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PROJECT SUMMARY 

 

1.  PPP Project Number AE-027/2020-21/JNIA/PPP/01 

2.  Name of Project Development of a Four-Star Airport Hotel Under 
Public Private Partnership (PPP) Arrangement at 
Julius Nyerere International Airport (JNIA). 
 

3.  Contracting Authority Tanzania Airports Authority  

4.  Sector Ministry Ministry of Works and Transport -Transport 

5.  Location of the Project  JNIA Dar es Salaam  

 
PROJECT TEAM 

6.  Accounting Officer Designation:    Director General  
Address:         JNIA Terminal Building I 

  P. O. Box 18000 
    Dar es Salaam  

7.  Project Officer Name                    Eng. Focus Kadeghe  
Contact Address: JNIA Terminal Building I 

P. O. Box 18000 
 Dar es Salaam 

 
PROJECT SPECIFICATIONS 

8.  Type of PPP Project 
Proposed 

Design-Build-Finance-Operate-Maintain and Transfer 
(DBFOMT). Under this model the private sector 
designs, builds, finances and operates a new facility 
under a long-term lease. At the end of the lease term, 
the facility is transferred to the public sector. 

9.  Project Outputs The expected output of the project is a well-designed, 
constructed, operated and maintained four-star hotel 
with high quality and modern facilities which will be 
able to improve the airport’s service delivery to 
customers, create employment opportunities and 
increase the Government’s revenues. 

10. Expected Revenues Both the Private Party and the Contracting Authority 
(TAA) will receive revenues in the following manner: 
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(i) Private Party: 
 Room accommodation charges 
 Rental charges 
 Conference facility fees 
 Other rental charges 

 
(ii) Contracting Authority: 
 Concession fees  
 Land lease 

 
PROJECT DUE DILIGENCE 

11.Empowerment of 
Tanzanians (Local 
Content Management) 

i. Employment of Tanzanian nationals in various 
positions in the project company 

ii. Local contractors and experts  
iii. Use of locally produced materials  
iv. Contribute to the socio–economic development of 

the community served by the airport. 
 

12.Project Benefits The project is expected to provide airport’s service 
delivery through provision of international standard 
accommodation facilities and other complimentary 
services to customers. 
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1.0 CHAPTER 1: BACKGROUND 

 

1.1 Introduction  

Tanzania Airports Authority (TAA) was established by Government Notice No. 404 of 

29th November 1999 under the Executive Agency Act, No. 30 of 1997 under the then 

Ministry of Transport and Communication and became operational on 3rd December, 

1999, it is a semi-Autonomous Government Executive Agency which owns operates, 

develops and maintains 58 aerodromes in the Tanzania Mainland. Currently, TAA is 

under the Ministry of Works and Transport (Transport Sector). 

3.1.1. Vision 

The Vision of Tanzania Airports Authority is to become a world-class airport operator in 

the provision of airport facilities and services. 

 

3.1.2. Mission 

The mission of Tanzania Airports Authority is to provide high quality airport services and 

facilities in a most cost-effective manner. 

 

3.1.3. Core Values 

In fulfilling its vision and mission, the Authority has adopted the following core values: 

i. Customer Focus. 

ii. Employees’ Development. 

iii. Transformational Leadership. 

iv. Safety and Security.  

v. Integrity 

vi. Team Work 
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3.1.4. Mandate of Tanzania Airports Authority 

i. To operate, manage, maintain and develop airports in Tanzania mainland 

in a professional and cost effective manner. 

 

ii. To provide comfortable, efficient and secure services and facilities for the 

movement of passengers and cargo in its airports thereby giving a 

positive image of the country to the outside world. 

iii. To give technical advice to the Government on the development of 

airports. 

iv. To ensure that the Government’s airport policies, regulations, procedures 

and international standards are implemented accordingly. 

v. To advise the Government on national and international aspects of airport 

management. 

vi. To support national economic development by providing the necessary 

airport infrastructure, facilities, and services. 

 

3.1.5. Strategic Objectives 

In order for TAA to effectively and efficiently undertake its duties to fulfill its mandate, 

it has prepared its strategic objectives in line with the Government format and timing. 

The strategic objectives are as follows: 

 

a. Airport Operations. 

This strategy involves the provision and maintenance of equipment and facilities, 

which give assurance of secure, quality, comfort and reliability of services to 

airlines, passengers and other stakeholders. 
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b. Effective and efficient management of TAA Resources. 

Reflects activities involved in managing resources of the Authority both financial 

and human resources in the delivery of quality services to its customers. These 

activities include: 

i Ensuring existence of effective and efficient workforce, 

ii Ensuring an effective management of financial resources in the 

delivery of required services, 

iii Provision of professional advice to the government on matters 

pertaining to legislation and policy formulation in respect to airport 

development, management and operation. 

 

c. Business Development.  

Reflects the development of various businesses at airports (aeronautical and 

non- aeronautical) to ensure financial sustainability of the Authority. These 

include: 

 Promotion of airports to attract more airlines, 

 Involvement of the private sector in service delivery, 

 Involvement of the private sector in the operations and management of 

airports, 

 Development of sources of revenue (Aeronautical and Commercial), 

 Application of ICT in business processes. 

 

d. Development of Airports. 

This strategy concerns with the development and expansion of airports in order 

to meet the increasing demands from customers due to ever changing aviation 

business environment. The main areas include: 

 Expansion and upgrading of infrastructures and facilities at airports, 

 Construction of new airports, and  

 Developing JNIA into a hub 
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1.2 Country Overview – Civil Aviation and Tourism   

The United Republic of Tanzania is an East African Country which covers an area of 
947,300 square kilometers, bordered with eight countries which are Kenya, Uganda, 
Rwanda, Burundi, DRC Congo, Malawi, Zambia and Mozambique. The country has a 
population of 54.2 million which is spread throughout the country with about 10% 
concentrated in the Dar es Salaam- a commercial city of Tanzania.  
 
The growth in tourist arrivals in Tanzania is robust and has remained fairly robust in the 
face of global economic turbulences. The country has abundant natural resources 
including extensive tracts of wilderness and a rich diversity of scenery. Other than being 
home to seven World Heritage Sights, there are 16 national parks, 34 Game Reserves, 
44 Game Controlled areas, 1 Conservation area and 2 Marine Parks. Other natural 
tourist attractions include the sandy beaches, the Spice Islands of Zanzibar and 
excellent deep -sea fishing areas at Mafia and Pemba Islands. Olduvai Gorge in the 
interior Rift valley is the site of discoveries of the trace of earliest man.  
 
Tanzania’s most well-known tourist attractions are located in northern circuit of the 
country including Mount Kilimanjaro, Africa’s highest mountain. Serengeti National Park 
is world famous and has spectacular seasonal migrations of animals. The Ngorongoro 
Conservation Area is an extinct volcanic caldera with excellent game viewing from the 
crater rim. These attractions provide tremendous opportunities for the development and 
promotion of various tourist activities from game-viewing and photographic safaris, to 
game-hunting, beach holidays, mountain-climbing, film making and sight-seeing.  
 
The tourist industry currently supports 27,000 jobs and generates 25 percent of 
Tanzania’s foreign exchange. The Country received over 1,510,151 tourists in 2019 
(Figure 1) and the target is to have 2,000,000 tourists by 2020 hence creating an 
opportunity for new investments in tourism support services and infrastructure.  
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Fig 1: Trend of Visitors to Tanzania for the past 10 years  

 
 
 
The popularity of these tourist attractions for international and domestic visitors, 

combined with population centres separated by large geographical distances and 

increasing need for business connections, contribute to the importance of air transport 

in the country thus, the civil aviation industry is a key, sensitive and important sector of 

the economy of any country. Airports are an important economic source in the broader 

economy, generating multiplier effects through tourism, trade, etc. Tanzania’s state 

owned airline is being revived and infrastructural developments are being made to 

improve civil aviation in the country. The Tanzania civil aviation industry is still growing 

and the Government has invested in development of the civil aviation industry in various 

ways.  

 

Tourists arriving in Tanzania are served by major international airlines from Europe, 

Africa, and the Middle East flying into the JNIA the largest airport in Tanzania, Abeid 

Amani Karume International Airport- in Zanzibar and Kilimanjaro International Airport in 

Kilimanjaro. The main international destinations served by these international carriers 

include Nairobi, Addis Ababa, Cairo, Maputo, Dubai, Amsterdam, Doha, Johannesburg, 

Muscat, Zurich and Istanbul. It is worth noting that all international destinations listed 

are served from the JNIA. Local main carriers namely ATCL, Precision Air and General 
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aviation play an actively role in connecting tourists with various local and regional tourist 

destinations including Dar es Salaam, Kilimanjaro, Zanzibar, Entebbe, Bujumbura, 

Mombasa and Nairobi. 

 
1.3 Aviation Industry Analysis and Its Impact to Tourism 

Air transport system is fully driven by the global economy; it is an important catalyst to 

the global economy. The efficiency and quality improvements in air passenger services 

contribute to the growth in other economic sectors such as tourism. That is to say that 

aviation sector imposes significant positive externalities to other industries, contributing 

to economic and employment growth to the nation (IATA, 2005).  

 

In Tanzania, continuous GDP growth which has consequently increased disposable 

income and living standards, resulting in an increased demand for air travel for both 

business and leisure purposes. 

 

The past five years the inflation and interest rates have been decreasing and that has 

impacted positively the industry by way of reducing investment and operational costs in 

the sector.  Consequently, in the past ten years there has been an upward trend on the 

number of tourists visiting Tanzania of which 61.2% of the tourists travelled by air. The 

above realized and the projected growth in both tourism ad aviation sectors save as the 

positive catalyst to the future performance of the proposed airport hotel project. 

 

1.4 Industry dynamics and its Impact to the Hotel Project 

Despite country aviation sector  growth, the industry performance is highly dependent of 

other  industry dynamics locally as well as external economic factors such as economic, 

social and security which as a country there is very little or no control over them. Below 

is the analysis on internal industry factors leading to the positive contribution to aviation 

industry and consequently the performance of the proposed Hotel project at JNIA;  
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i. Airport Management and Infrastructure Development 

Tanzania mainland has a total of 368 aerodromes which are classified into four major 

groups namely International Airports, Major Domestic Airports, Strategically Located 

aerodromes and Small airstrips. Out of 368 aerodromes, 58 are managed by TAA, 23 

by Tanzania National Parks Authority (TANAPA), 71 by Ministry of Natural Resources 

and Tourism (MNRT), 1 by Kilimanjaro Airports Development Company (KADCO), 2 by 

Zanzibar Airports Authority (ZAA) and 213 are privately owned by Mining Companies, 

Farms and Health facilities. The Air Transport industry in Tanzania is regulated by 

Tanzania Civil Aviation Authority (TCAA) which is a member of the International Civil 

Aviation Organization (ICAO).  

The condition of airport’s infrastructure in international and major domestic Airports in 

the country is generally good. Paved airports include JNIA, AAKIA, KIA, Mwanza, 

Songwe, Geita, Kigoma, Dodoma, Arusha, Tabora, Mpanda, Bukoba and Mafia. These 

projects have been financed by the Government and Development partners such as 

World Bank, BADEA, OFID, EIB and AfDB. The Government will soon commence 

rehabilitation and upgrading of infrastructure and facilities at Sumbawanga, Shinyanga, 

Iringa, Musoma and Songea airports. These projects are funded by GOT and EIB. 

Currently only JNIA, AAKIA, KIA, Mwanza, Dodoma, Tabora and Tanga airports have 

Airfield Ground Lighting (AGL) system that allows for 24 hours airport operations. 

However, this number is expected to increase with the upcoming projects for 

improvement of regional airports mentioned above. The Government is also planning to 

construct a Greenfield International Airport at Msalato Dodoma the Capital City of 

Tanzania. Currently the project is in the evaluation stage for procurement of 

construction works contractor funded by the AfDB. 

With the completion of Terminal III construction project at Julius Nyerere International 

Airport, more International airline operators are expected to increase their route 

networks in Tanzania and among destinations in plan include JNIA, ZNZ and KIA. 
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ii.  International and Domestic Airline operators 

Major Airlines serving Tanzania are international airlines from Europe, Africa, and the 

Middle East flying into the Julius Nyerere International Airport (JNIA) in Dar es Salaam 

which is the largest airport in Tanzania, Abeid Amani Karume International Airport-

(AAKIA) in Zanzibar and Kilimanjaro International Airports in Kilimanjaro (KIA). The 

main international destinations served by international carriers include Nairobi, 

Mombasa, Entebbe, Moroni, Lilongwe, Harare, Abu-Dhabi, Addis Ababa, Cairo, 

Maputo, Dubai, Amsterdam, Doha, Johannesburg, Muscat, Zurich and Istanbul. It is 

worth noting that all international destinations listed are served from JNIA. 

The main domestic destinations are Mwanza, Kilimanjaro, Zanzibar, Arusha, Mtwara, 

Kigoma, Musoma, Shinyanga, Tabora, Dodoma and Songwe, all of which are served by 

the local carriers namely ATCL, Precision Air and also General Aviation from the JNIA.  

 

iii. National Carrier Revival - ATCL  

Recently, the Government has made tremendous efforts in reviving the national flag 

carrier - ATCL. Full implementation of the planned ATCL’s operation will bring positive 

impact to tourism sector therefore local airports particularly JNIA being a hub will 

receive more scheduled flights which will lead to the air traffic increase and promote 

tourism activities. When the national airline was reached for their opinion on the 

proposed airport project, it indicated it’s optimistic over the performance of the project 

and ready to use it to complement its efforts to improve convenience to its passengers 

using the JNIA.  
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iv. Aircraft Movements and Passenger Traffic  

For the past ten years, Aircraft movements in Tanzania have increased from 

181,240 in 2010 to 230,645 in 2019 achieving a growth of 27.3%1. Based on the 

2019 aircraft movements, JNIA handled-30.1%, AAKIA-24.8%, KIA-11.1%, the 

remaining 34.1% was handled by domestic airports. Domestic aircraft movements 

contributed 79.5% of the total share whilst International contributed 20.5%. 

The total number of air passengers in Tanzania increased by 88.2% in the past 10 

years, from 3.2 million in 2010 to 6.2 million in 2019. Distribution of passengers in 

2019 per airport shows that JNIA handled 40.0%, AAKIA -25.8%, KIA- 15.5% and 

the remaining 18.7% by domestic airports. Out of 6.2 million passengers, domestic 

passengers contributed 51.3% and International 48.7%.  

 

1.5 Tanzania Aviation Industry SWOC Analysis 

 
 Strength 

 
 Development of Infrastructure: Government commitment 

to rehabilitate and upgrade ground and airspace public 
infrastructure 

 Safety and Security: improved ratings on safety (from 
37.8% in 2013 to 69.04% in 2019 as per ICAO safety 
audit) and Security (84.0% in 2015 to 86.4% in 2019 
score as per ICAO audit) track records. Both scores are 
above global average and ICAO Safety and Security 
targets. 

 Government commitment in reviving the National carrier  
 Peace and Political stability:  

Tanzania has continued to enjoy political stability since 
its independence 

 Weaknesses 
 

 Capacity constraints and inadequate Airport 
infrastructure and facilities. 

 
 

1 Source: TCAA Statistics  
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 Opportunities 

 
 Economic growth: Sustained relatively high economic 

growth.  
 Attractive and wide range of Tourism mixed products 
 Land size: ample land for investments.  
 Unique geographical location and tourism sector 

potential  
 Anticipated integration of the East African region: The 

integration of the East African region will result into 
growth of socio-economic activities 

 
 Challenges 

 
 Strong Competition in the Regional and International 

Aviation Industry 

 A global economic downturn: This will negatively affect 
leisure, optional travel, as well as business travel 

 Political and Security Instability in neighboring countries 

 

Following the above industry competition analysis using SWOC methodology, various 
strategies have been identified in various chapters of this feasibility study. These 
strategies save as an attempt to mitigate challenges and weaknesses while taking 
advantage of opportunities and strengths (Competitive advantage) to maximize returns 
of the proposed hotel project. 

 
1.6 Planning and Development  
 

1.6.1 National Development Plans  

National development plans include Tanzania Vision 2025 (TDV), Long Term 
Perspective Plan and Five-Year Development Plan II (2016/17 – 2020/21). The aviation 
subsector falls under infrastructure development and provision of adequate 
infrastructure and services section of the Five Year Development Plan (FYDP) II. The 
five years’ development plan has provided for a need to undertake various aviation 
related activities especially infrastructure upgrade, expansion of the National Carrier 
operations in order to attract more airline operations into Tanzania with view to 
increasing number of tourist visiting Tanzania. These Plans are expected to lead 
Tanzania towards a competitive economy by 2025.  
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The envisaged efforts will contribute to increasing the number of passengers using JNIA 
and other airports consequently raising the need to implement the proposed airport 
hotel project.  The additional facility will provide services to customers and boost 
Government’s non aeronautical revenues. The project is also in line with Sector’s Goals 
as is incorporated in Civil Aviation Master Plan (CAMP) Volume III which stipulates 
engage private sector to utilize landside commercial. The project also addresses TAA’s 
Strategic Plan for 2016/17 – 2020/21 which seeks to generate more revenues from 
landside commercial activities such as hotels in order to enhance non-aeronautical 
revenues. 
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2.0 CHAPTER 2: PROJECT DESCRIPTION 

 

2.1 Project Scope 

The scope of the project is to construct the four-star airport hotel and its complimentary 

facilities and services at Julius Nyerere International Airport through Public Private 

Partnership (PPP) arrangement. The preferred PPP model will be DBFOMT: whereby 

the private sector (developer) shall design, build, finance, operate and maintain a new 

facility (four-star airport hotel) under a long term lease. The project is expected to be an 

eight (8) (G+7) storey building hotel with a total of 250 rooms and other complimentary 

services such as swimming pool, bars, restaurants, conference halls, casino, banking 

services and other retails. At the end of the lease term (as may be mutually agreed 

between TAA and preferred investor), the facility shall be transferred to the Government 

through TAA. 

 

2.1.1 Land Acquisition, Plot Size, Ownership and Accessibility of Utility 

The project site is part of the JNIA land with long term certificate of occupancy issued to 

TAA.TAA has conducted land valuation exercise and established clear boundaries and 

demarcation points for the land to be used for the project. The finances should be 

arranged for the Project without providing recourse to land leased by the Authority for 

the Project. 

The total plot size of the project is 28,116 square meter 2 with accessibility to paved 

access roads, various electricity sources, water, telecommunication, solid waste water 

management and other utilities. 

 

 

 

 

 
 

 

2 TAA valuation Report dated November 2018 approved by Ilala Municipal Council  
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2.1.2 Services to be offered 

Project involves construction of eight storey building (G+7) four-star airport hotel with a 

total number of 250 rooms for accommodation (categorized; standard rooms (186), 

Executive (50) and VIP (14) which will have variety of complimentary facilities and 

services. Ground floor will have bars and restaurants, meeting/conference rooms, 

banking services (ATM), hotel offices and retail shops at the ground floor. The first to 

seventh floor will comprise of VIP rooms, executive rooms, standard rooms, spa, 

casino, Movie Theater, gym, swimming pool and break out lounge. 

 

2.2 Geographical Location and Site suitability  

2.2.1 Geographical Location  

The project site is located at Julius Nyerere International Airport (JNIA) – Terminal 

Building II (TBII) landside area near VIP Terminal Building between VIP entrance road 

and TB II exit driveway adjacent to PUMA Petrol Station and bordering Nyerere main 

road (about 11 metres away), the site is at Kipawa Ward, Ilala District in Dar es Salaam, 

with the area’s co-ordinates 6051’51”S 39012’16”E; 6051’49”S 39012’19”E; 6051’51”S 

39012’20”E; 6051’54”S 39012’22”E and 6051’57”S 39012’22”E. Figure 2.2a: JNIA layout 

that shows the proposed area for a four-star Airport Hotel 
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Julius Nyerere International Airport is the largest and busiest airport in Tanzania based 

in Dar es Salaam, which is the largest commercial city. The airport serves domestic and 

international flights. JNIA is located about 12 kilometers south-west of the city Centre, It 

manages Terminal Building One (TB I) for General Aviation flights and Terminal 

Building Two (TB II) for international and domestic flights. The newly constructed TBIII 

has the capacity to handle six million passengers per annum with which the whole of 

JNIA will have the total capacity of handling 8 million passengers per annum. 

 

2.2.2 Site Suitability 

a. Availability of utilities and other support services 

The site has access to energy, water, wastewater, solid waste management services, 

access roads to and from the site, plenty of parking lots, suitable pedestrian routes that 

connects the site with other airport entrances, a well-controlled traffic by the placed 

traffic lights along the entrance road to the airport and a variety of communication 

facilities such as internet accessibility, fiber and telephone networks. 

