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Sub-Saharan Africa
Strategy Foreword
As a consequence of increasing urbanisation, rapid
population growth and greater engagement with the global
economy, there are both pressures on and opportunities for
the built environment professional in Sub-Saharan Africa.
In order to ensure that African markets can take advantage
of the opportunities afforded by greater integration into
the world economic system, it is necessary that the built
environment profession possesses both the necessary
skills and capacity to respond.
We commissioned this research to help understand the
potential role RICS could play in Sub-Saharan Africa and in
the land and resources sector by assessing the potential future
demand for services of the built environment profession, by
skills, discipline and by size of market. RICS played an active
role in supporting the project by identifying key contacts, firms
and stakeholders across Africa and thanks those individuals
for the contributions that they have made to this work.
Potential gaps in the industry were identified in terms of the
capacity of the industry and the skills offered by the industry.
The research found there is significant potential for building
professional skills capacity through collaborative working
across Sub-Saharan Africa. This research helped RICS to
develop its strategy for its future presence in key African
markets as well as developing the profession.
In November 2013, RICS’ Governing Council approved a
proposal to widen our operations to include Sub Saharan
Africa, with a focus on the key markets of Ghana, Kenya
and South Africa. Earlier this year, RICS visited the region
to affirm our commitment to building strong and lasting
relationships with national professional surveying bodies
and collaborative working on capacity building, best practice
guidance and international standards across Africa.
We recently signed a MOU with the Ghana Institute of
Surveyors (GhIS) that outlined our commitment to work
together to promote the need for international standards in
property, as well as issuing guidance as to how these can
be used and of benefit to local markets. GhIS operate a
very similar model of assessment, training, regulation and
membership structures.
RICS looks forward to playing a greater role to assist building
professional skills as well as developing and regulating
the standards that are needed to support sustainable land,
real estate and construction markets.

Louise Brooke-Smith
RICS President 2014-15

Dan Cook

Director of Strategy and Planning

Mark Walley

Managing Director EMEA
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Executive Summary

Purpose and Scope
of the Document
The primary objective of the research is to provide an
overview of the performance of the built environment and
related professions in Sub-Saharan Africa. Consideration
was given to the fact the property sector incorporates
a range of activities by various market participants that
are spread over numerous functional areas. The built
environment can be defined as encompassing real estate
services, the construction and maintenance of public
infrastructure facilities as well as the property asset
classes of retail, commercial, industrial, residential,
hospitality and institutional space. Property-related
activities can further be defined as the construction of
buildings; spending on salaries and wages for people
employed by the sector; operational expenditure for
maintenance and upgrading; and the financing, buying,
selling, marketing, registration, transfer and leasing
of space.
Attempts have previously been made to better understand
Sub-Saharan Africa’s built environment and its
professionals. This report further attempts to understand
the conditions that are bound to influence the development
and maturity of built environment professionals in the region.
Invariably opportunities for more in–depth research exist on
a country specific level. Collecting information on the built
environment across Sub-Saharan Africa is complex as, on
the whole, very little formal research has been undertaken
on the state of real estate markets and professions. This
further means that, in undertaking and presenting the
research, it was difficult to provide a consistent level of
analysis between the identified countries.

6
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Methodology
The primary aim of the secondary research is to determine
the relative size and attractiveness of real estate markets
across Sub-Saharan Africa as well as to determine
future real estate professional demand and supply levels
and trends. The process employed identified two tiers
of countries that could be of interest to RICS, offering
significant growth potential by reflecting current and
potential market and investment opportunities based on
indicators explored further in the methodology section.

Conclusions and
Recommendations
Data transparency, reliability and availability
The lack of available and reliable data and research has
resulted in the perception that African property markets,
like other developing markets, are too high in risk to justify
the potential rewards. Consequently there is a need to
improve the transparency, reliability and availability of data
in real estate markets across the continent, especially if
foreign investment is to be encouraged. The real estate
sectors of many African countries have only come to
fruition in the past decade or so making them relatively
new markets that are still developing relevant institutions.
Historically, they were dominated by the public sector with
few opportunities for private sector involvement.

Establishing international professional
standards
Legislation surrounding professional designations and
roles in the built environment across Sub-Saharan Africa

rics.org/research

varies considerably between countries. Moreover, the
built environment professions are rapidly developing and
there is a general need to broaden the understanding
of how different professions should be organised and
administered. Establishing professional standards that
are globally benchmarked will help to bring uniformity in
business practices and improve investment confidence.
As a result, the structure and opportunities associated with
the built environment in Africa will be influenced by how
these professions are organised and mobilised in the future.

Pan-African level
While RICS may adopt a strategy to enter specific
countries, the barriers presented by existing legislation
and market participants could be considerable. Existing
country-specific professional bodies could form a barrier
to entry for RICS, suggesting that collaboration might be
the most successful path for deeper market penetration
and expanding its membership base. As an alternative
to targeting individual countries, there is an opportunity
for RICS to reach an appropriate scale that allows it to
deliver viable activities on a regional and Pan-African level
in association with existing professional structures. With
this in mind, a third alternative exists for RICS to create
regional associations, such as a Western African regional
group. RICS should also ensure that it has strong links with
governmental organisations.

Professional engagement and collaboration
With the above in mind, a number of opportunities exist
for RICS to develop a platform across Sub-Saharan Africa,
and indeed the African continent. To this end, RICS
could facilitate professional engagement and collaboration
across the African continent and in specific regions
(e.g. Southern Africa, Western Africa and Eastern Africa).

This is likely to necessitate the supporting and building of
strong relationships with Pan-African agencies (such as
SADC, The African Development Bank and the African
Union), existing professional real estate bodies, multilateral
international agencies such as the World Bank and UN
Habitat, as well as public and private sector entities.
Furthermore, membership with RICS could be positioned
as a platform for professionals in the built environment to
practise across the African continent.

Capacity building
Collaboration between the various players would play a
catalytic and important role in creating an environment
for future growth of the built environment and real estate
sectors and ultimately bolster RICS’ membership. It also
provides an opportunity for RICS to foster relationships
with existing and future professional bodies across the
African continent many of which are already attempting
to deal with the issues industry faces. Functioning at a
Pan-African level while collaborating with existing national
institutions may also ensure that barriers to entry are
more reduced than if RICS had to enter specific individual
markets alone. Because the membership is relatively small
on a country-by-country basis, reaching an appropriate
scale to deliver viable services may require that services
be offered on a regional or Pan-African level (e.g.
continuing professional development and workshops).
In developing a strategy for Africa, RICS has an important
role to play in initiating and facilitating processes and
mobilising sectors that will stimulate, develop and
standardise the real estate professional environment
across the continent.

© RICS Research 2014
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1.0 Introduction

Image source: Anton_Ivanov – Shutterstock.com

1.1 The State of Sub-Saharan
Africa

the strongest population growth will occur in West and
East Africa. By 2040, it is believed that Sub-Saharan Africa
will be more densely populated than both India and China.

