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Rising c osts have left Add is Ababa  peppered  with unfinished  
build ings a t  va rious stages of c onstruc tion. Priva te developers 
a re bec oming  inc reasing ly d isc ouraged , and  c ontrac tors a re 
avoid ing pub lic  p rojec ts  due to rig id  c ontrac ts. 

While esc a la ting  p ric es a re a  ma jor fac tor, a   foreign c urrenc y 
shortage is a lso c ontributing  to the p rob lem by making  imports 
d iffic ult to ac quire. Over the past two years, the c ement p ric e 
in Ethiop ia  has rema ined   unc erta in for multip le reasons, 
inc lud ing a lleged  ec onomic  c onsp irac ies.  

The government has a ttempted  to address the issue by 
overseeing sa les  p roc esses, assigning government 
development organiza tions to deliver  c ement d irec tly to users, 
and  fixing  sa le p ric es. However, these  measures have not 
p rovided  signific ant relief. 

Rec ently, the Ethiop ian  government granted  c ement fac tories 
the freedom to supp ly their p roduc ts  to wholesa lers and  
reta ilers of their c hoic e, while the Ministry of  Trade and  
Regiona l Integra tion (MoTRI) will determine fac tory p ric es  every 
six months. Following these new d irec tives, c ement p ric es have  
shown a  dec line, and  ava ilab ility has inc reased . 

This researc h report examines offic e renta l market trends, 
c urrent  sta tus, and  spa tia l va ria tions in Add is Ababa  to p rovide 
ind ic a tive rent  p ric e information for tenants. It a lso assesses 
supp ly and  demand  for  offic e spac e in the c ity to offer insights 
for developers. The ana lysis  uses 659 p rimary da ta  points and  
c lassifies offic es into A, B, and  C  c a tegories based  on loc a tion, 
fac ilities, struc tura l design, and   amenities. Add itiona lly, 
sec ondary da ta  from pub lished  a rtic les,  websites, and  relevant 
organiza tions have been ga thered  to va lida te the  p rimary 
da ta . 

Da ta  ana lysis revea ls tha t rent p ric es (ETB/ sqm) have inc reased  
eac h  quarter. The c urrent average rent p ric e for Q3-2022 is 
498.88 ETB/ sqm, a   5.20% inc rease from the p revious quarter 
(H1_2022), whic h was 474.31  ETB/ sqm. 

When examining eac h c lass, the highest inc rements were 
observed   for Class B and  C, with inc reases of 6.05% and  4.71% 
respec tively. In  c ontrast, Class A experienc ed  a  minima l 
inc rease of 0.57% (as  illustra ted  by a  nearly horizonta l c urve 
between H1_2022 and  Q3_2022 in  Figure 1). 

Rent p ric es for Class A a re, on average, 7.86% and  20.05% 
higher than  those for Class B and  C, respec tively. However, the 
quarterly rent p ric e  g rowth for Class B and  C is higher than tha t 
of Class A. This suggests  tha t demand  is shifting  towards the 
more a ffordab le lower-c lass  p roperties, as they a re more 
ac c essib le for tenants.
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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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ADDIS ABABA BUILDING: PROPERTY TAXATION

In Afric an c ountries, inc lud ing develop ing c ountries, p roperty tax 
c ontributes less than 0.5% to GDP. Polic y makers a re now eager to 
inc rease the share of p roperty tax in GDP. 

In Add is Ababa , the c ity administra tion is p reparing  to impose 
p roperty tax, and  the Build ing  Permit and  Control Authority has 
sta rted  c ounting  build ings to fac ilita te this p roc ess.

The offic e market in Add is Ababa  is vola tile due to va rious fac tors, 
suc h as infla tion, exc hange ra tes, and  the rising  c ost of 
c onstruc tion materia ls. Imp lementa tion of the p roperty tax may 
further c ontribute to land lords inc reasing rent p ric es in the future. 

However, land lords a re genera lly unpopula r with the idea  of 
p roperty tax as it is c harged  on their wea lth and  may not 
c orrespond  to their inc ome. This understand ing a ffec ts their 
resourc e a lloc a tion and  investment dec isions in the 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 . 

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 (Q3_2022) tota l 
inventory volume reac hed  to 3.25 mln sqm with 21.20% rise from 
p revious (H1-2022) quarter. 

In pa ra llel the vac anc y (Historic a l + New) ra ised  to   80,567.13 sqm 
from the p revious quarter whic h was 51,343.53 sqm.  The vac anc y 
ra te showed  some dec line from 1.69% (H1_2022) to 1.59 (Q3_2022) 
for historic a l inventory while it inc reased  to 9.12% for new inventory. 

The overa ll, c omb ined  historic a l and  new, vac anc y inc reased  to  
2.48% in Q3_2022 (Tab le 1). Thus the more vac ant spac e  is 
expec ted  to b ring  relief from rap id  rise of rent p ric e.

ABSORPTION & DEMAND

With period ic  upda ting  of the sta tus of underc onstruc tion offic e 
build ings, the volume of fina lized  offic es ready for the market were 
assessed  in eac h quarter. In line with this the volume of 
underc onstruc tion was about 1.59 mln sqm  in the first quarter 
(Q1_2022) dec reased  to 0.97 mln sqm  in H1_2022 and  0.80mln sqm 
in Q3-2022 (Tab le 3). 

This result in reverse ind ic a ted  tha t 0.81 mln sqm and  0.32 mln sqm 
were injec ted  to the offic e market in H1_2022 and  Q3_2022 
respec tively whic h c auses more ava ilab ility of offic e spac e. 

The c omp letion of many c onstruc tion a ll over Add is Ababa  has 
a ffec ted  the vac anc y ra te and  net absorp tion. Thus as c ompared  
to the p revious quarter (H1_2022), inc reased  vac anc y ra te (Tab le 
1) and  less absorp tion was observed  in the c urrent quarter 
(Q3_2022). Signific ant c hange of rent p ric e was not a lso observed  
between the two c onsec utive quarter (H1_2022 & Q3_2022). 

RENTAL FEES

The offic e market in Add is Ababa , due to uneven d istribution of 
fac ilities and  business a re 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, Kirkos and  Arada  with average rent p ric e 633 
ETB, 507.41 ETB and  502.37 ETB per sqm respec tively. The least rent 
p ric e was a round  Nifas Silk La fto (411.26 ETB/ sqm). Nifas Silk La fto 
a rea  is c urrently bec oming as business d istric t and  thus the offic e 
market may rise signific antly in the future. 

Offic e market in Add is Ababa  a lso va ried  ac ross c lasses. The 
p ric e dec reases as we go from from c lass A to Class B & C with 
an average deepening of 7.86% (A/ B) and  11.43% (B/ C). 
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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.
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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.
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simplified

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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