 

b. Roads 

The site is adjacent to the main road (Nyerere highway) with the planned Bus Rapid 

Transport (BRT) Phase III earmarked in the 2018 Dar es Salaam Transport Master 

Plan. This will link Nyerere Road, Uhuru Street, Bibi Titi Street, Shaurimoyo Street, Lindi 

Street, Azikiwe Street and Maktaba Street covering 23.6 kilometres.  Furthermore, this 

will be interlinked to other BRT phases I to VI which covers a total of 130.3 kilometres 

as illustrated in Figure 2.2b below; 
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Figure 2.2b: BRT implementation Phases 

 

 

The BRT Phase III project corridor will be from BRT central station (kariakoo – 

Gerezani) to Gongo la Mboto. According to DART Management, the initial concept 

designs are ready and the project is expected to be operational in 2025. The corridor is 

planned to have total of three bus terminals, two along the Nyerere road (one at Kipawa 

and the other nearby Puma petrol station) and the third terminal will be a special 

provisional inside airport in the currently TB II parking lots as illustrated in figure 2.2c 

below;  
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Figure 2.2c: The BRT initial concept designs for its provisional station at JNIA 

TBII 

 

 

c. Railway 

The site is about 250 metres from the railway line which also serves a well-known 

commuter train from the central station to Pugu and has a drop station at Karakata 

(close to the airport). According to Tanzania Railways Corporation (TRC), the commuter 

train to Pugu is currently the highest serving train with 20 coaches with a capacity of 

servicing 15,456 passengers per day. TRC is planning to offer two shuttle buses to 

service train passengers from Karakata station to the airport.  There is also an ongoing 

Standard Gauge Railway (SGR) construction project in phases whereby the first phase 

covering Dar-es salaam to Morogoro is soon expected to become operational. 
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These infrastructures in place will enable the investor to undertake site activities 

smoothly before and during the construction works. The existing roads and railways 

together with the newly planned infrastructures will enable airport users, customers and 

general public to reach to the airport and access airport hotel conveniently. 

 

d. Industrial area 

The earmarked site is also potentially located near the largest industrial site in Tanzania 

alongside Nyerere road to city Centre and major car dealers and showrooms including 

Toyota, Nissan and Scania. 

 

Upon its completion, the project will serve as the only four-star airport hotel with wide 

range of complimentary services in the surrounding area. The airport hotel will offer a 

variety of services including casino, gymnasium, mini-shopping arcade, swimming pool 

and other amenities. However, JNIA is surrounded by lodges, motels and normal hotels 

which are of low standard. The expected project will serve airport passengers, staffs, 

and the general public including people from the surrounding settlements of Vingunguti, 

Yombo, Karakata, Banana, Kitunda, Kivule, Gongo la mboto, Pugu, Chanika, Ukonga, 

Tabata, Kinyerezi and other areas. 

 

2.3 Objective, Expected Output and Rationale  

 

2.3.1 Project Objective 

Objective of the project is to provide customers (air travellers, airlines, airport users and 

general public) with international standard accommodation facilities and services and 

other complimentary services which on the other hand will generate additional revenues 

for TAA from non-aeronautical activities and make better use of the available land for 

landside commercial activities. 

 

2.3.2 Expected Output 

Generally, the expected output of the project is a well-designed, constructed, operated 

and maintained four-star hotel with high quality and modern facilities. 
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The hotel project is expected to generate more revenues to the TAA and the Investor.  

 

The hotel project is also expected to create employment opportunities with more than 

450 people to be employed during the construction phase (direct and indirect labor) and 

more than 170 employees during the operations stage. 

 

2.3.3 Rationale for the Project 

The project is expected to provide the following benefits; 

i. To improve the airport’s service delivery through provision of international 

standard accommodation facilities and other complimentary services to 

customers. 

ii. To generate more revenues from landside commercial activities in order to 

enhance non-aeronautical revenues as stipulated in the TAA’s strategic plan 

2016/17 – 2020/21 and Civil Aviation Master Plan (CAMP) volume II which 

seek to allocate areas for PPP Projects and engage private sector to utilize 

landside commercial areas; 

iii. To create employment during and after the construction of the facility; 

iv. It will also contribute to the socio–economic development of the community 

served by the airport; and 

v. The project seems to respond to the Government’s initiative on investment in 

all sectors of the country. 

vi. Implementation of the current National Five years’ development plan- 

Provision of adequate infrastructure and services by Construction and 

rehabilitation of airport infrastructure. 

 

2.4 Beneficiaries. 

The beneficiaries of this project include TAA, the Government, investors, financial 

institutions, business community, travelers, other airport users and the general public 
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2.4.1 TAA 

 Long-term cash flow from the following revenue streams; 

 

i Land lease – the amount (rent) that will be paid by the Private Party to TAA 

for leasing a piece of land (plot) to develop hotel and associated facilities.  

 

ii Concession fee – the percentage amount (a certain percent of the Private 

Party’s annual gross turnover) that will be paid to TAA by the Private Party 

for being granted a privilege to conduct its business at the airport 

 

The generated revenue from the above is expected to increase TAA’s non-

aeronautical income. Other benefits include improved service delivery at the 

airport (accommodation services with modern facilities), transfer of expertise, 

and enhancement of innovation and improve technical capacity to its staff who 

will be involved in the development and operations of the airport’s hotel. 

 

2.4.2 Government  

i. Revenue generated from different taxes including direct taxes (corporate 

tax, PAYE and withholding tax), indirect taxes (import duty, excise duty and 

VAT), property tax, pension funds, insurance, and other statutory fees. 

 

ii. Availability of employment opportunities, fostering economic growth by 

developing new investment opportunities and increasing provision of public 

goods and services 

 

iii. Transfer of knowledge and expertise, development of innovation skills and 

technical capacity to individuals and domestic entities that will be involved 

in the development and operations of the airport’s hotel. 
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2.4.3 Investors  

Long-term investment and revenue generated from different revenue streams 

such as rental charges, bar and restaurant, conference & meetings and other 

related charges. 

 

2.4.4 Financial Institutions  

Lending opportunities, deposits of proceeds from investors and tenants, 

innovative products and services, publicity and business expansion. 

 

2.4.5 Business community, travellers, other airport users and the general 

public  

 Accommodation services and complimentary services that will be offered. 

 

2.5 Needs Analysis 

Basing on the survey that was recently conducted through questionnaires and making 

inquiries from stakeholders and different groups of people in the surrounding the area 

(the questionnaires are attached on Annex III), it was observed that, there is a high 

need for a four-star airport hotel and its complimentary services at the airport. This is 

due to the following reasons; 

i The increase of airport traffic movements 

JNIA currently handles 21 scheduled international flights, 8 scheduled domestic flights 

and charters. Number of passengers handled at this airport has been increasing from 

1.55 million in 2010 to 2.53 million in 2019 which is equivalent to a growth of 58.9 

percent for the past 10 years and the number is expected to grow to 2.8 million 

passengers within the next three years following the completion of the newly 

 
 

3 Source: TAA Statistics data 
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constructed Terminal three building. Due to this increase, demand for complimentary 

services such as high quality and standard accommodation facilities has also increased.  

Likewise the number of tourists for the past 10 years grew by 95.1% from 782,699 in 

2010 to 1, 527,2304 in 2019. These statistical traffic data trigger the need for the hotel at 

the airport. 

 

ii The ongoing project for construction of a new terminal building III at JNIA 

There is a need for an airport hotel at TBIII as one of its complimentary services. The 

new TBIII will be able to handle more than six (6) million passengers per annum. The 

capacity of this new terminal plus the modern and advanced facilities/systems that are 

being deployed, will stimulate the growth of airport operations and traffic movements by 

welcoming more airlines which will also directly stimulate the growth and need for the 

hotel for provision of accommodation services. 

 

iii The rapid increase of Dar es Salaam population 

 

The growth of Dar es Salaam population has rapidly increased by 39.9% from 

4,364,541 5people in 2012 to 5,275,315 6 people in 2019. In Ilala Municipality where the 

project site is, the growth has increased by 41% from 1,220,6117 people in 2012 to 

1,715,3598 people in 2019 with which areas surrounding the project site (Vingunguti, 

Kiwalani, Banana, Kituda, Kivule, Ukonga, Gongo la Mboto, Pugu, Chanika etc) 

currently has around 869,5159 people. The positive growth trend is a signal for an 

immediate need for a modern hotel in the area. 

 

 

 
 

4 Ministry of Natural Resources and Tourism 2019 Statistical Bulletin  
5 Source: Tanzania National Census of 2012 
6 Source: NBS: Tanzania in Figures 2019 
7 Source: Tanzania National Census of 2012 
8 Source: Ilala Municipality 
9 Source: Ilala Municipality 
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iv Customers’ needs 

Customers, especially airlines stressed the need for the four-star hotel at the airport for 

convenient accommodation services to their crew members. Because the hotels of 

similar nature are distant, more than 11km away from the airport. According to the 

Airlines, most of their passengers prefer hotels which are nearby the airport but with 

modern facilities and international standards. 

 

v The Increase of connecting passengers 

The increased number of connecting passengers, crew members, early and late flights, 

flight delays and cancellations necessitated availability of modern and standard hotel 

within the airport. Furthermore, according to international airport standards, passengers 

affected by cancelled or delayed flights and connecting passengers are not supposed to 

stay at the airport for more than six hours before the next flight. The project therefore, 

will provide an opportunity for this category of passengers in order to comply with best 

practice international airport operations and IATA consumer protection rules. Currently, 

accommodation facilities available around the airport do not meet international 

standards thus most of passengers have to travel to the city centre and others 

remaining hanging at the airport terminal building. Due to these challenges TAA has 

taken into action the idea of developing a four-star hotel through PPP arrangement.  

 

2.5.1 Problems that are expected to be solved 

i. Upon its completion, the project is expected to cater for the needs of customers 

especially travellers and the community at large, since there is no any business 

of similar nature (four-star airport hotel) with international standard 

accommodation facilities at the airport and in nearby areas. 

 

ii. Proper utilization of landside commercials as planned and stipulated in TAA’s 

Strategic Plan for 2016/17 – 2020/21 
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iii. Creation of new employment opportunities during the construction of the hotel 

(many people will be hired during the undertaking of the construction work) and 

after the construction of the hotel (people will be hired when hotel operations 

start). 

 

 

2.5.2 Project alignment with the TAA’s strategic objectives 

The project is in line with TAA’s Strategic Plan for 2016/17 – 2020/21 which seeks to 

generate more revenues from landside commercial activities in order to enhance non-

aeronautical revenues. 

Apart from the CA’s Strategic objectives, the project also aligns with; 

 Sector’s Goals as is incorporated in Civil Aviation Master Plan (CAMP) Volume III 

of 2013 which stipulates the need to allocate areas for PPP Projects and engage 

private sector to utilize landside commercial areas. 

 National development plans which include Tanzania Vision 2025 (TDV), Long 

Term Perspective Plan and Five Year Development Plan II (2016/17 – 2020/21). 

These Plans speak to developing a competitive economy by 2025 which 

amongst other things include modernization of airports and supporting facilities, 

which includes this project. The FYDP II further priorities revival of Air Tanzania 

as a flagship project to enhance air transport. The development of a four-star 

airport hotel at TBII will improve the airport’s service delivery, meeting both 

domestic and international standards which will support air transport business. 

 

2.6 Project Administration and Institutional Capability 

2.7.1 Project Administration 

a. Project Officer 

TAA in line with Regulation 18 (1) of PPP Regulation of 2015 to coordinate Project 

Implementation appointed a Project Officer who will be responsible for; 

o Day to day supervision of the project; 
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o The liaison officer between the accounting officer, private party and the PPP 

Centre; 

o Preparation of quarterly and annual reports on the development of the project; 

o Maintaining records on project implementation from initiation to conclusion; 

and 

o Management of the public-private partnership agreement and its 

implementation and hand-back. 

 

b. Project Management Team 

TAA in line with Regulation 19 (1) also constituted a Project Management Team which 

will be responsible for; 

 

o Advising the Accounting Officer on the project feasibility study, subsequent 

procurement process, PPP Agreement and overall project implementation; 

o Taking decisions and approving the sub-components (various aspects) of the 

feasibility study, as well as approving the final feasibility study; 

o Assisting with the mobilization of the human and financial resources 

necessary for the project implementation; and 

o Ensuring that the project is properly monitored and evaluated in accordance 

with the PPP Agreement. 
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3.0 CHAPTER 3: TECHNICAL ANALYSIS 

 

3.1 Technical specifications of required facilities 

This Chapter provides minimum requirements of Technical Specifications which will be 

applied under FIDIC Yellow Book during designing, construction and operation of the 

Airport Hotel to be located at Julius Nyerere International Airport. As they are minimum 

technical requirements of the Hotel facilities and equipment; therefore, minor deviations 

for innovation purposes are expected to be incorporated during tendering stage 

resulting from the approved standard designs, construction methodology and operations 

processes.  

The minimum technical specifications include but not limited to the following. 

3.1.1. Security Screening  

Incorporates facilities and systems necessary to process and screen all persons and   

personal objects (handbags, electronic devices, briefcases, luggage   etc.)  moving in to 

the Hotel.  The facilities will include but not limited to circulation space, transition tables 

(prior to and  after  x-ray), space  for equipment (x-ray machines,  magnetometers etc.), 

tray  storage, space  for secondary bag  searches,   hand   scans  and   personal  

inspection,  staff  support  offices/ stations, equipment storage rooms,  etc. Additionally, 

personal   inspection rooms, staff support offices and equipment storage rooms are to 

be located close to the security area(s).  

i. Security area(s) should be planned as to maximize users’ flow without 

compromising security at any time. The security area should be planned so that it 

can accommodate future   security requirements, eventually requiring more 

space   and additional security equipment.  

ii. Specific   requirements for   screening   facilities   and   equipment must   be 

coordinated with TAA security unit, police and regulatory agencies in Tanzania. 

iii. Centralized security screening is the preferred configuration.  Screening stations 

and equipment layout is to accommodate international security standards 
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recommended for screening able bodied persons, disabled persons, infants and 

infant buggies utilizing archway metal detectors, x-ray machines, hand held metal 

scanners and electronic trace detection. 

iv. Screening equipment selection is to be based on operational performance 

requirements as per international security standards and certification by the 

regulator. x-ray viewing screens are to be shielded from view by general   public. 

v. Voice communications and data links are to be protected from inadvertent 

damage and secured from deliberate interference. CCTV coverage is to provide 

such that all screening activities can be monitored and recorded. 

vi. All emissions from   screening equipment and   emissions   from   other 

equipment or power/communication cables are to be shielded from 

electromagnetic interference. 

3.1.2. Customer Flows in the Hotel 

It  is  essential  that potential delays  and  bottlenecks to the overall customer flow in the 

Hotel compound are continuously monitored and that delay  objectives are set to ensure  

that all customers  even during high season can be handled in an efficient  way. 

i. Adequate simulation software will be used to validate the master plan designs. 

Validation should be made   for every  5 year period. 

ii. A  considerable  level  of  simulation  is  required  to  cover   all  the  possible   

peak situations and  validate  the  options taken  and  make  sure  the  desired  

service levels are valid at all times.  It should be noted that peak times might 

happen at different occasions especially during high season. 

iii. Designs shall be developed in such a way that sufficient facilities and resources 

are available to meet acceptable level of service for customer at peak times.   

iv. Designs shall   represent all the floor plans   indicating the major functional areas, 

as well as the electro-mechanical instruments, such as lifts, escalators etc. 
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3.1.3. Layout of Services to be Offered   

These inter alia include facilities and systems to support the transaction of services to 

customers and other hotel users.  Facilities planning should be undertaken to give the    

operator   maximum flexibility in the operation of the hotel. Hotel rooms and other 

facilities are  to  be  located   in  such a way  as  not  to  impede  the  intuitive  flow  of 

customers. 

i. The design shall try to maximize the horizontal delivery of goods/ stock/ supplies 

and removal of waste etc to be through dedicated delivery corridors out of public 

view. 

ii. The design shall try to maximize the vertical delivery of goods and disposal of 

waste to be through dedicated routes such as service elevators and not through 

public elevators. 

iii. For other independent facilities such as souvenir shops shall designed with 

independently metered utilities (electrical, gas, water etc.) 

iv. The design shall incorporate service facilities not limited to toilets, children 

playground, smoking rooms   (enclosed   or outside) planned consistently. 

v. It is recommended that interface points for the airport hotel communication 

infrastructure backbone and TAA data network be incorporated for the purpose of 

monitoring retail sales. 

3.1.4. Structure and Enclosure 

The    proposed airport hotel structure is to be made   up of vertical   and horizontal 

elements.  Horizontal elements are generally understood to include the floor, beams 

and   roof structure(s).  The vertical  elements  includes  the  columns  and  bearing  

walls that  support  the horizontal structural elements and  the live loads (equipment and  

people).   

The hotel enclosure is generally understood  to  be the  materials and  systems   that 

enclose  the occupied spaces  and  provide protection  from  the  elements  or  outside 
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environmental conditions. As such, the enclosure is typically   made   up of roof, 

skylights, walls, operable windows, fixed glazing and doors. 

The selection  of the  structural system is  to  take  into  account  the  dynamic  

characteristics of hotel and anticipated structural modifications. The structural elements 

are to be capable  of structural enhancement (to carry  more live load than  originally 

designed) added  to or cut away  (to provide additional floor  openings between  levels)  

and   to  accommodate  vertical   access  points   for  vertical  conveyance systems, 

building systems,  risers  and cable entry  points  and  ducts.   Structural elements are 

to be capable of providing flexibility for hotel modification. 

As the proposed hotel will located near live airport, wall  enclosures  and  glazing   are  

to  withstand  noise pollution, anticipated wind   loads  and  jet  blast where  appropriate. 

i. All floor structures are to be designed to minimise deflection and vibration due to 

mechanical systems. 

ii. All  structural  elements  are  to  be  designed  in  accordance  with  local   

seismic  code requirements. 

iii. Structural elements in the  lobby and corridor areas are to provide maximum 

clear spans   and   not  to  obstruct  persons circulation  or  customer  ability  to  

intuitively navigate together with their luggage. Structural configuration (spacing 

and   location) are to be based upon equipment and customer circulation paths. 

iv. All structure systems should last the life of the building with no required 

maintenance. Wall  and   glazing   systems  should  last  the  life  of  the  building  

with  no  required maintenance. 

v. The building enclosure should incorporate solar design principles and incorporate 

materials that will contribute to energy conservation and noise isolation. 

3.1.5. Vertical Conveyance Systems 
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These conveyance systems address mechanical systems which assist the vertical flow 

of general public through the ground and upper floors.  Such equipment is to include 

accessible escalators and elevators. 

i. Escalators are to be provided at the lobby where the persons move from ground 

floor level to first floor where there are conference rooms and other related 

facilities. 

ii. The Elevators are to move persons from ground floor to upper floors including 

the hotel rooms.  

iii. Elevators  and   escalators  are  to  be  located  within  sight  of each  other  such  

that  no directional signage is required. 

iv. Escalators are to be used in pairs or multiple pairs and provide for movement in 

both directions. 

v. Escalators are to be designed such that during a mechanical system failure or 

electrical power outage, they may be used as traditional stair. 

vi. Escalators are to be equipped with emergency shut off switches in clear view and 

signed. 

vii. The status and performance of all elevators, escalators are to be monitored 

through the Building Management System. 

viii. Escalators intended to be continuously operated and are to default to low energy 

consumption mode when not in use. 

3.1.6. Heating, Ventilation and Air Conditioning (HVAC) and Smoke 

Evacuation System 

The purpose of a HVAC and smoke evacuation system is to limit smoke movement 

within the building in case of a fire breakout. 

Smoke and other products of combustion spread much faster than fire, and account for 

nearly 75% of all fire-related deaths. Since exits may be separated by great distances, 



 

155 

 

particularly for those who are physically disabled, smoke-control systems provide an 

added measure of protection. 

The interconnection between the supply air systems and exhaust air systems is to be 

used to accomplish the smoke control with the pressurization method. All requirements 

for exhaust air volume, air velocity, location of inlets and outlets, as well as space 

considerations for the equipment must be met. 

The fire and smoke control system will include a wide array of individual components, 

subsystems, or related systems including: supply and return duct  dampers, isolation 

dampers, fire and  smoke  dampers and  actuators, normal  and  emergency power for 

dampers,  temperature  response  devices   (switches),  supply  and   return  fans,   fan 

controllers and  actuators, freeze stat, stairwell doors, static pressure sensors, fan 

safeties and interlocks. 

System will include installation of fire  and  smoke  dampers,  along   with  automatic 

closure  of the  devices  upon detection of either heat or  smoke,  including  turning  off 

HVAC systems, smoke containment/ evacuation control strategy and stairwell 

pressurization. 

Smoke-control equipment to be either dedicated or non-dedicated. 

 Dedicated equipment to be used only during a smoke event (i.e., smoke exhaust 

fans). 

 Non-dedicated equipment to be used  for other HVAC applications, but also to 

serve as a  smoke-control purpose during a smoke  event  (i.e.,  an  air  handler 

supply  fan used  to positively pressurize a zone). 

 

Two types of smoke control systems are either static or dynamic.  

a. Static/Passive System Operation 

Technical requirements for Static/ passive system operation 
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 All fans  in the building should automatically stop for simple  area  control  of 

smoke  movement, intended to contain a fire at its origin, thus limiting  the spread 

of fire and  smoke  for a limited period  of time, as determined by the local 

building and  fire code. 

 Includes fire partitions, fire barriers, fire dampers, smoke dampers and fire doors, 

among others. 

 Fire dampers will require electric  activation automatic fire doors  which  must 

open and shut for the fire protection system  to work 

 

b. Dynamic or active fire protection system 

Technical requirements for dynamic/active fire protection system 

 All or some fans continue to operate in predefined modes creating pressurized 

spaces in specific scenarios to control the movement of smoke. 