Sub-Saharan Africa has shown strong growth over the
past decade, due in part to reduced trade barriers,
strengthening governance and improved political stability;
however domestic unrest and unforeseen external factors
provide some downside risk. Relatively strong economic
growth prospects, coupled with largely manageable
country risk profiles, make Sub-Saharan Africa’s emerging
consumer markets investment hotspots.

In general, GDP growth in Sub-Saharan Africa has
compared well to other emerging markets, such as Brazil,
China and India. However, countries like Nigeria and
Angola are particularly threatened by sudden declines
in oil and commodity exports brought on by weakening
growth in China, as they do not have sufficient fiscal
buffers. Future economic opportunities in Sub-Saharan
Africa will largely be driven by the mining, oil and gas
sectors which will subsequently play a telling role in
determining demand for real estate spatially.

These markets are largely untapped and show the
greatest growth prospects as witnessed by the rapidly
growing mobile communications market and the
growing middle class. This trend is opening up new
avenues of investment potential while providing access
to a larger middle-income customer base and with it,
boosting demand for real estate and its related services.
Additionally, rapid urbanisation of the African population
is fuelling demand for both residential and commercial
property in larger urban centres.
Urbanisation in Africa is expected to occur rapidly and
at a large scale over the next decade with the UNHABITAT suggesting that the cities anticipated to record
the greatest growth by 2025 include Dar es Salaam
(Tanzania), Nairobi (Kenya), Kinshasa (Congo), Luanda
(Angola) and Addis Ababa (Ethiopia). Taking an even
longer-term view, the UN and the World Bank argue that

8
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While countries across Africa offer different opportunities
there are a few trends and sectors that will offer the
greatest opportunities, including housing, where a growing
middle class and increasing levels of densification will
continue to fuel demand for affordable and middle-income
housing. This growing middle-class also offers significant
opportunities in the retailing sector. As such, prime assets
in gateway cities have been the predominant focus as they
provide a measure of investment security in an otherwise
risky country.
It is important to note that regulation and performance will
vary considerably between the countries in Sub-Saharan
Africa, where future growth and development will largely
hinge on the transparency of market information and the
development of an enabling institutional environment.

rics.org/research

1.2 The Strength of Real Estate
Markets
Broadly speaking, investment in Africa is largely being
hindered by weak infrastructure and a poor business
and institutional environment. It is likely that public sector
opportunities will remain focused around the delivery and
maintenance of infrastructure which, in turn, will rely on
appropriate funding mechanisms and the development
of strong yet flexible public-private partnership structures.
Numerous factors influence real estate markets, the
most significant being the country’s economic and
business ranking, urban conditions as well as the sectoral
environment. The 2012 Corruption Perception Index notes
that 90% of Sub-Saharan Africa scores in the bottom
50%, where Botswana (ranked 30th with a score of 65) is
the highest-ranked from the region. The strength of real
estate markets across the region is in part a function of the
institutions operating in the market, the ability to improve
market transparency as well as developing the types of
skills that can respond to growing market demand and
the professional skills gap of the country. Furthermore, the
level of market sophistication and maturity will determine
the typology of real estate offerings, suggesting that much
can be achieved in promoting the maturity of markets.
Construction industry growth trends and planned
infrastructure spend are also important signs of future
demand. These figures will need to be bolstered by
displayed and strong governmental support and an
enabling institutional environment. This will, in turn, signal
the attractiveness of the market through such market

dynamics as its stability and transparency; compliance
to international standards; governmental reforms; the
existence of complementary and supplementary services;
as well as the ability of local firms to form meaningful
partnerships. Consequently, key determinants of demand
for built environment professionals include the level of
confidence in the market as well as the level of business
activity and the ease with which it can be conducted.
South Africa is the largest, as well as the most stable and
mature, property market in Africa and has reliable market
information, while other markets are smaller and still less
transparent. Despite lower economic growth forecasts,
South Africa is due to remain an attractive investment
opportunity, often acting as a springboard to the rest of
Africa. It is, however, the megacities of Lagos in Nigeria,
Luanda in Angola, Johannesburg in South Africa, and
Nairobi in Kenya that might offer higher reward for the
more active investor.
Currently, the lack of available and reliable data and
research has resulted in the perception that African
property markets, like other developing markets, are too
high in risk to justify the potential rewards. Consequently
there is a need to improve the transparency and reliability
of data in real estate markets, especially if foreign
investment is to be encouraged. As a result, markets will
largely be driven by the financial health of international
counterparts, the availability of local mortgage financing
and the desire of the banking sector to develop funding
mechanisms that match the long term needs of property
owners and developers.

© RICS Research 2014
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2.0 Market Players
2.1 Legislative Environment
and Public Sector
The public sector has an important role to play in unlocking
and developing real estate markets, whether through
promoting focussed academic institutions and developing
educational programmes or facilitating an enabling
environment. Government needs to support and develop
training centres, promote internships and apprenticeships
and introduce funding mechanisms that promote the
industry and its professionals. Funding in the form of
grants, scholarships and apprenticeships will increase
involvement in and the appeal of the industry, while the
prioritisation and provision of on-going training and work
opportunities will deepen the quality of the profession.
Creating an economic and business environment that
priorities infrastructure development as well as facilitating
a more conducive and transparent municipal and national
regulatory environment will enable industry to grow
organically as it will allow for the development of an
institutional framework and skills.
Forming and maintaining professional bodies that
can develop, implement and adhere to international
best codes of conduct also falls squarely into the
responsibilities of the public sector. Market participants
will not all willingly adhere to the additional requisites and
standards unless enforced uniformly, providing a chance
for collaboration with the private sector.

2.2 Private Sector
African property markets continue to be influenced by
formal and informal rules that both support and constrain
the development of markets. Corruption and political
interference remain a concern in many countries, while
undeveloped property taxation systems have resulted in
an uncertain investment environment. As a result, there lies
the potential to achieve much in promoting interventions
that will encourage the gradual maturity of property and
investment markets.
The private sector has the opportunity to work alongside
the public sector, having the power to act independently
or with collective action. This allows the private sector
the chance to harness private sector creativity and
entrepreneurialism to bolster public sector commitments.
This could be a crucial instrument to developing and
promoting real estate markets as it provides the opportunity
for a valuable and viable collaborative structure whereby
objectives can be more efficiently and effectively achieved
than if the stakeholders acted independently.

10
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Additionally, public-private partnerships could aid in
promoting the real estate industry and it’s students
and professionals by providing mentoring and coaching
opportunities and increasing involvement at a school level.
Furthermore, offering additional, formal professional courses
and continuing professional development opportunities, the
skills base of the industry could be enhanced. The reach
that the public sector will have on the sector is, however,
dependent on the strength of the public-private partnerships,
the ability of the private sector to lead industry activity and
growth, the willingness of both public and private participants
to react to changes, and the ability to lead and act
responsibly when facing social and sustainability issues.

