTIONS 

54 GDP VS CONSUMPTION 23 HOUSE:AV. LIFE SPAN 32 HOUSING INSTITUTIONS 

65 GDP FIG QUALITY P .22 43 HOUSEH. EXPENDITURES 32 HOUSING MARKET 

48 GDP: DEF. 78 HOUSEHOLD FACILITIES 33 HOUSING MARKET 

70 GDP: EXP. APPROACH 24 HOUSEHOLD FORMATION 85 HOUSING MARKET P.15 

70 GDP:PROD. APPROACH 6 HOUSEHOLD SIZE 31 HOUSING NEED 

18 GEEN VR.LIJST ARGUM. 16 HOUSEHOLD SIZE 14 HOUSING NEED-DEMAND! 

37 GENERAL 54 HOUSEHOLD SIZE 85 HOUSING NEED P.16 !! 

38 GENERAL DSM 43 HOUSEHOLD: DEF. 13 HOUSING NEEDS 

50 GINI COEFFICIENT 48 HOUSEHOLD: DEF. 21 HOUSING NEEDS 

68 GINI COEFFICIENT 11 HOUSETYPES AND COSTS 22 HOUSING NEEDS 

31 GOV. EXPEND. HOUSING 35 HOUSING 58 HOUSING P.25 

43 GOVERNM. REGULATIONS 34 HOUSING & ECONOMY 34 HOUSING POLICIES 

43 GOVERNMENT HOUSES 43 HOUSING ALLOWANCES 13 HOUSING POLICY 

32 GOVERNMENT HOUSING 78 HOUSING CLASSIFICAT. 24 HOUSING POLICY 

24 GRADUAL REBUILDING 34 HOUSING CONDITION 27 HOUSING POLICY 

48 GROSS CAP. FORM.:DEF 14 HOUSING COOP.: DEF. 37 HOUSING POLICY 

48 GROWTH RATE FORMULA 32 HOUSING COOPERATIVE 32 HOUSING POLICY 1981 

29 GROWTH URB. POP. 14 HOUSING COOPERATIVES 33 HOUSING PROBLEM 

31 GROWTH URB.POP.:REAS 59 HOUSING COOPERATIVES 45 HOUSING PROBLEM 

34 GROWTH URBAN POP. 43 HOUSING COSTS 32 HOUSING PROGRAMS 

38 GROWTHRATE DSM 83 HOUSING COSTS 52 HOUSING SECTOR 

38 GRP DSM 45 HOUSING DEMAND 2 HOUSING SHORTAGE, 44 

24 H.H. SIZE 34 HOUSING DEMAND FIG. 13 HOUSING STOCK 

59 H.PROGR.SUMMARY P.14 85 HOUSING DEMAND PROJ. 33 HOUSING STRATEGY 

21 HISTORY 27 HOUSING DEVELOPMENT 18 HOUSING STRATEGY:NEW 

24 HOME-OWNERSHIP 45 HOUSING EXPENDITURES 31 HOUSING SUPPLY 
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43 HOUSING UNIT: DEF. 43 LAND MARKET INFORMAL 35 MUNICIPAL SERVICES 

48 HOUSING UNIT: DEF. 43 LAND ORDINANCE ACT 34 NAT. CONSTITUTION 

35 HOUSING: EMPLOYMENT 40 LAND RENTS 83 NATIONAL INVESTM.ACT 

77 IMPORT.BUILD. MAT. 25 LAND TENURE 33 NHC 

58 INCOME AND INFLATION 34 LAND VALUE 34 NHC 

13 INCOME DISTRIBUTION 48 LARGEST CITY: DEF. 26 NHC 

45 INCOME DISTRIBUTION 68 LAY OUT!!! 43 NHC 

50 INCOME DISTRIBUTION 40 LORA, MORA, HORA 32 NHC RENT 1990 

68 INCOME DISTRIBUTION 83 LENDING RATE THB 18 NON-PROB. SAMPLING 

34 INCOME GENERATION 33 LIBERALISATION 43 OCCUPANCY PATTERN 

68 INCOME INEQUALITY 2 LIBERALIZATION 24 OCCUPANCY RATE 

2 INCOME VS EXP. 59 32 LIFE SPAN 35 OCCUPANCY RATE 1987 

43 INCOME VS EXPENDITUR 37 LIFE SPAN 31 OVERCROWDING 

35 INCOME VS. EXPEND. 88 LIFE SPAN 34 OVERCROWDING 

68 INCOME VS. EXPENDITU 88 LIFE SPAN TRAD.HOUSE 38 OVERCROWDING 

55 INCOME VS. EXPENDITU 31 LITERATUURLIJST 48 OWNER OCC. RATIO:DEF 

83 INCREMENTAL HOUSING 48 LIVING QUARTERS: DEF 83 OWNERSHIP 

7 INFLATION 32 LOAN APPL. PROCEDURE 2 P. 28 !!! 

38 INFLATION 83 LOAN PROCESSING PROC 35 P.228 

52 INFLATION 45 LOAN TERMS 58 P.26 

24 INFLATION 2X 45 LOANS 29 P.28 

34 INFOR.TRANSACT. LAND 35 LOC.GOVERNM. BUDGET 34 P.P.P. 

45 INFORM.HOUS.FINANCE 77 LOCAL BUILD. MAT. 43 PARASTATAL HOUSES 

2 INFORMAL SECTOR 29 LOCAL BUILDING MAT. 27 PARTICIPATION 

31 INFORMAL SECTOR 35 LOCAL GOVERNMENT 31 PARTICIPATION 

39 INFORMAL SECTOR 38 LOCAL GOVERNMENT 79 PAY BACK PERIOD 

25 INFORMAL SETTLEMENTS 54 LOCAL GOVERNMENT 2 PHYS. INFRASTR., 24 

10 INFRASTRUCTURE 77 LOCAL MAT. PROMOTION 33 PHYSICAL PLANNING 

8 INFRASTRUCTURE: DEF. 77 LOCAL MAT.:PROBLEMS 24 PLAATJES 

48 INHOUSE WATER: DEF. 68 LORENZ CURVE P.23/79 43 PLANNED AREA 

24 INPUTS HOUS.CONSTR. 68 LORENZ CURVE, LAND 43 PLANNED VS FORMAL VV 

77 INSTITUTIONS 56 LORENZ, RURAL INCOME 18 PLANNING 

79 INTEREST RATES 56 LORENZ, RURAL LAND 24 PLANNING 

85 JORGENSSEN'S FORMULA 7 MACROECONOMY 31 PLANNING 

37 LAND 35 MAJOR TOWNS 6 35 PLANNING CAPACITY 

68 LAND - POVERTY 34 MASTER PLANNING 27 PLOT SIZE 

39 LAND ACCESS 38 MAS TE RP LAN 32 PLOT SIZE 

48 LAND AREA: DEF. 32 MA TE RIAL LOANS 45 POLICIES 

43 LAND COST 3 METHODOLOGY 52 POLICIES, RECENT 

35 LAND DEMAND GROWTH 4 METHODOLOGY 29 POLICY 

29 LAND MANAGEMENT 71 METHODOLOGY P.13 77 POLICY 

34 LAND MANAGEMENT 31 MIGRATION 34 POLICY '81, CRITIQUE 

33 LAND MARKET 2 MILITARY, 4 31 POLICY INSTRUMENTS 
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6 POP. GROWTH RATES 33 RENT RESTRICTION ACT 32 SITES AND SERVICES 