 Fans to be used to exhaust smoke 

 Fans may alternatively be used to provide outside air 

 The system should be used in either a stand-alone mode or in conjunction with 

physical barriers to smoke movement. 

 

During smoke evacuation 

 The central cooling system must be shut down  completely; large capacity roof 

mounted smoke  exhaust fans  will  start  from  a signal  from  the  fire alarm  

system and  the makeup air dampers opened. 

 The  possibility  of  controlling  the  smoke   path   through the  fire  alarm   

system should be considered,  so as not to allow  any  smoke  from  a tenant  

space  into the common area. 

System should be tested by the regulatory body once a quarter; to be performed early in 

the morning on a cooler weather, as running the test requires the central cooling system 

to be turned off, which may cause some comfort complaints. Prior information on the 

conduction of the tests shall be conveyed through letters/memos.  
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This system will be remotely monitored by the Building Management System. 

 

3.1.7. Electrical Power Systems 

Electrical power to the hotel will be supplied via a two   loop distribution system (normal 

and redundant) tied to the airport’s three-phase medium-voltage (MV) ring network 

through a MV to low voltage transformer substation(s) with automatic fault isolation. 

i. Multiple transformers are to be provided at the substation for redundant operation 

and flexible power balance. The low voltage  transformer outputs are to have the  

ability  to switch  load  from  one  transformer to  another in  case  of a 

transformer failure. 

ii. Stand-by generators are to be provided at the substation(s). Main LV 

switchboard are to have  two  sets of busses  and  feeders  (normal  and  critical)  

with  automatic change  over, feeding two corresponding panels  in the local 

electrical rooms. 

iii. Two stand-by generator sets shall be installed   at each substation,   providing 

full redundancy at emergency level. 

iv. Low voltage power, both normal and critical, will be installed to junction boxes in 

each identified possible concessionaire (retail) space. The normal  power feeder  

shall be sized for 300 watts per  square  metre  and  the critical  power  feeder  

for 100 watts  per square metre.  Low voltage distribution will be three-phase 

except for end connection to small single phase consumers. 

v. Panel boards and switchboards are to be oversized by 40%, to facilitate the easy 

installation of additional protection and switch gear for new circuits. 

vi. Feeders are to supply local electrical rooms using the shortest circuit length 

physically possible. 

vii. Cables in duct bank, manholes, and hand-holes must be treated as being 

continuously immersed in water. Cables in buildings must meet the most 
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stringent requirements for the avoidance of smoke and fire propagation.   

Separate duct banks for electricity and communications with twin manholes will 

be set according to international standards and recommendations. 

viii. Low  voltage,  normal power  main  busses  must be  provided with  automatic  

power factor  correction equipment;  under no circumstances  should  this  

equipment operate over the emergency power provided by the stand-by 

generators 

ix. Noise filtering shall be provided to comply with EMC codes wherever high-

frequency switching devices or other harmonic distortion sources are expected. 

x. Neutral conductor cross-section should not be de-rated wherever highly non-

linear loads are expected. 

xi. All low-voltage main busses must be equipped with surge arresters. 

xii. Grounding  System:   TI  or  TN-S  ground  connection  systems  are   preferred;   

other systems,  according  to  IEC   60364-3,  may   be  utilized  provided  a  

careful   study  is submitted that justifies this option. 

The protection devices within the power distribution system shall comply to: 

i. Selectivity coordination; differential or distance protection; 

ii. Phase-to-phase fault; 

iii. Phase-to-earth fault; 

iv. Excess currents; 

v. Thermal  overload (Transformers); 

vi. Phase unbalance (Transformers); 

vii. Remote monitoring and control to ensure proper operational performance. 

Voltage distribution systems are to include as a minimum at each substation: 

i. Two fully redundant standby generator  sets  with  control  and  synchronizing 

systems; 
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ii.  Low  voltage  switchgear  with  normal  and  critical  busses  connected  by  a  

tie breaker; 

iii. Remote monitoring and control integrated into the BMS (Building  Management 

System); 

iv. Electrical  power  metering for  all tenant spaces  -  offices, shops,  retail,  etc  -  

with individual  devices   for  each  separate  space, as approved  by  the  public  

power distribution authority; 

v. Uninterruptible Power Supply (UPS) and distribution at the substation with 

monitoring and control integrated into the BMS (Building Management System). 

Uninterruptible Power Supply (UPS) should have a power delivery capacity  of twice the 

installed electronic load (all  communication,  data,  and  computer systems except 

those with internal batteries for this purpose) for 30 minutes (on critical bus). 

Uninterruptible Power Supply (UPS) shall be provided for distribution to critical loads on 

critical bus. 

3.1.8. Electrical Lighting Systems 

Those facility/ systems and equipment required to provide electrical lighting within the 

Hotel.   Lighting is subdivided in the following three operative categories:   

i. Normal Interior lighting,  (i.e., fluorescent,  incandescent,  metal  halide  etc. 

luminaries);  

ii. Directive and safety lighting (self-contained battery powered luminaries);  

iii. Emergency Lighting, (luminaries backed-up by battery units to ensure that 

minimum safe lighting levels are maintained during power failure and 
subsequent emergency power switch over). 

a) Fluorescent luminaries equipped with electronic high frequency type control gear 

shall be preferred. High-efficiency fluorescent lamps are to be preferred. 

b) Directive luminaries shall be installed in all exits and escape routes, ensuring 

emergency lighting for the time required for complete evacuation. 
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c) Directive luminaries are to have an adequate size to allow an easy viewing and 

are to bear pictograms in accordance with the required International Standards 

Norms. 

d) Battery systems (inverter/charger units) for battery backed-up luminaries are to 

provide a stand-off time of 1 hour minimum. 

e) Battery systems (inverter/ charger units) shall be monitored by the BMS (Building 

Management System). 

f) Battery back-up shall be provided with 100% coverage within security access 

check points, screening areas and generally all areas where security issues are 

applicable. 

g) Fire-proof cabling shall  be used  for  Directive/  safety  lighting  and  Emergency  

lighting, both for power  and control  lines. 

 

3.1.9. Grounding and Lightning Protection 

Facilities/ systems and equipment necessary to protect electrical systems and 

equipment from power surges created by direct lightning strikes to the building or its 

appurtenances. The grounding and lightning protection system bonds all structural steel 

and exposed metallic structures including light poles, aerial structures, manhole and 

hand hole power  covers  to grounding conductors and separated electrodes. 

i. Overall earth resistance value is to be no greater than 1 Ohm, measured under 

dry weather conditions. 

ii. The grounding conductor system is to be partially meshed, forming sub-rings, 

composed of copper wire bonded to several copper-plated steel rods of standard 

size. 

iii. Concrete steel armatures are to be interconnected at foundation level by means 

of bare copper wires, running in a continuous ring around the perimeter of the 
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building. Minimum depth shall be 1.0 m in order to keep hazardous step voltages 

to a safer level. 

iv. Bonding of metallic pillars or steel reinforced concrete shall be made with copper 

wire by means of adequate connectors, either bimetallic fasteners when surface 

installed or cad weld bonding when underground. 

v. All grounding conductors and interconnections shall comprehensively behave as 

a Faraday cage for the whole building. 

vi. Lightning protection devices shall be provided to safely and effectively dissipate 

lightning impulses, through the use of suitably positioned air terminals or lightning 

rods. 

vii. Lightning rods shall be installed at all outstanding structures and at roof-top level. 

Exclusive down conductors shall be used for the lightning protection devices. 

viii. Ground terminal connectors are to be provided for ground connection of metallic 

structures, electrical and communication panels, metallic ducts and pipes and 

any exposed conductive surface at stationary equipment. 

 

3.1.10. Building Management Systems 

Systems required to manage, control, monitor and optimize all critical building services 

using highly sophisticated Building Management Systems (BMS). 

A Building Management System (BMS) is a computer-based control system installed in 

buildings that controls and monitors the building's mechanical and electrical equipment 

such as ventilation, lighting, power systems, fire systems, and security systems. 

The BMS will be installed at the Operations Control Centre (OCC) located within the 

Airport Hotel. 

The BMS shall consists of software and  hardware; the software program, usually  

configured in a hierarchical manner, can be proprietary, using  such protocols as C-bus,  
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Profibus,  and  so on, including BMSs that integrate using  Internet Protocols and other 

open standards. 

The BMS is expected  to allow  on-site  facilities management  team  to  monitor,  

control and  optimize all key parameters - from  power  supply to security access. It will 

facilitate the integration of various subsystems into a user-friendly, manageable solution 

operated from a central point (OCC). 

The BMS will be expected to be effective in energy savings and drive down costs, 

including providing: 

i. Audio and visual alarms in the event of discrepancies from the 'norm' 

ii. Customer infrastructure interface to monitor individual room/ suite systems 

iii. Monitoring and management of power, cooling and humidity 

iv. Power monitoring for consumption statistics and billing 

v. Leak detection from cooling systems 

vi. Generation of system performance and facility data 

vii. Power delivery and performance 

viii. Environmental control - cooling and humidity 

ix. Fire detection and protection 

x. Security and access controls 

xi. Scalability and flexibility 

xii. Access to multiple carriers and service providers 

xiii. 24x7 on-site monitoring and technical solutions 

 

3.1.11. Public Address (PA) System 

The Public Address System shall be designed in such a way to allow  for broadcasting 

of announcements  throughout the Hotel so as to guarantee safety  to all Hotel Users 

from danger such as fire, terrorism etc. 
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3.1.12. Building Signage 

The signage provides direction and information guidance to building users. Signage 

should be simple and concise. The signs will guide customers to specific area within the 

Hotel. They will be in both English and Swahili languages. 

Signage will supplement intuitive way-finding within the building and will be carefully 

placed and clearly worded to ensure an orderly flow of persons, with the aim of 

maximizing the capacity flow potential of the building and the hotel roadways. 

Building signage shall be divided into different categories as follows: 

 Directional 

 Informational  

 Advertising 

 Identification 

Directional Signage - shall be provided throughout the building. This will   direct 

customers to specific destinations and identify washrooms, souvenir shops, restaurants, 

handicap assistance and smoking areas. 

 Advertising Signage - shall be illuminated advertising signs provided within the 

building area. 

 Identification Signage - shall be provided within the building area in order to 

convey location information. 

The following signs will be provided where necessary:  

 Service Rooms Signs 

 Direction Signs 

 Location  signs 

 No Entry Signs 
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3.1.13. Customer Service Facilities 

i. Incorporates all publicly accessible facilities such as toilets for men, women, 

baby changing facilities located throughout the Hotel. 

ii. Number of Toilet  Rooms and their location are to be based on Building Code 

Requirements as a minimum and adjusted to accommodate end user  

requirements, building spatial  configuration,   taking  into   account    customer   

flows,   security  processing requirements and regulation 

iii. Toilet Facilities (doorways, circulation space, toilet stall sizes etc.) are to be 

oversized where necessary to accommodate both customers and their carry-on 

baggage for cases of Check in or checking out. 

iv. Facilities for the physically disabled toilets are to be provided at all toilet room 

locations. 

v. Baby Changing facilities are to be provided that are accessible to both male and 

female customers at all toilet room location apart from the Hotel Rooms 

washrooms. 

vi. All  Fixtures  and Finishes   should   be  of  the  most  economically  durable   

materials available,  capable  of withstanding excessive  abuse  and  selected to  

balance  initial  cost against the long-term cost of maintenance and replacement. 

vii. Fixtures and Finishes should be easily cleaned using standard janitorial products. 

Replenish able products shall include but not limited to toilet seat covers, toilet 

paper, sanitary napkin disposal bags, hand soap, paper  towels  (or alt. hand  

drying system). 

viii. Each toilet room  location apart from Hotel Rooms toilets are  to  have  a  

dedicated maintenance  room  with  mop  sink (preferably  with  direct  access)  

for  the  storage of  replenish able  products,  cleaning supplies and  equipment. 
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ix. Fixture selections should support conservation of water where possible   without 

compromising the performance of the systems in a public environment 

x. Air changes in the toilet rooms are to be sufficient to ensure that the 

accumulation of foul odors is not possible. 

 

3.1.14. Building Maintenance Facilities 

These incorporate facilities for material storage and workspace for both daily and 

periodic maintenance of the commercial building systems, furniture, fixtures, signage 

and janitorial services.  Major building systems include, but are not limited  to 

mechanical, electrical (lighting and power),  communications, vertical  and horizontal 

conveyance systems as well as, major finish systems ie., suspended ceiling systems, 

carpeting, acoustical wall panels,  doors,  frames,  systems, security screening systems 

access control  systems, dynamic and static signage  systems.  

i. Location and space allocation for maintenance support is responsive to the 

physical layout of the building, finish materials incorporated and building systems 

used. 

ii. Daily maintenance and janitorial facilities should be uniformly distributed and 

conveniently located such that minimum travel distance is required for the 

movement of cleaning supplies and materials through public spaces. 

iii. A maintenance (janitorial)  room  is  to  be  located   at each  gang  of  toilet  

rooms  (men, women,  handicapped toilet) location. 

iv. Workshops, equipment and materials storage areas are to be located in most 

convenient available space. 

v. All facilities are to be constructed of durable materials capable of withstanding 

above average physical abuse. 

vi. Spaces for outsourced maintenance companies shall be allocated. 
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3.1.15. Building Support Spaces and Facilities 

These are facilities and Systems used to support the day-to-day management and 

operational needs of customers and other miscellaneous end users. Spaces are 

generally office type places and treated as tenant lease space. As such they need to 

have communication, security and power requirements unique to the end users. 

i. Where hotel space is leased, they are to be designed with independently 

metered utilities (electrical, gas, water etc.) 

ii. Specific space and office infrastructure requirements are to be determined in 

conjunction with end users. 

iii. It is suggested although not required that design standards for lettable hotel 

spaces be developed to ensure consistency in the use of materials and systems. 

iv. Building Information Counters:  The Hotel Operator should be responsible for 

providing information desks staff to provide useful Information   to customers.  

These should be at appropriate location at the Hotel Lobby. 

v. Call Centre: The Hotel Operator should provide a telephone call centre that is 

manned on a 24 hour basis and available for getting the international calls and 

facilitating the conference calls etc. 

 

3.1.16. Gas Detection Systems 

These are systems for real-time detection and identification of chemical warfare agents, 

toxic industrial gases and explosives. 

i. The system must detect and  identify chemical  warfare agents  (CWAs)  like 

nerve  gas, blister, blood and choking  agents  and  a broad  range  of toxic 

industrial gases  (TICs) like ETW, AEGL, ERPG, ITF-25 list. 

ii. Installed system will simultaneously use at least four different sensor-

technologies, like a Photo Ionization Detector (PIO), an Ion Mobility    
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Spectrometer (IMS),  two semiconductor gas  sensors   and  an  electrochemical 

cell to reduce false positives and achieve  greatly extended far-superior coverage 

of hazardous volatiles. 

iii. Released gases and CWAs to be detected within 2 seconds with detection limits 

from low to high concentration. 

iv. The system  will  include  a chemical-detection sampling kit specially  designed 

for  the sampling and  preparation of  samples for  the  evaluation of  accidents  

involving  the release  of organic  chemicals  and  toxic industrial compounds. 

 

3.1.17. Gas Extinguishing Systems 

Those extinguishing systems using gas only for the control of fire. Only stored pressure 

fire extinguishers to be used to fight all fire classifications (A-C). 

a) Argon Based Gas Extinguishing 

For extinguishing electrically generated fires and its neutral characteristics; particularly 

apt for use within computer rooms and similar areas. 

To comply with the NFPA 2001 Standard on Clean Agents, and the requirements of 

BS6266: 1992 for either space or in-cabinet protection. 

 System to be odorized and non-toxic for extra safety, to ensure that personnel 

are alerted to the presence of the gas in either a discharge or leakage situation. 

 Valve construction, cylinder size and pressure combined with computer 

calculated pipe and nozzle layouts must ensure that Argon is released and 

distributed evenly throughout the protected space. 

 Areas of applications within the Hotel; Archives, Rooms with computers, Paper 

Storage rooms, Switch Rooms, Telecommunications Rooms etc    
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b) Carbon Dioxide Gas Extinguishing 

To be stored under pressure as a liquid in a cylinder or bulk tank. Carbon Dioxide 

systems will be designed in accordance with BS5304 part 4 and National Fire Protection 

Association, in the absence of local standards. To be applied in areas containing: 

electronic equipment, paintings, archives, magnetic, media etc. 

c) Nitrogen Inert Gas Extinguishing System 

Areas of application are such as rooms for Telecommunications, Internet Co-location 

sites, Archive & valuable equipment stores etc.    

 

3.1.18. Roadways 

These include hotel access and egress roadways, frontage, internal circulation, 

recirculation roads etc. 

 Access roads serve customers, employees, etc. and connect primary access    

roads with the Airport Hotel, JNIA TB II, JNIA TB III, JNIA VIP-TB, parking   and 

service facilities.  

 Recirculation roads provide connections to ingress and egress lanes of the 

access roads.       

 Frontage roads distribute vehicles directly to the Hotel Building. 

The planning of a network of access roadways interfacing with the hotel and other 

facilities will be depicted in the layout Plan. The  road  network  should allow  for  

unconstrained  vehicle  access  to  the Hotel at  all  times.  Roads for other dedicated 

users,   in particular hotel operator for bringing goods and other functions should also be 

taken into account.  The road network should also serve all the hotel gates - including 

emergency gates. Special attention should be put on achieving smooth customer 

connections between the Airport Hotel and road infrastructure 

Environmental aspects shall also be carefully considered as they will play a major role 

in a Hotel planning. 
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All design technical parameters/specifications for roads shall be issued by the National 

Roads Regulator. 

 

3.1.19. Car Parking Requirements 

Parking requirements are divided into two categories: Clients of the Hotel and 

employees. 

i. Clients of the Hotel parking are further sub-divided into short term and long term. 

Short-term public parking is typically within walking distance of the Hotel and Long-term 

parking are provided in the same area but located further away from the Hotel.  

ii. Employee parking shall be located some distance from the Hotel Building.   

Parking space(s) for customers and employees shall be shown in the Master Plan. 

Additionally, long and short-term car parking as well as employee parking should be   

dimensioned. Additional parking for other related facilities (not customer related) located 

close to the Hotel shall be provided, for example maintenance. 

Parking requirements are based on customer and employee forecast data modal use 

and vehicle occupancy ratios. 

Surface lots for taxi staging or queuing are to be based on vehicles parking nose to tail. 

Automobile parking spaces are to be not less than 2.5 meters wide. For long-term 

parking purpose, a width of 2.3 meters is acceptable for individual space. 

Aisle widths are dependent on the angle of parking spaces and whether they are served 

by a one or two-way traffic aisle. 

 

3.1.20. Roadway Lighting 

This includes equipment and systems which are required to illuminate access roads and 

parking areas.   Roadway  lighting  is  required  at  all  roads   leading  to  the  Airport 
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Hotel from  the nearest existing  illuminated roads and at  all  new  parking areas.  This 

lighting is also an important factor for overall hotel security. 

Roadways are to be uniformly and evenly illuminated without glare with lighting provided 

at a level sufficient enough to allow drivers and pedestrians alike to use them in a safe 

and efficient manner. 

Below are the recommended luminance levels: 

 At the Roadway the Horizontal luminance to be 20 lux and Vertical Luminance to 

be 20 lux 2metres above the roadway 

 At the Parking area Horizontal luminance to be 50% of the average luminance on 

the vehicle stand and Vertical Luminance to be 20 lux 2metres above the vehicle 

stand. 

All lighting, dimensions, coloring and positions shall comply with the relevant standards. 

Ease of maintenance, lamp replacement and cleaning shall be considered in 

specification of specific lighting. 

 

 

3.1.21. Building Deliveries/ Removal Access 

Roadways and parking infrastructure to facilitate deliveries and transfers/waste removal 

to and from the building. Deliveries include furniture, retail goods and food; removals 

including solid waste resulting from cleaning activities and kitchen. 

Such access  includes roadways and  parking and  will  be designed to facilitate efficient 

ingress  and  egress  by vehicles between the public  road/ parking and  service  areas.  

The access will be controlled to allow   only   authorized personnel and   vehicles   

beyond common areas to the service area. 

The provision of these accesses shall consider the following items: 

 Required speed limit(s) 
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 Authorized vehicular parking areas 

 The degree and type of vehicular control 

 

3.1.22. Pedestrian Signage 

Pedestrian Signage provides direction and information guidance to pedestrians. 

Signage should be simple and concise. 

Signage will direct pedestrians to specific destinations such as restrooms, shopping, 

restaurants, handicap assistance and smoking areas. 

All signage shall be in English and Swahili language and strategically placed and clearly 

worded. 

Pedestrian signage shall be divided into different categories as follows: 

 Directional 

 Informational or Regulatory 

 Advertising 

 Identification 

The     following signs will be provided where necessary: 

 Entrance Signs 

  Customer Care Desks   

  Banks 

  Restaurant Signs 

 Washrooms Signs 

 Direction  Signs 

 No Entry Signs 
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3.1.23. Advertising  

These are forms of non-personal communication about an organization, product, 

service, or idea from an-identified sponsor, located within or around the Hotel 

compound. 

May be displayed in different formats including special builds to billboards of differing 

sizes, digital, online advertising and fully interactive brand experiences. 

