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Ethiop ia?s annua l infla tion ra te ac c elera ted  to 34.72% in 
Marc h of 2022 from 33.63% in the p revious month, the highest 
read ing sinc e last Dec ember (35.14%).1 This inc rease oc c urred  
desp ite the rec ent administra tive measures to c ontrol 
infla tionary p ressures, namely the introduc tion of a  tempora ry 
p ric e c ap  for food  items as well as a  three-month ban on rent 
inc reases by land lords. 

Upward  p ressure c ame from both p ric es of food  (43.4% vs 
41.8% in February) and  non-food  items (23.5% vs 22.9%). On a  
monthly basis, c onsumer p ric es surged  4.21%, the la rgest rise in 
six months.

Regard ing exc hange ra tes, the Na tiona l Bank of Ethiop ia  has 
slowed  down the deva lua tion ra te in February and  Marc h, up  
to USD 1 for ETB 50.92 in Marc h 2022. On the para llel market, 
USD 1 was exc hanged  for ETB 64 in February 2022.

While rising  externa l deb t levels further weigh on the outlook is 
foc used  on the ec onomy to grow 4.94% in FY 2022, whic h is 
down 0.1 perc entage points from last month's forec ast, and  
5.51% in FY 2023.2

As we keep  on inc reasing our inventory  in the Centra l Business 
Distric t (CBD) from 360 (H2 2021) to 422 surveyed  build ings (Q1 
2022), the vac anc y has signific antly inc reased  to 1.42% whic h 
si higher than the p revious period  of 0.45%, while p ric es rema in 
reasonab ly fla t ac ross c a tegories. 

On February 13th, the Commerc ia l Bank of Ethiop ia  
inaugura ted  its HQ, CBE Tower, in the Sanga tera  a rea  of Add is 
Ababa . With 48 floors and  Built on an a rea  of 165,476 sqm, the 
c onstruc tion took five year, c osting  USD 303 million. While 
substantia l, it d idn't b ring  relief to the market as expec ted  due 
to Commerc ia l Bank of Ethiop ia  using the offic e spac es for 
their own use.

Class A build ings average a t ETB 502.44 per sqm, +8.12% 
above a ll c lasses average of ETB 461.21 per sqm. 

As c omp leted  CBD build ings in our stoc k tota l 2.15 million sqm, 
the volume of sqm under c onstruc tion reac hes 1.78  million 
sqm, with an estima te of  1.21 million sqm to be delivered  by 
the end  2022.  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.

Referenc es: 
1. Na tiona l Bank of Ethiop ia , Sec ond  Quarter Report, Marc h 12th, 2022.
2. Foc us-Ec onomic s.c om, (link), May 3rd , 2022.
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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

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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PAVING THE WAY

Add is Ababa  City Administra tion announc ed  in Marc h 2022 tha t 
it has inaugura ted  road  p rojec ts a ll over the c ity, built a t a  c ost of 
over 1.95 b illion ETB.

The c omp leted  road  p rojec ts in Add is Ababa  a re roads 
c onnec ting  Qusquam to Entoto, Shiro Meda  to Qusquam, Wello 
Sefer to Urael, La  Gare to Washington DC Square, Gerji Roba  to 
Mebra t Hayil, Woyira  to Bethel, CMC Mic hael overpass, Ras Desta  
to Qec henei and  Ha ile Garment to Jemo.

As the interc onnec tion of ac c essib ility from offic e build ings to 
roads p lays a  signific ant role in the renta l p ric es and  the demand  
of offic e build ings, we have notic ed  a  renta l va lue inc rease of 
offic e build ings loc a ted  a round  those new roads of 1.02%-5.12%.

And  though we have seen the inc rement of renta l ra te in Q1, the 
c omp letion of these p rojec ts as sta ted  by the c ity administra tion 
were c omp leted  in Marc h but have not been fully opened  for 
pub lic  use. Henc e we a re expec ting  a  delayed  impac t on the 
market and  a  more substantia l inc rease of the renta l p ric e in the 
next c oming quarters, mostly over 2022 and  2023.

VACANCY & AVAILABILITY

We have inc reased  the inventory from H2 2021 to Q1 2022 from 2 
million sqm to 2.15 million sqm. As a  result, the average vac anc y 
ac ross a ll g rades of CBD inc reased  from 0.45% to 1.42%. This 
c onfirms the overa ll low ava ilab ility of offic es. 

Grade A represents the highest vac anc y ra te (4.62% - CBD 
Previous stoc k /  2.63% - CBD New Stoc k). We now hold  a  tota l of 
1.2 million sqm poised  to be delivered  by end  of 2022, a  lower 
number than the p revious quarter rec orded , being 56.02% of the 
tota l inventory, expec ted  to b ring  some level of  relief to the 
market.

ABSORPTION & DEMAND

During the year of 2022 we have observed  the c omp letion  of 
over 47 new build ings tha t have been under c onstruc tion with a  
tota l of  664,337.60 sqm.

The c omp letion of these c onstruc tions has grea tly influenc ed  the 
net absorp tion tha t took a  nega tive trend  in  Q1 2022  a t -3.83% 
from the p revious quarter a t (-6.02%), ind ic a ting  a  lesser demand  
in the market than the p revious quarter.

The demand  has dec reased  from the p revious quarter by 0.45%. 
We notic e tha t the  vac anc y ra te (1.42% on average) is a  sign of 
adequa te absorp tion ac ross a ll c lasses and  the c omp letion of 
many c onstruc tion a ll over Add is Ababa  has not a ffec ted  the 
net absorp tion of the market as it d id  in the p revious quarter. We 
antic ipa te tha t demand  is still d riven by sma ll transac tions under 
1,000 sqm. 

RENTAL FEES

While deepening our identified  inventory in both CBDs (Previous 
Stoc k /  New Stoc k), p ric e d ifferenc es a re deepening in the 
Previous CBD stoc k with a  sp read  between Grade A and  Grade 
B of +7.40% vs. a  4.77% Grade B /  Grade C spread  henc e 
showing uniform p ric ing  between the two c lasses. 

The New CBD shows a  p ric e d ifferenc es with a  sp read  between 
Grade A and  Grade B, but on a  limited  stoc k (76 build ings, 
inc lud ing 2 in Grade A and  12 in Grade C). This c ould  be 
exp la ined  by the c urrent foc us of businesses on the Previous CBD 
stoc k for renta l, where there is more interest in higher grades 
build ings.
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Source: National Bank of Ethiopia
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Addis Ababa Offic e Market Summary - CBD Previous Stock , CBD New Stock, Overa ll

Addis Ababa Offic e Market Summary - Inventory of Previous Stock CBD by Sub-City

Map of CBD Previous Stoc k vs. CBD New Stoc k 

Note

What we have defined the "CBD - Previous Stock" (Blue pins on the map) and the "CBD - New  Stock " (Brown pins on the map) as 
defined and based on our inventory.
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Addis Ababa Offic e Market Summary - Office Development Pipeline /  Sub-City

Q1 2022 - 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.
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