86 POP. PROJ.3 SCENAR. 43 RENT RESTRICTION ACT 18 SNOWBALL METHOD 

18 POP. PROJECTION 50 RENT RESTRICTION ACT 40 SPEC. BUILDING TAX 

24 POP.GROWTH, REASONS 85 RENT AL MARKET 44 SPECIFICATIONS: DEF. 

45 POPULATION (P.52) 18 RESEARCH PROCESS 35 SQUATER GRWTH REASON 

6 POPULATION DENSITY 37 RIGHT OF OCCUPANCY 34 SQUATER SETTLEMENTS 

6 POPULATION FIGURES 38 RIGHT OF OCCUPANCY 25 SQUATERS 

24 POPULATION GROWTH 43 RIGHT OF OCCUPANCY 83 SQUATTER 

31 POPULATION GROWTH 43 ROB 9 SQUATTER SETTLEMENT 

34 POPULATION GROWTH 43 ROOM: DEF. 9 SQUATTER: DEFINITION 

39 POV.CRITERIA TANZ.!! 48 ROOM: DEF. 11 STANDARDS 

58 POVERTY 34 ROOMSIZE 12 STANDARDS 

68 POVERTY-HOUSEH.SIZE 29 RUR. INFORM. SETTL. 24 STANDARDS 

45 POVERTY LEVEL: DEF. 68 RURAL-URBAN-DSM 77 STANDARDS 

39 POVERTY LINE 18 RURAL-URBAN HOUSING 75 STANDARDS P.12 

68 POVERTY MEASUREMENT 23 RURAL AV.INCOME '78 76 STANDARDS P.35 

39 POVERTY: DEFINITION 23 RURAL CASH EXP. '78 44 STANDARDS: DEF. 

39 POVERTY: MEASUREMENT 23 RURAL HOUS. STRAT. 3 34 STRATEGY FUTURE 

22 PREFABRICATED HOUSES 17 RURAL HOUSING 24 SUBSIDIES 

7 PRICE INDEX 20 RURAL HOUSING 35 SUPPLEMENTARY INCOME 

32 PRIVATE HOUSING 24 RURAL HOUSING 35 SURVEYED L. SHORTAGE 

33 PRIVATE SECTOR 32 RURAL HOUSING 24 SWAHILI HOUSE COSTS 

43 PRIVATE SECTOR 34 RURAL HOUSING 45 T ANZ. GENERAL 

62 PROJECTIONS POP. 37 RURAL HOUSING 69 TANZANIA GENERAL 

40 PROPERTY TAX 45 RURAL HOUSING 45 TARGET GROUP 

50 PUB.SECTOR/POLITICS 56 RURAL INCOME '91/92 35 TAX COLLECTION FIG. 

29 PUBLIC SECTOR 23 RURAL INDUSTRY:BAMB. 24 TAXES 

33 PUBLIC SECTOR 72 RURAL NMS 77 TECHN. TRANSFER 

43 PUBLIC SECTOR 31 SANITATION 43 TENURE 

38 PUBLIC SERVICES 35 SANITATION 2 TERMS OF TRADE, 3 

65 QUALITY HBS, P.39 48 SANITATION ACC.: DEF 34 THB 

43 QUALITY OF SERVICES 54 SANITATION, P.23 43 THB 

65 QUALITY POP. CENSUS 2 SAP 79 THB 

65 QUALITY STATISTICS 2 SECOND EC., DEF., 26 85 THB 

37 RCHU 18 SECONDARY DATA 94 THB 

23 RCHU 18 SELF HELP-INNOVATION 23 THB: RURAL LOANS 

44 REFORM. REGULATIONS 31 SETTLEMENT HIERARCHY 24 TOWN CLASSIFICATIONS 

35 REFUSE COLLECTION 35 SEWAGE DISPOSAL 31 TRANSPORT 

57 REL. POVERTY 77 SHELVES 27 UCP 

50 RENT ALLOWANCES 34 SITE & SERVICES 38 UIP 

33 RENT COLL.PROCEDURES 83 SITE & SERVICES 43 UNPLANNED AREA 

24 RENT CONTROL 8 SITE AND SERVICES 39 UNSAFE WATER 

32 RENT RESTRICTION ACT 9 SITE AND SERVICES 9 UPGRADING 
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29 URB. INFORM. SETTL. 

62 URS.GROWTH RATE P.30 

48 URBAN AGGL.: DEF. 

39 URBAN AREA: DEF. 

14 URBAN AREAS:PROBLEMS 

45 URBAN DEV. (P.53) 

52 URBAN DEVELOPMENT 

24 URBAN GROWTH 

38 URBAN GROWTH RATE 

35 URBAN GROWTH REASONS 

50 URBAN INEQUALITY 

25 URBAN LAND 

29 URBAN MANAGEMENT 

35 URBAN MANAGEMENT 

72 URBAN NMS 

39 URBAN POP. 

38 URBAN POP. 2000 

35 URBAN POP. GROWTH 

39 URBAN POVERTY 2X 

35 URBAN PROBLEMS 

35 URBAN ROADS 

29 URBAN SERVICES 

9 URBANIZATION 

13 URBANIZATION 

24 URBANIZATION 

31 URBANIZATION 

34 URBANIZATION 

62 URBANIZATION 

10 URBANIZA TION:PROBLEM 

43 URP 

7 WAGES 

35 WATER SUPPLY 

68 WATER SUPPLY P.46 

54 WATER, P.23 

43 WFHDF 

55 WILLINGNESS 
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Data 

Data Category I: Tanzania; Economical 
and socio-economical data. 

D.1.1 Main sources of revenue of Tanzanian urban 
councils from local taxes. 
1985/86 
5 types of taxes 
1985 
p.222 

D.1.2 Maintenance budget for major rehabilitation works 
in the whole country. 
1987/88, 1991/92 
p.11 

D.1.3 Performance of the Tanzanian economy. 
1989-1993 
GDPpc, GDP real growth, inflation, value TShs, 
Balance of Payments 
1992 
p.6 

D.l.4Calorifically defined poverty lines for Tanzania. 
1991 
TShs/capita 
daily energy requiremenUincome required 
1993 
p.7 

D.1.5 Share of expenditure of the top and bottom 5% -
25% of the population in Tanzania. 
1991 
rural, urban, non DSM, DSM 
1993 
p.8 

D.l.6Tanzania; Population with less than 1$ a day per 
person. 
1985 and 1990 compared 
1994 
p.8 

D.1.7 Summary of 'Nguvu Kazi' business activities 
recognized by the DSM City Council. 
license fee 
p.23 

D.1.8 Gross Domestic Product at 1976 prices and capita 
Gross Domestic Product at 176 prices. 
1978 - 1986 
1989 
p.52 

D.l.9The growth rates of GDP, population and per 
capita income(%). 
1977-1985 
1986 
p.52 

D.1.1 OPercentage changes of GDP, population and per 
capita income(%) 
1977 - 1985 
1986 

Appendix IX 

p.52 

D.1.11 Household income distribution in US$. 
by quintile and average income 
1995 
p.17 

D.l.12City product per person.(US$ 137) 
The total city product divided by population 
1993 
p.17 

D.l.13Proportion of average household income spent 
on food, housing, travel, other. 
1990 
p.18 

D.l.14Fuel price in US cents per litre, including tax. 
1995 
p.25 

D.l.15Sources of incomes of local governments(%). 
1993 
p.30 

D.l.16The capital expenditure in US$ per person, by all 
local governments in the metropolitan areas, 
averaged by the last three years. 
(US$ 0.03) 
1993 
p.30 

D.l.17Local government per capita income. 
The total local government resources of funds in 
US$ annually, both capital and recurrent, for the 
metropolitan area, divided by population (three 
year average). (US$ 97,51) 
1993 
p.30 

D.l.18Average annual change in real capita income of 
local governments over a three year period 
(31.8%) 
1993 
p.30 

D.l.19Average annual change in real capita income wn
source revenues of local governments over a three 
year period. (40.17%) 
1993 
p.30 

D.l.20Major economic trends of the Tanzanian 
economy. 
up onto 1988 
1990 
p.139 

D.1.21 Exchange rate of the TShs against selected 
countries. 
1979- 1988 
1990 
p.141 

D.l.22Effectiveness of major policy instruments in 
Tanzania. 
1980 - 1987 
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1988 
p.142 

D.l.23Estimated size of the Second Economy in 
Tanzania 
1975 - 1986 
1990 
p.144 

D.l.24The size of the Second Economy in various 
countries. 
Australia, Canada, Ghana, Tanzania, U.K., U.S.A. 
1990 
p.147 

D.l.25Household income and expenditures estimates. 
urban and rural 
1990 
p.148 

D.l.26Comparison of Tanzania's and International 
inflation(%) 
1978 - 1987 
1990 
p.158 

D.l.27TShs nominal exchange rates in various markets 
(TShs/$U.S.). 
official rate, second economy rate, gap 
1990 
p.158 

D.l.28Exchange rates 1964 - 1993 
1.M.F., lntrest rates, Consumer Prices (1990=100) 
p.738 

D.l.29GNPpc,:, current prices, TShs, 1987 prices, 
GDP at f.c.: current prices, TShs, 1987 prices, 
deflators, 
Consumer Price Index 
1970 - 1990 
1992 
p.589 

D.l.30Retail Price Index for DSM minimum wage 
earners (1977=100) 
1966-1989 
food, all goods 
1988/89 
p.104 

D l.31Consumer Price Index for goods and services 
used by urban residents in Tanzania 
(1977 =100). 
1969- 1989 
1988/89 
p.105 

D.l.32Percent average annual growth rates of Real 
GDP at f.c. 
1950/59 - 1980/89 (periods) 
p.153 

D.l.33Percent average annual growth rates in total and 
selected components of Real GDP (1976 prices). 
1965 - 1989 
p.155 
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D.l.34Legal minimum wages in Tanzania. 
1963 - 1986, 1990, 1992 
from the newspaper 
p.7 

D.l.35Urban income distribution in Tanzania. 
9 income groups 
1992 
p.9 

D.l.36Actual and projected Real GDP by sector (1976 
prices). 
1992 - 1998 
1995 
p.14 