2.3 Professional and Regulatory
Environment
In many African countries land tenure arrangements that
are supported by clear legal title remain problematic or
contested and often place constraints on the ability of
markets to develop. Enforceable property rights and
effective registration systems are critical and need to be
developed if these markets are to grow and mature to
the level required by international investors.
To ensure that the types of skills required in the built
environment sector respond to, and thus reflect, local
conditions and needs, future market growth will partly
be a function of the alignment between development
and investment activity and the market’s professional
capacity and expertise. Any substantial shortage of
skilled professionals in the built environment will impede
a country’s ability to plan and deliver infrastructure,
ultimately constraining economic growth and economic
development. Yet, simultaneously, the skills shortage and
the need to develop professions in the built environment offer
opportunities for educational and professional associations.
Professional bodies have a critical role to play in the
regulation and promotion of the said profession, including
developing a framework that promotes the sector,
increasing its attractiveness to young professionals,
and ensuring that the industry is working towards the
highest quality standards with strong ethical stance.
This can be achieved through continuous professional
development programmes and training modules as well
as government interaction. It will require that standards
for education quality, professional conduct and industry
relations are developed and enforced so that uniformity
and transparency can be cultivated in an ethical manner.
It will further require that skills development in the sector
speaks to the local conditions.
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This will require that professional bodies are closely
aligned with and act as a conduit for the private sector,
government and the academic institutions, ensuring that
the growth and direction of the sector is aligned. It will also
allow for quality assurance, implying that the professional
body can also be used in an advisory capacity. In some
countries professional bodies seek statutory recognition
which provides a level of public assurance. This could
create opportunities for RICS involvement, for example
by having a seat on the board.

2.4 Academic Environment
The built environment professions across Sub-Saharan
Africa are rapidly developing and there is a general need
to broaden the understanding of how different professions
should be organised and administered. In some countries,
built environment professionals function under a single
professional body that attempt to represent a wide range
of professions, from engineers to architects, and attorneys
to valuers and quantity surveyors. It is equally important
to note that certain African countries are based on
professional structures that are different to for instance the
typical UK based system. Consequently, the structure and
opportunities associated with the built environment will be
influenced by how these professions are organised and
mobilised in future.
The legislation surrounding professional designations
and roles in the built environment varies considerably
between countries. Thus, there is also the need to
establish professional standards across the continent
that are globally benchmarked and that have the potential
to introduce uniformity in business practices and with
it, increase investment confidence. This will require the
training of professionals to these standards across the
range of built environment professions, providing huge
potential in Africa in terms of conducting training courses
and maintaining and standardising quality and norms.
The academic sector has a crucial role to play in the
formal training of students and professionals as well as
increasing the attractiveness of, and hence numbers of
professionals involved in, the industry. As such there is a
need for the private sector to work alongside academic
institutions to ensure that students are being trained
to the latest standards and can receive mentorship or
internship opportunities.

While the number of institutions offering real estate
programmes is growing across the continent there seems
to be little consistency in the academically-taught body of
knowledge and hence little consistency in the standards
being achieved. This inconsistency has repercussions
for many of the regulatory bodies that are formed and
operating in the countries. Additionally, there appears to be
little support for qualifying students to gain experience in a
structured and supportive manner that will then allow them
to enter the chosen profession. As a result, there is huge
potential in Africa in terms of conducting training courses
and maintaining and standardising quality and standards.
In the property and built environment sectors, there is a
general lack of sufficiently skilled professionals, implying
that there is a serious need to train professionals to
international valuation standards and other professional
standards in the built environment. This could be due to the
fact that legislation surrounding professional designations
and roles in the built environment across the African
continent varies considerably between countries. As a
result, establishing professional standards across the region
that are globally benchmarked will help to bring uniformity
in business practices and investment confidence.
The skill set available in the market will largely inform the
institutional environment resulting in future market growth
partly being a function of the alignment between building
structures and the market’s professional capacity and
expertise. Any substantial shortage of skilled professionals
in the built environment will impede a country’s ability
to plan and deliver infrastructure, ultimately constraining
economic growth. This is further aggravated by brain
drain, where skilled professionals relocate to countries
that they believe offer greater career potential.
The anticipated growth of the real estate market across
the continent has the potential, however, to create
a shortfall in expertise, such as the scenario Dubai
experienced. Hence, the types of skills that are required
in the built environment sector will need to respond to,
and thus reflect, local conditions.

© RICS Research 2014
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3.0 Methodology
The primary aim of the filtering mechanism is to determine
the relative sizes and attractiveness of real estate markets
as well as to determine future real estate professional
demand and supply trends and levels. Key determinants
of demand for built environment professionals include
the level of foreign confidence in the market as well
as the level of business activity. Construction industry
growth trends and planned infrastructure spend are also
important signs of future demand. These figures will need
to be bolstered by displayed and strong governmental
support and an enabling institutional environment.
This will, in turn, signal the attractiveness of the market
through such market dynamics as its stability and
transparency; compliance to international standards;
governmental reforms; the existence of complementary
and supplementary services; as well as the ability of local
firms to form partnerships with RICS. Thus, the objective
of the filtering process below is to identify indicators
reflective of these traits and that are consistent across the
countries. Consequently, this paper uses available market
macro-economic and micro-economic indicators across
the property markets of Sub-Saharan Africa to examine
their competitiveness.
Once the countries were identified according to these
indicators, a tally was done highlighting the countries that
appear to be most important as per the rankings above.
Currently, the model is such that each input was weighted
equally, with the intention that RICS identify which factors or
countries are most important to their investment strategy.
Once these factors were accounted for, two or three
countries over and above South Africa were identified as
showing the greatest prospects for RICS intervention.
These countries then formed the basis of the secondary
research report aimed at highlighting the real estate-related
skills gap against the current institutional and economic
environment. To this end conference papers, academic
research and national institutional websites, including
central bank, business chamber and national statistical
agencies, have been consulted. Additionally, information
published by the World Bank, national real estate agencies
and international financial institutions such as Standard
Bank and Ernst & Young have been included.

Economic Ranking
Infrastructure investment
FDI levels
Expected GDP PPP growth

Business Ranking
Ease of doing business
Attractiveness index
Corruption perception index

Urban Environment
Population projections
Human capital index

Sectoral Environment
Ease of registering property
Ease of managing construction permits

First & Second Tier
Countries Identified

Focussed Secondary Research
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Economic Ranking

Business Ranking

FDI indicator: compound growth
rate in FDI from 2007-2012
(Ernst & Young, 2013)

Ease of doing business
(World Bank, 2013)

According to an Ernst & Young (2013) report, the top
ten African countries have attracted 71% of new FDI
investments since 2003. More recently, there has
been a surge of investment into Sub-Saharan Africa
as sluggish Northern African growth persisted off the
back of increased political pressure. FDI is a good
indicator of global perceptions of business confidence
in the country’s financial and institutional environment.

This is an index that assesses 185 economies
worldwide and ranks each country according to
10 sub-indices. The index tracks year-on-year
movement with the premise that higher rankings
imply improved or better economic conditions
and stronger protection of property rights.

Attractiveness index
(Ernst & Young, 2013)

Infrastructure investment:
sum of capital invested (USD)
up to February 2013
(Ernst & Young, 2013)

Ernst & Young conducted a survey of 503
respondents to determine which African countries
are the most attractive investment locations.
The rankings largely aligned with the emerging
regional hubs.