Application will  include  state of the  art  technology such  as thin  profile  edge-lit signs, 

digital media,  scrolling  displays, and wall wraps  to allow for professional presentation. 

 

3.1.24. Sanitary Waste Collection and Disposal Systems 

This section deals with ways to properly collect waste and their disposal in a way to 

protect human health and the environment. 

Measures will be put in place to regulate waste collection, handling, transportation and 

disposal in line with the following standards: 

 National Environmental Management Council-Tanzania (NEMC) Regulations 

 Any other regulations related to Health, Sanitary, Safety and Environment such 

as Occupational Safety and Health Authority (OSHA). 

 Tanzania's Health Policy Framework 

 National Health Sector Strategic Plan etc 

 

Storage and Disposal Procedures: 

i. Temporary sanitary facilities should be located away from drainage facilities, 

watercourses, and from traffic circulation. When subjected to high winds or risk of 

high winds, temporary sanitary facilities should be secured to prevent 

overturning. 

ii. Wastewater should not be discharged or buried within the project site. 
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iii. Sanitary  and  septic  systems  that  discharge  directly   into  sanitary  sewer  

systems, where  permissible, should comply  with the local health agency,  city, 

county,  and  sewer district requirements. 

iv. Only reputable, licensed  sanitary and  septic waste haulers  should be used 

v. Sanitary facilities should be located in a convenient location. 

vi. Untreated raw wastewater should never be discharged or buried. 

vii. Temporary septic systems should treat wastes to appropriate levels before 

discharging. 

viii. Temporary sanitary facilities that discharge to the sanitary sewer system should 

be properly connected to avoid illicit discharges. 

ix. Sanitary and septic facilities should be maintained in good working order by a 

licensed service. 

x. Regular waste collection by a licensed   hauler   should   be arranged before 

facilities overflow. 

xi. If using  an onsite  disposal system  (OSDS), such as a septic system, local 

health agency requirements must be followed. 

 

3.1.25. Durability of Building Facilities          

The durability of Building facilities   such   as concrete   structures, structural concrete 

products and steel structures must be adhered to. The building facilities shall be 

designed and constructed for a design working life time of 75 to 100 years. 

3.1.26. Sustainability-Materials 

The sustainable and efficient use of materials (including natural resources) is an 

essential element of sustainable design and construction, and will need to be thoroughly 

considered as part of the overall design strategy. 

The whole   life cycle of the components/ raw materials needs to be considered. 

Appropriate durability and ease of maintenance and eventual replacement are 

commercially  important issues  that  reduce   operating costs. Current and future legal 

requirements to recycle or dispose of materials responsibly also need to be considered. 
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The  following  objectives   define   the   approach  to  sustainable  materials  on  this 

project  and   should  be   assessed using life-cycle  analysis (LCA)   techniques 

incorporating multiple indicators (e.g. embodied C02, pollution, water use): 

 Minimize  embodied environmental impacts using  life-cycle assessment (LCA) 

 Ensure  that materials are responsibly sourced 

 Exercise resource management principles within a life cycle context. 

There  are  three  over-riding  objectives  for  material  sustainability  on  this  project,  

as described  above.  The Investor should use the following three stage approach to 

ensure and demonstrate that each will be addressed during the design, construction 

and operational stages: 

  Implement processes to review progress against objectives 

 Define the procurement strategy to ensure  implementation of objectives 

 Collate data and  report on progress.  

 

Objective 1: Minimize Embodied Impacts 

i. Blended  cements:  options should  be  presented  that  establish  the  degree   of  

cement  replacement for  each  of the  common  concrete mixes  that will  be  

implemented.  The report shall state the resulting percentage reduction in situ 

concrete cement replacement and precast concrete cement replacement. 

ii. The   methodology  for  calculation   of  embodied  C02   shall   be  LCA  based   

and consistent with ISO 21930, PAS 2050 which  is used  in the UK (as a 

reference  policy) or a third  party  Environmental Product Declaration (EPD) 

Type  III labeling  scheme as used  in the EU. 

iii. Include  materials  that  together  represent at  least  60%  of  the  total  

construction, maintenance or refurbishment cost. 

iv. Embodied   C02   calculations   shall   demonstrate how   the   design and   

choice of material have contributed to a reduction in embodied C02 of the project 

building or construction elements when compared with conventional construction 

approaches. 
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v. Embodied energy studies shall demonstrate how the design and choice of 

material have contributed to a reduction in embodied energy when  compared 

with conventional construction approaches. 

vi. Materials to  be  included  as  a  minimum:  concrete,  steel, timber  and  timber-

based products, board  products, aluminum, plaster, glass, floor coverings,  

insulation. 

vii. Examine the effect on embodied C02 associated with different suppliers and 

routes, if significant. Local supply is encouraged where it can be demonstrated it 

offers embodied C02 saving within the supply chain context. 

100% of insulation material and refrigerants to have zero Ozone Depletion Potential 

(ODP). 

 

Objective 2: Responsible Sourcing 

 Environmental Management System (EMS) ISO certification (or equivalent)  

required for suppliers at either the process stage or  the  process  and extraction 

phases. 

 90% by value of total timber used permanently has to be certified by Programme 

for Endorsement of Forest Certification (PEFC) of Forest Stewardship Council 

(FSC) "100%" or "post-consumer recycled". 

 

Objective 3: Resource Management 

i. To ensure an efficient design, key performance criteria such as floor loads, 

vibration limits, and lighting levels shall be reviewed with TAA in relation to 

environmental effects considered to be material to project development. 

ii. Recycled content shall  be defined in accordance with ISO 14021 - 

Environmental labels and declarations - Self-declared environmental claims 

(Type II environmental labelling). 

iii. Coarse aggregate for non-concrete uses to include 90%  recycled or secondary 

material. 
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iv. 25% by value of materials permanently installed to have been salvaged, 

refurbished, reused or recycled. 

v. Use rapidly renewable materials (maximum  of 10  year  cycle) for 2.5%  of the  

total material cost. 

vi. Assess potential for future re-use of materials to be used  in current  buildings  

and  infrastructure. 

vii.  30%  by  value of  major  elements  (structural  frame, roof,  facade/ cladding,   

floors, ceilings) to be designed for disassembly to enable  segregation for 

recycling  or reuse. 

 

 

3.1.27. Sustainability - Environment 

Management of environmental issues is one of the most important  aspects  of  airport 

operation and encompasses a number of separate topics, including noise, air quality, 

biodiversity, water resources, cultural heritage, landscape and visual assessment, land 

quality, socio-economic and the community, waste, energy and climate change.  Many 

of these issues are governed by applicable environmental laws in Tanzania and the 

Project operator, who shall be responsible for complying with these at all times, together 

with all Hotel users and other third parties. In the absence of national legislation being 

enacted in Tanzania (i.e. the Air Quality Regulations) reference will be made to 

appropriate international standards. 

Good environmental management is a catalyst for achieving legal compliance, building 

good relationships with regulators and stakeholders, promoting best practice and 

achieving corporate/ reputational objectives. 

There are other Technical requirements which cover specific environmental topics 

related to the design development process of this project which includes Sustainable 

Materials, Waste, Noise & Air Quality Monitoring, Energy and Climate Change and 

Transport. 
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It should be recognized that the consideration of environmental issues is fundamental to 

many aspects of the building planning, development and operations.    

Noise: Noise levels during the construction and operation of the Hotel shall be managed 

to minimize potential adverse effects on people and wildlife living nearby.   The Investor 

shall ensure that construction noise is managed and controlled through compliance with 

mitigation prescribed within the Construction Environmental Management Plan such as 

scheduling of noisy activities to less noise sensitive periods, installation of temporary 

screens/bunds/hoarding, adherence to standard working hours, maintenance of 

construction vehicles and equipment in optimum working condition etc. In relation to 

operational noise, shall implement a noise management programme which supports an 

integrated approach to the reduction of noise at source.  

Air Quality: A package of effective preventative, suppression and containment 

measures shall be implemented to control emissions of dust and other airborne 

pollutants during the construction. The management of local air quality during the 

operation of the project shall require development and implementation of Air Quality   

Management Plan to facilitate the reduction of emissions at source.  This type of Plan 

shall require assessment, monitoring and implementation of mitigation measures 

relating to vehicle emissions, aircraft traffic movements, energy sourcing.   

Water Resources: A package of effective erosion and sediment controls shall be 

implemented during all forms of construction effects to control and prevent the 

mobilization and influx of dissolved local drainage system and affecting the   

downstream water quality. The Investor shall be responsible for ensuring that the  

drainage system  is fitted  with  appropriate treatment controls to reduce the volume of 

contained surface  water run-off  entering the natural drainage system, Such measures 

for installation could  include a package of Sustainable Urban Drainage  Systems  

(SuDS). It is important that all discharges meet requisite standards contained in the 

Water Quality Regulations for Tanzania. 
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3.1.28. Sustainability - Energy and Climate Change 

These Technical Requirements sets out the performance requirements which are 

required to demonstrate a minimum level of good practice is sustainable design for 

energy and climate change.  

 

 

a) Energy & Carbon 

The  sustainable  and  efficient  design  of hotel buildings and  systems will  have  a 

direct  effect on energy  demand and  utilization.  By optimizing  the overall  efficiency of  

building  management  and   energy   systems  in  terms   of  orientation,  design, 

materials  and   assimilation   with  space   requirements  greater  opportunities afforded 

to potential energy   savings  and  reduction over  the  entire  life-cycle  of the building. 

The design approach must therefore be one which is underpinned by commitments to 

reduce energy consumption through the provision of buildings which maximize 

opportunities to balance the potential benefits from natural lighting and ventilation. 

An energy efficient solution is also likely to be more cost effective over the full duration  

of  the  concession  period  in  view  of fuel  price trends  and  the  cost  of carbon.   

Furthermore, consideration should be given to the effects that selected materials will 

have in sustainability terms and how such material selections affect capital outlay costs, 

together with respective maintenance, durability and whole life-cycle costs.    

The requirements include the establishment of a strategy for decreasing greenhouse 

gas emissions, particularly C02.   
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b) Ability to cope with future climate change 

Buildings last a long time so consideration needs to be given to how they will adapt to 

potential climate change effects, without resulting in the additional energy input that 

would make it worse. Understanding local climatic conditions enables the development 

of a design with features which are robust of local climatic influences and future weather 

patterns.  This is important so a level of proofing and adaptation can be incorporated to 

cater for any changes in future heating and cooling needs. 

 

c) Energy Efficient System Design 

The design   shall target   all areas where   energy   is consumed or lost though 

inefficiencies to ensure selected equipment is as efficient as possible and continues to 

be operated efficiently over the life of the operation. This should include consideration of 

the following principles, at least: 

i. Maximize opportunities  for occupancy based controls to shut down  or  reduce 

service capacities by turning down systems by operating the facilities efficiently  

(e.g. avoid  using  gates at remote end of piers at off-peak  times); 

ii. Minimize operation of motor loads such  as  the  HVAC  and pumped   systems  

using intelligent controls  and  variable  speed drives  where appropriate; 

iii. Optimize C02 emissions associated with artificial lighting, day-lighting and 

cooling energy; 

iv. Efficient  design of environmental conditioning systems based on  low  pressure 

drops  and fan power and  using  adiabatic cooling and  heat recovery; 

v. Select information technology equipment on the basis of energy performance.   

This will also reduce the required capacity and energy consumption of associated 

mechanical and electrical systems; 

vi. Explore opportunities to exploit synergies  between  ancillary  facilities (e.g. 

complementary heating and cooling loads); 
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vii. Minimize parasitic operational and standing losses by optimizing the life cycle 

costs of distribution infrastructure; 

viii. Commission all systems to ensure the energy efficiency intent of design is fully 

realized;  and 

ix. Implement a comprehensive preventative maintenance strategy to ensure 

continued efficient operation over the life of the concession. 

The maintenance strategy shall consider and continuously review the viability of new 

technologies that can deliver energy savings as an integral part of the regular repair and 

replacement programme. 

Load management and  energy storage shall  be investigated  as possible  opportunities 

for  maximizing efficiency  and  reducing carbon  emissions as  well  as  life  cycle  

costs. Lifecycle costs shall include the future cost of carbon. 

These  measures should allow  the  overall installed  capacity  of the  infrastructure  

(and spare  capacity  for future expansion)  to be reduced allowing capital  cost savings  

to be realized. 

 

3.1.29. Emergency Power 

Facilities/ systems necessary to provide power to critical systems in failure and 

emergency situations where primary and  secondary source of power  becomes  

unavailable. Emergency power is provided by standby generators located near 

substations to back up critical loads. 

Emergency power is to be provided within fifteen seconds of an outage.  100% 

redundancy is to  be  provided  by  emergency generators at all security  guard stations 

with electrically operated gates. Critical systems include but are not limited to: 

i. Emergency egress  lighting 

ii. Emergency egress  signage 

iii. Security systems 

iv. Communications systems 
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v. Fire alarm  systems 

vi. Fire suppression systems 

vii. Fire pumps 

The Low Voltage main switch gear at each substation is to have a tie breaker between 

the bus section for the critical loads and the bus section for the normal loads.  Upon an 

outage, the breaker is to open before the generator energizes the critical load  bus 

section. 

The standby generator systems is to be designed and  installed to provide for "stepped 

switching" back to the utility  upon the restoration of normal  power. 

A method of assigning delays before switching back to normal power is to be devised. 

When normal power is restored, the generators must be automatically synchronized to 

the line and then switched after a programmed delay is satisfied. During switchover, 

there  will  be a brief  parallel operation (one cycle)  of the  Generators with  the  normal 

power on  the  critical bus  to avoid  switching surges  during the  restoration of normal 

power. A standard generator model is to be used. 

Fuel  lines  from  the  central  tanks  farm  are to be provided to feed  the  individual  

daily tank of each standby generator. 

 

3.1.30. Energy Sourcing 

These are facilities and systems necessary to supply and satisfy the energy needs of all 

on site facilities and systems by procurement or self-generation. A consistent and 

reliable source of power is to be provided 24 hours per day, 365 days per year from 

main power supply from electricity company (TANESCO) and standby generators. 

An independent power supply should be available with its own substation. Standby   

generators should be installed of adequate capacity to supply the building and facilities 

in case of main power failure. 
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3.1.31. Electrical Power Supply 

These are facilities/systems and equipment necessary to supply electrical power to the 

building. The anticipated power demand requires that electricity be supplied by High 

Voltage feeder(s) and switching station(s). It is critical for safe hotel operations that 

electrical power is both consistent and reliable. 

Power from TANESCO   will each be routed to medium voltage switching station located 

nearby the site as Julius Nyerere International Airport (JNIA) receives power  supply 

from TANESCO (33KVand 11KV); which is stepped down by the transformer. 

These  medium voltage switching stations are  the  interface  between the  primary and 

secondary  power  sources  and   a  three-phase  medium-voltage  network  to  

distribute power  on the site. 

Switchgear is to have the following features: 

i. Selectivity coordination; 

ii. Differential, distance or directional protection; 

iii. Coordination of settings with the Electrical Power Provider; 

iv. Interlocking to prevent paralleling of the two feeding sources from the Electrical 

Power Provider. 

 

Switchgear and control systems shall be remotely monitored by the Building 

Management System (BMS).  

Switchgear and  the  systems controls  are  to be "self-healing"  in  the  event  of a fault  

or other disruption and  programmed to automatically open  to isolate the fault. 

 

3.1.32. On-Site Power Distribution System 

The On-site  Power  Distribution Systems  are  those  facilities/systems  necessary  to 

distribute  electrical power to Hotel building and  systems  and   insure  the provision of 

a continuous and  reliable  power  supply. 
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i. All transformers are to be designed to give a minimum of 25% spare capacity 

throughout the concession period. 

ii. Transformer size is to be standardized where possible. Transformers are to be 

equipped with primary taps. 

iii. Feeders are to supply local electrical rooms to reduce the length of circuits, 

reduce the number of cables and facilitate future expansion and modification. 

iv. At substation site, all switchgear and the systems controls are to be 'self-healing' 

in the event of a fault or disruption. Switchgear is to be programmed to 

automatically open to isolate the fault. Other switches are to close where 

necessary to ensure that each substation site continues to receive power from 

the alternate source switching station. 

v. Transformers shall be dry type, as opposed to oil-filled to minimize maintenance 

issues. Installations must allow for easy access and replacement of failed units. 

vi. All power and communication are to be certified for their use and environment. 

The use of direct  buried  cables  is discouraged in general,  but where  they  

must be  used  they  must be 'armored' type. 

vii. Cables in duct banks, manholes, and hand holes are to be treated as being 

continuously immersed in water. Cables in buildings are to meet the most 

stringent requirements for the avoidance of smoke and fire propagation. 

viii. All low voltage main busses are to be provided with Automatic Power Factor 

Correction equipment. 

The protection system within the MV Distribution system shall comply with: 

i. Selectivity coordination 

ii. Differential, distance or directional protection 

iii. Coordination of settings with the (National) Power  Distribution Network 

iv. Phase-to-phase fault 
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v. Phase-to-earth fault 

vi. Excess currents 

vii. Thermal overloads (Transformers) 

viii. Remote monitoring and control to ensure proper operational performance 

 
Low Voltage Distribution Systems are to include as a minimum to each substation: 

i. Standby Generator(s) with control and synchronizing systems 

ii. Low Voltage Switchgear with Normal and Critical Busses connected by Tie 

Breaker 

iii. Remote monitoring and control integrated into the BMS (Building Management 

System) 

iv. Electrical  power  monitoring for all tenant  spaces  -  offices, shops,  retail,  etc -  

with individual devices for  each  separate  space  as  approved  by  the  public   

power distribution authority Uninterruptible Power supply (UPS) and   distribution  

at  each  substation  with monitoring and control integrated into the BMS 

(Building Management System). 

 

3.1.33. Potable Water Supply and Distribution 

Potable water will be of sufficiently high quality that can be consumed or used with low 

risk of immediate or long term harm. 

General drinking-water safety will be assured by maintenance protocols, regular 

cleaning, temperature management and maintenance of a disinfectant residual. 

In order to avoid contamination, cross-connection and backflow and from buried/ 

immersed tanks and pipes, especially  if not maintained with positive  internal water  

pressure, must be avoided. 

Exposure of Legionella from piped water systems is preventable through the 

implementation of basic water quality management measures, including maintaining 

water temperature outside the range at which it proliferates (25-50 °C) and maintaining 

disinfectant residuals throughout the piped distribution system. 



 

185 

 

Devices such as cooling towers and hot or warm water systems must be appropriately 

maintained. 

The building's distribution system will take into consideration factors relating to ingress 

and proliferation of contaminants and including: 

i. Pressure of water within the system; 

ii. Intermittent supplies; 

iii. Temperature of water; 

iv. Cross-connections, especially in mixed systems; 

v. Backflow prevention; and 

vi. System design to minimize dead/blind ends (i.e., a length of pipe, closed at one 

end, through which no water passes) and other areas of potential stagnation. 

Minimize transit times   and   avoid   low flows   and   pressures in order   to maintain 

drinking-water quality. 

Positive pressure should be maintained throughout the piped distribution system. 

Reduce the formation of stagnant pools and route pipework to avoid such areas. 

All distilled  or  dematerialized  waters, where  consumed,  should  be  stored  as  per  

the manufactured printed instructions. 

 

System Risk Assessment: 

In undertaking an assessment of the general water distribution system, a range of 

specific issues must be taken into consideration, including: 

i. Quality of source water; 

ii. Design and construction of Hotel storage tanks and pipes; 

iii. Design and construction of water servicing vehicles; 

iv. Water loading techniques; 

v. Prevention of cross-connections, including backflow prevention.  

vi. All water servicing vehicles must be cleansed and disinfected frequently. 
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3.1.34. Civil, Mechanical and Electrical 

The  preventive  and   corrective  maintenance  for  all  civil,  electrical   and  mechanical 

systems (including  sub-systems) shall  be planned in  order  to provide  a high  level of 

reliability  and  availability  to  meet  all  International and  national  authority  regulatory 

approval. 

Maintenance personnel, logistic support and adequate spares shall be provided to 

facilitate system response times, system availability and Mean Times To Repair (MTTR) 

Where possible the preventive maintenance of systems shall be undertaken off-line to 

ensure a 24-hour uninterrupted service. 

Corrective and preventive maintenance procedures and operational manuals shall be 

provided for each system. 

Systems shall be designed to provide 24 hour uninterrupted service.  Where applicable 

all  critical  systems  shall  be  designed  to  provide adequate  system  redundancy  and 

fallback functionality. 

3.1.35. Storm water Drainage System 

The design of storm water drainage systems shall be such that it permits the 

conveyance of storm water runoff into the existing nearby main storm water drainage 

system which can accommodate the additional surface runoff from the Hotel built up 

area without providing negative effects to other downstream end users. 