D.l.37Real GDP by sector (1976 prices) 
1992 - 1998 
figure 
p.14 

D.l.38Actual and projected GDP growth rates. 
1992 - 1998 
1995 
p.15 

D.l.39Construction sector growth and contribution to 
GDP (1976 prices). 
1990 - 1994 
1995 
p.65 

D.l.40Sector shares of recurrent and development 
budget (TShs). 
1994/95 and 1995/96 
incl. Land, housing and urban development 
1995 
p.142 

D.1.41 Idem D.1.40; given in percentages. 
p.144 

D.l.42Summary of tables in RPFB 
some differ from data in actual publication of the 
RPFB 
Real GDP (1976 prices) 1991 - 1998 
Real GDP sectoral growth rates 1992 - 1998 
Sectoral contribution to overall GDP (1976 prices) 
1991 - 1998 
Nominal GDP by sector of origin 
Nominal GDP by sector of origin, growth rates 
Nominal GDP by sector of origin, sectoral 
contribution 
Balace of Payments 1991 - 1998 
Consumer Price Index 
Consumer Price Inflation 
GDP deflators by sector 

D.l.43Gross Domestic Production at f.c. by industrial 
origin at current prices ( 1994) 
updated GDP; includes some informal sector 
activities 
NCI (1994=100) 
NCI% change on previous year 1995 

D.l.44Cost trends of labour in DSM 
1978 - 1990 



unskilled and skilled 
p.13 

D.l.45GDP at "76 prices annual growth rates. 
1977 -1993 
1994 
p.3 

D.l.46Capital formation 
type of assets, current prices, '76 prices 
public, private 
incl. Buildings 
1976-1993 
1994 
p.20 

D.l.47All kinds of GDP, GNP, expenditures 
1976 - 1993 
1994 

D.l.48Minimum monthly wage 
1970 prices 
1965-1991 
1994 
p.13 

D.l.49Cost of living index by quarter for urban dwellers 
in Tanzania ,ainland 
1977=100 
1969-1992 
1994 
p.28 

D.l.50GDP at f.c. per sector and as % of the total GDP 
at current prices 
at 1976 prices 
1980-1991, 1992r, 1993r, 1994p. 
1994 
p.76 - 79 

D.1.51 National Consumer Price Index 
1977=100 
1978 - Dec. 1994 
1994 
p.59,60 

D.l.52Year1y expenditures according to type of 
household. 
income group (better off, poor, very poor) 
location (rural, urban, DSM) 
1991 
p.25 

D.l.53Sources of income 
income group (better off, poor, very poor) 
location (rural, urban, DSM) 
1992 
p.54 

D.l.54Regional per capita GDP 
21 regions 
1991 
p.90 

D.l.55Household Budget 91/92 
to 
D.1.64 
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D.1.65 Income and expenditure 
Arusha 
Mos hi 
Tanga 
lringa 
Morogoro 
1994 
p.25 

D.l.66Household expenditure as % of total monthly 
expenditure 
5 towns 
incl. Building materials 
1994 
p.25 

D.l.67Willingness to pay for improved services 
5 towns 
incl. Building materials 
1994 
p.27 

D.l.68Tanzania record of growth since 1980 
growth rate real GDP 
figure 
1980 - 1994 
1995 
p.2 

D.l.69Estimated consumption per capita compared to 
estimates for 1993 from National Accounts (US$) 
all Tanzanians 
rural 
urban 
DSM 
cash and non cash expenditures 
1995 
p.3 

D.l.70Annual household expenditure 
cash and consumed production in Tanzania, 1993 
total, food, health, education, other 
per capita 
poorest and richest 20% 
rural, urban, DSM, all 
TShs and US$ 
1995 
p.7 

D.1.71 Level and structure of household consumption. 
1969, 1977, 1992 
incl. Housing 
p.10 

D.l.72Distribution of sampled households by monthly 
expenditures 
1991/92 
p/15 

D.l.73Expenditure levels 
Tanzania, rural, urban, DSM 
poorest, better off 
incl. Housing 
1993 
p.5 

D.l.74Expenditure patterns (cash and kind) by 
household type (TShs) 
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Tanzania, rural, urban, DSM 
poorest, better off 
incl. Housing 
1993 
p.6 

D.l.75Average annual expenditures per capita per 
quintile (TShs) 
Tanzania, rural, urban, DSM 
1993 
p.9 
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Data Category IV: Tanzania; Housing 
Finance 

D.IV.1 Estimation annual cash income distribution 
1980 for "rural farming households" and "urban 
non-farming households" and their ability to pay in 
cash terms if 13.5% of their cash money incomes 
is used for a 4% THB loan over 7, 10, 20, or 30 
years. 
1980 
p.33 

D.IV.2Regional distribution of THB's residential loans. 
1973 - 1979 
1980 
p.24 

D.IV.3Regional distributions of THB's residential loans 
for individuals. 
1978/79 
1980 
p.30 

D.IV.4Distribution of TH B's individual loans per income 
group. 
1979 
1980 
p.32 

D.IV.5The ratio of the median free market price of a 
dwelling unit and the median annual household 
income (5.0).DSM 
1995 
p.35 

D.IV.6The ratio of the median annual rent of a dwelling 
unit and the median household income of renters 
(0.03) DSM 
1995 
p.35 

D.IV.7The ratio of total mortgage loans to all 
outstanding credit in both commercial and 
government financial institutions (7.7).DSM 
1995 
p.37 

D.IV.8The ratio of new mortgage loans for housing last 
year to total investment in housing 
( in both the formal and informal sectors) last year 
(49.2).DSM 
1994 
p.38 

D.IV.9The average difference in percentage points 
between interest rates on mortgages in both 
commercial and financial institutions and theprime 
interest rate in the commercial banking system. 
(25%)DSM 
1994 
p.38 

D.IV.10The average difference in percentage points 
between interest rates on mortgages in both 
commercial and government financial institutions 
and the interest rate on one year deposits in the 
commercial banking system. (33.3%)DSM 



1994 
p.38 

D.IV.11The percentage of mortgages loans which are 
three or more months in arrears 
in both commercial and government financial 
institutions. (25%)DSM 
1994 
p.38 

D.IV.12The percentage of mortgages loans granted to 
women to all mortgage loans made last year. 
(4.97)DSM 
1994 
p.38 

D.IV.13Lands, housing and urban development budget 
in TShs 
1994/95 - 1995/96 
recurrent, development and total 
1995 
p.165 

D.IV.14Breakdown of district projects in TShs 
1994/95 - 1995/96 
incl. housing 

D.IV.15Mortgage loan approvals in TShs 
1990 - 1994 
per region, # units and their value 

D.IV.16Gross statistical distribution of housing finance 
sources, DSM 
8 sources 
1983 
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Data Category V: Tanzania; 
Population 

D.V.1Tanzania population growth. 
up onto 2000 
total and rural 
1978 
p.6 

D.V.2Mainland Tanzania, urbanization trends. 
1948 - 2000 
per region and total 
1979 
p.82 

D.V.3Ratio of urban population to national population 
1930 - 1988, estimation for 2000 
1990 
p.2 

D.V.4% Share of net migration in urban growth. 
1970 - 1975: 64% 
1986: 81 % not born in the city 
1980 
p.3 

D.V.5Growth rates of selected regional Headquarters 
intermediate towns and DSM. ' 
1978 - 1988 
1991 
p.5 

D.V.6Population growth trends in Tanzanian study 
towns. 
1948 - 2000 
DSM, Tanga, Mbeya, Tabora, Morogoro, Moshi 
as % of total urban population 
1981 
p.210 

D.V.7 DSM Population changes. 
1992 estimation, 2000 projection 
1992 
p.4 

D.V.8 Some demographic characteristics of the 
Tanzanian population. 
fertility rate 
child mortality under 5/100 
population annual growth rate 
% under 5 
% over 65 
1991/92 
p.8 

D.V.9Tanzania general and urban population growth 
rate. 
1968 - 1995 
1994 
p.11 

D.V.10Tanzania the growth of the urban population. 
1948, 1957, 1967, 1978, 1988 
p.11 

D.V.11Annual growth in population of city, DSM. 
(4.3%) 
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1988 
p.16 

D.V.12Average household size, DSM. 
(4.3) 
Total households divided by total population. 
1990 
p.17 

D.V.13Household formation rate. DSM. 
Annual rate of growth of numbers of households in 
the city. 
(72%) 
1990 
p.17 

D.V.14Birth and Death rates, DSM. 
Births and deaths per 1000 population 
1990 
p.18 

D.V.15Net migration 
within a country, overseas and total 
1990 
p.18 

D.V.16Social indicators uit World Tables. 
population 

total fertility 
infant mortality 
life expectancy 
urban population 

1970 - 1990 
1992 
p.589/591 

D.V.17Urbanization trends in Tanzania. 
1948,57,67, 78,88 
total, total growth rate 
urban population, growth rate 
1991 