Because infrastructure is the backbone of a
successful economy and Africa is generally perceived
to have inadequate and poorly managed facilities,
investment in infrastructure can only indicate a
commitment to improving business and living
conditions on the ground. This is because there
is increasing acknowledgement of the positive
ramifications from developing leisure and recreational
facilities. This will bode well for future growth of the
economy, but could, however, be clouded by projects
that are less essential to a country’s growth,
such as stadia for international sporting events.

Corruption perception index
(Transparency International, 2012)

Expected GDP PPP growth
(RICS, 2012)

Sectoral Environment

The forecast growth in GDP between 2013 and
2018, as measured by purchasing power parity,
estimates the growth potential and absolute size of
the economy without exchange rate bias.

Ease of registering property
(World Bank, 2013)

Urban Environment
Population projections
(RICS, 2012)
Population growth forecasts until 2018 provide an
opportunity to assess where demand for property
and its related activities might be strongest.

The index measures the perceived corruption of
public officials in 176 countries on a score from 0
to 100, where 0 is very corrupt. The availability of
reliable market data is one of the indications of a
developed and mature property market. To a large
extent, Sub-Saharan Africa, and indeed Africa at
large, has limited information on property-specific
performance indicators.

Ease of managing construction permits
(World Bank, 2013)
Both measures are sub-indices of the larger Ease
of Doing Business Index, where the number of
procedures, costs and time required are considered
and compared across the 185 countries. These
rankings are deemed reliable and are referred
to widely.

Human capital index
(World Economic Forum, 2013)
The index assesses the ability of 122 countries at
leveraging their human capital. This evaluates training
and skills development for developing a workforce able
to face and thrive in the competitive global environment.

© RICS Research 2014
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4.0 Case Studies
The following section provides an overview of
countries in Sub-Saharan Africa that includes
south, east and west Africa. The below five cases
serve to highlight the characteristics, opportunities
and challenges faced in the specific economic,
institutional and real estate markets.

14
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4.1 South Africa

4.1.1 Overview

4.1.2 The Property Market

• Land and property are generally considered important
drivers of urban economies and so as the South African
economy continues to expand, the contribution of the
real estate market is likely to increase in line with GDP
output levels.

• The retail sector continues to show strong performance
but there is growing concern that the indebtedness of the
South African consumer could become a problem going
forward. The sector is experiencing increasing rentals
and there is an appetite for the funding of retail projects
off the back of increased confidence. As a result,
development activity in this sector is relatively robust.

• The South African property market is one of the most
mature in the continent, where there is sufficient
reliable and transparent property data available.
• The densification of the South African population,
and the growing demand for space located in South
African CBDs is expected to continue to underpin
consumption expenditure and the retail sector in
major metropolitan areas.

Table 1

South Africa Over view

Indicator
Population size (2012)

Measure
52.98m

Expected population growth
(2013-2018)

3.19%

Unemployment rate

25.6%

GDP (2013)

USD376bn

GDP PPP (2012)

USD582.39

GDP growth rate (year-on-year)

2.7%

Inflation rate

5.5%

• The office sector is vulnerable to relatively high vacancy
rates and remains under significant pressure from rising
operating costs. A rising vacancy rate scenario, especially
in the office sector, combined with an attitude of low risk
tolerance from investors and financial institutions has
resulted in cautious development activity. It is anticipated
that less speculative office development will occur, while
retail developments will predominantly see to upgrades
and expansions rather than new builds.
• Industrial vacancies have been improving slowly over
the last couple of years; however it continues to operate
in a strained market with tight consumer spending.
Manufacturing production has been affected by
deteriorating worker productivity, technological advances
and poor performance in the mining sector.
• The Johannesburg Stock Exchange (JSE) listed property
sector is a good reflection of the maturity of the real
estate market. Of the 394 listed entities, 21 are listed
property counters that have a combined market value of
around R200bn. In 2012, the listed property sector gave
a total return of 36%, which outperformed equities
(26.7%), bonds (16%) and cash (5.5%). 2013 saw a
change to adopt the international Real Estate Investment
Trust (REIT) format which better aligns the listed counters
with its international counterparts, in such a way
enhancing their attractiveness to international investors.

Source: S
 tatistics South Africa, the South African Reserve Bank
and RICS (2012)
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4.1.3 Opportunities
• In 2009, total employment in real estate services
accounted for 1% of national employment figures,
while building construction accounted for a further 3%.
• South Africa’s development is being hampered by a
serious shortage of skilled engineers, especially in the
public sector, and has been described as one of the
worst capacity crises in years.
• This, despite the fact that in 2009, the Council for the
Built Environment indicated that engineering-related
qualifications dominated the graduation list across the
built environment study areas. Sustained growth of built
environment students will to a large extent depend on
additional investment into both teaching and physical
infrastructural development.
• Two drivers have been identified as driving the
demand for engineering professionals over the past
three decades, namely the reduction in importance of
agriculture and mining in South Africa’s GDP, and the
relative sectoral changes regarding labour productivity
and capital intensity.
• However, South Africa’s ratio of 473 engineers per
million citizens is still very low, even when compared
to other developing countries such as Chile (1,460) or
Malaysia (1,843). Reasons cited to explain this shortage
include socio-economic and labour factors (such as
emigration and affirmative action policies), educational
factors (a poor level of mathematics and science at
school, a shortage of mentors and a failure to promote
the career), as well as low throughput of students to the
labour force.
• A 2011 master’s dissertation aimed to gauge what
knowledge and skills are required from graduates of
the property industry in South Africa. The research
indicated that across the board there was a desire to
see more practical skills that include property finance,
property investment and asset management, while
indicating that there was too strong a focus on quantity
surveying and construction subjects.
• Both employers and graduates asserted that an
internship programme would better allow students to
integrate academic knowledge with the more practical
skills learnt on the job.
• A 2009 study by the Council for the Built Environment
of past and future construction projects aimed to
determine the demand for skilled professionals in the
built environment, which allowed it to identify the gaps.
The study concluded that in the short-term quantity
surveyors, construction managers and construction
project managers will show the greatest deficit, but in
the longer-term the increased demand for housing from
a wealthier middle-class will also boost the demand for
architectural services.
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• Of the engineering disciplines, civil engineering is
anticipated to be in greatest demand in the mediumterm. Interestingly, throughout the study period, all
skill sets remain wanting to some degree. Numerous
reasons are cited for the shortage of supply and
include poor Grade 12 foundations, “brain drain” from
emigration, the appeal of the other career options
relative to the real estate sector, career mobility
and retirement, as well as mortality from HIV/AIDS.
Additional construction-related reasons include low
throughput from universities and tertiary institutions
offering specialised skills development, rapid increases
in capital expenditure in the construction industry,
and demand volatility that discourages investment.
• A further angle that the study considered was
employment by consulting firms, contractors and the
public sector. It revealed that only 54% of employees
are under the age of 31, possibly shedding some light
on why the country will experience a skills deficit in
the medium term as the older employees will retire
with an insufficient number of younger professionals
replacing them.

