
LAND SUB-SECTOR MARKET. 

The land market involves land that has no buildings, empty land or open 

spaces surrounded by buildings. 

TYPES OF LAND ACCORDING TO SURVEY STATUS. 

1: SURVEYED LAND. 

In Tanzania, only 15% of the land has been surveyed. Surveyed land 

shows the specific plot number, block, location (City/Municipality/Town, 

Ward, Street, etc.), and its measurements such as coordinate points 

(Easting & Northing, Latitude & Longitude, UTM, etc.) on a map. 

2.NON-SURVEYED LAND. 

This refers to land that has not been surveyed and lacks basic information 

about the specific area. More than 84.67% of land in the country remains 

unsurveyed. 

DISTRIBUTION OF LAND IN TANZANIA: 

In Tanzania, land is categorized into the following three main groups: 

1.GENERAL LAND. 

This includes land found within City Councils, Municipalities, Towns, 

and Small Townships, as well as areas near urban centers. 

2.RESERVED LAND. 

Reserved land is divided into three main parts: 

A. Wildlife and Forest Reserves Land. 

This land is set aside for the conservation of wildlife, forests, and natural 

vegetation. 



B. Military Land. 

This land is designated for use by the Tanzania People’s Defense Force, 

National Service, Police Force, etc., for their operations. 

C. Government Land Bank. 

This land is reserved for future government use and development. 

3.VILLAGE LAND. 

This land is allocated to villages and is governed under customary law. 

Each village has a different land size based on various criteria from both 

pre- and post-colonial periods. Many villages were established during the 

era of Ujamaa (socialism and self-reliance) under the leadership of the 

Father of the Nation, Mwalimu Julius K. Nyerere. 

Currently, (September, 2026) there are over 12333 villages with 

recognized land ownership in the country. 

 

CONCLUSION: 

Tanzania possesses vast land compared to other East African countries. 

However, land ownership in urban areas is highly competitive due to the 

rapid urbanization rate. This trend paints a clear picture that in the next 

30 years, land ownership will be highly competitive, as land usage 

continues to increase significantly both by citizens and the government. 

 

 

 

 



 

FIVE MAIN BENEFITS OF INVESTING IN REAL ESTATE: 

1.Appreciating in Value. 

Land and property values tend to increase over time. 

2.Store of Value of Currency. 

Real estate helps preserve the value of money by acting as a stable 

investment. 

3.Indirect Impact of Inflation. 

Real estate is less directly affected by inflation compared to other assets. 

4.Artificial Appreciation through Properties. 

The value of land can increase through the development of buildings and 

infrastructure. 

5.Competitive Demands. 

There is a growing demand for real estate, making it a competitive and 

potentially profitable investment. 

ECONOMIC BENEFITS OF INVESTING IN REAL ESTATE: 

1.Forced Appreciation. 

Enhancing and increasing the value of assets over time for example, 

renovating a house or building can raise its rental value for tenants. 

2.Tax Dodge or Tax Avoidance (Legally). 

Legally, an investor may pay less tax or even be exempted from tax by the 

government as an incentive for contributing to national development 

through housing or infrastructure projects.This practice is common in 



many countries where real estate developers are granted tax reliefs to 

support public development goals. 

3.Influence on Self-Esteem and Confidence. 

Owning buildings or houses boosts the owner’s self-confidence. While it 

may seem like a minor benefit, it plays a major role in one’s economic, 

social, political, and even cultural growth due to the influence and status it 

brings. 

4.Ability to Change Property Use. 

Real estate offers flexibility for example, a residential house (for living or 

renting) can later be converted into business premises like shops or a 

lodge, especially as population and demand grow. 

5.Generational Wealth. 

Real estate assets often benefit more than one generation. 

Example: Wealthy families in Florence, Italy from the 1600s still own 

buildings passed down to their descendants. 

Similarly, many Indian families in Kariakoo, Dar es Salaam, inherited 

buildings from their forefathers who built them before Tanganyika’s 

independence. 

 

 

 

 

 

 



DRIVERS OF LAND USE GROWTH IN TANZANIA. 

1.RAPID POPULATION GROWTH. 

Tanzania is among the fastest-growing populations in Africa, with a growth 

rate of 3.1% per year. This large population increase contributes to a 

significant rise in land usage across the country. 

2.URBANIZATION. 