D.V.18Household type DSM 
7 categories 
1990 
p.18 

D.V.19Demographic characteristics by type of 
household 
household size 
income group (better of, poor, very poor) 
location (rural, urban, DSM) 

D.V.20Urban population, rural population, % urban 
(UN) 
1994 
p.74 

D.V.21 Percentage population in urban areas. 
1950 - 2025 (5-years) 
1994 
p.78/79 

D.V.22Urban population and rate of change 
1950 - 2025 
1994 
p.86/87' 110 
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D.V.23Rural population and rate of change 
1950 - 2025 
1994 
p.94/95, 114 

D.V.24Total population and rate of change 
1950 - 2025 
1994 
p.102/103, 118 



Data Category VI: Tanzania; 
Building Standards and Costs 

D.Vl.1 Materials and their costs for 6 types of 
improved houses. 
1980 
p.29 

D.Vl.2Choices of materials for various building 
components. 
1980 
p.114 

D.Vl.3Costs and designs of low-cost housing of 6 
types in Tabata area, DSM. 
1995 

D.Vl.4The minimum floor space per dwelling unit for 
private sector 
construction , DSM. 
(45 sq.m.) 
1995 
p.37 

D.Vl.5The maximum allowable ratio of floor area to 
land area on residential plots, DSM. 
(40- 80 %) 
1995 
p.37 

D.Vl.6Land use and building regulations, DSM. 
Is medium or higher density housing subject to 
special regulations which limit 
its construction or increase its cost relative to 
single family housing ? NO 
Have building and land subdivision regulations 
been revised to reflect affordability constraints of 
low income groups ? NO 
Are there special norms and standards for low 
income groups in new residential developments 
? NO 
Are there regulations to preserve agricultural 
land around cities ? NO 
Is there a tenure regularisation programme for 
urban squatters ? YES 
Is there a land banking programme where the 
government buys and holds private land in 
anticipation of future development ? NO 
Are there restrictions to the conversion of 
residential use to non - residential use ? YES 
Is there a legal distinction between urban land 
and rural/agricultural ? YES 
1995 
p.37 

D.Vl.7Construction cost, DSM. 
The present replacement cost (labour, materials, 
on-site infrastructure, management and 
contractor profits) per square meter of a median 
priced dwelling unit. 
1995 
p.39 

D.Vl.8Construction tme, DSM. 
The average time, in months, required to 
construct a median housing unit. 
(6 months) 
1995 
p.39 
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D.Vl.90verview of total house costs for different 
types of wall structures and their foundation 
types per area. 
the 4 'bamboo-areas' 
1996 
p.20 

D.Vl.10Total house costs in selected araes. 
1996 
p.21 
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Data Category VII: Tanzania; 
Housing 

D.Vll.1 National Housing Corporation performance. 
1962 - 1984 

D.Vll.2Annual demand for improved houses. 
19801980, 1990,2000 
p.27 

D.Vll.3Housing demand in urban areas in Tanzania. 
1964 - 1969, 1988, 1993 
adequate stock, deficit 
1995 
p.16 

D.Vll.4Functions of housing. 
1982 
p.13 

D.Vll.5The World Bank supported site & services 
project in Tanzania. 

D.Vll.6Number of building permits and occupation 
certificates issued. 
1982 - 1994 
City Council 

D.Vll.7Formal urban shelter provision. 
(20%) 
1993 
p.15 

D.Vll.8NHC housing production First Five-Year Plan. 
1969 
planned and realised 
1970 
p.4 

D.Vll.9NHC rental units. 
RoB, NHC, Total per branch 
Hoek-Smit and world Bank 
1990 
p.8 

D.Vll.10 Dwelling units constructed by the NHC. 
1962-1987 
1989 
p.9 

D.Vll.11 Buildings constructed by the RoB. 
1971 - 1988 
commercial and residential 
1989 
p.10 

D.Vll.12Project costs sharing of the Second National 
S&S Project. 
1976 
1977 
p. 13.5 

D.Vll.13Proposed criteria for the allocation of 
surveyed plots, S&S. 
1974 
1986 
p.16 

D.Vll.14Plots surveyed in DSM. 
1978 - 1987 
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target and actual performance 
1989 
p.24 

D.Vll.15summary of the NHC current rent levels and 
assessed economic rent. 
residential, commercial, forex 
1991 
p.13 

D.Vll.16Fees required for allocation of government 
plots. certificate of occupance, 
registration fees, survey fees etc. 
1992 
p.15 

D.Vll.17Un-official prices for land in DSM (TShs). 
1992 
p.16 

D.Vll.18NHC rental units as of August 1990 
geographical distribution over 18 branches 
1990 
p.20 

D.Vll.19 Ex-RoB property portfolio 
value: depriciated replacement costs, 1988, 
1992 
estimated market value 1992 
location 
1988 
p.23 

D.Vll.20 Ex-NHC property portfolio 
value: depriciated replacement costs, 1990, 
1992 
estimated market value 1992 
location 
1990 
p.24 

D.Vll.21 Type and value ex-Rob properties 
commercial and residential 
DSM and Arusha 
p.25 

D.Vll.22 Analysis of rental income and maintenance 
expenses of NHC properties. 
1985/86 - 1989/90 
1991 
p.26 

D.Vll.23 NHC current rents per m2 per property 
type. 
1992 
p.27 

D.Vll.24 Rates private market and parastatals 
1992 
p.29 

D.Vll.25 Maintenance cocts compared to rental 
income NHC. 
1992 
p.31 

D.Vll.26 Housing condition in Tanzania. 
country situation(%): 
roof,4 
walls,6 
foundation, 6 
floors,3 
hygiene,4 (latrine) 



watersupply,6 

D.Vll.27 Housing condition in urban areas, DSM 
construction 
roofing.4 
walls,2 
conditions,3 
services 
occupancy rate (#rooms/house, #persons/room, 
overcrowding) 
kitchen facilities, 1 
bathroom,1 
toilet,2 
drinking water, 1 
fuel,1 
house lightning, 1 
carbage collection,5 
p.30 

D.Vll.28 Rural housing in Tanzania 
resources/income, 1 
self help, 1 
local materials, 1 
local reasons 
p.31 

For D.Vll.26 to 28 source plus year are not 
mentioned; probably the Household Budget 
Survey and housing conditions (BRU, 1990) 

D.Vll.29 Distribution of households using unsave 
water resources(%). 
1969, 1976/77, 1991/92 
p.14 

D.Vll.30 List of housing cooperatives in 
Tanzania (72). 

1989 
p.17 

D.Vll.31 Number of houses constructed by NHC. 
1962/63 - 1993/94 
year, # units, costs in TShs 
1995 

D.Vll.32 NHC: Sale of houses. 
1985 - now 
project, # units, selling price, purchaser 
1995 

D.Vll.33 Characteristics of the housing stock, by 
sector. 
table 1 

D.Vll.34 Occupancy pattern, by sector. 
table 2 

D.Vll.35 Tenure characteristics of occupant 
household. 
table 3 

D.Vll.36 Quality of dwelling units, by tenure groups 
and housing sector. 
table 4 

D.Vll.37 Selected dwelling unit characteristics, by 
income/expenditure group. 
table 5 

D.Vll.38 Household characteristics, by tenure group 
and sector. 
table 6 
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D.Vll.39 Employment and income characteristics, 
by tenure group and housing sector. 
table 7 

D.Vll.40 Household income by tenure group. 
table Ba 

D.Vll.41 Composition of household income, by 
tenure group. 
table 8b 

D.Vll.42 Household expenditures, by tenure group. 
table 9a 

D.Vll.43 Breakdown of total household 
expenditures, by tenure group. 
table 9b 

D.Vll.44 Income distribution and household 
expenditure. 
distribution in deciles 
table 10 

D.Vll.45 Selected household characteristics, by 
expenditure/income group. 
table 11 

D.Vll.46 Migration pattern and rural connection of 
urban households. 
table 12 

D.Vll.47 Mobility and changes in tenure, by tenure 
group and sector. 
table 13 

D.Vll.48 Housing satisfaction, by tenure group and 
sector. 
table 14 

D.Vll.49 Priorities for neighbourhood improvement. 
table 15 

D.Vll.50 Money and labour contributions for area 
improvement, by tenure group and sector. 
table 16 

D.Vll.51 Owners: land acquisition, tenure and value, 
by sector. 
table 17 

D.Vll.52 Owners: house acquisition, by sector. 
table 18 

D.Vll.53 Owners: home improvements, by sector. 
table 19 

D.Vll.54 Owners: housing expenditures and interest 
in improvement loan, by total household 
expenditure. 
table 20 