Table 2

South Africa local
regulatory boards

Local bodies

2013
registration
figures

South African Council for Project
and Construction Management
Professionals (SACPCMP)

2,201

South African Council for Quantity
Surveying Professionals (SACQSP)

3,202

Engineering Council of South Africa
(ECSA)

39,617

South African Council for the
Architectural Profession (SACAP)

7,910

South African Council of Property
Valuers Profession (SACPVP)

2,307

South African Council for the
Landscape Architectural Profession
(SACLAP)

198

South Africa Council for Professional
and Technical Surveyors (PLATO)

2,428

TOTAL
Source: Professional council reports, 2012

57,863
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Table 3

International regulatory boards

Local bodies

2013
registration
figures

Chartered Institute of Building
(CIOB)

782

Royal Institution of Chartered
Surveyors (RICS)

805

TOTAL

1,587

Source: RICS and CIOB

• Arguably the most important aspect of the report was
that it revealed that the predominant cause of the skills
shortage related to bottlenecks throughout the skills
pipeline. However, that in the South African context
a case can be made for the lasting impact that the
historical political landscape has had on the education
and economic systems.
• Furthermore, real estate market participants have
expressed concern over the misalignment between
future demands and the quality of the practical skills
and training received at a tertiary level or from
training centres.

4.1.4 Interview Feedback
The insights are based on the views of 25 interviewees:
• The majority of respondents feel that the South African
real estate market is currently strong, despite some
areas, such as architecture, innovation and general
output, in need of small improvements.
• When looking at the skills in the market, property
finance and investment skills are currently thought to
be in highest demand, with quantity surveying and
project management also nearing the top of the list.
• Developments, facility management and property
investments are the three areas that are anticipated
to have the greatest growth opportunities.
• A number of gaps were identified in the South African
market, including a general shortage of professionals
and professional regulations, a lack of skilled artisans,
poorly motivated youth and largely unsatisfactory
management.
• It is argued that these gaps appear to be due to a lack
of development and progress, little access to financial
resources and skill loss to other countries.
• Bridging these gaps would require an improvement
and standardisation to education, formalisation of
apprenticeships, and the provision of internship
opportunities.
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• Just over half of respondents believed that education
standards in the country are adequate to solve for
current skills gaps.
• With regards to the role RICS plays in the South
African market, the interviewees primarily felt that they
are currently not very active, possibly contributing by
providing an international standard as well as effective
members.
• Respondents felt that RICS should be marketing their
brand and working more closely with other professional
bodies in order to assist the industry.

4.1.5 Summary
• Ultimately, the question of the skills gap is less about
the quantity than it is about the quality in that the skills
requirements will need to speak to the future needs of
the country. There is a definite trend that is requiring
more skilled employment and less unskilled labour.
• Currently the construction industry is a major player
in national government’s drive to delivery widespread
social and economic infrastructure to a growing
population with a backlog of adequate housing and
facilities. It is unlikely that this situation will ease in
the long-term, with the medium term expenditure
budget indicating that economic services (specifically
transport and energy) and social services (of health and
education) will form the largest portion of the budget.
As a result, addressing the skills gap will require an
enabling policy framework and an integrated approach
to education and training. This could help to ensure that
skills development is deeply entrenched throughout the
schooling system, in vocational training programmes,
and through sector-specific on-the-job training.
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4.2 Kenya

4.2.1 Overview

4.2.2 The Property Market

• Kenya is the most developed and stable economy
in Eastern and Central Africa, which has developed
an increased investment focus that has resulted in
a healthy and growing property market and housing
finance sector.

• The cost of financing is particularly prohibitive to real
estate growth in Kenya and is seen most acutely in the
residential market. As a result, residential selling prices in
the middle-income market have fallen and there appears
to be a deficit in the supply of good quality housing stock.

• Due to the rapidly growing middle class, the mortgage
sector is showing new developments and increased
competition. Regardless, it still only remains accessible
to a small portion of the population as the average
interest rate on a mortgage was 19% at 2012 year end.

• Rapid population increases and urbanisation has led
to insufficient availability of land in urban areas and has
added strain to services and infrastructure. It is likely that
in the medium term, developments will increasingly be
high-rise and mixed-use in form and function, speaking
to the aspirational lifestyle values of the growing middle
class. Furthermore, from a residential stance, it is
anticipated that the golf and gated estates will grow to
become satellite towns and ease pressure from Nairobi’s
systems. However, for developers, land costs are
also prohibiting supply, and coupled with the costs of
financing, many projects become unfeasible.

Table 4

Kenya Overview

Indicator

Measure

Population size (2012)

43.1m

Expected population growth
(2013-2018)

6.51%

Unemployment rate

9.8%

GDP (2013)

USD41bn

GDP PPP (2012)

USD75.89

GDP growth rate (year-on-year)

4.3%

Inflation rate

7.76%

Source: T he Kenyan National Bureau of Statistics and RICS (2012)

• Like other larger African countries, Kenya is seeing
increased development of decentralised urban shopping
malls that are luring in new retail offerings. Strong
demand from the growing number of middle-income
consumers as well as improved infrastructure is boosting
the demand for and supply of convenience retailing.
Consequently, supermarkets are expanding their market
share and penetration outside of major cities, where
there are high pre-let rates in prime retail centres.
• Speculative industrial development is low in Kenya, as
most occupiers tend to own their property. This trend
is changing somewhat, however take-up is slow and
rentals remain low.
• There are five listed construction firms on the Nairobi
Stock Exchange (NSE), but only one has recently been
registered in the real estate sub-sector. With the recent
introduction of REIT legislation, more companies might
be prompted to list to increase capital access and their
investment base.
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4.2.3 Opportunities
• The training of built environment professionals has
largely been the monopoly of the University of Nairobi.
• The World Bank (2013) identified that Ghana, Kenya
and Uganda each have less than ten professional land
surveyors for every million citizens.
• Of Kenya’s 206 registered land surveyors, it is estimated
that only 85 are practicing, emphasising that developing
employment capacity without complementing
investment in land administration is futile.
• IQSK believe that the project management discipline is
where skills are most noticeably lacking as architects
and quantity surveyors generally also assume the role
of project manager. This often means that projects
are poorly managed and documented, and due to
time and budget constraint overruns, quality is often
compromised.
• Furthermore, IQSK argue that cost engineering does
not form a part of the university degree training, with
many quantity surveyors receive on-the-job training.
Additionally, the services of quantity surveyors are
not being used in civil projects, which would provide
valuable expertise to the projects.
• A review of the Kenyan construction industry in 2011
highlighted four labour-related problems and challenges
faced by contractors and include insufficient in-house
staffing and competency, poor project and financial
management skills of contractors that cause project
delays, inadequate supervision by public and private
institutions, and informal and weak linkages between
the industry and relevant tertiary institutions.
• As a result, noticeable skills gaps include project
managers able to manage large developments,
specialised property and facilities managers
and property finance management consultants.
Furthermore, real estate lawyers and technical training
for estate agents and property managers is wanting.
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Table 5

Kenya local regulatory
boards
2013
registration
figures

Local bodies
The Institution of Surveyors of Kenya
(ISK)

1,800

Kenya Institute of Planners (KIP)

500

Architectural Association of Kenya
(AAK)

5,000

Institution of Engineers of Kenya
(IEK)

