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In the first ha lf of 2021, genera l infla tion ra te rema ins high, 
reac hing 24.5% in June, while the non-food  infla tion 
ranges between 14.5% in January to 19% in June and  July 
(Genera l & Non-Food Infla tion, Centra l Sta tistica l 
Agency). Shortage of c onstruc tion materia ls transla tes in 
c onstant p ressure on p roduc ts ava ilab ility and  c osts. 
Following the development of a  b lac k market, the 
Government dec ided  to deregula te p ric es and  ord ina ry 
Portland  c ement (OPC) from Mugar went from ETB 420 
(May 2020) to ETB 720 (+71%) per quinta l, ma tc hing the 
b lac k-market p ric e (2Merkato). 

With a  foreign c urrenc y b lac k market of USD a t +26% vs. 
offic ia l bank ra te, imported  c onstruc tion materia ls a re 
not c ompetitive on the loc a l market. In the 3rd  quarter 
2020-21 (January to Marc h 2021) the Na tiona l Bank of 
Ethiop ia  rec orded  ETB 81.3 million of investment in 
Ethiop ia , out of whic h 33% (ETB 26.6 million) went to 
c onstruc tion p rojec ts. Over the same period , out of the 
tota l loan d isbursement, 10%, or ETB 6 b illion (USD 130 
million), was for housing and  c onstruc tion p rojec ts. 

As we keep  on inc reasing our samp le base in the Centra l 
Business Distric t (CBD) from 279 (Q1 2021) to 316 surveyed  
build ings (Q2 2021), the vac anc y rema ins very low (>2%) 
and  p ric es reasonab ly fla t ac ross c a tegories. Class A 
build ings average a t ETB 454 per sqm, +32% above a ll 
c lasses average of ETB 343 per sqm. As finished  CBD 
build ings in our stoc k tota l 1.7 million of sqm, the tota l 
number of p rojec ts under c onstruc tion reac hes a lso 1.6 
million sqm, with an estima te of less than 200,000 sqm to 
be delivered  in 2021. Henc e, p ressure on ava ilab ility and  
p ric es sha ll c ontinue throughout 2021. 2022 is poised  to 
b ring  a  muc h la rger inventory of new build ings (1.2 million 
sqm) on the market. This c ould  ease the p ressure on the 
c urrent stoc k; however we c an expec t delays in delivery 
due to the c onstruc tion materia l p ric es and  shortage. 

Desp ite the c ha llenges, rea l esta te rema ins a  viab le 
investment to hedge aga inst deva lua tion of the Birr 
aga inst foreign c urrenc ies and  the infla tion. As suc h, we 
antic ipa te to see more and  more p rojec ts to be sta rted  
and  then sta ll during  when c ash run out or raw materia l 
p ric es hike aga in.
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Addis Ababa main administrative structure: 10 sub-cities. Our 
report focuses on parts of Arada, Bole, Kirkos, Lideta and Yeka  - 
Source: map by Miles 

CBD Area

http://www.miles-africa.com
http://www.miles-africa.com
http://www.miles-africa.com
http://www.miles-africa.com
https://www.linkedin.com/company/miles-africa-consulting
https://twitter.com/MilesConsulting
https://www.instagram.com/miles_africa_consulting/


A BANKING DISTRICT RISES

The a rea  c a lled  ?Sanga tera? loc a ted  between Na tiona l Thea tre 
and  Mexic o has been selec ted  to be the ma in banking a rea , the 
?financ ia l d istric t? of Add is Ababa , in a  short d istanc e from the 
Na tiona l Bank of Ethiop ia  and  in the footsteps of Awash bank, 
the first one to settle its headquarters there. 

Now, three of the la rgest Ethiop ian banks will hold  their ma in 
offic es in front of the historic a l Commerc ia l College and  Awash 
c urrent ma in offic e (Awash Bank /  Awash Insuranc e build ings). All 
a re expec ted  to be delivered  in 2021, sta rting  with NIB (37 floors - 
2021) and  then United  (35 floors) and  Zemen (30 floors). 