D.Vll.55 Renters: housing expenditures and rental 
subsidies, by sector. 
table 21 

D.Vll.56 Renters: tenure and housing preferences, 
by sector. 
table 22 

D.Vll.57 Maintenance of rental dwelling units, by 
sector. 
table 23 
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D.Vll.58 Private sector renters: housing 
expenditures/allowances, by total household 
expenditure (income). 
table 24a 

D.Vll.59 Private sector renters: interest in home 
ownership and willingness to repay for housing 
loan, by total household expenditure (income). 
table 24b 

D.Vll.60 Government/NHC/institutional renters: 
housing expenditures/allowances, by total 
household expenditure (income). 
table 25a 

D.Vll.61 Government/NHC/institutional renters: 
interest in home ownership and willingness to 
repay for housing loan, by total household 
expenditure (income). 
table 25b 

D.Vll.62 Proportion of total expenditures (income) 
spent on housing, by tenure group. 
table 26 

The data D.Vll.33 to D.Vll.62 is from Hoek-Smit 
1991, DSM, Moshi, Mwanza, lringa 

D.Vll.63 Household connection levels, DSM. 
Percentage of households connected to : 

1990 
p.23 

a. Water 
b. Seweraoe 
c. Electricitv 
d. Telephone 

22% 
6% 
37 % 
25% 

D.Vll.64 Access to potable water, DSM. 
(60%) The percentage of households with 
access to potable water. 
1990 
p.23 

D.Vll.65 Consumption of water, DSM. 
(50 litres) 
The average consumption of water in litres per 
day per person, for all uses. 
1990 
p.23 

D.Vll.66 Sewage disposal, DSM. 
Percentages of available latrine facilities 
1989 
p.24 

D.Vll.67 Electricity price, DSM. 
(US$0.9) 
The price of electricity in US dollars per kwh 
1995 
p.24 

D.Vll.68 Expenditure on road infrastructure , 
DSM 
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(US$73 796) 
The per capita expenditure in US dollars on 
roads ( three year average). 
1994 
p.25 

D.Vll.69 Length of road per vehicle, DSM. 
Total length of roads in km divided by total 
number of road vehicles. 
Surfaced and unsurfaced 
1994 
p.25 

D.Vll.70 Percentage of waste water treated , DSM. 
(6%) 
The percent of all waste water undergoing some 
form of treatment. 
1995 
p.27 

D.Vll.71 Solid waste generated, DSM. 
(0.35 ton/p.a./per person) The 
solid waste generated per person, in tonnes per 
annum. 
1995 
p.27 

D.Vll.72 Disposal methods for solid waste, DSM. 
The proportion of solid waste disposed to: 

1995 
p.27 

a. Ooen dumo 
b. Recvcled 
c. Incinerated 
d. Other 

52% 
5% 
3% 
40 % 

D.Vll.73 Average cost of garbage disposal, DSM. 
(US$1.7) 
The cost in US dollars per tonne of solid waste 
disposal , for those wastes which are formally 
disposed through waste collection. 
1995 
p.28 

D.Vll.74 Cost recovery, DSM 
(50%) 
The percentage of costs of formal waste 
disposal which is recovered as charges from 
producers of the waste. 
1995 
p.28 

D.Vll.75 Government level providing services, 
DSM 
5 levels, 12 services 
1995 
p.31 

D.Vll.76 Floor area per person, DSM 
(4.5 sq.m/person) 
The median floor area per person in 

square metres 
1993 
p.35 

D.Vll.77 Permanent structures, DSM 
(66%) 
The percentage of dwelling units which are likely 
to last twenty years or more given normal 
maintenance and repair, taking into account 
locational 
and environmental hazards 
1993 
p.35 



D.Vll. 78 The percentage of the total housing stock 
in the urban area which is in compliance with 
current regulations, 
DSM 
(36%) 
1993 
p.35 

D.Vll.79 Over crowding, DSM. 
(40%) 
The percentage of households who are in 
housing deemed to have too few bedrooms for 
a family of that type. 
1995 
p.35 

D.Vll.80 Indoor plumbing, DSM. 
(13%) The percentage of dwelling units which 
contain a complete unshared bathroomwithin 
the unit. 
1995 
p.36 

D.Vll.81 Squatter housing, DSM. 
(60%) 
The percentage of total housing stock in the 
urban area which is currently occupying land 
illegally 
1995 
p.36 

D.Vll.82 Homelessness, DSM. 
(0.2 
The number of people per thousand of the 
urban area population who sleep outside 
dwelling units (e.g. on the streets, in parks) or in 
temporary shelter in charitable institutions. 
1995 
p.36 

D.Vll.83 Owner occupancy (by sex), DSM. 
The percentage of households which own the 
dwelling units which they occupy. 
1995 
p.36 

D.Vll.84 Public housing stock , DSM. 
(p.40) 
The percentage of total number of dwelling units 
in the urban area that is owned , managed and 
controlled by the public sector. 
1995 
p.40 

D.Vll.85 Privatised public stock , DSM. 
(0.001% 
The percentage of the total number of dwelling 
units previously constructed or managed by the 
public sector. 
1995 
p.40 

D.Vll.86 Public housing production, DSM 
(0.01%) 
the total production of public housing units as a 
fraction of all formal housing units produced 
during the year. 
1995 
p.40 

D.Vll.87 Social rent to income, DSM. 
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(1 %) 
The ratio of the median annual rent of a public 
housing dwelling unit and the median household 
income of renters of public housing. 
1995 
p.40 

D.Vll.88 Waiting time, DSM. 
(48 months 
The average time on waiting lists before 
allocation of public housing units. 
1995 
p.40 

D.Vll.89 Administrative costs, DSM. 
(15%) 
The administrative costs of operating public 
housing stock taken as a fraction of the 
estimated market rental value of the dwellings. 
1995 
p.40 

D.Vll.90 Rent control, DSM. 
(5 
The percentage of the rental stock including 
public housing and informal rentals, under the 
coverage of a rent control system. 
1995 
p.40 

D.Vll.91 Lease security, DSM. 
(3%) 
The proportion of private rental households who 
have a formal lease agreement with their 
landlord. 

1995 
p.41 

D.Vll.92 Evictions, DSM. 
(180) 

The average annual number of hoeholds evicted from 
rental dwellings and squatter dwellings during 
the past five years 
1995 
p.41 

D.Vll.93 Potential of different cities for a bamboo 
housing project in Tanzania. 
1996 
p.17 

D.Vll.94 Materials used according to element and 
location. 
rural/urban 
1996 
p.32 

D.Vll.95 Dwelling type, DSM 
1990 
p.19 

D.Vll.96 Sources of water, DSM 
5 sources 
1990 
p.23 

D.Vll.97 Household Budget Survey 1991/92 
to 
D.Vll.115 

D.Vll.116 Type of sanitation facility by residence(%) 
DSM, other urban, rural, total 
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1993/94 
p.23 

D.Vll.117 Household water sources by residence(%) 
DSM, other urban, rural, total 
1993/94 
p.24 

D .VII .118 Percentage of households in each 
quintile with characteristic. 

earth floor 
permeable roof 
low quality window 
1993 
p.vii 

D.Vll.119 Basic housing amenities 
DSM, other urban, rural, total 
9 amenities 
1993 
p.26 

D.Vll.120 Projected general housing demand in 
Tanzania 
1988 - 1997 
population estimates 
required housing stock 
available housing stock 
unsatisfied demand 
% increase in effective demand 
1988 
p.24 

D.Vll.121 Projected urban housing demand. 
1988 -1997 
population estimates 
required housing stock 
available housing stock 
unsatisfied demand 
% increase in effective demand 
1988 
p.25 

D.Vll.122 Projected rural housing demand. 
1988 - 1997 
population estimates 
required housing stock 
available housing stock 
unsatisfied demand 
% increase in effective demand 
1988 
p.246 

D.Vll.123 Computation of effective housing 
demand 
1988-1997 
Jorgenssen's formula 
1988 
p.27 

D.Vll.124 Housing institutional framework in 
Tanzania. 
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Diagram 
p.28 



Data Category VIII: Tanzania; 
Construction Industry 

D.Vlll.1 Demand for building materials per type of 
construction. 
cemant, lime, bricks 
1978 
p.40 

D.Vlll.2 Percentage of employment that is engaged in 
the construction of residential dwelling units in DSM. 
1995 
p.39 

D.Vlll.3 The proportion of on-site building employees 
who are employed as wage labour in DSM. 
1995 
p.39 

D.Vlll.4 Availability of construction materials. 
1990 - 1993 
cement, steel, sheets, paints 
1993 
p.65 

D.Vlll.5 Demand and supply of building 
materials. 

cement: 1980 1991, TSC 
aluminium sheets: 1983 - 1988, ALUCO 
GCI sheets: 1980 - 1990, GALCO 
p.4 

D.Vlll.6 Buiding cement estimated consumption 
1951 - 1992 
1994 
p.59 

D.Vlll.7 Costs of selected building materials 
1995 

Appendix IX 
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Appendix X. Tanzania's housing policies as of independence 

(referred to in Chapter IV): 

After independence in 1961, the government declared an intention to provide "good modern 
housing to all citizens of Tanzania". After food en clothing, housing or shelter was put on the 
third spot of the priority list of Tanzania's development strategy. The ministry of Lands, 
Housing and Urban Development (MLHUD) was vested with the responsibility of overseeing 
all housing developments in the country. 

