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Commerc ia l offic e p roperties p lay a  signific ant role in the 
na tion's ec onomy, serving as vita l working environments for 
businesses and  c ontributing  to the urban landsc ape. 
Understand ing offic e p roperties, their markets, and  the 
fac tors influenc ing them is c ruc ia l for equity investors, 
lenders, appra isers, urban p lanners, and  other stakeholders.

The renta l yield , whic h measures the c ash genera ted  by a  
p roperty as a  perc entage of its p ric e or market va lue, is a  
key ind ic a tor. In Add is Ababa , the renta l yield  for p rime 
offic e spac es is c ompara tively low, ranking the least among 
33 Afric an c ountries. This lower yield  may d isc ourage 
investors from develop ing offic e p roperties, impac ting  
supp ly and  demand  dynamic s. Delays in c onstruc tion, 
influenc ed  by materia l c ost instab ility, further a ffec t renta l 
ra tes due to supp ly shortages. Ec onomic , c ontrac tua l, 
build ing-spec ific , and  loc a tion-spec ific  fac tors a lso influenc e 
renta l ra tes in Add is Ababa .

Assessing the offic e renta l market is c ruc ia l for both investors 
and  tenants. This researc h report foc uses on ana lyzing past 
and  c urrent trends and  spa tia l va ria tions in Add is Ababa 's 
offic e renta l market. It p rovides ind ic a tive rent p ric es for 
tenants and  offers insights for developers by assessing supp ly 
and  demand  for offic e spac es. The ana lysis inc orpora tes 729 
p rimary da ta  points c lassified  into A, B, and  C c a tegories 
based  on loc a tion, fac ilities, struc tura l design, and  
amenities.

The results of da ta  ana lysis ind ic a te tha t rent p ric es per 
square meter have inc reased  eac h quarter, with the highest 
inc rement observed  in the most rec ent quarter (H2-2022). 
The average rent p ric e for H2-2022 is 575 ETB/ sqm, a  15.30% 
inc rease from the p revious quarter (Q3-2022). Class B and  
Class A offic e spac es experienc ed  the highest inc rements, 
while Class C saw a  rela tively minima l inc rease. The steep  
slope in the trend  line reflec ts the signific ant rent p ric e 
inc rement in the fina l quarter of 2022, d riven by va rious 
fac tors, inc lud ing a  dec rease in vac anc y ra tes.

Rent p ric es va ry ac ross c lasses, with Class A c ommand ing 
higher p ric es c ompared  to Class B and  C. However, the 
quarterly rent p ric e rise for Class B exc eeded  tha t of Class A, 
ind ic a ting  a  shifting  demand  towards more a ffordab le 
lower-c lass p roperties tha t a re ac c essib le to tenants.

Understand ing the dynamic s of the offic e renta l market in 
Add is Ababa  is c ruc ia l for making informed  investment 
dec isions and  ensuring  a  ba lanc ed  market tha t meets the 
needs of both tenants and  developers.
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CBD Area

Note: The term "CBD Previous stock" refers to the buildings that have been collected in 
previous Quarters, while the term "CBD New stock" refers to the new buildings that we 
have collected and added to our sample this Quarter.
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DOUBLE TAXATION : HPR PASSED A DECISION TO RELIEF DOUBLE TAXATION

Doub le taxa tion is a  tax p rinc ip le referring  to inc ome-taxes pa id  
twic e on the same sourc e of inc ome. It c an oc c ur when inc ome is 
taxed  a t both the c orpora te level and  persona l level. Doub le 
taxa tion a lso oc c urs in interna tiona l trade or investment when the 
same inc ome is taxed  in two d ifferent c ountries.

Doub le taxa tion c an lead  to unfa irness and  d isc ourage to 
investment and  trade between d ifferent c ounties. As of 30 may 2023 
House of Peop les' Representa tive (HPR) of Ethiop ia  passed  dec ision 
to trea t doub le taxa tion.

This kind  of measure enc ourages both the na tiona l and  interna tiona l 
investors to invest in Add is Ababa  inc lud ing c onstruc tion sec tor tha t 
c an b ring  relief on rap id   g rowth of rent  p ric e in offic e market.  

 VACANCY & AVAILABILITY

As our inventory inc reasing p rogressively from Centra l Business d istric t 
(CBD) to other pa rts of Add is Ababa , the tota l volume of inventory 
and  vac anc y/ ava ilab ility a lso inc reased . In this quarter the a rea  of 
inventory expanded  to Ka lity.  