Urban population growth in Tanzania exceeds 5.9%, with 34.3% of the 

population living in urban areas by 2020.It is projected that by 2040, over 

50% of the population will reside in urban areas. The main reason for this 

urban growth is the migration of youth from rural areas in search of jobs 

and better living conditions. Additionally, some rural areas are developing 

into small towns, all of which increase land consumption. 

3.INCREASING HUMAN ACTIVITIES. 

A. CONSTRUCTION OF SETTLEMENTS. 

The rising population drives the demand for housing, which significantly 

increases land usage. 

B. COMMERCIAL INVESTMENT IN PROPERTIES. 

There is growing investment in various types of buildings, especially in the 

hospitality sector (e.g., hotels), retail (shops), high-rise buildings, guest 

houses, restaurants, entertainment and conference venues all of which 

require land. 

C. INFRASTRUCTURAL DEVELOPMENT. 

The government has heavily invested in infrastructure to attract further 

investment. 

 



Examples include: 

a. Tarmac roads connecting regions, towns, districts, and zones. 

b. Bridges, bus terminals, and the Bus Rapid Transit (BRT) 

system. 

c. The ongoing construction of the Standard Gauge Railway 

(SGR). 

d. Urban and rural roads via TARURA (Rural and Urban Roads 

Agency). 

These developments have opened up many areas, facilitating real estate 

investment by reducing transport costs, improving logistics, and easing 

access to construction materials all of which increase land usage. 

D. GROWTH OF ADMINISTRATIVE AND POLITICAL 

ACTIVITIES 

As population and settlements grow, so do political and administrative 

needs. 

This leads to construction of: 

 • Government leaders’ offices 

 • Residential houses for leaders 

 • Political party offices 

In Tanzania, the increase in the number of regions and administrative 

divisions has led to the need for more government facilities and thus 

greater land use. 

CONCLUSION; The various uses of land in Tanzania are rapidly 

increasing, signaling the importance for every individual to secure a Land 

Title Deed, in order to be formally recognized as a rightful landowner. 



FIVE FUNDAMENTAL THINGS ONE MUST HAVE TO 

SUCCEED IN INVESTMENT: 

1.KNOWLEDGE. 

Having the right understanding of what you’re investing in is essential. 

You must be well-informed about the specific type of investment you’re 

pursuing. 

2.SKILLS. 

To succeed in any investment, you must know how to do it. 

Note: Success in anything requires having the right set of skills to execute 

your plans effectively. 

3.RESOURCES. 

Different kinds of resources are what enable you to succeed in an area 

where you already have knowledge and skills. 

Note: Resources such as time, money, people, equipment, systems, and 

mindset are all critical in any kind of investment. 

4.NETWORK AND CONNECTIONS. 

Your relationships with people play a vital role in building and sustaining 

your investment. 

In today’s world, “who you know” can be just as important as what you 

know. Strong connections can open doors to opportunities, partnerships, 

and support. 

5.REPUTATION. 

Beyond your knowledge, skills, resources, and connections, what also 

matters is: 



How do people perceive you? 

Your reputation shapes how others trust and engage with you. 

Note: When people believe in you and appreciate what you do, success 

often follows more quickly although building a strong reputation takes 

time and consistency. 

BASIC STEPS BEFORE MAKING ANY INVESTMENT IN REAL 

ESTATE: 

1.PREPARATION. 

Whether you want to build a residential house, buy a home, or build and 

purchase commercial buildings, you must prepare for: 

i. The costs of the building, house, and land. 

ii. Proper selection of location. 

iii. Criteria based on your economic activities or investment purpose. 

2.SUSTAINABLE PLAN TO SAVE MONEY. 

Before investing in land, buildings, or houses, it is advisable to have 

savings to start your investment process. Having a sustainable plan to 

preserve money is crucial before building or buying any property. 

3.BUYING LAND. 

Once you have accumulated a certain amount of money, the next step is 

to purchase land according to your income, the importance of the 

investment, and the choice of location. 

 

 



4.STARTING CONSTRUCTION OR BUYING A BUILDING. 

After purchasing the plot, you can begin construction if ready. 

Alternatively, you can directly buy an existing building, though each 

option has its own advantages and disadvantages. 

CONCLUSION: 

Investment in REAL ESTATE that is, land, houses, and buildings 

requires many factors, which is why the process is more complex 

compared to other sectors. 

KEY FACTORS AND CRITERIA AN INVESTOR SHOULD 

CONSIDER BEFORE BUYING LAND. 