From 1961 onwards several different approaches towards the housing and the role of the 
government were adapted. To describe all different policies and strategies will be too far, only 
the regulations and campaigns which had (and sometimes still have) a great impact on the 
housing situation will be discussed in the following paragraphs. 

The government policies that affected the housing sector 
Although the majority of the Tanzanians still live in the rural areas, 81.6 % [Bureau of 
Statistics, 1988), did the rural housing never get as much attention as the urban housing. The 
old National Budget figures give some indication of this. In 1967, about 98 % of the National 
Budget for housing during the second Five-Year Development Plan was allocated to urban 
areas where less than 20 % of the population is living. [Maganga et al, 1982, p. 6) 

A reason for the little amount of funds reserved for rural housing is that the Government's 
shelter policies for the rural areas were, and still basically are, limited to constructive non
intervention. " .... the Government approach is that the major part of rural housing must 
continue to be built, as in the past, by the efforts of rural communities themselves and with 
mainly local materials. It is therefore quite common to hear that, rural housing should be left 
alone to take care of itself, meaning that as the general socio-economic conditions of the 
country improve so rural housing will also definitely improve." [Maganga et al, 1982, p. 9) 

The Land Ordinance of 1923 
The land tenure legislation of Tanzania has its roots from the colonial period. The British 
established the Land Ordinance in 1923 and with some moderation it is still in function to day. 
Although it is often said that the post-independence Tanzanian government 'nationalised' the 
land, this is not true. Land was declared 'public land' and to be more accurate land was 
already declared public land under the British Governor, after independence the word 
Governor was simply replaced by President. [MLHUD, 1994, p. 19) 

Due to this Land Ordinance no one can own land in Tanzania, but the President is 
empowered to grant land by way of Right of Occupancy of a period of up to 99 years. In 
practice there is a system of land allocation committees from district, through regional up to 
ministerial levels to allocate the land. An official survey of the plot is required before a Right of 
Occupancy and official title to the plot can be issued. This survey and registration process 
takes on average 4 to 5 years. 

In a lot of countries land is something with value and therefore it can be used as a collateral 
for a loan. In Tanzania it can only be used as a collateral if the occupant has an official Right 
of Occupancy of 99 years. So people who are living for generations on the same piece of land 
can never use that as a collateral if they do not have a right of occupancy. In fact it could even 
happen that the land is allocated to someone else. 

The Rent Restriction Act of 1962 and 1984 
The objective of this act was to protect tenants from being charged excessive rents that were 
unrelated to the cost of construction or the quality of the house. Under this act Regional Rent 
Tribunals were established. These tribunals have a wide range of powers regarding regulating 
landlord versus tenant relationships including determining standard rent, maintenance, vacant 
possessions, etc. It means for example that a landlord cannot increase rent or evict a tenant 
or even a trespasser without the approval of the Regional Rent Tribunal. The Regional Rent 
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Tribunal also sets the rents for the National Housing Corporation (NHC). 

In 1984 the Rent Restriction Act was adjusted, it was determined that the yearly rent value of 
a property was not allowed to exceed 14 % of the replacement value of the property. And 
government valuers assess the value of disputed properties. Now the NHC was entitled to 
raise their rents up to economic levels (being 14 % of the replacement value) but up to 1990 
this was not yet achieved. As a result of this act, the rents do not cover the maintenance cost 
of the NHC rental stock and thus are the houses of the NHC deteriorating. [Hoek-Smit, 1991; 
Matrix, 1992] 

The Rural Settlement Program 
In 1963, the governement passed the Rural Settlement Program Act No. 62 to establish a 
Rural Settlement Program/Commission. Its main responsibilities were: 

• to establish, maintain and develop rural settlements 
• to allocate priorities for the establishment of rural settlements 

This program was incorporated in the First Five Years Development Plan (1964-1969) with 
progressive farmers being chosen to settle into the new areas. By 1965, there were 7 highly 
capitalized settlements schemes each covering from 6,000 to 10,000 acres with a population 
of 250 families or 1,200 people. This scheme was abolished in 1966 on account of high 
establishment and operation costs. [Shirima, 1995, p.15] 

The Villagisation Programme 
After independence in 1961 Tanzania gradually developed its own form of socialism. In this 
policy the villages were considered to play a major role in the development of the country as 
Mwalimu J. K. Nyerere, the then president of Tanganyika made clear in the following 
statement. 
"Before we can bring any benefits of modern development to the farmers of Tanganyika, the 
very first step is to make it possible for them to start living in village communities ..... Unless 
the widely distributed people of Tanganyika are brought together, we shall not be able to use 
tractors; we shall not be able to provide schools for our children; we shall not be able to build 
hospitals or have clean drinking water; it will be quite impossible to start small village 
industries, and instead we shall have to go on depending on the town for all our requirements; 
and even if we had a plentiful supply of electric power we shall never be able to connect it up 
to each isolated homestead." (Nyerere - 1966). [in Materu, 1992, p.2] 

The basis of the villagisation programmes was laid in the Arusha Declaration of 1967, which 
laid down the policy of Socialism and Self-reliance. The goal was to create Ujamaa54 villages 
where people would live and work together for the benefit of the whole community. These 
villages were meant to be compact and well located so that it would be easier and economical 
for the Government to service them. Ultimately the villages were expected to become viable 
and self-reliant. 

However, some of the villagisation programmes were carried out during the planting seasons 
which meant that family members were busy building houses when they were supposed to be 
cultivating their farms and growing crops. Moreover, force was used in some areas whereby 
villagers had their houses demolished by militia men and they were moved to new sites to 
construct new houses. Still some villagers moved to the new sites with individualistic 
tendencies of production relations. [Materu, 1992, p. 3] 

table 0.1: The growth of the number of villages in Tanzania 

54 Ujamaa is the swahili word for socialism, or, translated litarary, family-hood. 'The word 'ujamaa' was chosen for 
special reasons. First, it is an African word and thus emphasises the African-ness of the policies we intend to 
follow. Second, its literal meaning is 'family-hood', so that it brings to the mind of our people the idea of mutual 
involvement in the family as we know it." [Nyerere, 1979, p.28) 
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sources: Maganga et al, 1982, p. 6 & MLHUD, 1994, p. 46 

As shown in the above table has the impact of the villagisation programme been very high. 
Millions of people moved (voluntarily or forced) to a live in a village. During this massive 
operation some major mistakes were made. The whole 'operation' was carried out with little 
proper planning and without the involvement of the villagers. Irrational decisions were made in 
the location of villages. But the most outstanding 'mistake' was the "total disregard of the 
existing customary land tenure systems as well as virtually no thought being given to the 
future land tenure in the newly established villages"[MLHUD, 1994, p. 43) 

The Acquisition of Buildings Act of 1971 (repealed) 
This act was more or less an expansion of the Land Ordinance Act. The idea behind it was 
more or less the same: to ensure a efficient use of the buildings and to prevent speculative 
use of them. Due to this act all buildings which were rented, not occupied by their owners and 
worth more than Tshs. 100,000 ($1 was Tshs. 6 at that time) were nationalised. These 
properties were to be transferred to the Registrar of Buildings. 

The consequence of this act was that private persons or organisations made no more 
investment in buildings unless it was for own use. This act restrained the private sector 
investment in rental housing, which was the intention of the government, because the rents 
asked for on the private market were often far too high. But the drawback of this act was that 
there was no other provision. The public housing market could not offer adequate housing 
solutions for the low-income households. 
In 1985 the president announced that no further nationalisation of houses would take place in 
order to stimulate private sector investment in housing again. The National Housing 
Corporation Act of 1990 officially repealed the 1971 act. 

Nyumba Bora Campaign 
In the late 1970's the 'Nyumba Bora' (Better House) Campaign was started. This was a 
campaign which was focused mainly on the improvement of the rural housing and it had the 
following three main objectives: 

• To increase the durability of dwellings, by building houses with improved local building 
materials; 

• To improve the standard of hygiene and environmental sanitation in general; 
• To impart better skills to the villagers so that they are able to build better houses 

through self-help schemes. 

