Accra City Report
2018

Ghana

©JLL 2018

Overview

Accra, Ghana
Following a challenging few
years, Ghana recorded a strong
recovery in 2017 with GDP growth
rebounding to 8.5% from 3.7%
in 2016 (Oxford Economics).
Looking ahead, on the back of
stable elections at the end of 2016
which saw Nana Akufo-Addo
elected with almost 54% of the
vote, the upswing looks set to
persist. Typically underpinned by
exports of oil, gold and cocoa,
investors have been encouraged
by efforts to diversify the economy
in the last year, with agriculture
and services set to underpin more
stable growth.

Market Overview
As we write, Ghana looks set to have
one of the strongest economic growth
profiles on the African continent in
the short and mid-term. Indeed, the
country's recovery from 2016 has been
quite impressive, largely bolstered by
a pick up in oil production. Ghana’s
GDP growth has come in at 8.5%.
This growth has largely been fueled
by a pick up in oil production which,
according to the World Bank, rose by
16.6% against a decline of 11.2% last
year for the first nine months of the
year. Growth has also been supported
by a recovery in the services sector.
Although GDP slowed in H1 2018,
largely due to the adverse weather
conditions and the impact on the
agricultural sector, the economy is
expected to maintain a GDP growth
rate above 5% per annum to 2020.

Notable recent events

Investment Markets

Grit’s acquisition of Capital Place,
March 2018

The investment market for real
estate in Ghana, as is the case
across much of Sub-Saharan Africa,
can be characterised by negligible
transaction volumes over the last
few years, in line with the decline
in commodity prices. That being
said, through this period Accra has
benefited from a significant pick up in
the supply of quality real estate assets,
from office to retail, to hotels and
industrial. The recent acquisition of
Capital Place Corporate Offices by Grit
Real Estate Income Group at around
a 10% yield is a positive indication for
the market.
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Nonetheless, in the short term,
weakening demand and increased
supply has put pressure on vacancy
rates and rental growth assumptions,
though the highest quality assets have
largely remained fully leased. Accra is
well placed as a hub for business and
travel in West Africa and we expect a
pick up in the real estate market to
reflect that in the mid-term.
Outlook
Ghana has one of the most stable and
developed economies in Sub-Saharan
Africa and is one of the fastest growing
economies in the world over the last
ten years. The country is a major
exporter of natural resources and
has benefited from a substantial pick
up in oil production. Ghana is also
one of the world’s largest diamond
and gold producers and the second
largest producer of cocoa globally. As
such, the country should benefit from
the recovery in global commodity
prices through 2017/2018 which
should underpin economic growth.
Combined with this, the market will
look to Ghana’s ability to tackle a
substantial budget deficit. Revenue
mobilisation and tax compliance
are key, as is a sensible approach to
expenditure planning to contain the
government’s wage bill.
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In numbers

Population

29.5
million

GDP Growth

Wealth/capita

7.2%

USD 1,752

Office

200,000m2

Investment grade office stock

US$ 360-540/m²/annum
Prime rents

Retail

230,000m2

modern formal shopping malls

Investment

/0%

prime office yield

US$ 400-600/m2/annum
anchor tenants

US$ <950/m2/annum
line shops

Accra City Report | 2018

3

Accra, Ghana
Offices

Office stock

Vacancy rate

200,000m

2

5-25%

Investment Grade

Rent

Rental outlook

USD
360-540/m²/annum
Investment Grade

Stable

Source: Oxford economics, World Bank

Overview
Office supply in Accra is concentrated
in two areas. Accra’s Central Business
District (CBD) includes the West
Ridge and North Ridge districts and is
typically dominated by large financial
institutions as well as government
offices. Second, the Airport Area in the
north of Accra has seen substantial high
quality stock added to it in recent years
and benefits from its accessibility both
in regard to the airport and residential
areas.

Demand
The weak economy through 2016 has
reduced demand for office space in
Accra. Combined with a number of
new properties coming to the market,
there has been increased pressure on
vacancy rates and rental levels. As the
economy picks up through 2018, we
turn increasingly optimistic and expect

Recent completions
The Octagon
36,000m²
Ecobank Head Office
22,000m²
Accra Financial Centre
14,648m²
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this downward pressure to be balanced
somewhat. We are encouraged that
sentiment towards Accra appears to
be turning something of a corner with
international capital becoming more
active in the city. Over the longer term,
Airport City will become an increasingly
attractive option for global corporates
as quality supply comes to the market.
The area will still have completions with
the CBD, which has seen the completion
of a number of high quality assets.

completed this year) as an important
pillar for the investment case for the
zone. High quality office stock such as
Stanbic Heights, The Grand Oyeeman
and One Airport Square command the
highest rents in the city. In the past year,
landlords have had to become more
flexible on pricing to retain tenants with
pricing dipping below the US$ 50 per
square metre per month mark. However,
these assets remain well supported with
low vacancy rates.

Admittedly, the congestion is worse in
the CBD, although connection times
to the airport remain reasonable. Over
the longer term, both areas will have to
compete with Rendeavour’s upcoming
Appolonia mixed-use development.