Outside of the Sanga tera  ?strip? but less than 500 meters from the 
Awash HQ and  ad jac ent to the Na tiona l Thea tre, the 
Commerc ia l Bank of Ethiop ia , the la rgest bank in the c ountry, 
sta te owned , is expec ted  to a lso open in 2021. The build ing  of 48 
floors, expec ted  to be the ta llest build ing  in the c ountry a t 
delivery, is stra teg ic a lly p lac ed  on a  c rossroad  down the street 
from the Ministry of Foreign Affa irs and  the Hilton, a  p restig ious 
loc a tion. In the same rad ius, Dashen bank is loc a ted  on Sudan 
street, in front of Ministry of Culture and  Tourism. Wegagen ma in 
offic es (23 floors), was c omp leted  in 2017 and  is loc a ted  off the 
strip , but fac ing the Add is Ababa  Stad ium, on the ma in a rtery 
going from Meskel Square to Mexic o Square. 

While Dashen, Wegagen and  Awash build ings have a lready 
been ac c ounted  for in the c urrent sqm inventory, the delivery of 
NIB, United  and  Zemen build ings, with Grade A offic es and  reta il 
p la tforms, may c hange the c urrent dynamic s of the c ity reta il 
and  CBD, tilting  it from its historic a l loc a tion west of Meskel 
Square to its eastern pa rt.

VACANCY & AVAILABILITY

We have inc reased  the inventory from Q1 to Q2 2021 from 942k 
sqm to 1.68m sqm. As a  result, the average vac anc y ac ross a ll 
g rades of CBD dec reased  from 2.59% to 1.71%. This c onfirms the 
overa ll lac k of ava ilab ility for offic es. 

Grade A represents the lowest vac anc y (2.33% - historic a l CBD /  
0.16% - new CBD). We have now a  tota l of 195K sqm poised  to 
be delivered  by end  of 2021, a  higher number than p reviously 
rec orded , but a  mere 12% of the tota l inventory, expec ted  to 
b ring  limited  relief to the market.

ABSORPTION & DEMAND

We ma inta in tha t desp ite the lac k of historic a l da ta  c ollec ted , 
we c an notic e tha t the very low vac anc y ra te (below 3% on 
average) is a  sign of fast absorp tion ac ross a ll c lasses. We 
antic ipa te tha t demand  is d riven by sma ll transac tions under 
1,000 sqm. It is noted  tha t suc h demand  is a lso a  result of the 
requirement from the Ministry of Trade & Industry and  Ethiop ian 
Investment Commission to make ind ividua l offic es per 
c ommerc ia l reg istra tion of c ompanies manda tory.

RENTAL FEES

While deepening our identified  inventory in both CBDs (Historic a l 
/  New), p ric e d ifferenc es a re deepening in the Historic a l CBD 
with a  sp read  between Grade A and  Grade B of +39% vs. a  
Grade B /  Grade C spread  of +23%. 

The New CBD shows a  more uniform p ric ing  with a  mere ETB 20 
between the higher and  lower c lasses, but on a  limited  stoc k (66 
build ings, inc lud ing 6 in Grade A and  7 in Grade C). This c ould  be 
exp la ined  by the c urrent foc us of businesses on the Historic a l 
CBD for renta l, where there is more interest in higher grades 
build ings.
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Addis Ababa Offic e Market Summary - CBD Historica l, CBD New, Overa ll

Addis Ababa Offic e Market Summary - Inventory of Historica l CBD by Sub-City

Map of CBD Historic al vs. CBD New 

Note

What we have defined the "CBD - Historical" (purple points on the map) and the "CBD - New" (blue points on the map) as defined and 
planned by Addis Ababa City Government.
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Addis Ababa Offic e Market Summary - Office Development Pipeline /  Sub-City

H1 2021 - Highlights
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Real estate searc h, 
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

This report is p roud ly made in Add is Ababa , Ethiop ia  - #MadeinEthiopia

CBD Total Inventory / Class CBD Average Prices / Class

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.

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.

http://www.miles-africa.com
http://www.miles-africa.com
http://www.miles-africa.com
http://www.miles-africa.com
http://www.miles-africa.com
mailto:contact@miles-africa.com

	Office Report - H1 2021
	Page 1
	Page 2
	Page 3
	Page 4