The main promoters of the Nyumba Bora Campaigns are the Village Management 
Technicians Programme (V.M.T.P) of the Prime Minister's Office (PMO) and the Building 
Research Unit (BRU) of the Ministry of Lands, Housing and Urban Development. 

Rural housing units, consisting of five technicians in the fields of carpentry and joinery, 
masonry and brick laying, blacksmithing, tinsmithing and plumbing, were established. The 
main task of the units was to mobilise the rural population, educate them in better building 
techniques, putting this education into practice by constructing demonstration houses, 
community facility buildings and feeder roads. 

The program failed primarily because: 
• there were insufficient trained technicians craftsmen to assist the rural people in actual 

construction 
• limited access to housing finance 
• inivations of construction material by BRU were not sufficiently popularised. [Shirima, 

1995, p.16) 
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The Slum Clearance and Resettlement Program 
The National Housing Corporation (NHC) was established in 1962 with one of the objectives 
being the construction of low-cost housing either for outright sale or rental purposes. On 
account of improper project design and implementation the program encountered the 
following problems. 
• Incorrect interpretation of low-cost housing since NHC concentrated on the construction 

of flats of four to six rooms for occupation by one family, to replace the six room Swahili 
type houses where each room would represent a household. In this respect, the project 
reduced the low-cost housing stock - contrary to the objective- since the flats 
constructed were beyond the reach of the poor. 

• Construction costs were rising faster than wages and this further limited the ability of 
wage earners to access the houses 

• Limited financial resources were put at the disposal of NHC to cope with the ever
increasing demand. As a result, the Slum Clearance and Resettlement Program was 
shelved in 1969. Evaluation showed that the program was able to meet only 50% of its 
target. [Shirima, 1995, p.16] 

Sites and Services and Squater Upgrading Program 
The failure of NHC to cope with the demand for low-income housing forced the government to 
look for alternatives. 

In 1972, the government adopted the sites and services and squatter upgrading approach to 
low income housing based on the following considerations. 
• The provision of needed publicity subsidized units was beyond the affordability of the 

state as well as beyond the affordability of the majority of the low-income people in the 
urban areas. 

• The majority of housing both in urban as well in rural areas are built by the families, 
since the policy of socialism and self-reliance was to become an integral part in the 
housing development with the government playing only the role of a facilitator. 

In order to implement this program, the government establishment two main institutions, 
namely: 
• the Tanzania Housing Bank (THB) to mobilize domestic savings and foreign funds to 

make credit available to low income households without the conventional means of 
collateral; and 

• The National Sites and Services Unit NSSUP under the Ministry of Land and Urban 
Development to oversee, plan and implement the sites and services projects in 
collaboration with consultants selected by the government. 

This line of thinking was in consonance with that of many donor agencies and in 1974 the 
government was given first assistance under the NSSUP which was rapidly followed by a 
second one in 1976. [Shirima, 1995, p.16] 

The First National Sites and Services Project 
This project had several components, but the ones closest to the housing sector were: 
• provision of approximately 10,000 newly serviced plots located as follows: 

o 7,450 plots in Dar es Salaam (in Sinza, Mikocheni, and Kijitonyama) 
o 2,300 plots in Mwanza 
o 850 plots in Mbeya 

• improvements to basic infrastructure and additional services in existing squatter 
settlements covering Manzese A and B in Dar es Salaam and Mwanjelwa in Mbeya, 
totalling approximately 8,800 dwellings; 

• a pilot project to improve the nutritional awareness of households in sites and services 
areas; and 

• financing of THB soft-loan lending program for construction loans for low income 
households. [Shirima, 1995, p.17] 

Second National Sites and Services Project 
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As the first project, it had several components, but the major ones with more relevance to the 
housing sector were: 
• squatter upgrading which involved the provision to secure tenure and basic 

infrastructure including water supply, drainage, foot paths, roads and street lighting to 
about 15,800 houses in existing squatter neighbourhood; 

• surveyed plots covering 19,000 plots for residential purposes with title deeds for 
allocation to low-income applicants in five towns; and 

• house improvements and construction loans to THB for on-lending to low-income 
people 

This project covered five towns, namely: Dar es Salaam, Tanga, Morogoro, Tabora and 
Mwanza. 

Impact of the project: 
Accessibility and Affordability of the project to low income people: 
The intention of the project was, among other things, to allocate plots to low income people, 
particularly those who had been displaced from squatter areas. However, the criteria used in 
allocating plots as shown in Box 1, was designed to exclude (inadvertently) low-income 
people since most of the households did not have a regular income. This led to beneficiaries 
of serviced plots to be medium and high-income households. In addition, these improvements 
to infrastructure to squatter areas, led to higher rents forcing out the poor since more than 50 
% of the inhabitants were tenants. 

Table XXX: Criteria for allocation of surveyed plots 
Factor II Points 
For every child or dependant 1 
Permanent emplovment 2 
Income per month 

0-300Tshs 2 
301 - 750 Tshs. 6 
751- 1000 Tshs. 3 
1001+ Tshs. 0 

For everv vear on waitina list 2 
Desire to ioin housina cooperative 
Payment of Land Rent 

Through salary 5 
THB 5 
District Land Office 0 

Accessibility to Housing Finance 
The soft loan credit administred by THB was not accessible to low-income households partly 
because of the bureaucratic procedures laid down and partly on account of ignorance of low
income earners. 

Material loans 
Part of the loan was to be disbursed in the form of essential, scarce, building materials that 
were to be delivered on site. Because of a general shortage of building materials in the 
country, it was not possible for the project to fully implement this requirement. For the limited 
material bought centrally, the following problems were experienced: 
• Providing materials through on-site stores led to considerable delay, thus failing to 

produce the expected price reductions 
• The system/procedure ignored the fact that loan applicants could trade-off quality for 

other requirements. Hence, some households were tied to unnecessarily high quality 
material. 

• There was no flexibility to use the loan. 

Tenure Security 
While tenure security was considered to play an important role in housing improvement, this 
role was limited because the expected housing finance did not match demand. 

Plot size 
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Appendix X 

Plot sizes were small and uniform. The did not take into account the sanitary system required 
which was ideally pit latrines which could not be accommodated by the plot size. Moreover, 
the small plot sizes endangered the urban subsistence economy. 

Increased Housing Stock 
It is true that the project did not reach the intended target group, however, it was successful in 
increasing the total housing stock in urban areas - in as much as increasing the quality of 
housing and the environment in the squatter areas. [Shirima, 1995, p.18) 

The New National Housing Policy 
In 1981 a national housing policy was established. It can be considered as the first 
comprehensive policy on housing after the independence. 
The main objectives of the policy were: 
• to increase the housing and maintain old houses, 
• to ensure that in new housing construction, the economic ability of the potential 

occupants or owners is considered 
• to pay special attention to housing for low-income groups 
• to raise adequate finance for housing construction from all economic sectors including 

savings of private individuals 
• to stimulate private housing construction by relaxing credit conditions 
• to assist the efforts of individual people building their own homes provided that those 

efforts are in line with Tanzanians overall social and political goals 
• to promote production and use of local building materials as one way of reducing costs 

and the use of foreign exchange 
• to expand plot survey services and install economic infrastructure in many large areas 

to facilitate the building of houses through co-operatives and self-reliance (self-help 
construction) 

• to improve building techniques for rural housing and environmental conditions by 
making further efforts to co-ordinate village development plans 

[Kyhn, 1984, p. 44) 
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A quantitative housing need assessment for Tanzania 

Index 

adequate shelter 18; 52; 120 
affordability 20; 21; 120; 125; 127; 140; 141; 142; 

149; 171; 181 
area 1 O; 19; 23; 35; 36; 39; 40; 41; 42; 51; 56; 58; 

78; 81; 92; 101; 120; 121; 122; 127; 135; 136; 
145; 148; 165; 171; 173; 174; 175 

average household size19; 27; 32; 53; 55; 56; 58; 65; 
87; 110; 120; 124; 126 

bamboo 7; 12; 13;73;74;85; 115; 171; 175 
BoT vi; 134; 143; 144; 145; 146 
BRU vi; 19; 42; 92; 115; 120; 121; 137; 155; 158; 

159; 173; 180 
building materials 37; 40; 42; 45; 51; 71; 77; 78; 

79; 86; 90; 92; 101; 112; 121; 137; 140; 142; 143; 
144; 145; 147; 148; 177; 180; 182; 183 

building permit 122; 130; 172 
building regulations 37; 42; 46; 81; 86; 121; 122; 