I. ESSENTIAL FACTORS; 

       1.INFRASTRUCTURE. 

Availability of essential infrastructure, especially roads. Other crucial 

infrastructure includes railways, airports, and ports, which support daily 

operations and long-term investment value. 

         2.SOCIAL SERVICES. 

A. Basic Services: 

Presence of clean water, electricity, and other utilities. 

B. Developmental Services: 

Access to schools, hospitals, shops & markets, sports grounds, and 

financial services such as banks and mobile money agents. 

          

 



3.LAND & AREA SECURITY. 

A. Dispute-Free Land: 

The land should have no history of conflicts or ownership disputes. 

B. Safe Neighborhood: 

The area should be free from criminal groups or high crime rates. 

C. Natural Disaster History: 

The land should not be prone to natural disasters like earthquakes or 

volcanic eruptions though it’s important to note that natural disasters can 

occur anywhere. 

D. Environmental Safety: 

Land should be free from toxic chemicals and environmental pollution 

that may affect human health or future development. 

 4.AVAILABLE OPPORTUNITIES. 

A. Economic Activities: 

Presence of various businesses, companies, and signs of urban growth 

(urbanization) indicate potential for returns on investment. 

B. Social Activities: 

High population density opens opportunities for developing social 

facilities like churches, mosques, institutions, event and conference halls, 

etc. 

 

 

 



5.LEGAL & SECURITY INSTITUTIONS. 

Accessibility to police stations, courts, and government offices ensures 

legal protection, order, and administrative support for your land and 

future developments. 

 6.GOOD LANDSCAPE / ENVIRONMENT. 

Look for land in a peaceful and well planned area, with an attractive 

environment (e.g., quiet neighborhoods, hillside plots, scenic views, etc.). 

Plots in appealing parts of a city especially those on elevated or prime 

locations usually have higher value and greater investment appeal. 

II. CRITERIA; 

1.LEGALLY OWNED LAND. 

The land must be legitimately owned, whether surveyed or unsurveyed. 

Both the buyer and seller must engage in transactions involving legally 

recognized ownership. 

There are common two types of legally owned land, and these are; 

1. Freehold ownership 

Freehold means a person has ownership of the land for an indefinite 

period, subject to the laws of the country. 

For example, if John legally owns a piece of land under a freehold title, he 

generally has the right to possess, use, develop, transfer, or sell the land, 

subject to applicable laws and restrictions. 

Legally owned land can include freehold land where the seller has a valid 

legal title or other legally recognized evidence of ownership. 

 



2. Leasehold ownership 

Leasehold is different from freehold ownership. In this type the person 

does not own the land permanently. Instead, the person has a legal right 

to occupy and use the land for a specified period under a lease granted by 

the landowner or the relevant authority. 

For example, a person may have a 99-year lease over a particular piece of 

land. During that period, the leaseholder can have significant rights to 

possess and use the land, and depending on the law and the terms of the 

lease, may be able to transfer, assign, mortgage, or otherwise deal with 

those rights. 

Therefore, a leaseholder may legally transact with their leasehold interest, 

even though they are not the ultimate owner of the land itself. 

The important distinction is; 

Freehold ownership.  Leasehold ownership. 

Ownership is generally indefinite Right to use or occupy is for a 

defined period of time 

Owner holds the land interest 

directly 

Leaseholder holds a leasehold 

interest 

Can generally transfer/sell the 

ownership, subject to law 

Can generally transfer/assign the 

lease, subject to the lease and law 

No fixed expiry date in the 

ownership itself 

Has a specified term, e.g. 33, 66, or 

99 years to be freehold 

Therefore “legally owned land” does not necessarily mean only freehold 

land. In a legal land transaction, a valid leasehold interest can also be 

legally recognized, provided the lease was properly created and the person 

selling or transferring it actually has the legal right to do so. 

 

 



2.EASILY ACCESSIBLE LAND. 

Land should be reachable through proper infrastructure, especially roads 

whether in urban areas or outskirts. Even for agricultural land (farms), it 

should be in locations that are easy to access. 

3.VALID DOCUMENTATION. 

Legally owned land must have authentic documents. In various parts of 

the country, some plots or farms have forged or fake documents, leading 

to ownership conflicts and disputes. 

4.LAND DESIGNATED FOR SPECIFIC USE. 