3.2 Preliminary Engineering Design 

The Proposed Project involves construction of eight storey (G+7) Four Star airport hotel 

which comprises restaurants/bars, meeting rooms, lounges, hotel offices, and shops at 

the ground floor. The first to seventh floor among other facilities comprises of VIP 

rooms, executive rooms, standard rooms, spa, casino, Movie Theater, gym, swimming 

pool and break out lounge. The distribution of floor area for each facility is indicated in 

Tables and Figures below; 
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Table 3.2a: Summary of Floor Areas 

GROUND FLOOR PLAN SQM 

Restaurants/Bars 821 

Meeting Rooms 580 

Lounges (2 Nos) 360 

Hotel Offices (5Nos) 180 

Shops (3Nos) 156 

Kitchen 283 

 

 

Table 3.2b: Summary of Floor Areas 

FIRST TO SEVENTH FLOOR PLAN SQM 
Movie Theater (only first floor) 200 

Casino (only first floor) 200 

Gymnastic room (only in first floor) 50 

Spa (only in first floor) 30 

VIP Rooms  1,428 

Standard Rooms  9,072 

Executive Rooms  3,465 

Break out Lounge 1,820 

Swimming pool 50 
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Figure 3.2a: Ground Floor Plan 
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Figure 3.2b: 2nd to 7th Floor Plan 
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Figure 3.2c: Layout of Proposed Four Star Airport Hotel   

 

 

The design of the proposed Hotel is made of concrete structure with solid block walls 

blended with mixture of glass gladding and ceramic finishing for aesthetic enhancement. 

The architecture has allowed greenhouse design by incorporating voids from the 

transparent roof material so as to allow sufficient sunlight to the hotel lobby and rooms.  

 

The mix of natural and artificial lighting with flexible lighting to provide sufficient lighting 

grid has been used in the commercial spaces to influence the viewer’s interpretation of 

size, shape, distance, texture and even pictorial environment of the overall hotel interior 

design.  

All main services such as electricity, clean water supply and sewerage system are 

reliable and available within the vicinity of the site. In addition to that, the Hotel Concept 
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Design incorporates other building services which will inter alia incorporates ICT, CCTV, 

Fire Detection and fighting system and Solid Waste disposal management.  

 

Elevations of the proposed Four-Star Airport Hotel are indicated in the figures below: 

 

Figure 3.2d: Front Elevation 
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Figure 3.2e: Aerial View of the Hotel 

 

 

Figure 3.2f: Top View 
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3.3 Technical Feasibility 

The project is technically feasible as the proposed engineering and architectural 

requirements are achievable, the anticipated construction materials are easily 

accessible and the Regulator for Civil Aviation has granted approval to the Contracting 

Authority to construct eight (8) storey building after analyzing the obstacle limitation 

stipulated from Civil Aviation Standards as appended in Annex II.  
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4.0 CHAPTER 4: ECONOMIC ANALYSIS 

4.1 Country Overview 

 

Tanzania is one of the fastest growing economies in Africa with Gross Domestic 

Product (GDP) averaging at 6-7% annually for the past decade. The main economic 

drivers in 2019 were mainly tertiary activities (wholesale trade, retail trade information, 

transport, communication) with a percent share to GDP of 40.2% and Primary activities 

(agriculture and mining) which contributed 36.2%. The overall GDP growth in 2019 was 

7.0%. 

 

The trend in the National economic growth in the past six years based on 2015 prices 

indicates a positive growth unlike 2015 where it experienced a slight decrease. Figure 

4.1(a) below indicate GDP growth rates at 2015 Prices. 

 

Figure 4:1 (a) GDP Growth rate at 2015 Prices 

 

Source: Tanzania in Figures Report by NBS, 2019 
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Inflation rate has continued to decline, reaching 3.1% by September, 2020. The trend in 

inflation for the past six years indicates a decrease as shown in Figure 4.1(b) below. 

 

Figure 4.1(b) Inflation rate  

 

Source: Tanzania in Figures Report by NBS, 2019 
 

In relation to the investment climate, Tanzania has a favorable investment environment. 

According to UNCTAD Tanzania has an open investment environment with adequate 

standards of investor treatment and protection. The Government launched the New 

Investment Policy of Tanzania in 1996, which shortly resulted in the Tanzania 

Investment Act 1997. The Tanzania Investment Centre is an outcome of this Act. With 

the TIC, there have been coordinated efforts to increase Foreign Direct Investment 

(FDI) in Tanzania over the years as well as continued dialogue to improve the country’s 

business environment. 

 

In April 2018, as a response to improve the investment environment in Tanzania, the 

Government launched the Blueprint for Regulatory Reforms to Improve the 

Business Environment which provides a framework for reviewing the Business-

Enabling Environment (BEE) in Tanzania with a view to improving the business climate 
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in Tanzania. The Blueprint comprehensively analyses the existing regulatory challenges 

in light of the best global practices (Blueprint, 2018). 

 

Rand Merchant Bank (RMB) in a recent report identified Tanzania to be amongst the 

top 10 investment destination in Africa as can be observed from the Figure below:-   

 

Source: Rand Merchant Bank, 2018 

4.2 Dar es Salaam in Perspective   

Dar es Salaam is a commercial capital city and business hub of Tanzania. The City 

contains high concentrations of trade and other services, manufacturing, hospitality 

industry nurtured by tourism, transport business and financial services. The city 

population is 4.36 million inhabitants according to National Bureau of Statistics census 

in 2012 and projected to grow to 5.28 million by the year 2019.   

 

The City contributes to national GDP through different economic activities including; 

construction, whole sale and retail trade, financial services and insurance, 
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manufacturing, transport and storage and tourism sectors. The City has varieties of 

Hotels for accommodation ranging from five to one star hotels and many non-rated 

hotels, lodges and guest houses. 

  

Dar es Salaam is accessible by road, air, rail and maritime transport. The JNIA provides 

a unique entry to Dar es Salaam for International and domestic passengers. Road 

transport provide access to the city through four main entry points of Morogoro, 

Nyerere, Bagamoyo and Kilwa roads which are in a good state of repair. Railway 

transport enters and leaves Dar es Salaam using two main lines namely; central line 

operated by Tanzania Railway Company Limited (TRC) which runs from Dar es Salaam 

to Kigoma and Mwanza: and TAZARA line which is operated by Tanzania and Zambia 

Railway Authority (TAZARA) running from Dar es Salaam to Kapirimposhi in Zambia.  

 

Movement within the city is made possible by means of public transport and private 

vehicles. Public transport includes bus transport and railway transport. Bus transport 

includes use of small buses moving on the outskirt of Dar es Salaam and 45 or more 

seat buses that run into the Central Business District (CBD) from all over Dar es Salaam 

except Morogoro road which uses Bus Rapid Transit (BRT) buses. BRT buses use a 

dedicated lane running from Kimara to CBD areas to Kivukoni and Kariakoo. Another 

BRT lane runs from Morocco area to Kivukoni and Kariakoo. Residents crossing to 

Kigamboni area rely on ferry services from Kivukoni to Kigamboni and the newly 

constructed Kigamboni Bridge which cross the sea from Kurasini area to Kigamboni.  

4.3 Real Estate Sector Analysis 

4.3.1 Country Overview 

In Tanzania, all land is public land and is vested in the President as trustee on behalf of 

all citizens. Land is divided into three categories which are general land, village land 

and reserved land. The reserved and general land are provided for under the Land Act 

while the village land is provided for under the Village Land Act.  

The Land Act provides further that a non-citizen shall not be allocated or granted land 

unless it is for investment purposes as provided for under the Tanzania Investment Act. 
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Generally, the land for investment purposes is granted to the TIC which in turn grants 

derivative rights to investors for a specified amount of time which shall not exceed 99 

years.  

 

Recent government reforms have been aimed at establishing a reliable system of 

transferring property rights and have been cited as one of the reasons for continued real 

estate development growth in the country. To stimulate economic activity and further 

boost the country’s real estate market, the government has also fostered a more stable 

and predictable fiscal investment regime and has signed several double taxation 

agreements and multilateral and bilateral agreements. Regulations have also introduced 

REITs to the country and the introduction of the Unit Titles Act, a condominium law, now 

allows for a multi-storey building to be co-owned. 

4.4 Sector Background 

Hospitality industry in Dar es Salaam city is one of the fastest industries with a 

substantial supply of hotel rooms estimated to over 3,000 rooms. International hotel 

operators are present in the city providing World class hotels using their brand names. 

These include; Hyatt, Tsogo Sun, Groupe du Louvre, Best Western, Hilton, IHG, Protea 

(Marriott) and Ramada. Most of the quality hotels in Dar es Salaam are located within 

the Central Business District, Masaki, Msasani peninsula and Mbezi Beach: and mostly 

cater for business demand and tourist leisure.  

According to a survey done in 201610 on real estate market assessment and 

development opportunities, quality hotel supply is distributed among different segments, 

but four-star hotels make up the largest portion. The survey indicates that, five-star 

hotels are three with a number of four star, three star and others. Five star hotels 

include Hyatt Regency (The Kilimanjaro), Ramada Resort, Johari Rotana and Serena 

hotel with a total capacity of 742 rooms. Selected quality hotels available in Dar es 

 
 

10 Real Estate Market Assessment & Development Opportunity Identification  
(PHILS International) – 15 February 2016  
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Salaam with their rating, location and distance from JNIA is summarized in table 4.3a 

below:- 

 

Table 4.4a: Selected Star-rated Hotels in Dar es Salaam 

No Name of Hotel 
Star 

Ratin
g 

No. of 
Rooms 

Operator Location 
Distance 

from 
JNIA 

1 Hyatt Regency 
(The Kilimanjaro) 

5 180 Hyatt CBD – Posta area 11.7km 

2 Serena Hotel 5 230 Serena CBD –Posta area 11.9km 

3 Ramada Resort 5 139 Ramada Mbezi Beach 27km 

4 Johari Rotana 5 193 
Johari 
Rotana 

CBD- Sokoine 
Drive 

11 km 

5 Double Tree by 
Hilton 

4 150 Hilton Oyster Bay 19.7km 

6 Best Western Coral 
Beach 

4 62 
Best 

Western 
Masaki 21.6km 

7 New Africa Hotel 4 126 
Four 

Season 
CBD –Posta area 11.3km 

8 Protea Hotel 
Oyster Bay 

4 48 Marriott Oyster Bay 16.4km 

9 Hotel Sea Cliff 4 72  Masaki 21.4km 

10 Southern Sun 
Hotel 

4 152 Tsogo Sun CBD-Posta area 12.6km 

11 Ramada Encore 4 116 Ramada CBD-Posta area 11.9 km 

12 Golden Tulip, City 
Centre 

3 91 Louvre CBD-Posta area 11.7km 

13 Holiday Inn City 
Centre 

3 124 IHG CBD-Posta area 11.6km 

14 Protea Courtyard 3 52 Protea CBD-Posta area 14.4km 

Source: PHILS International, Respective hotels websites (2018) and Google Map 
accessed in May 2019. 
 

The summary above indicates that, most hotels are located at the CBD – Posta area, 

Masaki and Mbezi Beach. Most hotels in Mbezi beach including unrated beach resorts 

are located adjacent to the Indian Ocean, providing a unique beach experience where 
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tourism enjoys sun birth and ocean waves. Despite a number of quality hotel around 

Dar es Salaam, there are none located near the airport, hence adding value to the 

development of an airport hotel.  

4.5 Sector Analysis  

Consumer spending on hotel accommodation is directly correlated with GDP 

performance. Economic recessions typically have the most widespread and protracted 

impact of all demand shocks on the hotel sector. There can be a short-term lag in the 

industry entering recession, due to fixed contracts and pre- bookings, but there is 

likewise typically a delay in recovery, as corporate and leisure consumers remain 

cautious until a convincing economic recovery is well underway. The impact of political 

shocks on hotel performance is typically less widespread than that of economic 

downturns. However, the fallout from political events is highly dependent on the 

influence of diplomatic travel advisories, press coverage and consumer perceptions.  

 

The average length of stay for visitors in Tanzania is 10 days. This has remained 

relatively consistent during the last decade. Leisure visitors from more distant countries 

typically stay for longer periods than visitors from nearby African countries. Leisure 

visitors and visiting friends and family have stayed for the longest periods on average, 

followed by conference visitors. Visitors staying for business purposes have stayed for 

short periods between 4-6 days. Survey indicated that the average length of stay in Dar 

es Salaam is between 3-4 nights.  

 

According to NBS survey, the average occupancy rate for all hotel categories (including 

hotel below 3-star rate) for the period of October to December 2019 stood at 54.5% as 

indicated below: - 
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Figure 4.5a: Hotel Statistics 

 

 

 

Hotels benefit from corporate demands, tourists and airline cabin crew. Weekends 

register high occupancy rate compared to working days. Branded hotels (Hyatt 

Regency, Serena, Protea, Double Tree etc) experience a fairly higher occupancy rate 

than the rest. Hotels apartment however, experience higher occupancy rate year round 

than top hotels but with lower rates.  

 

Successful establishment of airport hotel will enhance aviation sector performance 

through provision of better services at the airport. The project will provide customers 

with an opportunity to relax and spare time for business and leisure instead of spending 

more than 3 hours going to other area of the city and another 3 hours back to the 

airport.  For connecting passenger, the project will be a convenient choice providing 

time to relax before catching another flight.  
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4.6 Market Assessment Survey 

i. Survey on Hotels 

A survey conducted in Dar es Salaam from 08th - 11th May, 2019 covering prominent 

Four- and Five-Star Hotels indicated that, majority of Hotel customers are business 

related occupants with an average of 70% occupancy rate. These Hotels provide a 

variety of room sizes ranging from normal rooms, superior rooms, executive suite, 

diplomatic suite and presidential suites. The average room rates ranges from $230 for 

normal rooms to $3,000 for Presidential suites per night. The Hotels provide for 

corporate rates including occupying airline cabin crew. The Hotels also provide for 

conference facilities in the form of meeting and conference rooms occupying 20 to 300 

participants respectively. Restaurants available in these Hotels, provide lunch and 

dinner which on average hosts 100 customers for lunch and 50 for dinner respectively. 

 

ii. Hotels Occupancy  

According to the survey conducted, it was observed that, there is a decrease in trend for 

hotel occupancy rate, this is due to the following factors; Government shift to Dodoma, 

decline on Mining activities, drop in oil and gas exploration activities, drop of projects 

sponsored by UN Agencies which signify slow industry growth. 

 

iii. Opinion from Airline Companies 

On the side of airlines contacted, the survey indicated that they have arrangements with 

Hotels to accommodate their cabin crew. However, the distance from airport to Hotels in 

town poses a challenge due to traffic jam. These airlines therefore, indicated that, they 

are willing to make arrangement with upcoming airport Hotel to accommodate their 

passengers especially during cancelation and disruption of flight and cabin crew. The 

airlines however, stressed that the demand for airport Hotel is high given daily flight 

crew, transit and connecting passenger needs. 
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iv. Opinion from Tour Operators 

Tour operators contacted indicated that tourist prefer hotels nearby airport which are 

safe and comfortable. It therefore signals the high demand for airport hotel close to or 

within the airport premises.  

 

The market survey signals the potential surrounding development of Airport Hotel at 

JNIA. It is important that, the project be executed immediately so as to tap these 

potentials and maximize available social and economic opportunities surrounding the 

project.  

4.7 Project Demand  

Hospitality industry demand in Dar es Salaam is largely driven by corporate demand, 

fuelled by business travels and tourism from across the globe. The demand will 

continue to rise as the world economy continues to recover and Tanzania gains the 

needed share of tourism and business travellers from different corners of the world. 

Provision of quality rooms in the city will balance the demand dynamics for 

internationally and locally branded hotels.  

 

Establishment of an airport hotel is driven by demand by travellers, business people and 

tourists, airline companies for their cabin crew and general public. Realization of the 

project requires concerted efforts by the government and the implementing agent in 

addressing bottlenecks hindering project development. All legal, regulatory and 

institutional requirements which are within the mandate and capacity of the government 

to implement the project must be addressed promptly. Other challenges regarding 

market forces and economic fluctuations including world economic downturn and 

aviation industry dynamics requires marketing strategy to ensure customer flow. The 

issue of quality of services offered by the project will attract more customers and 

eventually realize the benefits of the project.  

 

The project is expected to benefit from the growth in aviation sector and tourism 

industry. Air traffic in Tanzania is expected to continue to grow as the country’s 



 

204 

 

economy develops and matures, and as income continues to increase towards a level 

at which air travel is affordable for a larger portion of the population. However, due to 

traffic jam in Dar es Salaam, travellers catching late flight and early flight would find 

easy and wise to spend a night at the airport hotel for convenience. Those with late 

connecting flights would find it relatively cheaper and easy to wait at the airport hotel 

rather than taking a long drive to some other hotels in the city.  
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5.0 CHAPTER 5: COMMERCIAL ANALYSIS 

 

5.1 Project Structure  

The proposed project is the development of the airport hotel. The proposed structure 

will follow a project finance approach. The Private Party (successful bidder) will 

incorporate a company in Tanzania (Project Company) with the sole responsibility of 

designing, constructing, operating and maintaining the hotel for the period of the 

concession. TAA’s primary contractual relationship will be with the Private Party. 

 

Once the project construction is complete, the Project Company may engage an 

operator (Management Company) to run the hotel on its behalf under an operating 

agreement. The anticipated structure and obligations of the Project Company is as 

detailed in Figure 5.1a; 

Figure 5.1a: Structure and obligations of the Project Company 

 

5.1.1 Financing Structure 

The Project Company will be expected to source financing for the project. Because 

equity is regarded as more expensive than debt, the Project Company will often try to 

use a high proportion of debt to finance the project. Project structure will involve funding 

arrangement which consist of a combination of debt and equity. The composition of 
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70% debt and 30% equity or 70:30 is the acceptable market standard. According to the 

hotel project financing model this was the ratio adopted.  

 

5.2 Proposed PPP Model 

There are many PPP models that can be considered for the hotel project. The proposed 

model for this project will follow the objectives of necessitating the availability of modern 

and standard hotel within the airport premises. This will in turn provide additional non-

aeronautical revenues for TAA.  

 

TAA prefers a model of DBFOMT where in this arrangement the private investor is 

expected to: 

i. Design of a four-star hotel: The design of the new 4-star hotel is expected to 

meet global standards. The design is expected to follow current height 

guidelines authorized by Tanzania Civil Aviation Authority. For accessibility 

the hotel design is expected to accommodate linkages to terminal buildings II 

and III. The hotel design is also expected to incorporate features that can 

allow the general public to access hotel facilities noting the security aspects of 

the airport. Allowance for associated facilities for the hotel including car park, 

storm water drainage to name a few. 

ii. Finance: The project is expected to be fully financed by the Project Company 

iii. Construct: Construction of airport hotel is to be done within 24 months or a 

shorter time period. It is noted that this is dependent on various variables 

including project design, funding arrangement, permit approvals and sourcing 

of materials.  

iv. Operate and Maintain: Manage the operations of the hotel for the tenor of 

the concession. The standards of the facility are expected to retain high 

quality throughout the concession period. Contracts should capture 

rehabilitation of facilities where necessary to ensure high standards are 

maintained. Options including sinking funds can be used as a mechanism to 

ensure availability of funds for major rehabilitation.  
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v. Transfer: At the end of the agreed concession period the asset is to be 

transferred to TAA in good condition to ensure continuity of service delivery to 

the public.  

 

In choosing this PPP model, TAA’s obligation will be to provide the land for developing 

the hotel. The land earmarked for the project is Julius Nyerere International Airport. TAA 

will provide the land for the project through Lease Agreement (LA) that will be entered 

between TAA and the Private Party. At the end of the concession period, the parties 

upon mutual agreement may opt to renew the concession and the lease agreement.  

 

5.3 Output Specification  

The project is expected to deliver timely services of international standards with 

emphasis on high quality. Other service specification includes;  

 

i. Provision of accommodation for increase number of passengers especially 

those connecting passengers, early and late flight passengers, passengers 

affected by flight delays and cancellations 

ii. Provision of accommodation for crew members 

iii. Improved service quality which is expected to increase non-aeronautical 

revenues for TAA. 

 

The private investor will be expected to maintain the facility on a regular basis to ensure 

the standards are maintained throughout the concession period. A building maintenance 

system is expected to be in place.  Where the quality of the building is compromised 

penalties will apply as will be detailed in the Legal Lease Agreement.  

5.4 Project Revenue 

The anticipated revenue for TAA will be from Lease Agreement and concession 

proceeds from the Investor. The Investor’s anticipated revenue streams will include at a 

minimum; 

i. Rooms accommodation charges 

ii. Food and Beverages (Restaurant and Bar 
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iii. Rental charges 

iv. Conference facilities and Meeting facility fees 

v. Other income (spa, swimming pool, fitness centre and gym, etc) 

 

5.5 Payment Mechanism  

There are two primary forms of payment mechanisms that can be adopted under the 

PPP model arrangement: availability payments and user charges. In this project the 

payment mechanism generally refers to the source of money over the long-term to pay 

the PPP private investor for the investments, operating costs, and maintenance costs of 

the project as well as TAA remuneration over the concession given to private party. 

Payments will typically be sourced from user charges. 

 

TAA‘s current land lease charging rate at JNIA is $7.911 per square meter per annum 

which translates to $0.66 per square meters per month (this is subject to change) and 

10 percent revenue sharing based on annual gross turnover. Rental charges as the 

financial variables that are subject to competition, bidders will have a strong incentive to 

develop the most affordable solution (Rental charges) with better TAA remuneration 

(Land lease and percentage revenue sharing) that is commercially feasible for them to 

deliver. 

There should be a robust revenue monitoring system accessible to both the Project 

Company and TAA in order to ensure transparency.  