137; 145; 171 
building standards 27; 121; 126; 127 
building technology 135 
C.H.S. 116; 155; 156; 157; 158 
climate 18; 39; 40; 45; 51; 77; 78; 86; 120 

v; 7; 12; 13; 14; 20; 28; 31; 33; 35; 40; 45; 46; 49; 
51; 52; 67; 68; 69; 75; 76; 77; 78; 85; 86; 89; 90; 
91; 92; 93; 95; 96; 100; 111; 116; 120; 121; 122; 
125; 126; 130; 144; 145; 147; 148; 149; 150; 171; 
173; 177; 178; 180; 181; 182; 183 

construction costs 45; 52; 147; 148 
construction materials 177 
construction sector 45 
design 35; 51; 128; 135; 155; 181 
devaluation 140; 142 
donors 41 
drainage 40; 49; 51; 84; 182 
drinking water 173; 179 

v; vi; 34; 55; 56; 58; 61; 62; 63; 64; 65; 70; 134; 
138; 143; 145; 146; 152; 155; 156; 158; 161; 163; 
165; 166; 167; 168; 169; 170; 171; 172; 173; 174; 
175; 176; 177 

dwelling unit 9; 18; 27; 120; 126; 168; 171; 173; 
174; 175; 177 

economic decline 43 
economic growth 43; 44; 62; 63; 66; 111; 115 
economy 12; 41; 43; 44; 45; 63; 95; 115; 116; 

121; 139; 140; 141; 142; 143; 144; 146; 147; 165; 
166; 183 

elections 41; 42; 142; 143; 146 
employment 7; 12; 27; 52; 59; 124; 125; 177; 182 
equipment 42; 44; 55; 90; 101; 120 
ERB vi; 55; 134; 138 
ERP 41; 44; 62; 161 
ESAURP vi;116;134;155 
expenditures 37; 137; 138; 139; 147; 166; 167; 

168; 173; 174 
family planning 53; 59; 65; 110 
Ferreira, M.L. 57; 64 
fixed capital formation 12 
formal housing 122; 175 

v; vi; 12; 34; 43; 44; 45; 62; 63; 64; 66; 111; 115; 
120; 126; 138; 139; 140; 141; 143; 145; 146; 157; 
161; 165; 166; 167 
11; 13; 14; 25; 26; 27; 28; 31; 32; 53; 66; 111; 
123; 124; 125 
v: 14; 53; 54; 55; 56; 58; 62; 63; 64; 65; 66; 87; 
110; 111; 125; 152; 153; 170 

housing costs 144; 145; 147 
housing demand 20; 27; 120; 125; 176 

v;43;47;49; 178; 181 
housing expenditures 147; 173; 174 
housing finance136; 140; 141; 142; 169; 180; 182 

174 

housing market 52; 180 
housing need 7; 9; 10; 11; 12; 13; 14; 17; 19; 20; 

24; 25; 26; 27; 28; 31; 32; 33; 34; 35; 45; 46; 47; 
51; 52; 53; 54; 58; 64; 65; 66; 67; 68; 86; 87; 91; 
92; 94; 99; 101; 108; 109; 11 O; 111; 112; 120; 
123; 124; 125; 126; 127; 135; 136; 138; 140; 141; 
151 

housing policy 7; 8; 11; 13; 17; 25; 28; 39; 43; 51; 
90; 110; 120; 121; 137; 183 

housing problem 10; 18; 47; 52; 71; 86; 120; 
121; 135; 136 

housing programs 31; 51; 84 
housing sector 7; 11; 12; 90; 122; 137; 173; 178; 

181; 182 
housing shortage 8; 26; 119; 123 

v; 11; 13; 14;25;28; 31;32;53; 67;68;69; 70; 78; 
85; 86; 92; 99; 100; 101; 102; 108; 111; 112; 113; 
122; 126; 136; 137; 173; 175; 176; 181; 183 

housing strategy 8; 9; 13 
housing supply 26; 32; 36; 108; 123 
HRDS ~;W;~;~;~;~;n;n;~;M 
income distribution 7; 13; 115; 124; 125; 140; 

141; 147; 165; 166; 168 
inflation12; 43; 44; 63; 139; 140; 141; 142; 143; 144; 

145; 146; 147; 165; 166 
informal housing 86; 122 
informal sector 19; 68; 120; 125; 133; 145; 166; 168 
infrastructure 10; 18; 43; 46; 68; 81; 90; 120; 126; 

144; 145; 147; 171; 174; 181; 182; 183 
interest rates 52; 126; 140; 142; 143; 168 
IPC vi; 134 
land 26; 40; 42; 46; 49; 55; 65; 71; 89; 11 O; 121; 

122; 123; 137; 144; 145; 147; 148; 171; 172; 173; 
175; 178; 180 

land tenure 46; 178; 180 
liberalisation 45; 63; 147 
life span 14; 33; 67; 68; 72; 92; 93 
loans 137; 145; 146; 147; 148; 168; 169; 181; 182 
local government 84; 165 
migration 23; 24; 40; 46; 55; 58; 59; 60; 120; 

121; 169; 170 
MLHUD vi; 18; 51; 81; 116; 120; 121; 178; 

180 
NBS vi 
NCC vi; 134; 145; 158 
NHC vi; 46; 92; 134; 137; 148; 156; 158; 161; 162; 

172; 173; 174; 179; 181 
NIC vi 
NMS vi; 56; 74; 163; 164 
NUWA vi; 134 
occupancy rate 173 
ODA vi; 54 

v; 14; 19;20;21;31;32;33;67; 68;69;87; 88; 89; 
94; 95; 101; 112; 120; 126; 127; 173 

participation 46 
planning 9; 13; 14; 20; 31; 32; 33; 34; 35; 46; 

49; 51; 53; 59; 61; 65; 67; 68; 86; 89; 92; 95; 101; 
112; 117; 120; 121; 122; 126; 128; 135; 137; 155; 
180 

plot size 183 
v; 7;8; 9; 10; 11; 12; 13; 14;20;21;23;24;25;26; 
27; 28; 31; 32; 33; 36; 39; 40; 42; 43; 44; 46; 51; 
52; 53; 54; 55; 57; 58; 59; 60; 61; 62; 63; 64; 65; 
66; 70; 78; 86; 99; 109; 11 O; 111; 118; 120; 121; 
123; 124; 126; 138; 139; 140; 141; 143; 151; 152; 
153; 165; 169; 170; 175; 176; 178; 179; 180 

population growth 7; 8; 13; 14; 20; 24; 27; 28; 
31; 32; 40; 43; 53; 55; 60; 62; 63; 65; 66; 109; 
11 O; 120; 121; 124; 126; 140; 141; 143; 153; 169 

poverty 55; 115; 151; 152; 153; 165 



price index 140; 141; 142; 143; 145 
private housing 90; 91; 122; 183 
private sector 37; 51; 86; 88; 91; 101; 122; 171; 180 
property tax 12 
public sector 46; 51; 90; 122; 175 
RCHU 163 
refuse collection 
research process 
right of occupancy 
RoB vi; 172 
ROB 163 

148 
35; 128 
122; 148; 178 

v; 18; 19; 20; 69; 76; 81; 87; 88; 120; 137; 139; 
144; 145; 147; 153; 173; 181 

rural housing 18; 71; 78; 80; 87; 90; 93; 120; 155; 
176; 178; 180; 183 

sanitation 71; 84; 123; 149; 175; 180 
SDP vi;40;117 
secondary data 11; 25; 35; 108; 128 
sewage disposal 86; 121; 149 
SIDA vi; 54; 139 
SIDO vi 
squatter 10; 18; 47; 81; 86; 120; 121; 122; 

123; 175; 181; 182; 183 
standards 14; 19; 20; 21; 26; 31; 32; 33; 45; 46; 

49; 64; 67; 68; 69; 72; 79; 86; 92; 99; 100; 102; 
108; 111; 113; 120; 121; 123; 126; 127; 140; 142; 

Index 

143; 153; 154; 171 
TANESCO vi; 49; 150 
taxes 120; 143; 144; 145; 165 
THB vi; 70; 117; 134; 143; 146; 147; 148; 158; 

162; 163; 168; 181; 182 
Tshs vi;151;180;182 
UCP 163 
UIP 163 
UN vi; 18; 35; 40; 57; 58; 60; 61; 120; 134; 170 
UNCHS vi; 9; 18; 19; 53; 54; 117; 120 
UNDP vi; 8; 40; 59; 118 
UN DSM vi 
UNFDPA vi; 54 
upgrading 20; 28; 31; 46; 47; 75; 76; 77; 78; 79; 

80; 81; 91; 92; 95; 100; 101; 112; 120; 122; 126; 
144; 145; 181; 182 

urban development 51; 166; 169 
urban growth 55; 60; 61; 116; 156; 169 
urban land 171 
urbanisation 7; 1 O; 13; 40; 51; 60; 110 
URP 164 
US$ vi; 43; 44; 62; 165; 167; 174 
USAID vi; 30; 31; 53; 54; 60; 118; 134; 156 
wages 120; 166; 181 
willingness 125; 149; 174 
World bank 37; 55; 56; 139; 157 
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