It is very important to know the zoning and designated land use before 

buying especially in urban areas and conservation zones. 

Example: Many people unknowingly buy land in reserved areas or open 

spaces (OS) which are not meant for private development. 

5.ACTUAL LAND VALUE & BUDGET. 

Know the actual market value of the land in the area before making a 

purchase. As a buyer, you must have a realistic budget to make informed 

decisions. 

Example: If your budget is limited and you wish to buy land in a city, it 

may be wiser to opt for land on the outskirts, where development is 

growing rapidly, instead of taking unnecessary debt just to buy land in the 

city center. 

 

 

 



MAIN BENEFITS OF INVESTING IN LAND: 

1.INCREASE IN LAND VALUE (Appreciate in Value). 

Land value rises due to urban growth, population increase, infrastructure 

development, and the establishment of residential areas and government 

offices. 

2.ACCESS TO LOANS. 

Owning land or buildings with a valid title deed allows you to use them as 

collateral to secure loans from banks and financial institutions. 

3.DEVELOPING RESIDENCE. 

Land ownership makes it easier to build your own home and establish a 

permanent settlement. 

4.OPPORTUNITY TO INVEST IN REAL ESTATE PROPERTIES & 

ASSETS. 

Land can be developed for commercial buildings, entertainment venues, 

tourism projects, residential rentals, or industrial sites. It can also be used 

for agriculture. 

5.STORE OF VALUE FOR MONEY. 

Land acts as a hedge against inflation, meaning it helps preserve the 

purchasing power of your money over time. Unlike cash in banks, which 

is subject to fees, inflation, and low interest returns, land value typically 

increases. 

Example: Someone who bought land in Mwenge, Dar es Salaam, for TSh 

13 million about 10 years ago has now(2026) sold it for TSh 300 million, 

making a profit of over 2208%. 



If the same money had been saved in a bank account (even with interest), 

it likely wouldn’t have exceeded TSh 20 million due to deductions, 

account maintenance fees, and inflation (which ranged from 3.5% to 8% 

over that period). 

6.INHERITANCE POTENTIAL (High Chance to Inherit). 

Land is one of the few assets that can be passed down from one 

generation to another. 

It holds lasting value and can serve as a foundation for generational 

wealth, allowing families to build long-term security and legacy. 

 

CONCLUSION: 

Investment in REAL ESTATE especially in the land sector requires 

patience and a deep understanding of the market. Returns may not be 

immediate, but with the right knowledge and long-term vision, it is one of 

the most secure and profitable investments you can make. 

 

 

 

 

 

 

 

 



 

EXTENDED REVIEW OF THE LAND SUBSECTOR MARKET IN 

TANZANIA. 

1. Introduction to the Land Sector 

Land is one of the most important natural and economic resources in 

Tanzania. It provides the physical space required for agriculture, housing, 

industries, businesses, infrastructure, tourism, mining, conservation and 

other economic activities. 

The land sector involves more than simply buying and selling plots. It 

includes land ownership, land allocation, surveying, valuation, registration, 

planning, development, investment, administration and dispute 

resolution. 

The Ministry responsible for lands has the objective of administering land 

ownership and development in a way that promotes security of tenure and 

sustainable development. 

Why land is important  

Land is important because it: 

➢ Provides space for economic activities. 

➢ Supports agricultural production. 

➢ Provides locations for homes and businesses. 

➢ Supports industrial development. 

➢ Provides a basis for infrastructure development. 

➢ Creates opportunities for investment. 

➢ Can increase in value over time. 



➢ Supports livelihoods and employment. 

➢ Provides government revenue through various land-related charges 

and taxes. 

2. Land-Use Planning and Zoning 

Land-use planning determines what different areas of land are intended to 

be used for. 

For example, an area may be planned for: 

❖ Residential development; Land used for building houses, 

apartments, and other places where people live. 

❖ Commercial development; Land used for businesses such as shops, 

offices, markets, hotels, and restaurants. 

❖ Industrial development; Land used for factories, warehouses, 

workshops, and other manufacturing activities. 

❖ Agriculture; Land used for growing crops, keeping livestock, and 

other farming activities. 

❖ Education; Land set aside for schools, colleges, universities, and 

other educational institutions. 

❖ Health facilities; Land used for hospitals, health centres, clinics, and 

other medical services. 

❖ Recreation; Land used for leisure and entertainment, such as parks, 

playgrounds, sports fields, and gardens. 