Figure 3 ind ic a ted  the vac anc y inc rement for historic a l inventory and  
Tab le 2 showed  the tota l inventory and  vac anc y volume for 
ensemb le historic a l and  new inventories. the c urrent (H2_2022) tota l 
inventory volume reac hed  to 3.55 mln sqm with 9.34% rise from 
p revious (Q3-2022) quarter. 

Unlike tota l inventory inc rement, the vac anc y (Historic a l + New) 
dec reased   to   72,388 sqm from the p revious quarter whic h was 
80,567 sqm.  The vac anc y ra te showed  dec line trend  from 9.12% 
(Q3_2022) to 3.71% (H2_2022) for new inventory while it inc reased  to 
1.88% for historic a l inventory. The ensemble vac anc y, however, 
dec reased  2.48% (Q3_2022) to 2.04% (H2_2022) as shown in Tab le 1 
whic h c orresponded  with dec rease in tota l vac anc y.  thus the less 
vac ant spac e outpac e the rap id  rise of rent p ric e.

ABSORPTION & DEMAND

With period ic  upda ting  of the sta tus of "under c onstruc tion" offic e 
build ings, the volume of fina lized  offic es ready for the market were 
assessed  in eac h quarter. In the first quarter (Q1_2022) the volume of 
underc onstruc tion was 1.59 mln sqm dec reased  to 0.97 mln sqm  in 
H1_2022, 0.80mln sqm in Q3-2022  and  0.70 mln sqm in H2_2022 (Tab le 
1). 

The dec rease in "under c onstruc tion" volume in reverse ind ic a ted  tha t 
add itiona l offic e spac es a re injec ted  to the offic e market tha t c an 
inc rease the supp ly and  relief the rise of rent p ric e. As referred  to the 
p reviews three quarter, the least volume of fina lized  offic es (nearly 0.1 
mln sqm) were injec ted  in this quarter (H2_2022). Thus the dec rease in 
vac anc y ra te (Tab le 1) in H2_2022 might be reflec ted  due to less 
injec tion of new offic es to the market.

Thus as c ompared  to the p revious quarter (Q3_2022), dec reased  
vac anc y ra te (Tab le 1) and  high absorp tion was observed  in the 
c urrent quarter (H2_2022). This in turn c ould  be a  d riving  fac tor for the 
highest inc rement of rent p ric e in H2_2022.  

RENTAL FEES

The offic e market in Add is Ababa , due to uneven d istribution of 
fac ilities and  businesses c onc entra ted  to spec ific  d istric ts, signific ant 
spa tia l va ria tion was observed .  

Distric ts with the highest rent p ric es were Bole, Lideta , Arada  with 
average rent p ric e 614 ETB, 569 ETB and  568 ETB per sqm respec tively. 
The least rent p ric e was a round  Ka lity (370 ETB/ sqm) and  Nifas Silk 
La fto (470.91 ETB/ sqm). Nifas Silk La fto a rea  is ,however, c urrently 
bec oming as business d istric t and  thus the offic e market may rise 
signific antly in the future. 

As genera l the offic e rent p ric e in Add is Ababa  va ried  from p lac e to 
p lac e with standard  devia tion of 69 ETB/ sqm.
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Sources: Miles data  & Nationa l Bank of Ethiopia
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Map of  Previous Stoc k vs.  New Stoc k 

Note: What we have defined the "Historical inventory" (dark green on the map) and the "New inventory " (Brown pins on the map) as 
defined and based on our inventory.

Note: Delivery time of construction has been estimated on the basis of stages of construction, including foundation, superstructure, roof / heat protective coatings, interior 
design, plastering, initial plumbing, painting, flooring, interior works and/or final cleanup.

Intellectual Property Rights

Unless otherwise indicated, this Report is Miles proprietary and all databases, designs, text, photographs, and graphics on this Report (collectively the 
"Content") and trademarks, service marks, and logo contains therein (the "Marks") are owned and controlled by Miles or licensed by Miles and are 
protected by copyright and trademark laws and various other  intellectual property rights and unfair competition laws of the FDR Ethiopia, foreign 
jurisdictions and international conventions.

Warranty Disclaimer

The information provided in this Report and our website is for general information purposes only. All information in this Report  or our website is provided 
in good faith, however we make no representation or warranty of any kind, express or implied, regarding the accuracy, adequacy, validity, reliability, 
availability or completeness of any information on this Report or our website.
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Want to know more,
need an offic e or property,
want to sell or lease,
c ontac t us @ c ontac t@miles-afric a.c om
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