3,000

Institute of Quantity Surveyors of
Kenya (IQSK)

530

TOTAL

10,830

Source: The Institution of Surveyors of Kenya, October 2013

Table 6

International regulatory boards

International bodies

2012
registration
figures

Chartered Institute of Building
(CIOB)

13

Royal Institution of Chartered
Surveyors (RICS)

47

TOTAL

60

Source: RICS and CIOB
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4.2.4 Interview Feedback
The insights are based on the views of 8 interviewees:
• The majority of respondents showed positive
sentiments towards the Kenyan built environment
industry, contending that it is strong and still growing
robustly. Other respondents felt that there are
certain areas of concern, such as a lack of housing
development.
• The areas anticipated to have the greatest growth
potential are property investment, developments and
professional services.
• When recruiting an applicant for their firms, the
respondents felt that the skills hardest to find and
in greatest shortage in the real estate market were
management and financial skills.
• This is believed to be linked to the notion that the
profession is not attractive enough because of low
remuneration levels, a general lack of growth and
development opportunities, and little awareness of
further prospects.
• It was argued that these gaps could be helped by
providing better education and more training, creating
awareness and encouraging students, as well as
providing more financial support from government.
• Over 60% of Kenyans felt that current education
systems and qualifications are sufficient to address the
current skills gap.
• Two thirds of respondents felt that RICS is currently not
playing any significant role in Kenya, where it is believed
that they should be working towards instituting and
maintaining international standards as well as recruiting
more Kenyan members.

4.2.5 Summary
• REIT legislation has only recently been gazetted and its
introduction is anticipated to help developers access
capital markets and in such a way increase liquidity
by decreasing debt ratios. This is an important step in
that it suggests that the market is attaining a level of
transparency with international standards.
• As Nairobi entrenches itself as the regional commercial
hub, office space is stabilising due in large part
to international corporates setting up regional
headquarters. This is also a result of increased flight
scheduling to Nairobi, which is making it a more
attractive investment destination. This has increased
market absorption of the oversupply of office space in
the capital city. High construction costs are, however,
eroding rental yields and may adversely impact the
sector if they persist.
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4.3 Ghana

4.3.1 Overview

4.3.2 The Property Market

• The Ghanaian economy has grown steadily but is
heavily dependent on agriculture, which accounts for
almost a quarter of GDP. A stable political environment
and growth in gold and cocoa prices have contributed
to robust growth in Ghana, making it one of the fastest
growing economies in Africa.

• Formal real estate markets in Ghana have received
very little attention from researchers and policy-makers,
implying that in the medium-term they are likely to
remain dominated by domestic investors.

• Nonetheless, over the next decade economic growth
must increase substantially if it is to assist in generating
adequate employment opportunities and help its
population attain middle-income status.

Table 7

Ghana Overview

Indicator

Measure

Population size (2012)

25.9m

Expected population growth
(2013-2018)

3.44%

Unemployment rate

10.1%

GDP (2013)

GH¢73.1bn

GDP PPP (2012)

USD82.38

GDP growth rate (year-on-year)
Inflation rate
Source: Ghana Statistical Service and RICS (2012)

6.1%
11.9%

• Greatest demand appears to be for light industrial space,
warehousing facilities, regional shopping centres and
office units.
• There are plentiful opportunities for developers of
residential accommodation as demand for modern, highquality dwellings in prime areas by expatriates and skilled
resident workers is robust. Conditions are due to remain
as such, if not improve, due to the growth of Ghana’s
oil and gas industry and its knock-on positive effects
on GDP. However, two key constraints to growth of the
mortgage market include high interest rates and a limited
supply of affordable housing, while mortgage-lending
institutions struggle to secure long term financing.
• Despite the fact that construction activity in the office
sector has risen noticeably off the back of increased
economic growth and political stability, there is
still substantial demand for good-quality space.
Multinationals are also demanding high quality space
that has adequate parking and is well serviced internally.
Traffic congestion is, however, forcing some out of
Accra’s CBD into developing nodes.
• Office demand is largely derived from the services that
are supporting the sectors, such as financial institutions,
telecommunications, and professional and diplomatic
activity. Furthermore, the influx of foreign investors
and an expanding white-collar workforce are also
fuelling demand.
• Despite informal street trade still dominating the retail
offerings in the country, Ghana will undoubtedly see
an increase in the development of larger formal retail
centres and mixed-use developments, with upper- and
middle-income consumers preferring the security and
diversity of mall retail offerings.
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• Land price increases are putting pressure on industrial
activity to relocate to the outskirts of the city, freeing up
well-located land for redevelopment. The market is also
seeing a shift away from mainly light industrial units to
heavier industrial space, a trend reinforced by strong
economic conditions and new oil reserves.
• Although the Ghanaian Stock market is relatively
efficient and is the third largest on the continent after
South Africa and Nigeria, none of the counters are real
estate companies.

4.3.3 Opportunities
• Through its research, the World Bank identified that
Ghana, Kenya and Uganda each have less than ten
professional land surveyors for every million citizens.
Educational opportunities identified by the GIPC
include e-learning services, private tertiary education
and infrastructure services, as well as technical and
vocational training.

Table 8

Ghana local regulatory
boards
2013
registration
figures

Local bodies
Ghana Institution of Surveyors
(GhIS)

1,238

TOTAL

1,238

Source: GhIS Annual Report, 2013

Table 9

International regulatory boards

International bodies

2012
registration
figures

Chartered Institute of Building
(CIOB)

226

Royal Institution of Chartered
Surveyors (RICS)

39

TOTAL

265

Source: RICS and CIOB

Image source: Anton_Ivanov – Shutterstock.com
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Image source: Anton_Ivanov – Shutterstock.com

4.3.4 Interview Feedback
The insights are based on the views of 7 interviewees:
• The majority of respondents felt that Ghana has a
strong and growing built environment industry.
• Property investment and development are two areas
that are expected to show the greatest opportunity
for growth.
• More than half of the respondents felt that there are
no skill sets that are difficult to find when recruiting
new applicants for firms, but surveyors and engineers
remain in short supply.
• As with Kenya, this has arisen due to the low
perceived attractiveness of the industry, including low
remuneration levels and a lack of practical training.
• It was contended that the best ways to fill these gaps
would be through better education and more training,
increased financial support from government and
developing awareness of the available opportunities
in the real estate sector.
• Just over half of the respondents felt that the current
level of education and qualification is adequate to
address this skills gap.
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• Two thirds of respondents believed that RICS is
currently doing very little in Ghana, where they contend
that RICS should be working in collaboration with
government to provide aid to the masses as well as
holding regular seminars and workshops to keep
professionals in the industry up to date.