❖ Transport; Land used for roads, railway lines, airports, bus stations, 

and other transportation infrastructure. 



❖ Conservation; Land protected to preserve forests, wildlife, water 

sources, natural habitats, and other environmental resources. 

3. Land Acquisition Procedures 

Land acquisition means obtaining legal rights to use or occupy a particular 

piece of land. 

A simplified process can include: 

Step 1: Identify the land 

Determine: 

 Location 

 Size 

 Intended use 

 Current occupier 

 Seller or allocating authority 

Step 2: Conduct due diligence 

Check whether: 

 The person selling has the right to sell. 

 The land actually exists as described. 

 There are competing claims. 

 There are loans, mortgages or other encumbrances. 

 There are disputes. 

 The land is subject to restrictions. 



Step 3: Conduct a land search 

Official records should be checked to establish the legal status of the land. 

Step 4: Survey and verify boundaries 

A qualified surveyor can help establish: 

 Exact boundaries 

 Size 

 Coordinates 

 Neighbouring plots 

Step 5: Verify planning requirements 

Determine whether your intended use is permitted. 

Step 6: Valuation 

Establish whether the proposed price is reasonable. 

Step 7: Legal transaction 

A qualified professional should help ensure that the agreement and 

transfer comply with applicable requirements. 

Step 8: Registration/documentation 

The relevant land rights and transaction should be properly documented 

and registered as required. The Ministry identifies facilitation of land 

acquisition, transfer, allocation and preparation of land documents among 

its land-administration functions. 

 

 



4. Criteria to Consider Before Acquiring Land 

This is one of the most important sections for an investor. 

A. Location 

Location affects: 

• Accessibility 

• Demand 

• Land value 

• Security 

• Future development 

A cheap plot in a poor location may not necessarily be a good investment. 

B. Legal ownership 

Confirm who legally holds the relevant land interest. 

Never rely only on:  "This person has been using the land for years." 

Actual legal rights need to be verified. 

C. Documentation; Check relevant documents, including the applicable 

certificate, title or customary documentation. 

D. Land boundaries; Ensure the actual boundaries correspond with the 

documents and survey information. 

E. Accessibility 

Check whether there is: 

• A legal access road 

• Public road access 



• Transport 

• Reasonable connection to surrounding areas 

F. Land-use restrictions; Confirm whether you can legally use the land for 

your intended purpose. 

G. Infrastructure 

Check availability of: 

• Electricity 

• Water 

• Roads 

• Internet/telecommunications 

• Drainage 

H. Price; Compare the price with similar land in the surrounding area. 

I. Environmental conditions 

You should check if there is: 

• Flooding 

• Erosion 

• Wetlands 

• Poor soil 

• Environmental restrictions 

• Other hazards 



J. Future development; Ask: "What is likely to happen around this land in 

the next 5–10 years?" 

Future roads, industries, housing developments and commercial centres 

can affect value. 

5. Land Development and Management. 

Land development means improving land for productive or planned use. 

Good land development can involve: 

• Construction: Building houses, offices, schools, roads, or other 

structures on land. 

• Farming: Preparing land for growing crops or keeping livestock. 

This may involve clearing, irrigation, and improving the soil. 

• Commercial development: Using land to build businesses such as 

shops, markets, hotels, or shopping centres. 

• Industrial development: Preparing land for factories, warehouses, 

processing plants, and other industrial activities. 

• Infrastructure installation: facilities needed for development, such as 

roads, electricity, water supply, drainage, and communication 

networks. 

Land management means ensuring that land is used efficiently, legally and 

sustainably. 

Good management can involve: 

• Maintaining boundaries: Clearly identifying and protecting the limits 

of a piece of land to avoid disputes with neighbouring landowners. 



• Preventing encroachment: Making sure that other people do not 

illegally occupy, build on, or use someone else's land. 

• Paying required obligations: Paying land-related taxes, rents, fees, or 

other charges required by the government or relevant authorities. 

• Maintaining buildings: Repairing and taking care of buildings and 

other structures on the land so they remain safe and useful. 

• Preventing environmental degradation: Protecting the land from 

problems such as soil erosion, pollution, deforestation, and 

unnecessary destruction of vegetation. 

• Following planning requirements: Using land according to approved 

plans, zoning rules, building regulations, and other legal 

requirements. 

6. Challenges in the Land Sector 

The land sector faces several challenges. 

