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1. Introduction 

“I have walked that long road to freedom. I have tried not to falter; I have made 

missteps along the way. But I have discovered the secret that after climbing a great hill, 

one only finds that there are many more hills to climb. I have taken a moment here to 

rest, to steal a view of the glorious vista that surrounds me, to look back on the 

distance I have come. But I can only rest for a moment, for with freedom come 

responsibilities, and I dare not linger, for my long walk is not ended.” 

- Nelson Mandela 

South Africa (SA) is the most developed economy in Sub-Saharan Africa (SSA) and is 

provided with the most mature and sophisticated real estate market in SSA. All asset 

classes display moderate prime rents and yields and the involving risk is predictable. 

As a consequence, the investment strategies of many SAn real estate companies 

target the domestic market as their favorable investment destination.  

Nonetheless, slowly but surely SA´s real estate companies recognize the auspicious 

opportunities that SSA has to offer. The first SSA funds were opened up and several 

real estate companies include cross-border properties in their portfolios. Even some of 

the companies only focus on investing in SSA, creating a unique selling proposition.  

Different from that, SA´s big retailers are one step ahead. They have started their 

expansion plans precedent to the universal awareness of SSA`s potential. With an 

early realization of SSA`S changing consumer demand, they expanded first to SA`s 

neighbor countries and have continued to go further from there, with the exception of 

Ghana and Nigeria. Those two nations have been targeted specifically due to their 

population growth predictions and their richness in oil and gas. 
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Conflict, stagnation and dictatorship are put behind and the global perception breaches 

out towards a better face in many SSA nations. As an inspiring example, SSA`s 

increase in prosperity was led by achieving steady growth, deepening democracy, 

improving governance and a decrease in poverty  

A rising middle class throughout the nations provides a more sophisticated consumer 

market and eventually attracts global and domestic investors to react to the emerging 

demand. 

It is from high importance for SSA`s economies to ensure professional and consistent 

education and skills for their fast growing and mainly young population. Expanding their 

infrastructure systems is beneficial to work against the present deficits. By taking this 

into consideration, the recent and positive growth rates can change to persistent and 

inclusive growth.  

Mauritius, South Africa and Botswana are entitled with the most secure markets in 

SSA, showcasing the lowest risk profiles.  

The countries with a competent investment climate are Ghana, Kenya and Zambia. 

Those economies offer decent rent and yields, including mostly foreseeable risk. 

However, for some asset classes lower risk does not go in line with offering the lowest 

yields. Some economies are more secure than expected and these countries are from 

high importance for the risk-averse investor. 

Starting off with the basic conditions of planning a portfolio, this thesis will further point 

out the key dimensions of SA as an economy and its real estate markets and players. 

During the further procedure SA`s real estate companies and retailers are being 

analyzed in terms of their investment strategies. This demonstrates what kind of 

investment strategies SSA`s most developed economy pursues. To consider the 

question of whether SAn real estate companies do or do not invest outside of their 
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domestic market gives a first insight on the perception and reality of SSA as a region. 

Thereafter the focus is on SSA and its involving economies, before a significant view 

on five meaningful indicators is presented with attention on the SSA region. 

In a final step the origination of the Investment Atmosphere Indicator is demonstrated.   
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2. Planning a Portfolio 

Real estate as an asset class has become more complex and requires active and 

sophisticated management. Structural decisions regarding real estate are catching up 

to other asset classes. The expectations of real estate investments are high and the 

portfolio management focuses on the planning, development and controlling of the 

assets in the further procedure. Real estate market cycles are dynamic and ask for 

flexibility in the planning process concerning varying market constellations. The 

planning and development process is from high importance and directly bears upon the 

profits.1  

2.1. Strategic Planning 

Strategic planning stands for “a systematic process of envisioning a desired future, and 

translating this vision into broadly defined goals or objectives and a sequence of steps 

to achieve them.”2  

Strategic planning delivers the fundament for the operative planning process. On the 

subject of building a portfolio, the main elements are: 

1. Fragmentation of investor concerns and goals (Asset-level: Strategy, 

Performance, Risk) 

2. Regional and sectoral  investment fields (target asset allocation) 

3. Analysis and Observation of the market`s framework conditions 

Element one is unambiguous, but element two needs further details about the target 

asset allocation. The target asset allocation contains of the intended investment 

volumes and the investment destination. An analysis of the preferred market and the 

                                                
1
 (Ropeter-Ahlers & Vollrath, 2007, p. 160f.) 

2
 (Business Dictionary, 2014) 

http://www.businessdictionary.com/definition/systematic.html
http://www.businessdictionary.com/definition/process.html
http://www.businessdictionary.com/definition/vision-statement.html
http://www.businessdictionary.com/definition/goal.html
http://www.businessdictionary.com/definition/objective.html
http://www.businessdictionary.com/definition/achieve.html
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conditions of the real estate sector is highly recommended in order to outline chances 

and risk.   