Performance / Cost

Supply
There is substantial Grade B and
Grade C stock in Accra’s CBD, mainly
government buildings. Saying that,
some high quality Grade A stock has
entered the market recently with the
near-completion of The Octagon,
Heritage Tower and Ridge Towers, and
the Accra Financial Centre developed by
RMB Westport. Since 2004, the Airport
Area has emerged as a prominent
commercial zone with developments by
both international and local players.
Given that the proximity to the airport
is a key driver, we view the current
upgrade to the airport (expected to be

The CBD and Airport Area typically
achieve the highest rental levels at
US$ 30 to US$ 45 per square metre per
month. Secondary areas achieve rentals
between US$15 and US$ 30 per square
metre per month. The average vacancy
rate in the CBD and the Airport Area is
10% to 20% for new buildings, though
stabilised buildings perform better, with
the best assets enjoying just attritional
vacancy rates, while it ranges between
20% to 25% for used buildings. In our
view, demand should increase slightly
over the medium term given the robust
performance of the economy. The new
supply that is projected to come online
especially in the Grade P and Grade
A space (i.e. over 15,000m² of GLA)
over the next two years will cause an
oversupply, but we expect an increase
in vacancy rates to be reflected more
in lower quality older stock than newer
high quality product.

4

Accra, Ghana
Retail

Shopping malls

200,000230,000m2

Vacancy rate

5-50%

Investment Grade

Rent

Rental outlook

USD
400-600/m²/annum
Investment Grade

Stable

Source: Oxford economics

Overview
Accra has seen a number of high quality
retail centres added over the last few
years, raising concerns that the market
is starting to look fully saturated. Accra
Mall, the first modern large-scale
shopping centre to open in Ghana
in 2008 with 20,000m² of retail space
remains popular with low vacancy rates.
If our recent mid-week trip is a fair
representation, it remains the most
popular of the large Accra malls with
high footfall. West Hills Mall opened in
2014, as the largest mall in West Africa
providing 27,000m² of retail space,
some 4,000m² larger than Ikeja City Mall
in Lagos.

Demand
Congestion and the availability of
land have pushed recent completions
outside the centre, such as AttAfrica’s
Achimota Retail Centre (north)
completed in 2015, West Hills Mall
(west) completed in 2014, and RMB
Westport’s Junction Mall (east)
completed in 2014. The tenant profile
for these higher end malls is not
dissimilar to a typical mid to highend South African mall with a mix of
recognised brands such as Mr Price, TM
Lewin, Jet, and Swatch. As a general
rule, these malls tend to be anchored
by a recognised brand such as Shoprite.
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Smaller malls in the city centre, such as
Oxford Street Mall, remain tenanted but
with typically higher vacancy rates and
more heavily depreciated compared
to the larger malls mentioned above.
The challenge for this type of product
remains not only the competition from
the larger malls, but also issues to do
with traffic and congestion.

Supply
Supported by the peaceful elections in
2016, and on the back of a comparatively
upbeat economic growth outlook, there
are several retail centres planned for
construction in Accra which will add a
further 30,000m² to 40,000m² of stock
to the market. In our view, this pick
up in supply does create a headwind,
particularly in the airport area.
However, the improving economy
keeps us optimistic that rental levels
can be maintained. Saying that, we are
cautious to suggest a reversion from a
tenant market soon and would suggest
that it will be challenging in the current
market for landlords to demand rental
growth beyond what is acceptable to
cover inflation growth, which is likely
to remain in double digits for the
foreseeable future.

Performance / Cost
Rental levels in formal retail malls
range between US$ 30 to US$ 80 per
square metre per month. Vacancy rates
in historic malls such as Accra Mall or
Marina Mall are negligible, while the
newer quality malls experience vacancy
rates between 20% and 25%. Older,
more depreciated, supply can reach
vacancy rates of around 50%. With
the increase in supply and the weaker
growth, the market is tenant driven at
the moment. In what is a similar trend
to that which we are seeing in Nigeria,
historically tenants would pay rental
fees annually in advance. However, this
practice is declining, with landlords
accepting quarterly and, increasingly,
monthly payments. Encouragingly,
recent site visits of the key malls
suggests decent footfall and Accra Mall
in particular stands out.
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Accra, Ghana
Hotels and Hospitality

Tourism

Demand

Supply

Performance

From 2007 to 2017, air
arrivals to KIA achieved a
compound annual growth
of 6.5% - a 5.0% increase in
international arrivals and
17.1% increase in domestic
arrivals.

Medium to long term
fundamentals appear
favourable, particularly
for oil and gas prospects,
private sector investment
and improved infrastructure.

Accra is slowly nearing
the end of a supply cycle
with at least 1,000 keys
still expected to enter the
market by 2020.

Accra achieved a year-todate occupancy of 60.8% in
September 2018, compared
to 58.0% for the same period
in 2017. ADR has however
declined to USD 156, from USD
166 in during this period.

