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The economic landscape of Tanzania in 2026 is characterized by a fundamental shift toward
industrialization and a structured urban development model that prioritizes sustainability and

regional integration.

At the heart of this transformation is the Kigamboni New City project, a master-planned
satellite city that serves as a laboratory for the country’s modern investment regime. This
report provides an exhaustive analysis of the Kigamboni municipality, synthesizing the
institutional pivot toward the Tanzania Investment and Special Economic Zones Authority
(TISEZA), the legal breakthroughs in diaspora land ownership, and the granular real estate
data that defines the region’s growth trajectory.

For investment management professionals, this guide serves as the definitive framework for
navigating a market that has transitioned from speculative anticipation to operational

execution.

The Macroeconomic Context: Tanzania’s Investment Renaissance

As Tanzania enters 2026, the nation maintains one of the most robust investment trajectories
in Sub-Saharan Africa, underpinned by a projected GDP growth of 6% This momentum is
largely attributed to a deliberate policy shift from consumption-led expansion to production-
oriented value addition. The scale of this transformation is evidenced by the tripling of

approved investment capital, which surged

from US10.95 billion by the end of 2025.

This capital influx is not merely a quantitative increase but represents a qualitative shift in the
type of projects entering the country, with manufacturing, energy, and large-scale real estate

dominating the registration pipeline.

The primary catalyst for this environment is the enactment of the Investment and Special
Economic Zones Act No. 6 of 2025 This legislation revolutionized the institutional framework
by merging the Tanzania Investment Centre (TIC) and the Export Processing Zones Authority

(EPZA) into a single, high-powered entity: t
Zones Authority (TISEZA) Launched official

ne Tanzania Investment and Special Economic

y on July 1, 2025, TISEZA operates under the

President’s Office (Planning and Investment) and serves as a digital-first One-Stop Facilitation

Centre (OSFC)

By consolidating the mandates of investment promotion, land bank management, and Special
Economic Zone (SEZ) regulation, TISEZA has effectively eliminated the bureaucratic overlaps
that previously hindered large-scale development projects.
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For the Kigamboni region, this institutional consolidation is critical. As a designated area for
both residential expansion and industrial SEZs, Kigamboni now falls under a unified

regulatory umbrella that simplifies the acquisition of derivative land rights, environmental
nermits, and tax incentives.4 The authority’s mandate to manage a national land bank is

narticularly relevant for Kigamboni, where designated parcels for industrial and commercial

use are now catalogued and accessible through a digitized portal, allowing for a more
transparent and efficient allocation of resources.
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The Kigamboni New City Master Plan: Strategic Zoning and Phase 3 Status

The Kigamboni New City project, covering approximately 6,494 hectares, is designed to

accommodate a population of 500,000 residents and transform the peninsula into a modern
eco-city. Initially conceived in 2008 by the Ministry of Lands, Housing and Human
Settlements Development, the project is structured into three distinct phases, with the final
phase slated for 2026 to 2030.

This timeline is significant for investors, as Phase 3 represents the maturity of the initial
infrastructure investments and the transition toward the City of the Future branding.
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Zoning and Spatial Logic

The Kigamboni New City project, covering approximately 6,494 hectares, is designed to
accommodate a population of 500,000 residents and transform the peninsula into a modern
eco-city. Initially conceived in 2008 by the Ministry of Lands, Housing and Human
Settlements Development, the project is structured into three distinct phases, with the final
phase slated for 2026 to 2030.

This timeline is significant for investors, as Phase 3 represents the maturity of the initial
infrastructure investments and the transition toward the City of the Future branding.

