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The Boring Paperwork That Stands 
Between You and a Terrible Property 
Deal
Your no-nonsense survival kit for commercial property due diligence in 
Tanzania and Zanzibar — where paperwork matters more than 
promises.



Stop Right There

So, you've found it.

The perfect space for that logistics warehouse. The new flagship 
store. The multi-tenant office block that's going to change 
everything.

Your mind is already at the opening party.

Stop right there.

Before you sign a single paper, 
there's homework — not the 
exciting, vision-board kind. The 
gritty, read-the-fine-print kind 
that makes or breaks serious 
deals in places like Tanzania and 
Zanzibar, where property 
paperwork matters more than 
promises.

This is your no-nonsense survival kit for commercial property due diligence — especially if you're buying in fast-growing 
markets across East Africa.

Let's get into it.



Step 1: The Who Really Owns This Land Investigation
This is where deals live or die.

Because the biggest property disasters usually start with one simple sentence:

"Don't worry, it's my uncle's land."

In Zanzibar and mainland Tanzania, land ownership structures can be complex, and assumptions are expensive.



Verify True Ownership (Not Stories)

The Only Proof That Matters

If someone says their family has owned this land for 
generations, your response should be a polite smile — 
and an immediate instruction to your lawyer.

The only proof that matters is the official title deed, 
Certificate of Occupancy, or registered ownership 
documents, supported by a certified true copy from the 
lands registry.

What Your Solicitor Must Confirm

The seller is the legitimate owner

No hidden mortgages or liens

No court disputes or injunctions

Property is legally transferable

This is not optional. This is survival.



End Boundary Drama Before It Starts

A verbal boundary description like "from the mango tree to the old well" is basically an invitation for lifelong disputes.

1. Insist on a recent survey plan by a 
licensed surveyor

2. Go to the site with them, confirm the 
boundary markers physically

3. Ensure the plan is stamped and 
registered

In high-demand areas of Zanzibar, Dar es Salaam, and the coast, boundary confusion is more common than people admit.

Confirm What You Can Actually Build

You're buying for business — not decoration.

So ask clearly: Is this zoned for commercial use? Does it allow industrial activity? Can you legally build a hotel, 
warehouse, retail plaza, or office block?

A plot labelled "commercial" may still restrict certain operations.

Visit the local physical planning office and verify zoning permissions, development limitations, and restrictive covenants.

Because buying land you can't use properly is just expensive land collecting dust.



Step 2: The Financial Autopsy and 
Tenant Check-Up
Now let's talk money.

If the property has tenants or income, we need to ensure that income is 
real 4 not imaginary.

Audit the Numbers 
Meticulously

The seller's projected income is a 
story. You want facts.

Demand:

Full rent roll

Bank statements from the 
last 12324 months

Utility bills (electricity, water, 
waste)

Service charge breakdowns

Maintenance history

Then calculate the true Net 
Operating Income (NOI) yourself.

If the "miscellaneous expenses" 
are suspiciously high, they 
usually are.

Inspect Your Future Tenants

Tenants are not furniture. You 
inherit them.

Review every lease agreement 
carefully. Are they month-to-
month or long-term? Who pays 
for repairs? Are there disputes 
already brewing?

Have your lawyer request 
estoppel certificates, where 
tenants confirm their rent 
amount, lease term, and that 
there are no hidden disputes with 
the landlord.



Uncover Hidden Physical Costs

That "solid" building might have roof damage, electrical systems not up 
to code, plumbing problems, or structural issues waiting quietly.

Never skip a professional 
building or structural 
survey.
That small inspection fee can save you millions in unexpected repairs 
— and gives you negotiation power immediately.



Step 3: Lights, Water, Access — The Unsexy Essentials
This is the boring stuff everyone forgets until opening day becomes closing day.

1

Confirm Utility Capacity (Not Just 
Connection)

"There is power" can mean one 
weak connection shared with half 
the street.

If you're running a business facility, 
you may need three-phase power 
and stable supply.

Get written confirmation from the 
utility provider about available 
capacity.

Also check water. Is it municipal? 
Borehole? Shared supply?

Always confirm there are no unpaid 
utility bills that could become your 
problem.

2

Assess the Road and Drainage to Your 
Door

That beautiful plot in the dry 
season might become an island 
during the rains.

Visit after heavy rainfall if possible.

Check flood history, drainage 
systems, road condition, and 
whether access is public or 
requires right-of-way.

In parts of Tanzania and Zanzibar, 
access issues are one of the most 
overlooked deal-breakers.

3

Verify All Approvals and Compliance

Request the Certificate of 
Occupancy, building approval plans, 
and environmental or safety 
compliance documents.

Then ask the uncomfortable 
question: Does the structure match 
what was approved?

If not, you may be buying a legal 
liability disguised as a great deal.



Step 4: The Final Agreement and 
Securing Your Asset
This is the moment. Do it cleanly, smartly, and with zero sentiment.

Structure Payments with Traceable Security

Golden rule: Never hand over large sums in cash. Ever.

Use bank transfers for a clear audit trail.

For major deals, insist on an escrow account managed by your 
lawyer, where funds are only released once conditions are met and 
title transfer is ready.

Master the Final Document Exchange

Your solicitor must prepare or review the Sale Agreement, the Deed 
of Assignment or Conveyance, and the legal property description.

Ensure the survey plan, title documents, and contract match 
exactly.

One tiny error in wording can cause years of chaos.

Take Physical Possession Immediately

Once completed, change the locks, secure the perimeter, put up 
signage, fence vacant land, and consider a caretaker if needed.

In environments where land disputes happen quickly, visible 
possession is part of protecting your ownership.

Do not delay.



Final Thought: Due Diligence Is Not 
Optional
If you're buying commercial property in Zanzibar or Tanzania, the boring 
paperwork is not a side quest.whole game.

Do the checks first — so you don't spend the next five years solving 
problems you didn't know you bought.

Want More Straight-Talking Property 
Guidance?

Love this no-nonsense guide?

Share it with your business partner, forward it to your WhatsApp 
groups, or send it to anyone about to rush into a "great deal".

For more grounded, practical insights on building a property business 
that actually makes sense in Tanzania, Zanzibar, and beyond, stay 
locked in right here at 

Zanzibar - nyotaliving.com

.
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Disclaimer

All information provided in this article is for general educational purposes only and does not constitute legal, financial, or 
professional advice. Always carry out your own due diligence and consult qualified professionals where appropriate.