1. Land disputes; Disputes may arise between different groups in 

which each group can contribute to land disputes in different ways: 

a. Individuals; May claim ownership of the same piece of land. Some 

people may sell or occupy land without proper legal documents. 

Boundary disagreements can also occur between neighboring 

landowners.  

b. Families; Family members may disagree over the inheritance of 

land. Some members may sell family land without the consent of 

others. Conflicts can also arise when traditional inheritance practices 

differ from formal land laws.  



c. Villages; Villages may disagree over boundaries with neighboring 

villages. Conflicts can occur over communal land and natural 

resources such as forests, grazing areas, or water sources. Another 

dispute is that village authorities may allocate the same land to 

different people.  

d. Investors; Investors may acquire land that local people believe 

belongs to them. Disputes may arise when compensation is 

considered inadequate or is not paid. Investors may also use the 

land differently from what local communities expected.  

e. Companies; Companies may occupy or use land without proper 

agreements or permits. The existence of large projects can lead to 

conflicts with surrounding communities. Disagreements may arise 

over boundaries, compensation, environmental effects, or land-use 

rights.  

f. Government institutions; Different government institutions may 

allocate or manage the same land differently. Land may be acquired 

for public projects, causing disputes over ownership and 

compensation. Delays, errors, or conflicting land records can create 

uncertainty about who legally owns or controls the land.  

2. Fraud; Fraudulent documents or multiple claims over the same land 

can create serious problems. 

3. Unplanned settlements; Rapid urban growth can occur faster than 

formal planning and infrastructure development. 

4. Lack of information; Some buyers may not have adequate information 

about: 

• Ownership; When records do not clearly show who legally owns a 

parcel, several people may claim the same land. This can lead to 



conflicts between customary owners, registered owners, heirs, 

buyers, or communities. 

• Boundaries; Unclear or poorly surveyed boundaries can cause 

neighbouring landowners to disagree about the exact extent of their 

plots. Disputes may arise over encroachment, fences, roads, or 

buildings. 

• Planning; Lack of information about land use plans and zoning can 

result in incompatible developments. For example, a person may 

develop land believing it is available for residential use while 

authorities or neighbouring communities consider it reserved for 

another purpose. 

• Market prices; When reliable information about land values is 

unavailable, buyers and sellers may have different perceptions of a 

property's value. This can encourage exploitation, fraudulent 

transactions, or disagreements over compensation, especially when 

land is acquired for development. 

• Restrictions; If people are unaware of restrictions such as protected 

areas, easements, road reserves, environmental regulations, or 

development controls, they may use or develop land unlawfully, 

creating conflicts with neighbours or government authorities. 

5. Land-use conflicts; Different groups may want the same land for 

different purposes. 

For example: Farmers vs. pastoralists 

Communities vs. investors 

Conservation vs. development 

6. Infrastructure shortages; Some land is difficult to develop because 

roads, water or electricity are unavailable. 



7. Administrative delays; Land transactions can involve several procedures 

and government institutions. 

7. Risks of Investing in Land 

Land investment has potential benefits, but it also has risks. 

Legal risk; The seller may not have the right to sell or transfer the land. 

Market risk; Land prices may fail to increase as expected. 

Liquidity risk; Land cannot always be converted into cash quickly. 

Development risk; You may buy land cheaply but later discover that 

developing it is extremely expensive. 

Location risk; An area may fail to develop as expected. 

Environmental risk; Flooding, erosion or environmental restrictions can 

affect development. 

Dispute risk; A third party may claim an interest in the land. 

Planning risk; Government planning decisions may affect how the land 

can be used. 

8. Land Disputes and Dispute Resolution. 

 A land dispute occurs when two or more people, families, communities, 

companies, or government authorities disagree about who owns land, 

where its boundaries are, who has the right to use it, or how it should be 

used. Common causes of land disputes are as follows: 

a. Boundary disagreement; This happens when neighbouring 

landowners disagree about where the boundary between their 

properties is located. For example, one person may claim that a 

neighbour has moved a fence onto their land. 



b. Inheritance; Land disputes can arise when family members disagree 

about who should inherit land after the owner dies. For example, 

several children may each claim the same piece of land. 

c. Multiple sales; This occurs when the same piece of land is sold to 

more than one person. For example, an owner may sell land to 

Person A and later illegally sell the same land to Person B. Both 

buyers may then claim ownership. 