Zone Designation Percentage Allocation Key Investment Opportunities
Gated communities,
Residential 36.20%
townhouses, duplexes
Parks, administrative centers,
Public Facilities/Open Areas 40.20% , ,
social services
Touristic 3 309% Bouti.qu.e resorts, waterfront
hospitality
dustrial S 0% Light m:anufacturing, agro-
processing, pharma
Regional HQ offices, retail
International Business 5.60% 5 , Q | |
hubs, logistics

The Blue Pearl Masterplan Proposal, a recent conceptual evolution of the original 2010 plan,

emphasizes a City for All approach. This framework integrates four pillars: Growth, Synergy
with Nature, Inclusivity, and Future-readiness. For professional investors, the Synergy with

Nature pillar is particularly attractive, as it focuses on building resilience against climate

change through the retention of natural wetlands and the reduction of the carbon footprint

via green energy integration. This alignment with global Environmental, Social, and
Governance (ESG) standards makes Kigamboni a prime candidate for international green
financing and premium real estate development.
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Implementation and Resettlement Dynamics

The transition to Phase 3 follows a period of

complex resettlement negotiations. The project

required the displacement and compensation of approximately 97,000 residents, a process

that faced delays due to financial complicati

ons and community pushbackO However, recent

methodologies have shifted toward a community-driven, participatory approach to minimize

social friction and accelerate implementation

The establishment of the Resettlement and Rehabilitation Team in 2025 has introduced a

more decentralized, bottom-up mechanism

hat aims for higher satisfaction rates among

original inhabitants, thereby de-risking the c

evelopment process for private partners.

Institutional Framework: Navigating the TISEZA Regime

For any investment management profile, understanding the operational mechanics of TISEZA
is paramount. Under Act No. 6 of 2025, TISEZA is the sole apex body responsible for
investment promotion, coordination, and the management of Special Economic Zones.4 The

authority’s digital portal allows investors to apply, register, and track projects online, a move

that aligns with Tanzania's broader ambition
economy.

to become a private sector-led industrial
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Mandatory Registration and Certificates of Incentives

Registration with TISEZA is now a prerequisite for all investors, regardless of their application

for fiscal incentives.4 This uni
comprehensive database of al

regulatory oversight.4 Upon successful ap

of Incentives, which serves as

capital proj

plication, investors are issuec

'orm requirement allows the government to maintain a
ects, ensuring they receive after-care support and

a TISEZA Certificate

the master document for accessing tax holidays, duty
exemptions, and non-fiscal benefits.

Service Category

Facility Provided by TISEZA

Strategic Benefit

One-Stop Shop (OSFC)

Integrated licensing (TIN, VAT,
Permits)

Reduction in entry pain and
lead time

Land Bank Management

Access to designated 99-year
leases

Security of tenure for capital-
Intensive projects

Immigration Quota

Automatic quota of 5 foreign
nationals

Ability to import specialized
technical expertise

After-Care Services

Post-registration dispute
resolution

Long-term operational stability

Premium Service Centre

Facilitation for Strategic

Investors

Accelerated
projects >UL

approvals for
S$ 50M

Fiscal and Non-Fiscal Incentives for 2026

The TISEZA regime offers a blen
economies. For projects located

d of incentives that rival the most competitive African

within designated Kigam

ooni Special Economic Zones, the

fiscal benefits are particularly concentrated on export-oriented manufacturing and high-value

service sectors

Investors in SEZs enjoy a 10-year corporate income tax holiday, providing a significant

runway for capital recovery in the early stages of project imp

exemptions from customs ¢

effectively reduce the initia

uty and VAT on imported raw ma
setup costs by 20% to 30% The 2025 Act also guarantees the

ementation Additional
erials and capital goods

Y

right to repatriate 100% of profits and capital in freely convertible currency, provided all

statutory taxes anc

fees are settled
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Real Estate Micro-Market: Trends, Yields, and Projections

Kigamboni has emerged as the price growt
trend catalyzed by the completion of the N

n leader in the Dar es Salaam metropolitan area, a
yerere Bridge (Kigamboni Bridge)1 As of early

2026, the neighborhood is experiencing annual price growth of 10% to 12%, consistently
outpacing more established prime zones like Masaki and Oyster Bay.

Residential Appreciation and Demand Drivers

The primary demand driver in Kigamboni is the growing middle-class preference for
townhouses and duplexes in gated communities These property types offer security, family-
oriented practicality, and modern utilities at price points that are significantly more

accessible than the peninsula While prime neighborhoods |i

ke Masaki command prices up to

TZS 10 million per square meter, Kigamboni offers a superior rate of appreciation due to its
evolving infrastructure and the first-mover advantage available to early-phase developers.