 

5.6 Asset Handover 

The private party will be responsible for the hotel through the DBFOMT model,. At the 

end of agreed concession period the Project Company will have to transfer the facility to 

TAA.  

 

 
 

11 Extracted from Chief Valuer Report of September 2017 of existing tenant facilities at JNIA 
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There must be provisions relating to handing-over the asset back to the TAA which 

should feature in the agreement provisions for knowledge transfer, clear description of 

the asset to be handed over including its scope and estimated value, maintenance 

requirements on hand-back and the right of TAA to inspect the assets sometime before 

hand over and to remedy any defects at the private party’s expense. TAA shall prepare 

exit strategy based on the provisions contained in the agreement in relation to 

termination and expiry of the project. 

 

5.7 Market Appetite 

In 2017 TAA issued an expression of interest seeking potential investors for the 

development of a hotel. A total of 10 out of 25  private investors showed their interests 

in the project, indicating a market appetite of the anticipated project.   

 

During stakeholder’s consultation held in May 2019 more than 90 percent of the 

respondents agreed to the construction of a four-star airport hotel, this indicates that the 

market appetite to the proposed project is high. For more details on comments from the 

respondents, refer to annex attachments.  

 

Between 2013 and 2019, JNIA handled on average 2.5 million passengers annually with 

projections of increased passengers traffic at a growth rate of 9% per annum.  The 

airport handles an average of 6,500 passengers daily. However, despite these 

promising annual increases, JNIA do not have a hotel facility. In addition, the 

surrounding area is highly populated with indications of further growth, which leads to 

the higher level of demand for the proposed project.  
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CHAPTER 6: FINANCIAL ANALYSIS 

 

This chapter analyses the financial viability of the proposed hotel project. It analyses 

and considers basic assumptions and provides estimated project cost, projected 

revenue and key financial indicators for the project. 

 

6.1 Financial Viability 

6.1.1 Financial Model Assumptions 

The financial analysis for Airport Hotel project has been carried out in consideration of the 

following assumptions. 

a) Total hotel building size 23,213 square meters (Gross Floor Area) 

b) Number of rooms in the hotel 250 

c) Project timetable and implementation 

o Conditions precedent, July, 2022 

o Construction starts - July 2023 

o Construction Period 24 months 

o Operations commencement date – July 2025  

d) Capital Structure - Debt-Equity (70:30) 

e) Property Tax 0.1% per annum 

f) Depreciation rate 5% per annum 

g) Corporate Tax 30% 

h) Property insurance 0.15% 

i) Reserve for replacement 3% of the total revenue 

j) Land lease USD 7.9 per square meter per annum 

 

 

6.1.2 Estimated Project Cost 

The estimated total project will be stipulated to include furniture and fit-out cost for 

hotels of similar level (range from 25% to 30%) of the total construction cost. Other 

associated project costs (soft costs) are calculated as percentages of construction cost. 



 

212 

 

These are consultancy fees (10%), contingency (5%) preliminaries (1%) and loan 

arrangement fees (1.25%).  

 

6.1.3 Operating Cost Identification 

Costs for hotel business are categorized by Direct/Departmental cost and Indirect Cost 

(Undistributed Cost).  

 Direct Cost (Department Expenses or Variable) – these are variable costs and 

directly related to hotel occupancy and business volume. As business volume or 

occupancy increases, variable costs increase; as hotel occupancy decreases, 

variable costs decrease as well.  Example, in the room, food and beverage 

departments 

 
 Indirect Cost (Undistributed) – these fixed overhead expenses such as 

administration, management fees, marketing and maintenance, which apply to 

the operations as a whole, are classified as Undistributed Operating Expenses. 

Example Administration, Marketing, Repair and maintenance, Human resources, 

Insurance, Cleaning and Security. 

 
6.1.4 Operating Expenses (Direct and Indirect) 

Operating expenses of the hotel includes direct and indirect costs. These expenses 

include administration cost, operation, marketing, property related cost, 

room/restaurant/event and utility expenses.  

 

6.1.5 Reserve for Replacement 

Reserve for replacement is the funds set up to accumulate capital for the periodic 

replacement of Furniture, Fittings and Equipment (FF&E). On average FF&E in hotels 

are replaced once after every eight to ten years. It should be noted that, reserve 

replacement funds is not used for minor repairs and maintenance such as broken 

doorknobs, or lightbulb. It is assumed that 3% of the total revenue to be kept aside 

annually for reserve replacement. It is recommended that, the funds to be ring fenced 
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on separate account that will be controlled by both parties (Contracting Authority and 

Investor)  

 

 

6.1.6 Projected Total Revenue 

Total revenue projections for the hotel have considered the following analysis of the 

market study. 

a) Current and future demand for transient accommodations, including probable 

demand growth rates  

b) Characteristics of demand, including market segmentation, rate categories, 

average length of stay, seasonality, special requirements, and facility needs 

c) Current and future supply of transient accommodations (competition) 

d) Characteristics of supply, including market segments, rate categories, facilities, 

location and image 

 

6.1.7 Comparison with other Hotels (Room types and Average Daily Rates) 

(2019): 

Room Types and Average Rates in US$  

No Hotel Name Room Type Units Size m2 ADR ($) Occupancy 

1 Hyatt Regency  

Deluxe Room 132 31 
190 -

240 
73% Executive Room 30 31 

Suite 18 62 – 70 

2 Serena Hotel 

Standard Rooms 125 33 

230 75% 
Superior Rooms 56 33 

Executive Room 36 33 – 39 

Suites 13 65 – 165 

3 
Double Tree by 

Hilton 

Standard Rooms NA 40 

190 70% Deluxe Room NA 40 

Suites NA 50 

4 Best Western Standard Rooms NA 29 160 - 65 - 70% 
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Room Types and Average Rates in US$  

No Hotel Name Room Type Units Size m2 ADR ($) Occupancy 

Coral Beach Deluxe Room NA 32 185 

Superior Rooms NA 28 

Suites NA 34 

 

 

6.1.7.2 Concession and Land Lease Payable to Contracting Authority 

The Contracting Authority will be receiving a percentage of gross revenue as 

concession generated from the hotel business and Land Lease for Government area 

utilized for the hotel business at the airport.  

i. Concession 

The Contracting Authority will be paid by the developer a concession fee  not less than 

10% of net revenue generated by the project; 

 

ii. Land Lease 

The Contracting Authority will be paid by the Private Party a Land lease charge. The 

hotel project has allocated land with approximately area 28,116 square meters. Land 

lease rate is US$ 7.9 (equivalent to TZS 18,170) per square meter per annum. There 

will be an escalation of 5% on the Land lease rate after every five (5) years. 

 

6.1.8 Projected Cash flow 

The projected cash flow measures the liquidity condition of the project after it is 

completed. The liquidity measures the ability of the project to meet its obligations 

including debt servicing when they fall due.  

 

6.1.9 Projected Financial Internal Rate of Return (FIRR) 

The FIRR is one of the criteria that are considered on investments because it takes into 

account the time value of money using discounted cash flow analysis. The required 

minimum IRR for this project should be 20%. 



 

215 

 

 

 

6.1.10 Projected Return on Equity (ROE) 

The return on equity (ROE) or Return on Investment (ROI) in real estate measures the 

profitability of the project.  Prior analysis carried by the Contracting Authority indicates 

that the minimum ROI of this project is not less than 24%.  

 

6.1.11 Projected Financial Net Present Value (FNPV) 

The project should have a positive NPV. 

6.2 Government Take from the Project 

The Government will benefit from the project through various statutory collections (Fess, 
Taxes, levies, permits, and licenses) during the preparation, construction and 
operations periods directly and indirectly. The Government is expected to earn from 
Corporate Tax, Concession fee, Withholding Tax and Skill and Development Levy and 
City lev.  

6.3  Affordability Assessment 

The Services shall be affordable to customers due to the fact that rental charges will 

reflect the prevailing market rates.  
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6.0 CHAPTER 7: SOCIAL AND ENVIRONMENTAL IMPACT ASSESSMENT 

 

7.1 Background Information 

Environmental and Social Impact Assessment (ESIA) is one of the planning tools used 

to facilitate and promote sustainable development by integrating environmental and 

social considerations in decision making process and ensuring unnecessary damage to 

the environment is avoided and optimizes resources used and management 

opportunities. The study therefore addressed the social, economic and environmental 

issues associated with the project and provides relevant mitigation plan to prevent or 

minimize adverse impacts. 

 

The proposed project site is located adjacent to VIP Terminal Building located at 

Terminal II Building at Julius Nyerere International Airport and Nyerere road highway. 

The site constitute of bare land with no built up facilities.   

 

The site lies within the Hot Tropical Humid Climatic Zone and experiences a rainy 

season between November- May and dry season is between June-October. The annual 

mean maximum temperature ranges between 29 and 31 degrees centigrade whereas 

annual mean minimum temperature ranges between 21.5 to 25 degrees centigrade. 

The humidity of air is related to the rainfall pattern and is highest during the long rains. 

The climate is also influenced by the south- westerly monsoon winds from April to 

October and North- Westerly monsoon winds between November and March. 

 

For appropriate implementation of the proposed construction of Airport Hotel and its 

associated infrastructures which includes but not limited to storm water drainage and 

sewerage system, the ESIA is conducted in accordance with Environmental Impact 

Assessment and Audit Regulations (2005), formulated after the Environmental 

Management Act (EMA) No. 20 of 2004. 
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7.2 Social Impact Assessment (SIA) 

Through this, identification of positive and negative Social impacts, proposed mitigation 

measures and their related costs which was used as input to the economic project cost 

was analyzed as stipulated underneath. 

 

7.2.1 Positive Social Impacts 

During Mobilization, Construction and Operation Phases, the following are the positive 

social impacts which are likely to occur: 

i. Benefit to Community from Employment 

During mobilization, construction and operation phases, the proposed 

project will benefit nearby community in terms of employment and 

boosting local economy by the supply of goods and services. 

ii. Benefit to Community from Business 

During the operation phase, local people will get the accommodation 

services. 

iii. Benefit to Community in terms of knowledge  

During Construction phase local people will gain knowledge in terms of 

technology by participating in execution of various activities in the project.  

iv. Increase of revenue to JNIA and the Government as a whole 

During operation phase, JNIA as a shareholder will increase revenue from 

the project, and the Government will gain some taxes from the business 

and the developed structures as a whole.  

v. Benefits to local producers and suppliers of construction materials 

Procurement of materials from local sources will be a positive aspect of 

the project, as it will reduce the cost of the project and benefit local 

producers and suppliers. 

 

7.2.2 Negative Social Impacts 

During Mobilization, Construction and Operation Phases, the following are the negative 

social Impact which might occur; 

i. Disruption of Traffic Flow at JNIA Outlet 
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The current set-up, location of the proposed Airport Hotel is adjacent to 

Terminal II Building and VIP Terminal Building which will have the same 

outlet. The additional traffic resulted from operationalization of the Airport 

Hotel might lead to traffic congestion. 

ii. Increased Pressure on Social Services and Utilities 

The availability of the Airport Hotel at JNIA and the number of people it will 

accommodate has potential in increasing pressure on social services and 

utilities such as water, waste water, solid waste collected facilities, electricity, 

etc. The demand may strains the existing service delivery system in one way 

or another. 

7.2.3 Mitigation Measures 

The negative impacts which are most likely to affect the social community in the 

execution of the proposed project as analyzed in item 7.3.2 above, this section provides 

summary of mitigation measures of those impacts: 

i. Disruption of Traffic Flow at JNIA Outlet and Car Parking 

Detailed analysis to be done on the traffic flow for car parking, inlet and outlet 

vehicles entering the Airport Hotel in relation to traffic flow from the airport 

users from Terminal II Building and the VIP Terminal Building. 

ii. Increased Pressure on Social Services and Utilities 

To liaise with various Services and utilities providers such as DAWASA, 

TANESCO, Telecommunication Companies e.t.c on the additional demand so 

that sufficient preparations will be done to ensure the additional capacity is 

accommodated. 
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Table 7.2a: Mitigation Measures 

S/No. POTENTIAL 
IMPACT 

MITIGATION MEASURE TARGET LEVEL RESPONSIBLE 
INSTITUTION 

1. Disruption of 

Traffic Flow at 

JNIA Outlet 

 

Ensure thorough review of 

Traffic Flow which will lead 

into appropriate analysis of 

Access Road and Car parking 

No congestion on car 

parking and exist toll 

gate 

 The Private 

Investor 

 Tanzania 

Airports 

Authority 

2. Increased 

Pressure on 

Social Services 

and Utilities 

 

Ensure timely liaison with 

Services and utilities 

providers is conducted 

 

Services and utilities 

reallocation within 

proposed  project site is 

incorporated in the BOQ 

 The Private 

Investor 

 Tanzania 

Airports 

Authority 
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7.3 Environmental Impact Assessment 

Through this, identification of positive and negative environmental impacts, proposed 

mitigation measures and their related costs which was used as input to the economic 

project cost was analyzed as stipulated underneath. 

 

7.3.1 Positive Environmental Impacts 

The proposed project site is located at the Julius Nyerere International Airport and 

adjacent to the VIP Terminal Building located near Terminal II Building. 

The major positive and cumulative environmental impact includes plan to landscape the 

developed area using indigenous trees and lawns. This will bring about long term 

changes to landscape character by reconfiguration of features and elements within the 

existing boundary. 

 

7.3.2 Negative Environmental Impacts 

Underneath are the negative environmental impacts expected from the project divided 

into three phases which includes Mobilization phase, Construction phase and Operation 

phase as follows: 

7.3.2.1 Mobilization Phase 

Under this phase major negative environmental impacts are related to site clearance, 

construction of access route for project vehicles and transportation of construction 

equipment’s, materials and labour, setting up and operation of construction base camp 

and construction works as elaborated underneath: 

i. Noise pollution from mobilization equipment and tools at site 

The use of various noise-emitting heavy power equipment, tools and engines 

including compressors, generators and mixing machineries during site 

mobilization will lead to noise pollution to the site workers, airport community 

and nearby locality. 
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ii. Deterioration / impairment of local air quality 

The trucks and earth moving equipment which will be deploying construction 

materials such as cement, steel, wood, sand, stone e.t.c to site will emit dust 

and exhaust fumes which are unwanted atmospheric pollutants.  

Atmospheric pollutants from engines of vehicles include Sulphur Dioxide 

(SO2,), Carbon Dioxide (CO2) etc. Resulting main impact is impairment of 

local air quality , the extent of which will depend on quantities emitted, 

duration and prevailing atmospheric conditions. 

 

iii. Depletion /Degradation of point of Source of construction materials 

Extraction of construction materials such as gravel, sand, timber, water e.t.c 

from both authorized borrow pits, quarries on Government land, communal 

land, private- owned land and other sources are associated with rampant 

degradation at points of source whereby, in most cases no efforts for 

restoration / re-vegetation is carried out.  

 

7.3.2.2 Construction Phase 

Under this phase major negative environmental impacts are related to activities 

related to the construction phase of the Project as follows:  

i. Pollution of Soil and Water Resources 

Refueling and maintenance of large vehicles and machines which 

will take place at construction site will create the opportunity for 

accidental spills of hydrocarbons and contaminants could be 

washed into the environment. In addition to that, mismanagement of 

sludge from oil separator could be another source of hydrocarbons 

contamination to the surrounding soil and water environment. 

ii. Environmental Pollution from poor management of 

construction materials 

During heavy rainfall and strong winds, fine materials from 

stockpiles of sand, gravel, cement e.t.c are normally washed away. 
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This contributes to turbidity and sedimentation with consequent 

negative impacts on environment quality of the locality. 

iii. Air pollution from dust emission 

Dust pollution regularly occurs during deployment of raw materials in 

tracks, trailers e.t.c. Dust emission will have the potential impact on 

the air environment and affect most likely the site workers, airport 

users and nearby locality. Fine dust particles from concrete batch 

operations can enter neighboring premises and adversely affect 

amenity as well as adverse health impacts. 

iv. Noise Pollution 

During construction phase, noise level would be relatively higher 

than normal because of use of a variety of heavy equipment and 

machinery such as compressors, electric grinders, bulldozer, 

excavators, loaders, trucks, engines (generator), vibrators, concrete 

mixers e.t.c 

v. Environmental Pollution from Poor Management of Waste  

Domestic waste and debris produced by construction activities if 

dumped unplanned destruct the view of landscape, bad smell and 

decrease aesthetic value of the area. Food waste attracts insects 

and scavengers some of which are potential vectors of diseases 

such as cholera, diarrhea e.t.c which may create nuisance to users 

of premises. 

 

 

7.3.2.3 Operation Phase 

Under this phase major negative environmental impacts are related to activities 

related to the operation phase of the Project as follows:  

i. Increased Waste during Operation 

Considering the nature of the project, food wastes, liquid wastes 

from lavatories, waste papers e. t. c are expected to be produced in 
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substantial amounts. Inadequate management of these wastes shall 

create unsightly condition on the area. 

ii. Disruption of Storm water runoff 

The increase in impermeable surface due to the added structures 

will result in increase storm water surface runoff and if not properly 

managed might lead to flooding of the project area. 

iii. Vehicular Gas Emissions associated with transportation 

Additional vehicular gas emissions are expected as apart from the 

normal airport vehicles (i.e. from meters and greeters, airport taxi, 

airport shuttles etc.) the customer of the Airport Hotel will impair the 

air quality. 

iv. Disposal of Liquid Waste (Sewerage) 

The operation of the Airport Hotel will lead to production of 

sewerage which will give inconvenience in the linking to the waste 

stabilization ponds serving Terminal II Building due to the extensive 

construction of landside facilities which includes tarmac car parking, 

while the alternative of constructing independent Septic Tanks and 

Soak Pits will increase the operation cost due to frequent emptying 

caused by high water table level at the project site. 

v. Air Pollution During Aircraft Landing and Taking Off 

Since the proposed Airport Hotel will be located nearby the airfield 

maneuvering area; the combustion of aviation fuel during landing 

and taking off produces hydrocarbons and releases greenhouse gas 

carbon dioxide which leads to air pollution to the customers and 

operators around the outskirt of the proposed Hotel. 

 

vi. Noise Pollution During Aircraft Landing and Taking Off 

As the proposed Airport Hotel will be located adjacent to live airport, 

the aviation operations will lead to aircraft noise generated by the 

aircraft engine and airframe during landing and takeoff, taxiing 
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aircrafts, application of reverse- thrust (an optional braking aid & 

landing) and engine tests. 

 

7.3.3 Proposed Mitigation Measures 

The negative impacts which are most likely to affect the environment in the execution of 

the proposed project have been identified and analyzed in item 7.2.2 above and this 

section provides summary of mitigation measures of those impacts occurring during 

Mobilization phase, Construction phase and operation phase. 

7.3.3.1. Mobilization Phase 

i. Noise pollution from mobilization equipment and tools at site 

Machine operators in various sections with significant noise levels 

shall be provided with noise protective gears. Also at this stage the 

selection and deployment of construction equipments will be based 

on those with minimal noise level and educating the workforce on 

the issue of maintaining tranquility.  

 

ii. Deterioration / impairment of local air quality 

Minimization of air emissions from exhausts shall be achieved by the 

Employer’s Project Manager ensuring the Contractor is mobilizing 

well serviced and maintained equipment/new   equipment and 

prohibiting the Contractor on site to use vehicles or equipment which 

generate excessive black smoke. In achieving that, the Employer’s 

Project Manager will inspect vehicles/ machineries entering the site. 

 

iii. Depletion /Degradation of point of Source of construction 

materials 

Ensuring construction materials are brought by authorized suppliers 

from authorized sources with valid mining licenses provided by 

relevant Regulatory Bodies. The Employer’s Project Manager shall 

ensure the restoration of the Borrow Pits/ Quarries after use, 
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constituting leveling the area and planting of trees and/or grasses 

will be done in association with Local Government (Natural 

Resources Department) and local environmental NGO’s. 

 

7.3.3.2. Construction Phase 

i. Pollution of Soil and Water Resources 

To mitigate contamination of land and water due to accidental spills 

of fuel and lubricants, the Contractor shall have spill response plan, 

trained personnel who shall also maintain records and will be 

required to remediate any spills of hazardous substances caused by 

the construction project.  

Moreover, the Contractor shall be required to have a plan in place to 

manage, treat and dispose of Hydrocarbon contaminated ground 

water extracted during dewatering activities.  

 

 

ii. Environmental Pollution from poor management of 

construction materials 

The Employer’s Project Manager shall ensure the Contractor stock 

construction materials in an enclosure within the site and the 

stockpile is properly managed and controlled to limit fugitive dust 

and being washed away during rainfall. The Contractor shall identify 

and retain safe storage areas and structures prior to arrival and 

replacement of construction materials. 

 

iii. Air pollution from dust emission 

The Contractor shall conduct scheduled access road dumping to 

prevent dust emission caused by movement of project vehicles, 

covering the project trucks carrying construction materials which 
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might produce dust while delivering materials at site, control the 

speed limit of vehicles at site to minimize generation of dust. 

 

iv. Noise Pollution 

There shall be installation of portable barriers to shelter 

compressors and other small stationary equipment where 

necessary, use of equipment designed with noise control elements, 

ensuring the project vehicles have properly functioning mufflers and 

machine operators in various sections with significant noise levels 

shall be provided with noise protective gears.  