Investment
Accra remains an attractive gateway
for regional and international capital,
a trend supported by political and
economic stability. Investment has
been supported by a mix of local
and international capital. Like most
emerging markets in Sub-Saharan Africa,
Accra is focused on development, with
the historical undersupply and land
banking of local developers driving
this trend. The slowdown in demand in
the residential market has prompted a
number of investors to shift their focus
to the hospitality sector, giving rise to the
proliferation of the serviced apartment
sector. The sale of the Movenpick
Accra through an open market process
represents a significant milestone for the
Accra hotel market, as the largest single
asset hotel transaction completed in
Sub-Saharan Africa to date.

Outlook
The market is beginning to look
positive buoyed by the recovery of
resource prices, ongoing public and
private sector investment, although
the sizable upcoming supply cycle will
dampen hotel performance despite
favorable demand fundamentals.
Accra remains a strategic entry point
for investors looking for strong demand
fundamentals, political stability, and
relatively transparent real estate sector.
We anticipate that transactional activity
will increase in the next few years,
driven by a recovery of the economy,
owners looking to recycle capital and
more rational development costs. At
present, the high development cost in
Accra has placed downward pressure
on yields, particularly as a result of ADR
pressure.

895,021

International tourist arrivals in 2017

1,096

New rooms expected (2018-2020)

60.8%

*Occupancy ▲ 4.8%

Recent completions

Pipeline developments

Marriot Accra, 2018

Ascott Residences 1 Oxford Street,
2018

Ascott Residences Kwarleyz, 2018

Quick Facts

Radisson Blu Exchange Square, 2018
Hilton Garden Inn, 2018
Pullman Accra, 2018

US$156
* ADR ▼ 6%

US$95
* RevPAR ▼ 2%

*Source: STR Global, 2018
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Accra, Ghana
Industrial

Industrial space

Vacancy rate

100,000m

2

Low

Prime

Rent

Rental outlook

USD
96-120/m²/annum
Anchor tenants

Stable

Source: Oxford economics

Overview
The two major industrial areas
supporting Accra are located in Tema
and along Spintex Road, which is a
six-and-a-half mile stretch of semiindustrial road that runs from Accra
to the coastal port of Tema. Broadly
speaking, the prime industrial market
in Ghana remains under-developed
with only one major international
quality development having been built
by Agility in Tema. As the economy
improves, demand is increasing and we
feel confident that good quality space
priced in the US$ 96-120 per square
metre per annum range will get taken
up. Our confident view is echoed in
both Rendeavour’s ambitious Apollonia
project that will see considerable
industrial supply added to the market,
as well as the Dawa Industrial City. We
are optimistic for the growth prospects
for the prime sector of the market
as demand tracks expanding import
growth over the next decade.

Demand
We foresee definite potential over the
medium term as large sophisticated
occupiers look to enter the market to
cater to rising household income as
the economy improves. In the short
term, we anticipate that the limited
new quality stock that comes to
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market should be easily absorbed. The
government recently outlined a 10-point
agenda to transform the industrial sector
of the economy and to support the
establishment of industrial parks and
special economic zones in the country.

Supply
A notable development to watch is the
second phase of the Agility Distribution
Industrial Park in Tema. The second
phase will comprise seven warehouses
and several build-to-suit facilities
ranging from 5,000m² to 25,000m².
Some opportunities for further
development may arise in Tema due
to the port expansion project which
has recently commenced. However,
this is a medium to long-term prospect
in that this port is only expected to be
completed by the end of 2019.
In Sekondi-Takoradi, several sites have
been cleared along the Takoradi-Agona
Road. A notable development which
has recently broken ground is the
Dawa Industrial Zone, which is to be
developed on a 810 hectare land parcel.
It is situated near Ada in the Greater
Accra region. This development stands
to benefit from the construction of
Ghana’s largest power sub-station near
the site which cost an estimated
US$ 80 million to construct.

Performance / Cost
The average rental achievable is
approximately US$ 8-10 per square
metre per month for prime stock. We
forecast rental growth as modest in the
mid-term and in line with the growth in
escalations of around 5-6% per annum.
Vacancy rates for prime, international
standard space remain low, though rates
increase among more depreciated Grade
B assets. Prime yields for industrial
space are difficult to estimate given the
absence of comparable transactions.
However, we make the assumption that
north of 12% is a reasonable starting
point for a prime yield in Accra given the
current market. It is worth noting that
land is becoming increasingly expensive
in Accra, which means that there has
been an increase in activity in nodes
outside of Accra, mainly in the cocoa
and oil and gas sectors.
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Accra, Ghana
Commercial nodes

Achimota
Mall
Marina
Mall

Wсthills
Mall

The
Junction
Mall

Accra
Mall
R40

N6

Achiaman
Taifa

Haatso

N4

Madina

N6

Santeo

N1

Afuaman

Gbawe

N1

Kasoa

Ridг
Area

Airport
Rсidential
Retail
Office nodes

Accra City Report | 2018

CBD

Airport
City
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