The development of the target asset allocation incorporates the risk diversification 

method, which is based on Markowitz portfolio theory.3  

The theory is assumed to be known and therefore not to explained in this thesis.4 

In order to get a better view of the target investment destination, an analysis and 

observation of the markets is necessary: 

1. Currency movements and forecasts 

2. Current and predicted economical situation of the target investment destination 

3. Political stability 

4. Living conditions of the population 

5. Trends that affect the real estate sector 

6. Real estate market cycles 

7. Strengths and Weaknesses of the real estate market 

8. Performance and risk indicators of the real estate markets 

9. Attractiveness of the investment destination 

10. Analysis of the dominant players in the market 

11. Analysis of the juridical and tax system 

12. Analysis of the presence of corruption 

13. Analysis of the business environment 

 

                                                
3
 (Ropeter-Ahlers & Vollrath, 2007, p. 161ff.) 

4
 (for further information see Geltner, Miller, Clayton, & Echholtz, 2007) 
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2.2. Diversification 

It is negligent to invest all the available capital in one type of asset. When a downfall 

affects this certain type of asset there is no hedge for the invested money. The portfolio 

theory puts a figure on the advantage of diversification by adding portfolio risk and 

return, as well as presenting a regulation of proportions for different asset types.  

Across the board, assets which do not move together are predestinated for 

diversification, hence reducing the risk in a portfolio. In conclusion, the volatility of the 

included independent assets tends to cancel out.5  

A model only defining investor preferences by determining expected return and the 

standard deviation of expected return is simply not sufficient. Not least, because of 

considerable costs of international diversification and the varying objectives of different 

investor types.6 

Diversification is the reduction of the unsystematic risk. Possible subdivisions can be 

displayed in the following dice: 

                                                
5
 (Geltner, Miller, Clayton, & Echholtz, 2007, p. 531f.) 

6
 (Baum, 2009, p. 323f.) 
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Figure 1 - Options of Diversification - Source Own Illustraion (Referring to Thomas and Wellner) 

 

Regarding the constellation of portfolios, any number is virtually possible due to the 

heterogeneity of real estate assets.   

In general, a real estate portfolio can be divided by the type of use, the location and the 

characteristics. Within these dimensions further subdivisions are feasible.  
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Empirical data points out that the biggest diversification success can be achieved by 

investing in different locations. Especially the diversification throughout different 

countries or even continents is advisable. In this case, the systematic risk decreases, 

because the portfolio does not depend on a specific market risk, but only on global 

economic shocks.7  

The application of leverage extends a global portfolio due to the availability of extra 

capital. The additional acquisitions add more assets to the portfolio and therefore lead 

to an extension of diversification, hence a lower risk profile in the portfolio. 

When a global investment takes place, investors and/or fund managers apply local 

currency leverage with a ratio of 50-70%. As long as the prospective property yield 

exceeds the cost of debt, leverage has a positive impact on property return profiles.  

Moreover leverage can be a form of hedging when currency fluctuations appear.8  

2.3. Currency Risk 

Volatility in exchange rates stands in direct relation to an expected return of the 

investment. Therefore an unhedged investment leads to an increase in the overall risk. 

By looking at the statistics, two-third of the returns can be realized by currency 

fluctuations, facing only one-third related to property returns. As a result, developing a 

currency strategy is from high importance.   

The maximization of the risk and return profile in large companies is the duty of a team 

of currency experts. Those manage the company`s international currency exposure 

through all assets classes. By using a currency swap, global investments can be 

hedged and lead to a decrease in risk.   

The interest rate differential is an indicator for the movement of currency exchange 

                                                
7
 (Thomas & Wellner, 2007, p. 108f.) 

8
 (Baum, 2009, p. 336ff.) 
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rates. The banking system uses this information to manage the market for currency 

swaps.9 

2.4. Political and Title Risk 

An unstable political framework leads to inflation, increased taxes, lacking economic 

growth, currency devaluation and numerous other negative facts. None of them 

encourage a global investment.  

The government can execute restrictions for foreign investors. Besides additional 

taxation there are also possibilities of exchange controls. Moreover, there are special 

forms of ownership legislation for real estate and even nationalization of properties and 

land. Especially in the emerging countries, the insufficient existence of legal title states 

a problem.  

The perception of a country and its political framework has an impact on the intensity of 

investments targeting the country. They even lead to the fact that foreign investors 

determine the circumstances as an exclusion criterion.10 

2.5. Specific Risk 

Technical Meaning  

The acquisition of a portfolio of directly owned real estate assets requires a big amount 

of capital. With a domestic benchmark and strict domestic investments, specific risk will 

influence all investors, except the largest. Contrary, with a global benchmark in global 

invested capital, the specific risk and therefore the tracking error will be significantly 

bigger.  