Neighborhood Performance
(DSM 2026)

Annual Price Growth

Most Popular Property Type

Kigamboni 10% - 12% Townhouses and Duplexes

Mbezi Beach 9% - 11% Modern Apartments
Mixed-

Mikocheni 8% - 10% N

Commercial/Residential

Ubungo (Near BRT)

10% - 15% (Projected)

Low-entry Professional Units

The average property price in Dar es Salaam is estimated at TZS 0 million (approx. USD
105,000) as of 2026, with most transactions occurring in the TZS 180 million to TZS 450
million range In Kigamboni, gentritying pockets cross-bridged from the CBD have seen
cumulative appreciation of 15% to 25% over the past three years. This growth is sustained by
the Relentless population growth of Dar es Salaam, which is on track to become a mega-city
of over 10 million residents by 2030




VISIT

KIGAMBONI

Rental Yields and Short-Term Opportunities

For investment managers, the rental market in Kigamboni offers a compelling narrative of

yield diversification. While the Msasani Peninsula remains the stronghold for embassy-led

luxury rentals, Kigamboni is capturing a significant share of the local professional and digital
nomad demographic

» Gross Rental Yields: Up-and-coming areas in Kigamboni offer yields ranging from 7% to
11% annually, benefiting from lower entry prices and rising demand for quality housing
near the coast

« Short-Term Rentals (Airbnb): The Kigamboni Waterfront is becoming a hub for business
travelers and NGO professionals who prefer newer buildings with security and generators

over aging central stock Occupancy rates for high-quality, managed units in this sector
average around 40%

Transactional Dynamics: Days on Market (DOM)

A critical factor for liquidity management is the average time required to sell a residential
property. In Dar es Salaam, the DOM currently sits at approximately 120 days. Prime
apartments in high-demand areas can close within 60 to 90 days, whereas standalone houses
and luxury villas often require 150 to 240 days due to the complexity of due diligence and

financing. The market remains dominated by cash buyers (approx. 80-90% of transactions),

as high mortgage rates continue to act as a barrier for formal sector workers.

Infrastructure: The Arteries of Capital Growth

The investment potential of Kigamboni is inextricably linked to the massive infrastructure
rollout scheduled for completion between 2025 and 2030. These projects act as arbitrage
opportunities for investors who can anticipate the price bump that occurs upon the transition
from construction to operation.

The Standard Gauge Railway (SGR) and Regional Logistics

The launch of electric freight operations on the SGR between Dar es Salaam and Dodoma on

July 31, 2025, represents a paradigm shift in regional trade. The SGR is not merely a domestic
asset but a central pillar of the East African trade network, with construction of the cross-
border link to Burundi (Uvinza-Musongati) having commenced in August 2025.23

For Kigamboni-based industrial projects, the SGR provides a high-speed, electrified corridor
to the land-linked markets of Rwanda, Burundi, and the DRC. The government has invested

TZS 0.2 billion in new rolling stock, including 1,430 wagons specifically designed for bulk
and containerized cargo, to ensure the railway can meet the demands of an industrializing
economy.
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The Kwala Dry Port: Decongesting the Gateway

The Kwala Dry Port, located 100 kilometers from Dar es Salaam, serves as the lungs for the
overstretched seaport. By absorbing up to 30% of the container volume currently processed
at the main Dar Port, Kwala reduces transit bottlenecks and urban traffic choke points.

 Operational Capacity: Kwala processes roughly 820 containers per day, alleviating the
yard pressure that historically plagued Dar es Salaam.

» Industrial Clustering: Adjacent to the dry port is the Kwala Industrial Park, which is
planned to house 200 factories once complete, creating an estimated 200,000 jobs.

- Impact on Kigamboni: As industrial traffic shifts toward the Kwala-SGR-Port corridor, the
Kigamboni peninsula is increasingly freed from heavy logistics movements, allowing it to
realize its potential as a high-end residential and touristic Eco-City.