 

v. Environmental Pollution from Poor Management of Waste  

The bidding document shall enquire the Contractor to submit 

methodology on waste management during construction phase such 

as the use of waste disposal bins, fixing of warning notices and the 

“DO’s and DON’TS” e.t.c.  

It has to be taken into note that, waste not suitable for incineration 

and general waste dumping (e.g. batteries, plastics, rubbers, tires 

e.t.c) shall be removed from the project site for appropriate 

environmental measures. 

 

7.3.3.3. Operation Phase 

i. Increased Waste during Operation 

The investor shall engage a garbage and waste water collector to 

take garbage and waste water to dumping area, a framework 

cleaning contractor with adequate number of staff to clean the 

complex and the surroundings to required standards. 
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ii. Disruption of Storm water runoff 

Detailed hydrology analysis shall be conducted at the proposed 

Airport site with reference to topographical features, amount of 

rainfall and catchments area as the major factors of the design of 

storm water channel.  

 

iii. Vehicular Gas Emissions associated with transportation 

Installation of notification signs at the entrance of the Airport Hotel 

and at the parking lot that vehicles which emit hazardous fumes are 

prohibited and conduct random inspection and give penalty to the 

vehicles which will be in the premises and emits hazardous 

emissions. 

 

 

iv. Disposal of Liquid Waste (Sewerage) 

Detailed analysis to be conducted during the Design Stage on the 

best option whether to link the sewer system of the Airport Hotel with 

DAWASA main sewer instead of using Septic Tanks which will 

require frequent desludging. 

 

v. Air Pollution During Aircraft Landing and Taking Off 

Julius Nyerere International Airport to impose charges so as to 

encourage the use of lower emission aircrafts which reduce direct 

fuel burn which will reduce the air pollution. 

 

vi. Noise Pollution During Aircraft Landing and Taking Off 

TAA as aerodrome operator and public partner in the proposed 

Airport Hotel; when participating in aviation forums will be promoting  
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the airlines using the aerodrome to operate using aircrafts with low 

noise engine and airframe technology. 
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Table 7.3a: Mitigation Measures 

S/No. POTENTIAL 
IMPACT 

MITIGATION MEASURE TARGET LEVEL RESPONSIBLE 
INSTITUTION 

1.  Depletion 
/Degradation of 
point of Source 
of construction 
materials 

 Ensuring construction materials are brought 
by authorized suppliers 

 Ensuring construction materials are 
extracted from authorized sources with valid 
mining licenses provided by relevant 
Regulatory Bodies.  

 Ensure the restoration of the Borrow Pits/ 
Quarries after use, constituting leveling the 
area and planting of trees and/or grasses  

 Ensuring there is close liaison with Local 
Government (Natural Resources 
Department) and local environmental 
NGO’s. 

 No complaints 
from the local 
people 

 No degradation 
of local resources 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

2.  Air pollution 
from dust 
emission 
 

 Conducting scheduled access road 
dumping to prevent dust emission caused 
by movement of project vehicles 

 Covering the project trucks carrying 
construction materials which might produce 
dust while delivering materials at site 

 Control the speed limit of vehicles at site to 
minimize generation of dust. 

 Compliance with 
ICAO Annex 16 
Standards 

 Compliance with 
TBS 

 Compliance with 
WHO standards 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

3.  Noise pollution 
from 
mobilization 

 To provide noise protective gears to 
Machine operators 

 Selection and deployment of construction 

 Compliance with 
ICAO Annex 16 
Standards 

 The Private 
Investor 

 Tanzania 
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S/No. POTENTIAL 
IMPACT 

MITIGATION MEASURE TARGET LEVEL RESPONSIBLE 
INSTITUTION 

equipment and 
tools at site 
 

equipments basing on those with minimal 
noise level 

 Educating the workforce on the issue of 
maintaining tranquility.  

 

 Compliance with 
TBS 

 Compliance with 
WHO standards 

Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

4.  Deterioration / 
impairment of 
local air quality 
 

 Ensuring construction machinery are well 
maintained and serviced in accordance with 
manufacturers specifications 

  Prohibiting the Contractor on site to use 
vehicles or equipments which generate 
excessive black smoke 

 Schedule inspection of  vehicles/ 
machineries entering the site 

 

 No complaints 
from the local 
people 
 Compliance with 

ICAO Annex 16 
Standards 

 Compliance with 
TBS 

 Compliance with 
WHO standards 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

5.  Pollution of Soil 
and Water 
Resources 
 

 The Investor shall implement spill 
response plan which shall incorporate 
management, treatment and disposal of 
Hydrocarbon contaminated ground water 
extracted during dewatering activities.  
 The investor shall use trained 
personnel who shall also maintain records. 

 No complaints 
from the local 
people 
 Compliance with 

ICAO Annex 16 
Standards 

 Compliance with 
TBS 

 Compliance with 
WHO standards 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

6.  Environmental  The Investor to submit methodology on  Compliance with  The Private 
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S/No. POTENTIAL 
IMPACT 

MITIGATION MEASURE TARGET LEVEL RESPONSIBLE 
INSTITUTION 

Pollution from 
Poor 
Management of 
Waste  
 

waste management during tendering 
stage 

  Fixing of warning notices and the “DO’s 
and DON’TS”e.t.c at site. 

  The Investor shall ensure all wastes not 
suitable for incineration and general waste 
dumping (e.g. batteries, plastics, rubbers, 
and tires e.t.c) are removed from the 
project site for appropriate environmental 
measures. 

ICAO Annex 16 
Standards 

 Compliance with 
TBS 

 Compliance with 
WHO standards 

Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

7.  Increased 
Waste during 
Operation 
 

 To ensure the Investor engage a garbage 
and waste water collector to take garbage 
and waste water 

 To ensure the Investor engage a framework 
cleaning contractor with adequate number 
of staff to clean the complex and the 
surroundings to required standards 

No unplanned 
waste water and 
garbage at site 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 

8.  Disruption of 
Storm surface 
water runoff 
 

 To ensure Detailed Hydrology Analysis 
is conducted at the project site 
 The Investor to conduct routine de-
silting and periodic maintenance of storm 
water drainage to ensure no flooding 
occurrence.  

Ensuring there is 
minimum 
disruption of storm 
water surface 
runoff 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 
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S/No. POTENTIAL 
IMPACT 

MITIGATION MEASURE TARGET LEVEL RESPONSIBLE 
INSTITUTION 

9.  Disposal of 
Liquid Waste 
(Sewerage) 
 

Detailed analysis to be conducted and 
select the best option whether to link the 
sewer system of the Airport Hotel with the 
existing Waste Stabilization Ponds serving 
the Terminal II Building or DAWASA main 
sewer instead of using Septic Tanks which 
will require frequent desludging. 

Ensure proper 
planned 
management of 
disposal of Liquid 
Waste 

 The Private 
Investor 

 Tanzania 
Airports 
Authority 

 Environmental 
Regulatory 
Bodies 
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CHAPTER 8: LEGAL DUE DILIGENCE 

8.1 Legal Environment 

8.1.1 Public Private Partnership Act, Cap 103  (PPP Act) 

 

The PPP Act is the main legislation for Public Private Partnership (PPP) projects in Tanzania. It establishes the PPP Centre and 

the PPP Steering Committee and their functions. The Act also stipulates the roles of both partners, requirements for pre-feasibility 

and feasibility study, requirements for solicited and unsolicited proposal and contents of PPP agreements.  

 

The Act aims to promote private sector participation in the provision of public services. It is expected to facilitate the transfer of 

skills and technology from the private sector to the public sector as well as encourage foreign direct investment. 

Nevertheless, the Act creates mandatory requirements to the PPP agreements to ensure they generate opportunity for 

empowerment of citizens of Tanzania in accordance with the National Economic Empowerment Act, 2004. 

 

In addition, the PPP Act has painstakingly addressed the issue of procurement. It creates the requirement for competitive bidding in 

both solicited and unsolicited projects.  

 

8.1.2 Public Private Partnership Regulations, 2020 (the PPP Regulations) 

The PPP Regulations were made pursuant to and to give effect to the Act. They regulate the manner in which PPP projects are to 

be identified, the criteria to be used by the public body in choosing which projects to enter into, how agreements shall be entered 

into and when the contracting authority shall have the right to terminate the project. 
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The regulations also provide for the procedure and timeline for conducting feasibility studies, the procurement process for both 

solicited and unsolicited bids, identification of proposals, submission and evaluation of expression of interests, request for 

proposals, agreement negotiations, small scale PPP projects, monitoring and evaluation of projects and hand-back requirement. 

 

8.1.3 National Public Procurement Policy, 2012 (NPPP) 

The main objectives of the NPPP are to ensure that the Government procures works, goods and services at the right and 

competitive market prices, source, time, quantity and quality. The NPPP further provides that the procurement process is clear as 

to what, how, where and when works, goods and services are bought and delivered. The policy cautions against a procurement 

process adversely affecting or negatively impacting on sustainable environment and the ecosystem. The policy provides for the 

procurement process to have an in-built monitoring and evaluation of the goods, services and works acquired. The policy has been 

viewed as a tool for development. 

The NPPP provides background to the development of PPPs in Tanzania. It is not enforceable as it is a policy; however, provisions 

from the NPPP have been codified in the PPP Act and PPP Regulations.  

 

8.1.4 The Executive Agencies (Tanzania Airports Authority Establishment) Order, 1999 

This Order establishes the Tanzania Airports Authority (TAA) as an Executive Agency. Amongst others, this Order provides for the 

function, aim, objective, and performance standards of the TAA. 

TAA was created in order to facilitate better management of Government owned mainland airports in Tanzania. It is meant to 

improve airport infrastructure and facilities, airport safety and security and the delivery of services to airport users. 

The Order further stipulates the roles of the TAA to include; operate, manage, maintain and develop Government owned airports in 

a professional and cost effective manner; provide comfortable, efficient and secure services and facilities for the movement of 
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passengers and cargo in its airport thereby giving positive image of the country to the outside world; to give technical advice to the 

Government on the development of Airports; to support national economic development by providing the necessary airport 

infrastructure, facilities and services. 

 

 

8.1.5 The Civil Aviation Act, Cap 80 

This Act creates provisions to enable effect to be given to the Chicago Convention; and generally, to provide for the control, 

regulation and orderly development of civil aviation and to establish a regulatory Authority in relation to air transport, aeronautical 

airport services and air navigation services.  

The Act empowers the Director General of Tanzania Civil Aviation Authority (TCAA), in case he/she is satisfied with respects to any 

building, structure or erection, that, in order to secure that aircraft may be navigated with safety and efficiency, provision ought to be 

made, whether  by lighting or otherwise, for giving warning to aircraft, of the presence of a building, structure or erection, to order 

authorize, and require, subject to any conditions specified in the order, the proprietor of an aerodrome and any person acting on 

his/her behalf or any person acting on his/her half of the Director General to execute, install, maintain, operate and, as an occasion  

may require, to repair and alter such works and apparatus as  may be necessary for enabling such warning to be given in  the 

manner specified in the order. 

 

8.1.6 Employment and Labour Relations Act, 2004 (ELRA) and Labour Institution Act, 2004 (LIA) 

These are the main pieces of legislation that govern employment matters in Tanzania. The LIA and its subsequent rules provides 

for the labour dispute mechanism through the mediation and arbitration proceedings. The ELRA and its Rules provide for the rights 
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and obligations of employees and employers, wages, the employment contract, types of leave, holiday, probation, termination 

procedure and trade unions affairs among others. Basically these laws govern the employer-employee relations. 

 

The Partners in this project will be required to comply with the relevant employment legislations in relation to the employees they 

intend to hire to carry out the operation and management of the PPP project. 

 

8.1.7 The National Economic Empowerment Act, No. 16 of 2004  

The Act was established with the aim of promoting and facilitating economic initiatives aimed at empowering Tanzanians. The 

NEEA established the National Economic Empowerment Council (NEEC) which, among other things, is tasked to implement the 

National Economic Empowerment Policy of 2004, develop strategic institutional framework, facilitate economic empowerment and 

provide for guidelines to support planning and coordination of both the sector and multi sector. 

Any organization wishing to carry on economic activities in Tanzania must register with NEEC and must among other things, 

prepare and submit performance reports on economic activities and create employment for women and disadvantaged persons in 

Tanzania. 

 

8.1.8 The Value Added Tax Act, 2014 

Generally, the Act provides for legal framework for the imposition and collection of administration and management of the Value 
Added Tax (VAT) and for related matters. The Act further elaborate on among others; issues concerning VAT on imports and 
supplies; registration, place of taxation, returns, payments and refunds in terms of procedures and timelines concerning VAT and its 
related matters. 

8.1.9 The Income Tax Act, 2004 
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It provides for the charge, assessment and collection of Income Tax, for the ascertainment of the income to be charged and for 
related matters. The Act covers among others; issues concerning withholding and corporate taxes. It further provides for 
procedures and timelines concerning Income Tax and its related matters.  

8.1.10 The Contractors Registration Act, No. 17 of 1997 

This Act creates the requirement and manner for registration of contractors in Tanzania. It also establishes the Board to regulate 

the conduct of contractors in the country. In addition, the Act creates restriction on the registration of local contracting firms unless 

the majority of its shares are owned by the citizens of the United Republic of Tanzania. A contracting company/firm other than the 

local company/firm can be registered as a foreign contracting company/firm. 

 

8.1.11 Tanzania Investment Act, Act No. 26 of 1997 

This Act is the main legislation on matters relating to investment in Tanzania. It creates, amongst others, provisions for investment 

environment in Tanzania, provide for more favorable conditions for investors and establish the Tanzania Investment Centre (TIC). 

 

The objective of the TIC, which is a one-stop Centre for investors and a primary agency of Government, is to co-ordinate, 

encourage, promote and facilitate investment in Tanzania and to advise the Government on investment policy and related matters. 

It is vested with the powers to receive applications and issue certificates of incentives and protection as per the law. 

 

Furthermore, the Act stipulates the functions of the TIC to include;   

i. Initiation and support measures that enhance the investment climate in the country for both local and foreign investors;  

ii. Collect, collate, analyze and disseminate information about investment opportunities and sources of investment capital, and 

advise investors upon request on the request on the availability, choice or suitability of partners in joint-venture projects;  
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iii. In consultation with Government institutions-and agencies identify investment sites, estates, or land together with associated 

facilities of any sites, estates or land for the purposes of investors and investments in general and assist all investors, 

including those who are not bound by the provisions of this Act, to obtain all necessary permits, licenses approvals consents, 

authorizations, registrations and other matters required by law for a person to set up and operate an investment;  

iv. To enable certificates issued by the TIC to have full effect and provide, develop, construct, alter, adapt, maintain and 

administer investment sites, estates or land together with associated facilities of those sites, estates, land and subject to 

relevant law, the creation and management of export processing zones. 

 

8.1.12 The Land Act, Cap. 113 R.E. 2002 

The Land Act is the main legislation that governs the classification and tenure of land, administration, disposition of land through 

sale, lease, mortgages, rights of occupancy and regularization of interests of land among others.  

 

As previously mentioned in this study, the Land Act provides for the contracting authority to dispose land to another party. 

Therefore, all matters relating to the disposition of the project land will be governed under the Land Act. 
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Table 8.1a; Other Related Land Laws for Planning and Urban Development 

S/N Legislation Key Issue/Applicability 

1.  The Town and Country 
Planning Ordinance, 
1966, Cap. 378 

Establishes land-use planning scheme for 
designated areas, with the National Land Use 
Planning Commission established to advice 
government on land conservation and development. 

2.  The National Land Use 
Planning Act, 2007. 

Makes provision with respect to the procedures and 
processes in accordance with which land use in a 
planning area or zone are prescribed, managed, 
monitored and evaluated. The Act sets out the 
fundamental principles of land use, establishes land 
use planning authorities and provides with respect to 
land planning procedures and authorizations. 

3.  The Land Acquisition 
Act, No.47 of 1967(R.E. 
2002).  

Provides for the compulsory acquisition of land for 
public purposes and in connection with housing 
schemes. 

4.  The Township (Building) 
Rules, G.N. No. 8 of 
1953. 

Creates obligations to the owner of title to comply 
with provided building rules. 

5.  The Valuation and 
Valuers Registration 
Act, 2016. 

Provides the need for valuation of Government 
property to be done by the Chief Government Valuer.  

6.  The Land Registration 
Act, Cap 334. 

Provides for the requirement of registration of five 
years and above for Land Lease in Tanzania. 
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Table 8.1b; Other Legal and Regulatory Requirements 

 

S/N Legislation Key Issue/Applicability 

1.  Environmental Impact 
Assessment and Audit 
Regulations, 2005. 

Provide requirement and procedures for 
conducting Environmental Impact Assessments 
(EIA). 

2.  The Companies Act, No. 12 
of 2002. 

Governs Registration and Operation of 
Companies in Tanzania. 

3.  The Business Licensing Act, 
No. 25 Of 1972. 

Requirements and procedures for Business 
Licenses. 

4.  The Engineering Registration 
Act, No. 15 of 1997 and Its 
Regulation of 2010.  

Provides for the Requirements and manner for 
registration of Engineers, Consulting Engineers 
and Consulting Firms in Tanzania. 

5.  The Law of Contract Act, Cap 
345. 

Provides among others, Contractual/Agreements 
and Partnership issues in Tanzania. 

6.  The Occupational Health And 
Safety Act, 2003. 

Provides for the mandatory requirements and 
guidance on matters of safety and security at the 
workplace. 

7.  The Tourism Act, 2008. Provides provisions which Regulates Tourism 
business in the Country. 

8.  The Hotels Act, Cap 105. Provides provisions which Regulates Hotel 
business in the Country. 

9.  The Local Government 
Finances Act, 1982. 

Provides for sources of revenue and 
management of funds and resources of Local 
Government Authorities and for other matters 
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It is important to note that, this is not 

exhaustive list of all the laws, 

regulations and policies to be observed by the project. Efforts will be in place to observe all the legal requirement set by the 

Government. 

 

8.2 Legal Viability 

It is essential that projects under the PPP arrangement should comply with several compulsory requirements established by various 

principal and subsidiary legislations in the country. 

connected or incidental to securing the proper 
collection and sound management of finances. 
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ANNEXES I: HOTEL SURVEY REPORT MATRIX
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REPORT ON FINDINGS FROM STAKEHOLDERS - JNIA HOTEL PROJECT 

9th -10th MAY, 2019 

1. Hotel Operators 
 Questions Serena Hyatt New Africa 

1.  Type of customer 
(Business, Leisure, 
Visiting Friends and 
Relatives)? 

Mainly business 
customers 

Mainly business Mainly Business 

2.  What room categories do 
you offer and which are 
the preferred rooms? 

a) Normal room 
b) Superior room 
c) Executive room 

(City/Garden view) 
d) Executive Suite 
e) Diplomatic Suite 
Presidential Suite 

 

 

The hotel has 175 rooms but 
currently it is undergoing major 
renovation on its plan to partner 
with international brand. 
“Sheraton” chain. 82 rooms are 
under refurbishment. 

3.  What is your occupancy 
rate trend and why? 

Average 75% Average 85% Average 50% 

4.  What are room rates 
(average rates)? 

a) Normal room - $231.50 
b) Superior room - 

$251.50 
c) Executive room - 

$261.50 & $281.50 
d) Executive Suite - 

$487.50 
e) Diplomatic Suite - 

a) Normal room -$231.50 
b) Superior room - $251.50 
c) Executive room - $261.50 & 

$281.50 
d) Presidential Suite - $3,000 

a) Normal room - $231.50 
b) Superior room - $251.50 
c) Executive room - $261.50 & 

$281.50 
d) Executive Suite - $487.50 
e) Diplomatic Suite - $901.50 
f) Presidential Suite - $3,000 
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 Questions Serena Hyatt New Africa 

$901.50 
f) Presidential Suite - 

$3,000 
5.  Does the hotel 

accommodate clients 
from the airline industry? 
If yes, can you name 
them? 

Yes – Qatar, Fly Dubai 
and KLM 

         

Yes – Emirates No – They don’t accommodate 
airline crew at the moment.  

6.  Do you offer corporate 
rates for Airlines and 
Tour operators? If yes, 
what are the rates? 

Yes – however the 
contractual corporate rates 
was not disclosed 
(confidential) 

Yes – however the contractual 
corporate rates was not 
disclosed (confidential) 

No 

7.  What are the operating 
expenses? 

Confidential.  Not disclosed.  Not disclosed 

8.  Do you have conference 
facilities? If yes, how 
many people does it 
accommodate? What is 
the frequency of 
bookings per 
week/month/year? What 
is your current 
conference room 

Yes – they have 4 large 
conference rooms and 4 
small meeting rooms. 

The meeting rooms are 
booked daily. Small rooms 
have fixed rate/price while 
large room are charged 
per person by packaging 
with refreshments ($40 pp) 

Yes – they have 2 conference 
rooms with capacity to 
accommodate 300 pax each. 

Booked on daily basis. 

 

Price ranges $45 to $60 
depending on package 

Yes – they have 12 conference 
rooms with capacity to 
accommodate 20 to 300 pax 
each. 

Booked on daily basis. 

 

Price ranges $25 to $45 
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 Questions Serena Hyatt New Africa 

charge/package?  or with lunch   depending on package 

9.  Do you have meeting 
rooms? If yes, is the 
utilization of this facility 
high or low? What is the 
current meeting room 
charge/package? Which 
do you think are more 
profitable? 