4.3.5 Summary
• Rapid urbanisation, steady economic growth, and
an expanding middle class are creating opportunities
for growth, not least of all in property development.
Ghana’s construction industry is growing steadily,
making up over 9% of GDP in 2011, with a similar
amount comprised of finance, real estate and business
services.
• Oxfam state that less than 2% of all land in West Africa
is correctly registered (Broll, 2011). Without knowing
the legal owners, growth and development of the
real estate sector is being hindered. In an attempt to
address this, national government have implemented
a compulsory Land Title Registration scheme, but to
date registration has largely been limited to the major
cities of Accra, Tema and Kumasi. This could provide
a potential opportunity for further RICS involvement.
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4.4 Nigeria

4.4.1 Overview

4.4.2 The Property Market

• Nigeria is the most populous country in Africa and the
second largest economy, after South Africa. It is also one
of the fastest growing economies in Africa and could be
poised to overtake South Africa as the largest economy
within a decade. Five key factors appear to be crucial in
Nigeria’s growth story, namely increasing urbanisation,
favourable demographics of an increasing middle class,
the technology and internet revolutions, a good supply of
natural resources (especially oil) and a much-improved
financial system.

• Real estate activity growth is primarily being driven by
the lower end of the market, propelled by individuals
and few smaller corporates, predominantly in the
residential space. Real estate investors face problems
of inadequate infrastructure, corruption, and insufficient
level of public service and limited access to finance.
Consequently the market faces a huge challenge in
attracting mainstream international investment.

• As is the case with many Sub-Saharan African countries,
Nigeria has experienced high levels of urbanisation,
• The economic environment is being constrained by
which continues to underpin the demand for both
infrastructure deficits (especially where electricity supply
residential and commercial space at different levels of
is concerned), transportation and logistical inadequacies,
the market. There are strong indicators that the Nigerian
as well as the high cost of and limited access to financing.
economy will continue to experience strong growth of
Falling consumer demand, high unemployment and
the middle-class, which should further bolster demand
widespread corruption are further challenges. All these
for middle-income housing units.
factors are combining to make a difficult and rather
• Despite recent improvements, the Lagos property
vulnerable business and institutional environment.
market continues to experience a shortage of well-

Table 10

located office space. Due to higher running costs of
A-Grade space, more modestly sized B-Grade space is
demanded in the city centre to replace ageing stock.

Nigeria Overview

Indicator

Measure

Population size (2012)

170.1m

Expected population growth
(2013-2018)

24.59%

Unemployment rate

23.9%

GDP (2013)

USD290bn

GDP PPP (2012)

USD448.13

GDP growth rate (year-on-year)
Inflation rate

• The Nigerian retail sector is rapidly transforming with the
increased uptake and development of modern Westernstyle malls. Commentators suggest that the sector will
continue to be successful in meeting the demands of
a growing middle class that have been seen to be very
brand-conscious. However, value offerings still appear to
be well suited to the Nigerian market.

6.18%
8%

Source: The National Bureau of Statistics Nigeria, the Central Bank of Nigeria
and RICS (2012)
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4.4.3 Opportunities
• Nigeria has one of the most acute unemployment
situations in sub-Saharan Africa, which is not aided
by the general inconsistent quality of education. As a
result, an opportunity exists to foster skills development
in the faster-growing sectors, such as the construction
industry. This could be achieved through a needsbased vocational education and training system,
empowering currently unskilled labour force and
relieving pressure from a largely questionable tertiary
education system.
• As at the third quarter of 2012, the Nigerian National
Bureau of Statistics identified that 1,055 people were
employed as architects, planners, surveyors and
designers, of which over 95% were full time employees.
Building frame workers, building finishers, painters,
building structure cleaners and this related trade work
formally employed a further 429 workers, of which less
than 10% were part time.
• Despite there being a full complement of real
estate professionals in Nigeria, there are insufficient
professionals partly as a result of the prevalence of
non-professionals operating in the real estate market.
• As a result, there has been an increasing trend for
the work of Nigerian built environment professionals
to be outsourced to expatriate consultants due to the
questionable integrity of the local professionals that are
prone to corruption. This is undermining local expertise
and endangering professional practice throughout the
country as it means that international best practice
standards are often not met or enforced.

Table 11

© RICS Research 2014

2013
registration
figures

Local bodies
Nigerian Institution of Estate
Surveyors and Valuers (NIESV)

5,556

Nigerian Institution of Surveyors
(NIS)

3,000

Nigerian Institute of Quantity
Surveyors (NIQS)

3,131

TOTAL

11,687

Source: The institutions as at 31 December 2013

Table 12

International regulatory boards

International bodies

2012
registration
figures

Chartered Institute of Building
(CIOB)

98

Royal Institution of Chartered
Surveyors (RICS)

123

TOTAL

221

Source: RICS and CIOB
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4.4.4 Interview Feedback

4.4.5 Summary

The insights are based on the views of 39 interviewees:

• Due to the increased political stability in the area,
international companies are increasingly viewing fastgrowing countries like Nigeria as investment hotspots,
where secondary manufacturing hubs are generally
centred in Lagos State and south east Nigeria.
However, an inadequate and unreliable power supply
is hindering growth and deterring larger investment.
Rising administered costs further compound the
operating environment.

• Most of the respondents are positive, believing that
the Nigerian built environment industry is strong and
performing well.
• The areas identified as having the greatest opportunity
for growth are property investments, developments
and broking.
• Nearly half of the specialists feel that there are no skills
that are difficult to find when recruiting applicants for
their firms.
• Although there are few gaps, these are seen to be
caused by inadequate standards and availability of
quality education, low remuneration in the industry
as well as insufficient support and funding from
government.
• These gaps could potentially be filled by creating
awareness of academics, encouraging students and
providing better education and training.
• The majority of specialists feel the education and
qualifications in the country are adequate to address
the skills gaps.
• Nigerians were most positive on the role RICS is
currently playing in their country as they feel it provides
important standards and guidelines that are adhered to.
• The interviewees felt that RICS could increase their
visibility and effect by encouraging and holding regular
seminars, networking events and workshops so that
professionals are kept abreast with market developments.

• Eleven factors appear to be constraining the Nigerian
market and include land use and development
regulations, tax policies, low demand, inadequate
funding sources, overzealous public agencies,
corruption and a lack of professionalism, overt rivalry
among property professionals, little research on
the property market, and poor analytical skills and
knowledge of the professionals.
• In 2012 a study of students enrolled in various
built environment programmes in south-west
Nigeria revealed that tertiary institutions should
incorporate more entrepreneurial studies that aim
to increase the skill sets and knowledge bases of
the students so that they can benefit to a greater
extent from entrepreneurial activities. Furthermore,
that the Nigerian government could stimulate the
entrepreneurial environment by offering counselling
services and financial incentives to graduates.
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4.4 Tanzania

4.5.1 Overview

4.5.2 The Property Market

• Tanzania has recorded strong growth over the past
decade, despite a slump in 2010 off the back of the global
financial crisis. Growth has largely been driven by the
performance of the services sector, and investments in
natural gas. The construction sector, driven by increased
buildings activity, road and bridge developments and land
improvement activities, also showed robust performance,
comprising 8.8% of GDP in 2011.

• Historically, land was government owned until 1995
when national government recognised the importance
of it as an asset and developed a land policy. It is
argued that this is the start of Tanzania’s real estate
market. As a result, there is a general lack of market
information, performance indices and transparency,
which thus requires the strengthening of corporate
governance, investment performance measures, and
research and training in the real estate sector. This
has hindered large-scale foreign investment into the
country as it has restricted real estate investment
options and products on offer making it hard for the
property market to thrive.