The Bus Rapid Transit (BRT) Multiplier

The continued expansion of the DART (Dar es Salaam Rapid Transit) system is a primary
catalyst for property values. Properties near newly announced BRT stations typically see an
initial 5% to 10% bump in value due to speculative interest. However, the most significant
appreciation ranging from 15% to 25% occurs in the 2 to 3 years after operations begin, as
residents realize the daily time savings and improved connectivity. For Kigamboni, the
eventual integration of BRT corridors across the bridge will be the single most important
driver for high-density residential development in the 2026-2030 period.
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Legal Breakthroughs

The Diaspora and Foreign
Ownership Regime

The 2024/2025 legislative cycle introduced two
landmark changes that have fundamentally altered
the real estate investment thesis for non-citizens and
the Tanzanian diaspora.
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The Diaspora Tanzanite Card

Under the Written Laws (Miscellaneous Amendments) (No. 2) Act of 2024, the government
introduced the Diaspora Tanzanite Card. This card grants Special Status to non-citizen

Tanzanian diaspora defined as former citizens or their descendants.

- Rights and Privileges: Cardholders are entitled to entry, stay, and exit rights without the
need for separate work or residence permits.

- Land Ownership: Most critically, the card allows eligible diaspora members to holc

Special Derivative Rights over land. This effectively removes the foreigner status that
previously prohibited diaspora members from owning land in their ancestral home.

- Company Structures: This right also extends to companies incorporated in Tanzania

where the majority shareholders hold Tanzanite Cards and the minority shareholders are
Tanzanian citizens.

Special Derivative Rights (SDRs)

SDRs represent a new category of land tenure granted by the Commissioner. They allow for
the use and occupation of both general and village land for as long as the holder maintains

their Special Status . This reform is expected to trigger a massive wave of investment in the
Kigamboni real estate sector, as a significant proportion of the diaspora has long sought legal

avenues to build primary and secondary homes.

Mortgage Financing for Non-Residents

While foreigners have historically faced challenges in accessing local credit, the 2026 market
shows signs of deepening. Banks in Tanzania now offer residential mortgages to expat
residents and non-resident diaspora, provided they can register enforceable security over a

legally held derivative right.
- Down Payment Requirements: Ranging from 20% for residents to 40% for non-residents
or high-risk profiles.
- Interest Rates: Typical rates fluctuate between 15% and 19% per year.
o Income Thresholds: Banks generally require a minimum monthly net income of TZS 3
million to TZS 5 million (approx. USD 1,150 - USD 1,900) to meet the 50% Debt Service
Ratio (DSR).
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Sector Intelligence: Beyond Residential Real Estate

While residential growth is the most visible aspect of the Kigamboni transformation, the 2026
window of opportunity extends into high-value niche sectors that align with the national
Vision 2050 and the African Continental Free Trade Area (AfCFTA) framework.

Manufacturing and Light Industry

Manufacturing remains the backbone of the government’s industrialization agenda,
contributing 42% of all investment projects in 2024.3 In 2025, the sector accounted for
US$4.6 billion in capital across 417 projects.2 Investment opportunities in Kigamboni are
concentrated in light assembly, mineral beneficiation, and pharmaceutical production.

The Premiumization Strategy in manufacturing involves the development of SEZ-led
industrial parks that provide integrated power, fiber, and logistics. For example,
pharmaceutical and medical supply facilities receive specific capital equipment duty
exemptions, and medical training facilities are being courted to support the growing regional

demand.

The Blue Economy and Premium Tourism

Kigamboni’s 65-kilometer coastline is being leveraged under the new Blue Economy Resort
category, which offers extended 20-year incentives for high-end hospitality developments.
The government is encouraging the transition from small-scale beach huts to premium, eco-
friendly resorts that cater to international tourists and the burgeoning regional corporate
market.
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Social Infrastructure:
Healthcare and Education

The sustainability of Kigamboni as a residential hub
is anchored by the emergence of high-quality social
services.
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Alexia Medical Hospital: Located in Toangoma, Kigamboni, this facility has grown from a
dispensary in 2014 to a district-level hospital as of 2021.35 It serves over 10,000 clients and
provides specialized services including major and minor surgeries, maternal care (including

C-sections), and VIP inpatient wards featuring ensuite private rooms and hotel-like
amenities.3

International Schooling: The presence of institutions like FK International Schools and Excel
International School ensures that the peninsula is attractive to expatriate families and high-
income locals.38 These schools offer the Cambridge Curriculum and facilities such as 25-
meter swimming pools, air-conditioned classrooms, and science laboratories.