Yes – they have 4 large 
conference rooms and 4 
small meeting rooms. 

The meeting rooms are 
booked daily. Small rooms 
have fixed rate/price while 
large room are charged 
per person by packaging 
with refreshments ($40 pp) 
or with lunch   

Yes – they have 2 conference 
rooms with capacity to 
accommodate 300 pax each. 

 

Booked on daily basis. 

Price ranges $45 to $60 
depending on package 

Yes – they have 12 conference 
rooms with capacity to 
accommodate 20 to 300 pax 
each. 

 

Booked on daily basis. 

Price ranges $25 to $45 
depending on package 

10.  What are the hotel 
facilities and services 
preferred by clients? 

Good room, gym, 
swimming pool, spa, 

Casino, Gym, spa, swimming 
pool, small retail shops 

Gym, swimming, spa, good food 
and beverages. 

11.  What is the percentage 
of the utility cost in the 
hotel operations?  

Not responded Not responded Not responded 

12.  What is the average 
number of customers 
visiting for lunch or 
dinner? (to check 
utilization of restaurants 

Average 100 for lunch 50 
for dinner 

Average 170 for lunch and 50 for 
dinner.  

Average 50 lunch and 25. 
Depending on conference 
booking 
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 Questions Serena Hyatt New Africa 

or eating facilities at the 
hotel) 

13.  How often does the hotel 
replace furniture, fixtures 
and equipment? 

After every 5 years Between 3 to 5 years Between 3 to 5 years. Major 
renovation after every 10 years. 

14.  Do you follow a “best 
practice” method on 
replacing/ rehabilitating 
furniture?  

Yes Yes Yes 

15.  Do you have a sinking 
fund or a reserve for 
replacement fund for 
replacement of furniture 
and fittings? (Capital 
Expenditure question) 

No responded Not responded Not responded 

16.  What is your general 
overview of the hotel 
industry in Dar Es 
Salaam? 

Slight drop since 2016, 
however the industry is 
continuing to grow. 

Decrease due to general 
economic trend, however the 
industry is continue to grow. 

It has decreased due to 
Government move to Dodoma, 
decline of Mining, Gas and oil 
companies, drop of projects 
sponsored by UN, however the 
industry is continuing to grow. 

17.  What are your thoughts Not promising because Yes, there is a need for airport Currently investing in airport is 
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 Questions Serena Hyatt New Africa 

on investing in a four star 
airport hotel? 

Serena don’t operate two 
hotels within a city. 

hotel to cater for passengers on 
transit and airline crew 

not viable due to transition 
economic situation. However 
after 3 years it will be viable 

18.  Trend of this sector can 
you provide some data? 

Not responded Not provided Not provided 

19.  Mitigating factors on 
noise pollution? 

Not responded The hotel (Hyatt) is located in 
quite area where there is noise 
to customer 

Noise pollution is not a 
challenge to the hotel. 

20.  What is the most 
preferred partnership 
arrangement should be 
considered between TAA 
and the investor for a 
win-win situation? 

 Partnership between 
Government and private. 

Public-Private-Partnership 

21.  How attractive is the 
hotel investment 
opportunity at JNIA 
location? 

Yes, it’s prudent to have 
the 4 star hotel at the 
airport area 

It’s important to develop the 
hotel at the airport 

Currently not viable. May be 
after 3 years to come. 

22.  What are the main “pull 
factor” to the hotel? 

Good services and 
facilities 

Good and reputable brand Brand and long history of the 
hotel. (The Oldest Hotel in City) 

23.  What are the major Distance to/from hotel and  Government ban for using 
hotel for meeting and 

 Competition (new hotels in 
town),  
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 Questions Serena Hyatt New Africa 

challenges? low business volume seminars. 
 Economic and Political 

factors sine the hotel is 
mainly for business 

 Move to Dodoma, 
Government ban for using 
hotel for meeting and 
seminars.  

2. AIRLINES 
S/N Questions Emirates KLM ATCL Precision Air Rwanda Air 

1.  Statistical data: number 
of transit/connecting 
passengers per month? 
Number of general 
passengers? Aircraft 
scheduled 
time/frequency? 

Average 7,300 per 
month 

7 time a week 

Average 5,000 
pax per month 

7 time a week 

Average 12,000 
per month 

Multiple 
frequencies 

Average 8,400 per 
month 

Multiple 
frequencies 

Average 1,700 
per month 

7 times a week 

2.  Do you have any 
agreement(s) between 
your airlines with hotels 
for providing passengers’ 
accommodation 
services? If yes, which 
hotels? 

Yes - Hyatt Yes – Serena Yes -  Yes – FQ hotel Yes – 
Colosseium 

3.  Is there any possibility for 
your airline to have a 
contractual agreement 
with the coming airport 
hotel operator for 
facilitating passengers’ 
accommodation 
services? If yes, why? 

Yes Yes – for 
disrupted 
passengers and 
passengers with 
early departures 

 Yes – especially 
when there is 
disruption 
(cancellations and 
delays) 
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S/N Questions Emirates KLM ATCL Precision Air Rwanda Air 

4.  Is the 4-star airport hotel 
suitable for the 
passengers’ 
requirements? What are 
the most preferred hotel 
facilities and services by 
the passengers? 

Yes 

All services and 
facilities for 4 star 
hotel such as 
Gym, swimming 
pool, spa, bars etc 

Yes 

 

Gym, good 
services, 
recreational 
facilities. 

Yes 

 

Good hotel 
services and 
facilities 

Yes 

 

Rooms and other 
services such as 
Gym, swimming 
and pool.  

Yes 

 

Modern and high 
class services 

5.  Do you offer corporate 
rates for Tour operators? 
If yes, what are the 
rates? 

Yes Yes- Rates not 
disclosed 

Yes – Not 
disclosed 

Yes – Not 
disclosed 

Yes 

6.  What do you think about 
the level of demand of an 
airport hotel? 

The demand is 
high.  

Very high The hotel is highly 
demanded 

Highly demanded We should have 
the hotel 

7.  For an airport hotel which 
other sectors/client target 
do you think should be 
considered? 

Other airport user 
and general public 

General public Passenger and 
others 

Airlines and other 
user 

Should consider 
all stakeholders 
and sectors 

8.  What is your general 
overview of the hotel 
industry in Dar Es 
Salaam? 

Is growing  N/A The business has 
slightly drop but 
will grow with time 

There are 
possibilities for 
growth 

 

9.  What are your thoughts 
on investing in a four star 
airport hotel? 

There is a need to 
have the hotel at 
the airport 

There is demand It is highly 
demanded. 

The hotel is 
needed at the 
airport for 

The hotel is 
needed 
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S/N Questions Emirates KLM ATCL Precision Air Rwanda Air 

passenger need 

10.  What are your views on 
the growth of aviation 
sector? Challenges? 

Slight decreased. 
Passenger volume 
has drops 

Slight decreased. 
Passenger 
volume has drops 

The sector is 
growing, though 
some few 
challenges exist 

Is continue to grow The sector is 
growing 

 
 
 
 

3. TATO-Tour operators and Travel Agents 

S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

1. What are the types of 
passengers that you mostly 
handle? (Business, visiting or 
leisure?) 

Leisure Mostly are for leisure 

 

It depends on season, during low 
season most are for business but 
during high season most 
passengers are coming for leisure 

2. Do you have any 
agreement(s) between with 
hotels and/or airline for 
providing tourists’ 
accommodation services? If 
yes, which hotels/airlines? 

Hotels including Serena, 
southern sun, holiday inn, 
Oyster bay hotel, Ramada, 
slipway, etc. 

Currently most of the 
passengers book 
international air travel 
tickets and book for hotels 
through internet as there 
are blogs such as 

We do have agreements with 
Domestic Airlines and upcountry 
hotels (i.e taking tourists from 
JNIA to upcountry tourist sites 
and booking hotels in those 
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S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

and why? hotel.com, book.com etc 
where they get slots for 
bonus prices of various 
hotels in Tanzania.  

After acquiring the hotel 
booking they confirm their 
itinerary and from there the 
local Travel Agent make 
arrangements with the 
booked hotel so that when 
the customer arrives, the 
agent takes them to the 
booked hotel in Dsm.  

The coordination for 
domestic flights and hotels 
to the touring sites is solely 
done by the travel agent. 

upcountry tourists sites  

 

3. Is there any possibility for 
your company to have a 
contractual agreement with 
the upcoming airport hotel 
operator to facilitate tourists’ 

Yes Yes, there is possibility 

 

 

Surely will be ready to do 
business with the Airport Hotel, 
as in tourism the tour agents don’t 
get locked; they provide services 
depending on the budget and 
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S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

accommodation services?  demand of the accommodated 
tourist 

4. Is the 4-star airport hotel 
suitable for the tourists’ 
requirements? –why? What 
are the most preferred hotel 
facilities and services by the 
passengers? 

4 star will be most suitable 
and affordable accommodate 
for most tourists seeking apt 
accommodation especially 
those flying to southern 
circuit, Pemba, mafia, 
northern circuit where it is not 
cheap. Most tourist coming to 
Tanzania can afford to pay 
around $150 a night. facilities 
should include transfer, 
comfortable accommodation, 
good food, gym, swimming 
pool, internet, etc 

 

Yes, it is suitable because 
the criteria for 4 Star hotel 
category is in the midst and 
hence can cater high and 
middle class customers. 

 

It has to be noted, middle 
class customers are many 
than high class customers 

 

 

Yes, it is suitable because five 
stars hotels are mostly use by 
passengers who come for 
business purposes who are 
generally few at JNIA. 

 

In addition to that, if the hotel will 
have reliable meeting facilities 
even passengers coming for one 
or two days business purposes 
will prefer using Airport Hotel 
instead of the currently used 5 
star hotels so that they can be in 
time for check-in time soon after 
accomplishing  the meetings. 

5. What is the average number 
of tourists per month that you 

varies with season, in peak 
season it could anything up 

It depends on season, In 
low season can be up to 50 

During low season, such as April 
and may can be up around 100 
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S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

handle and take them to the 
hotels? 

35 clients a month customers per month in 
worst case scenario and 
during peak season might 
range 400 to 500 
passengers per month 

customers per month and during 
peak season goes up to 500 
passengers per month 

6. Do tourists prefer distant or 
close hotels to the airport? 

always request nearest hotel 
to airport  

They prefer close hotels as 
all they need is just safety 
and relaxation before they 
commence their touring trip 
or their return trip back to 
their destination. 

Close hotels are the most 
preferred, for those preferring 
distant hotels are at most for 
sightseeing. 

 

7. What is your general 
overview of the hotel industry 
in Dar Es Salaam? 

the standard of hotels 
catering for tourist in the city 
is satisfactory however there 
has always been demand for 
a good hotel in Dar. 

The demand for reliable 
tourist hotels is still very 
high as during peak season 
there are a number of times 
shortage of hotel rooms is 
occurring/ 

 

The best furnished hotels are 
very far located at the beach side 
(more than 15kmand hence most 
of the time we do accommodate 
tourist at the branded hotels at 
city Centre as the hotels and 
lodges nearby JNIA such as FQ, 
their access road is very poor 
which makes most of the tourist 
to disagree to go even if they 
want to get only day room service 
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S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

(i.e only shower and dinner when 
coming from touring sites and 
then comes back to airport for 
departing to abroad)  

8. What do you think about the 
level of demand of an airport 
hotel? 

quite good The demand for having 
airport hotel is very high 

Very much demanding 

 

9. For an airport hotel which 
other sectors/client target do 
you think should be 
considered?  

Mostly tourist, and 
businessmen connecting 
flights within the country and 
outside.  

Incorporation of various 
entertainment sector which 
blends with classic services 
to accommodate middle to 
high class demands 

 

Should consider incorporating 
only sectors with service prices 
which can rate the targeted client 
class as from experience, the 
middle and high class they mostly 
prefer not to be mixed with low 
class for areas relating with their 
social life 

10. What are your thoughts on 
investing in a four-star airport 
hotel? 

(If I had the opportunity this is 
what I would have done long 
time ago). This is the missing 
link in Dar. It is a very viable 
idea and returns will be good 
as long as the investor take 
into account the needs of 

Keep price and environment 
which can filter customers 
with same status 

 

 

It’s a viable project which will 
enhance JNIA status, however it 
is advised the hotel to be 
comprehended with other 
impressive services to make it 
outlier and brilliant at the same 
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S/N Questions Tour Operator Travel Agent 

  Multichoice Ltd Dove Adventure Coastal Aviation  Travel Agent 

tourists and corporate clients. time. 

11. What are your views on the 
growth of tourism and aviation 
sectors? Challenges? 

The tourism sector in 
Tanzania has been growing 
steadily. we have seen 
numbers of tourists increasing 
year after year. The area that 
we need to improve is to 
attract more international 
airlines to fly directly into the 
country especially from 
German. At this moment we 
are relying mainly on KLM. 
One of the challenges at 
airport was arrival terminal 
which is too small, unable to 
accommodate more than 400 
passengers at one time. This 
is now solved. 

Currently the is strong 
competition in Tanzania 
Tourism sector from Kenya 
and South Africa. This is 
due to the fact that, the 
competitors have kept 
various incentives to tourists 
such as low entry fee, low 
car rental fee etc which 
makes the overall cost for 
touring to be low in those 
countries  

 

The tourism growth has slow 
down. For the aviation industry it 
depends on seasons, as currently 
it is low season, emirates has 
reduced its frequency but will 
resume to daily flights soon after 
commencing the high season. 
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4. Other Hotel Stakeholders: HAT, TTB, TCT and TCAA 
S/N Questions HAT TTB TCT TCAA 

1.  Statistical data: average 
number of tourists for 
the past 5 years? 
Tourists coming through 
JNIA? TTB 

N/A Refer to publications. N/A  

2.  Is the 4-star airport hotel 
suitable for the tourists’ 
requirements? What are 
the most preferred hotel 
facilities and services by 
the customers/tourists? 
TTB/HAT 

 Yes  
 Existing facilities 

according to hotel 
classifications are 
crucial 

 Good opportunity for 
MICE Tourism 
strategy 

Concern that a 4 star hotel 
at the airport may chock or 
pose more competition for 
existing hotels. 

 Yes  
Existing facilities 
according to hotel 
classifications are 
crucial. However in 
relation to design 
recommendations, 
there may be no 
need for a swimming 
pool given nature of 
hotel (business 
orientated, short 
stay) 

 4 Star Hotel at 

 Yes  
There is a need to have a 
hotel with a big 
conference facility which 
accommodates more 
than 1000 people. Other 
requirements as per hotel 
category (4 Star  hotel) 

 



 

221 

 

S/N Questions HAT TTB TCT TCAA 

the airport 
ideal for 
MICE12 
Tourism 
Strategy   

4 Star Hotel can 
integrate with Cruise 
Tourism strategy that 
TTB is currently 
trying to fine tune. 

3.  What is your general 
overview of the hotel 
industry in Dar Es 
Salaam? TTB/HAT 

 Currently very slow 
given government 
policy changes to no 
longer use privately 
owned hotels for 
conference or 
meetings. 

 Hotels are looking at 
different strategies 
to attract clients 
including linking with 
international 
conference facilities.  

 There is a 
demand for 4 
star hotel from 
the industry  

 There are 
complaints 
about existing 
beach resort 
facilities which 
show that the 
beach is dirty 
and not 
compatible 

 There is a need for 
more hotel beds  

There is also a pressing 
demand for hotels with 
conference facilities that 
accommodate more than 
1000 people. Current 
facilities accommodate 
2000 in total i.e. existing 
Julius Nyerere 
Conference Facility and 
Rotana Hotel (under 

 

 
 

12 MICE: Meetings Incentives Conferences and Exhibitions –this is one of the tourism sector strategy to attract global investors to conduct meetings and exhibitions in 
Tanzania.  
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S/N Questions HAT TTB TCT TCAA 

 with what the 
tourists like 

 There are 
challenges of 
attracting 
tourists to Dar 
Es Salaam as 
a destination 
which is in the 
process of 
being tackled. 

Security element is 
very important for 
any facilities that will 
attract tourists. 

construction) 

4.  What do you think about 
the level of demand of 
an airport hotel? 
TTB/HAT 

 Due to the nature of 
tourists coming into 
Tanzania, the hotel 
can consider having 
a budget component 
to accommodate 
budget travelers 

Tanzania is currently 
viewed as an expensive 
destination 

There is a high 
demand of a four star 
airport hotel which 
will carter for the 
needs of transit 
passengers, tourists 
and the general 
public. 

There is a need and have 
to be of a standard. 

 

5.  For an airport hotel Targeted clients should be Targeted clients Targeted clients should  
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S/N Questions HAT TTB TCT TCAA 

which other 
sectors/client target do 
you think should be 
considered? TTB/HAT 

transit passengers, cabin 
crew, tourists and the 
general public. 

should be transit 
passengers, cabin 
crew, tourists and the 
general public. 

be transit passengers, 
cabin crew, tourists and 
the general public and 
conference attendees.  

6.  What are your thoughts 
on investing in a four-
star airport hotel? 
TTB/HAT 

 Not much interested 
and it will not be 
supported by other 
hotel owners because 
the hotel industry is 
declining due to the 
change of government 
policies including the 
burning of government 
agencies to conduct 
meetings and 
conferences in 
commercial hotels. 

It will deny other hotel 
owners to get even the few 
remaining customers who 
are coming in the country. 

Highly needed and 
as a government 
agency have tried to 
ask TAA to build 
hotels at the airport 
and if possible can 
build a five star hotel. 

Suitable to build a hotel 
as long as it modern. 

 

7.  What are your views on 
the growth of aviation 
and tourism sectors? 
Factors for growth? 
Forecast? Challenges? 

 It is not growing 
because of many 
challenges including, 
issues of security, 
accessing Online VISA 

  Aviation industry is 
growing especially 
with the building of a 
new terminal, revival 
of a national carrier 
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S/N Questions HAT TTB TCT TCAA 

TTB/HAT platform mode which is 
not effective for 
example there are 
complaints that that 
feedback mechanism 
when payments for 
visas are made on line, 
pushing clients to pay 
twice (slow turnaround 
time).  

 There is no intensive 
promotion and 
marketing 
measurement 
parameters 

 There are multiple 
fees, taxes and levies 
that the operators face 
for example there are  
56 government related 
fees including, landing 
and radio fees is costly 

There is no coordinated 
inspection in hotels from 
the government agencies 
which consumes time, is 
costly and at times disrupts 

(ATCL) noted through 
the purchase of  new 
planes and 
introduction of new 
routes in the country 
such as Iringa, 
Dodoma, and 
Songwe etc. 

Higher costs of VISAs 
(tourists VISA is USD 50 
USD and business VISA 
is USD 250) is a 
hindrance and needs to 
be reviewed to attract 
more travelers to 
Tanzania.  



 

225 

 

S/N Questions HAT TTB TCT TCAA 

operations. 

8.  What are your views on 
the growth of aviation 
sector? Factors for 
growth? Challenges 
TCAA 

    

9.  What is the maximum 
allowable height for the 
proposed commercial 
complex site as per 
ICAO aerodrome 
obstacle limitation? 
TCAA 

    

5. Other Hotel Stakeholders: DART, TRCS, RC – DSM and TIC 
S/N Questions DART TRC RC-DSM 

1.  What are the existing and 
future infrastructure 
development plans to 
integrate JNIA accessibility 
including the up-coming 
commercial complex? 
DART/SGR 

 DART is has approved 
initial designs for the 
Phase III line which 
starts from City Centre to 
Gongo la mboto.  

 Gongo la Mboto Corridor 
is the second largest 
population corridor in 
Dar Es Salaam after 

 TRC have an existing 
commuter train from 
the city Centre Pugu 
which has a station at 
Karakata which is of 
close proximity to the 
airport. 

 Currently the line to 

 



 

226 

 

S/N Questions DART TRC RC-DSM 

 Mbagala. The expected 
number of buses (main 
line) are 200 plus (140-
160 passengers) 
whereas 300 (80-90 
passengers) plus feeder 
buses.  

 The line will have 3 bus 
stops of which 2 will be 
along the main road with 
proximity to both the 
business complex and 
the hotel and 1 will be 
located close to Terminal 
2 existing parking lots 
(i.e. within the airport 
facilities). 

 Detailed designs are in 
the process of being 
done.  

 The project is part of the 
World Bank funding 
package. 

Expected operational date is 
2025. 

Pugu has 20 coaches 
which has an average 
capacity  of 15,456 
passengers per day. 
This line commenced 
in 2016 and is 
currently being 
rehabilitated. 

TRC are considering a 
shuttle service from 
Karakata station to the 
airport which is currently 
under discussion. 

2.  Statistical data: population 
growth trend for the past 10 
years? Growth Forecast for 
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S/N Questions DART TRC RC-DSM 

the next 5 years? RC 

3.  What is the region’s 
economic growth trend? RC 

   

4.  What are the regional 
strategic plans? RC 

   

5.  What is your general 
overview of the commercial 
malls in Dar Es Salaam? At 
JNIA? RC 

   

6.  What do you think about the 
level of demand of a 
commercial mall? RC 

   

7.  For a commercial complex 
which other sectors/client 
target do you think should 
be considered? RC 

   

 