d. Illegal occupation; This occurs when someone occupies or uses land 

without the permission or legal rights of the owner or lawful 

authority. For example, a person may build a house on another 

person's land without consent. 

e. Family disagreements; Family members may disagree over 

ownership, control, or use of family land. Such conflicts may occur 

between parents and children, siblings, or other relatives. 

f. Village boundaries; Neighbouring villages may disagree about the 

location of their boundaries. This can become serious when 

valuable resources, farmland, forests, or grazing areas are located 

near the disputed boundary. 

g. Investor-community conflicts; These occur when investors and local 

communities disagree about land being acquired or used for 

projects. For example, a community may argue that an investor has 

taken land without proper consultation, compensation, or 

agreement. 

h. Land-use conflicts; These occur when different people or groups 

want to use the same land for different purposes. For example, 

farmers may want land for cultivation while pastoralists want to use 

the same area for grazing livestock. 



Tanzania has formal mechanisms for resolving land disputes. District 

Land and Housing Tribunals, for example, deal with disputes involving 

land ownership and real-property matters at district level.The land-dispute 

framework also provides for different levels of tribunals and courts, 

including the High Court's Land Division. 

Key lesson for investors 

The best strategy is not to wait for a dispute; Prevent the dispute through 

proper due diligence, documentation, surveying and legal procedures. 

9. Government Policies and Laws 

Land investment is governed by laws, policies and regulations. 

Important instruments include: 

Land Act; The Land Act provides a major legal framework for land 

administration, rights of occupancy, leases, mortgages, transfers and 

related matters. 

Village Land Act; The Village Land Act provides the framework for 

management and administration of Village Land and customary rights. 

National Land Policy; Tanzania currently has the National Land Policy, 

1995 published by the Ministry responsible for lands. The policy 

addresses issues including sustainable land use and investment. 

Investment framework; Investors also need to consider the investment 

laws and regulations governing investment-related land rights. 

10. Environmental Considerations 

Before acquiring or developing land, environmental factors should be 

considered. 

Flooding; Avoid or carefully assess flood-prone areas. 



Soil; For agriculture and construction, soil characteristics matter. 

Water bodies and wetlands; Certain areas have special environmental 

considerations and restrictions. 

Conservation; Land within or near protected areas may be subject to 

additional legal controls. 

Climate change 

Investors should consider: 

• Flooding 

• Drought 

• Extreme rainfall 

• Coastal risks 

• Water availability 

Sustainable development; The goal should not simply be: "How much 

money can I make from this land?" It should also be: "Can I develop and 

use this land without creating long-term environmental and social 

problems?" 

11. Land and Economic Development 

Land is closely connected to Tanzania's economic development. 

Agriculture; Land supports crop production and livestock. 

Manufacturing 

Factories require land for: 

• Production 



• Storage 

• Offices 

• Transportation 

Housing; Population growth creates demand for residential land. 

Tourism; Hotels, lodges and tourism facilities require suitable land. 

Infrastructure; Roads, railways, airports, power facilities and other 

infrastructure require land. 

SMEs; Small and medium-sized enterprises may need land for: 

• Shops 

• Workshops 

• Warehouses 

• Offices 

• Small manufacturing 

• Agriculture 

Therefore, land can be considered an important foundation for private-

sector and SME development. 

12. Future Trends and Opportunities 

The land sector is likely to be influenced by several long-term trends. 

Urbanization 

Growing cities create demand for: 

• Housing 



• Offices 

• Retail 

• Warehouses 

• Industrial areas 

Population growth 

More people generally mean greater demand for land-based services and 

infrastructure. 

Digital land administration 

Digital systems can improve access to land information and 

administration. 

The Ministry currently provides digital services including e-Ardhi/Ardhi 

Kiganjani alongside its land administration functions. 

Infrastructure expansion 

New infrastructure can open previously less-developed areas to 

investment. 

Real estate 

Housing, commercial buildings and other property developments can 

create opportunities. 

Agricultural commercialization 

Growing demand for food can create opportunities for commercial 

agriculture and agro-processing. 

Sustainable land management 



Climate and environmental concerns are making sustainable land use 

increasingly important. 

13.Conclusion 

The Tanzanian land sector is much broader than simply buying and 

selling plots. It involves the relationship between land rights, ownership, 

planning, investment, infrastructure, economic development, 

environmental protection and dispute resolution. 