Popular Meaning  

“Information asymmetry” leads to the opinion that international investments are more 

                                                
9
 (Baum, 2009, p. 336ff.) 

10
 (Baum, 2009, p. 341) 
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risky than investing in the home market. Investors are afraid of the advantage of local 

players due to their knowledge about the market and/oror the legal and tax structure. 

By going into a joint venture it is possible to involve local knowledge into the investment 

and cut out portions of risk.11 

2.6. Taxation Issues 

Incurring costs and taxes lead to a reduction of the investor`s profit. Even if an investor 

is tax-exempt in the home market, it is more likely to face a withholding tax and other 

taxes linked to the foreign investment. In general, investors use debt financing to 

reduce their net income. Facing a tax penalty in form of a withholding tax applied to 

income will offset the loan interest payments against the rent. The results are capital 

gains on equity.  

Tax shocks can have a huge impact on the performance of a portfolio or investment. 

Again, joint ventures with domestic partners help to avoid these circumstances. 

By founding single asset companies, a tax reduction can be realized by selling shares 

instead of the whole property. Nevertheless, this method introduces another taxable 

factor next to the investor, the properties and the entities.  

The complexity of the tax structure asks for professional advice and guidance 

throughout a project or investment. Yet, it is necessary to achieve a profitable return 

and lower the risk through tax issues.12 

 

  

                                                
11

 (Baum, 2009, p. 342) 
12

 (Baum, 2009, p. 343f.) 
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3. South Africa – The country`s Profile 

3.1. Geography 

South Africa is bordered by Namibia, Botswana, Zimbabwe, Mozambique, Swaziland, 

the Indian Ocean and the Atlantic Ocean and includes the landlocked country of 

Lesotho.  

 

Figure 2 - Location of South Africa - Source Google Maps 

 

With 1,219,090 sq. km. SA is the 25th biggest country in the world and marks 2,798 km. 

of coastal line.13   

There are three major geographic sections. First the narrow and fertile valleys extend 

                                                
13

 (Central Intelligence Agency, 2013) 
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at the coastal area. The second part is the Great Escarpment with the Drakensburg 

Mountains as its highest peaks reaching throughout the whole of SA. The third and 

biggest division is the African Plateau, including a part of the Kalahari Basin, in the 

central regions of SA.14 

3.2. Population 

SA has a population of around 48.5 million people from which 62% live in the urban 

area. Therefore SA is the world`s 28th biggest country, showing an annual rate of 

change in urbanization of 1.21% (2010-2015 est.).15   

SA presents three different capitals: The administrative capital Pretoria, with a 

population of 1.51 million, which is situated in the north-east of the country, the judicial 

capital Bloemfontein with 0.5 million in the center and the legislative capital Cape Town 

at the Western Cape, containing a population of 3.5 million. Besides, there are two 

other major cities: Johannesburg in the inlands with 3.8 million and Durban at the coast 

with 3.0 million.  

The religious affiliation of SA can be split up in 36.5% Protestant, 7.1% Catholic, 1.5% 

Muslim, 36% other Christian, 15% none and minor others.   

Moreover SA`s population decreases on average by 0.48% (est. 2014) and features a 

considerable extended life expectancy of 49.56 years (222th in the world). Whereas it 

has to be highlighted that almost half of the population is under 25 years old. SA is 

ranked 93rd in terms of birth rate from about 19 births out of 1.000 in population. 

SA´s sex ratio is balanced.  

With eleven official languages existing throughout SA, the most spoken language is 

Zulu (22.7%), followed by Xhosa (16%), Africans (13.5%) and English (9.6%) and 

some others. Even though English is ranked just fourth, it is the language of the 

                                                
14

 (About.com, 2014) 
15

 (Central Intelligence Agency, 2013) 
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government and media, as well as mostly understood in urbanized areas. The country 

shows an illiteracy rate of only 7%, which shows the difference to developing countries 

in SSA.16 

3.3. Historical Background and Political Framework 

After apartheid dominated the country for several years, SA became a constitutional 

democracy. It is arranged with a three-tier system of government and an independent 

judiciary. 

SA is divided into nine provinces: Eastern Cape, Free State, Gauteng, KwaZulu-Natal, 

Limpopo, Mpumalanga, North West, Northern Cape and Western Cape.  