Table 13

Tanzania Overview

Indicator

Measure

Population size (2012)

44.9m

Expected population growth
(2013-2018)

5.01%

Unemployment rate

3.3%

GDP (2013)
GDP PPP (2012)

TSH44,718bn
USD73.859

GDP growth rate (year-on-year)

6.1%

Inflation rate

6.1%

Source: The Bank of Tanzania, the National Bureau of Statistics Tanzania
and RICS (2012)
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• Limited banking systems, inflated land prices, high
rates of interest and the option to invest in less risky
treasury bonds is also stifling mortgage availability.
Kusiluka (2013) identified that developers are facing
similar challenges in that they have limited access to
funding which often attracts high interest rates with
short and onerous repayment periods. Developers are
further hampered by poor enforcement of land laws
and legal title; inadequate infrastructure, surveyed
and serviced land; high construction costs, including
multiple taxes and fees; corruption and bureaucracy;
as well as a shortage of skilled labour.
• The Tanzanian government has tried to reform
property laws through the Mortgage Financing
(Special Provisions) Act of 2008, in a bid to allow land
to serve as collateral. Additionally, in 2012 a National
Financial Working Group was established to develop
and implement a Financial Inclusion Policy. These
measures have been an attempt to foster a vibrant
housing market as there is great potential for growth
in this market.
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• Due to economic growth, there is significant demand for
quality office space, particularly in Dar es Salaam, where
supply is struggling to keep pace. This has meant that
it is largely a landlord’s market. Despite limited space,
Mwanza and Arusha are emerging office nodes and
showing increased development activity. The movement
of business outside of the capital is gaining momentum
due to traffic congestion issues and the relative ease
with which traditional single occupancy residential units
can be redeveloped and converted into office blocks.
• Retail activity is largely centred in Dar es Salaam,
however the market appears ready for retail expansion
with an increasing number of smaller centres being
developed, particularly at the upper end of the market.
• Light industrial activity and warehousing space dominate
the industrial market in Tanzania.

4.5.3 Opportunities
• Labour force skill levels are considered to be low in
Tanzania. There is, however, an increase in the number
of real-estate related tertiary courses that will support
the professionalization and credibility of the market and
its participants.
• There is also the Institution of Surveyors of Tanzania
(IST), however there are dwindling numbers of registered
members as the body is slowly closing down.

Table 14

Tanzania local regulatory
boards
2013
registration
figures

Local bodies
National Council of Professional
Surveyors (NCPS)

54

Tanzania Institution of Valuers and
Estate Agents (TIVEA)

347

TOTAL

401

Source: From the respective institutions

Table 15

International regulatory boards

International bodies

2012
registration
figures

Chartered Institute of Building
(CIOB)

6

Royal Institution of Chartered
Surveyors (RICS)

8

TOTAL

14

Source: RICS and CIOB
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4.5.4 Interview Feedback
• A limited number of interviews were conducted
in Tanzania. Owing to data limitations and hence
reliability, these findings cannot be deemed to provide
a complete and well-rounded view.

4.5.5 Summary
• The current process of registering and monitoring
professional surveyors in Tanzania has meant that
non-professional surveyors and valuers are operating
in the markets. Unregistered and unlicensed surveyors
are seen to be completing work unsupervised, especially
when surveying for the private sector. The ramifications of
this, coupled with sometimes corrupt licensed surveyors,
have tarnished the professionalism of the industry.
• The Bank of Tanzania suggests that some 75% of land
in Dar es Salaam is not surveyed (CAHF, 2013). The
situation is aggravated in the land valuation field when
compared to the surveying field as there is currently
no technical legislation guiding professional operations.
Furthermore, professional property management is
rare (Rothacher, 2012).

Image source: Tony Zelenoff – Shutterstock.com
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5.0 Conclusions
The African continent is presently showing strong economic
performance which is being driven by commodity prices,
oil and gas as well as a growing middle class. This growth
is being underpinned by a significant improvement
in infrastructure and the liberalisation of financial and
investment markets.
The industrialisation and economic growth that SubSaharan Africa is predicted to experience in the coming
years will undoubtedly fuel real estate development
opportunities as businesses require premises. Rapid
urbanisation and a booming middle class provide
opportunities, especially for residential and retail
developments. Moreover many African nations will need
to focus on the provision of housing; health care services;
educational institutions; as well as recreational and religious
amenities. Invariably this will result in a heightened demand
for professionals in the construction and management of
private as well as public sector buildings.
Performance across the countries varies considerably,
where future growth and development will largely hinge
on the transparency of market information and the
development of an enabling institutional environment
that address the risks presently associated with these
markets. Opportunities in these markets are currently being
negatively affected by tenure and titling arrangements,
and regulatory arrangements that constrain funding of
development and investment activities. Consequently there
is a need to improve the transparency and the reliability of
data in real estate markets, especially if foreign investment
is to be encouraged.
The legislation surrounding the organisation of professional
designations and roles in the built environment across
the African continent varies considerably between
countries. Moreover, the built environment professions
across Sub-Saharan Africa are rapidly developing and
there is a general need to broaden the understanding
of how different professions should be organised and
administered. Establishing professional standards across
the African continent that are globally benchmarked will
help to bring uniformity in business practices and improve
investment confidence. As a result, the structure and
opportunities associated with the built environment in
Africa will be influenced by how these professions are
organised and mobilised in the future.

While the number of institutions offering real estate
programmes is growing across the continent there
seems to be little consistency in the academically-taught
body of knowledge and hence little consistency in the
standards being achieved. There is also little support for
qualifying students to gain experience in a structured
and supportive manner that will then allow them to enter
the profession. Therefore there is a huge potential in
Africa in terms of conducting training courses and the
development of professionals.
While RICS may adopt a strategy to enter specific
countries, the barriers encountered from existing nationally
legislated professional bodies could be considerable.
Alternatively, there is an opportunity for RICS to build
its membership base by developing relationships with
existing country-specific local professional bodies. As the
potential membership is relatively small on a country-bycountry basis, reaching an appropriate scale to deliver
viable activities may require that activities are offered on
a regional/Pan-African level in association with existing
professional structures.
In developing a strategy for Sub-Saharan Africa, RICS
has an important role to play in initiating and facilitating
processes and mobilising sectors that will stimulate,
develop and standardise the real estate professional
environment across the African continent. This suggests
that while RICS could consider placing a focus on
specific countries and increase membership, there is
also an argument to consider programmes and activities
of a Pan-African nature that have the opportunity to
develop professions and a future membership across
the continent. This would also entail the promotion of
internationally-adopted and enforced standards. To this
end, RICS could facilitate professional engagement
and collaboration across the African continent and in
specific regions (e.g. Southern Africa, West Africa and
East Africa). It may also mean supporting and building
strong relationships with existing professional bodies,
Pan-African agencies (such as SADC, Shelter-Afrique,
The African Development Bank and AU), multilateral
international agencies such as the World Bank and UN
Habitat as well as public and private sector entities.
Membership of the RICS could be positioned as a
platform for professionals in the built environment to
practise across the African continent.
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