Institution Level Curriculum/Services Key Fees (2025/26)
Alexia Medical District Hospital \S/\l;érfjgy' Maternity, VIP Insurance/Cash Accepted
FK International Pre-K to Year 13 Cambridge International TSH 11.9M - 19.8M (Sec)
Excel Academic Nursery - Primary National/International Blend |TZS 1.6M - 4.6M

Population and Demand Scaling

Dar es Salaam’s population is projected to grow to 35.5 million by 2030 nationally, with the
commercial hub itself exceeding 10 million.9 This scale of urbanization creates a perpetual
nousing deficit. Kigamboni, designed for 500,000 residents, is the primary vent for this
oressure. If even 10% of the city’s population growth is captured by Kigamboni, it would
require the delivery of 20,000 to 30,000 units annually a volume that far exceeds current
formal construction capacity, ensuring a sustained seller’s market for quality developers.
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Visit Kigamboni Strategy
Group

We steward an ecosystem where investment meets
lifestyle in perfect synergy.
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About Us The Architects of the Kigamboni
Strategy-Led. Regionally Rooted. Globally Visionary.

Visit Kigamboni Strategy Group (VKSG) is the definitive multinational framework designed to
manage the transition of the Kigamboni Peninsula into an integrated lifestyle and industria
hub. We serve a rapidly expanding megacity that is home to nearly 9 million residents in 2026.
We steward an ecosystem where investment meets lifestyle in perfect synergy.

Our Core Services: The Investment Concierge

We provide high-value service pillars designed to minimize entry barriers and maximize ROI
for corporations and the diaspora.

Service Pillar What We Deliver The Strategic Advantage

_ . End-to-end TISEZA project registration, license acquisition, 14 Working Days approval turnaround via official digital
1. Strategic Investment Facilitation

and incentive structuring. channels.
2 Di : tment Advi Facilitation of the Tanzanite Card and securing Special Streamlined legal acquisition of residential and commercial
. Diaspora Investment Advisory S . N
Derivative Rights for land ownership. property for non-citizens.

Market-entry consulting, plot vetting, and yield optimization Access to high-growth zones with 10%-14% annual
3. Real Estate Asset Management

for residential and SEZ properties. appreciation.
L Technical guidance for compliance with IFRS ST and S2 Mandatory alignment with global 2025 standards to attract
4. ESG & Sustainability Systems o . o . .
sustainability reporting standards. high-integrity capital.
Development of market-based carbon trading schemes Mangroves sequester 10x more CO2 than tropical
5. Blue Carbon Asset Development . . . . .
through mangrove restoration. rainforests, creating high-value credits.

) ) Multi-regional management across the Kigamboni, Zanzibar, Leveraging 12%-15% yields in Zanzibar and 13.4% growth
6. National Portfolio Management

and Kilimanjaro high-growth corridors. in Kilimanjaro tourism.

Why Partner With Us?

We act as your on-the-ground bridge to East Africa's most vibrant growth corridor. As a
registered strategic service provider, we ensure that projects are structured correctly to qualify
for 10-year tax holidays and 100% profit repatriation under the TISEZA framework. We
manage the "Tanzania Golden Triangle," facilitating investments in the high-yield vacation
rental market of Zanzibar and "Legacy Play" developments in the Kilimanjaro circuit. Our
sustainability initiatives ensure your portfolio meets mandatory reporting standards while
contributing to the restoration of the 158,000 hectares of mangroves that protect our shoreline.
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Visit Kigamboni Strategy Group

Kigamboni Office:
AVIC Town Commercial Center (Somangira) -
House No 12.

Head Office:
Office 50, Seacliff Office Court, Toure Drive,
Masaki, Dar es Salaam.

Phone: +255 757 627 048
Email: info@visitkigamboni.com
Web: visitkigamboni.com

Instagram: @visitkigamboni  Youtube: Visit Kigamboni