SA is a member of the World Trading Organization (WTO), the Group of Twenty (G-

20), the South African Custom Union (SACU), Cooperation for Fair Trade in Africa 

(COFTA), African Growth and Opportunity Act (AGOA), South African Development 

Community (SADC) and the African Union – all helping SA to establish further 

stability.17 

3.4. Infrastructure 

Air 

A presents a well established air transport system. It consists of 728 airports, whereof 

146 provide paved runways. The ten biggest airports handle almost 98% of the 

country´s commercial traffic, including the three international getaways of 

Johannesburg (O.R. Tambo International Airport; 18.8 million passengers/year), Cape 

Town (Cape Town International Airport; 8.4 million passengers/year) and Durban (King 

Shaka International Airport; 4.5 million passengers/year).18 With nine major airlines and 

                                                
16

 (Central Intelligence Agency, 2013) 
17

 (AEDI -African Economic Development Institute, 2014) (International Trade Administration, 2014) 
18

 (Airports Company South Africa, 2014) 
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a far stretched flight schedule, SA`s main cities are flawlessly reachable via air 

service.19  

Port 

Since 96% of SA export commodities are shipped via sea, the eight commercial ports 

are the most important transshipment points for the rest of Africa, as well as for 

shipping overseas. They are located in Richards Bay and Durban in KwaZulu-Natal; 

East London, Port Elizabeth and the Port of Ngqura in the Eastern Cape; Mossel Bay, 

Cape Town and Saldanha in the Western Cape. Transnet National Ports Authority 

(NPA), a state owned corporation, is in charge of the administration of the ports.20 

Rail 

The railway system is from high importance in case of strategic matters. It connects the 

ports of SA with the rest of SSA. With 20,247 km SA`s rail network covers 80% of 

Africa`s whole rail infrastructure and is therefore the 14th longest railway system on the 

planet.21  

Road 

An immense amount of capital expenditure was poured into the road transportation 

system due to the 2010 FIFA World Cup. On account of this, SA´s road network 

provides the most developed connectivity in entire of Africa, offering roads with a total 

amount of 747,000 km.22  

Communication 

SA is provided by a well established communication system with 99.9% of the system 

                                                
19

 (SouthAfrica.info, 2014) 
20

 (SouthAfrica.info, 2014) 
21

 (SouthAfrica.info, 2014) 
22

 (SouthAfrica.info, 2014) 
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being digital. SA´s technology in general is the most modern and advanced one in the 

whole of SSA.23  

Energy 

The energy supply is mainly generated by the state-owned corporation Eskom. Due to 

the steadily increasing demand, an energy supply infrastructure plan of R340 billion 

was set up by Eskom and SA`s Department of Energy to compensate the disparity.24 

Water  

After turning into a democracy, SA´s government launched a program in order to 

eliminate the accumulated demand in water supply and sanitation. Although this 

program had a huge impact on SA, a high focus on further improvement and 

maintenance needs to remain in the planning process. Particularly the divisions of SA, 

which are onerous to reach with sufficient qualitative water, have to be targeted.25 

3.5. Economy  

Gross Domestic Product  

The current GDP of SA accounts for US$350.63 billion. With an expected GDP growth 

rate from about 2% for 2014, the country continues to benefit from its consolidated 

political and economical stability. Unfortunately SA can´t keep up with the 6%-average 

growth rate in SSA.   

The following chart illustrates SA´s annual GDP growth rate compared to SSA, 

Germany, UK, the US and the World.  

                                                
23

 (SouthAfrica.info, 2014) 
24

 (SouthAfrica.info, 2014) 
25

 (Water and Sanitation Program - Africa Region, 2011) 
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Figure 3 – Annual GDP Growth Rate - Own illustration via World Bank 

 

The Gross Net Income (GNI) per capita amounts for US$7,610, using the atlas method 

of the World Bank, which points out the backlog towards western developed nations, as 

well as the preponderance against other SSA countries.26  

 

 

Figure 4 - GNI per capita (atlas method) - Own illustration via World Bank 

                                                
26

 (World Bank, 2013) 
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Currency 

The official currency in SA is the South African Rand (ZAR). ZAR is available in coins 

and in banknotes - One US$ worth 10.89 ZAR.27   

 

Figure 5 - Currency Chart - Source XE 

 

Financial Institutions  

SA`s central bank is the South African Reserve Bank (SARB). Additionally there are 

eleven locally-controlled banks, six Foreign-controlled banks, 14 Branches of foreign 

banks, 42 Foreign Bank Representatives, three Mutual banks and few others.28   

Interest rate  

                                                
27

 (XE, 2013) 
28

 (FinForum, 2014) 
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Since the inflation rate exceeded its target level, the SARB was in duty increase the 

repo rate to 5.75%. With US$49.21 billion the foreign exchange reserves can cover 

5.76 (US$8.54 billion) months of import.29   

Stock exchange  

In terms of market capitalization the Johannesburg Stock Exchange (JSE) is ranked 

first in Africa and 16th in the world, representing the SSA´s hub for financial services. 

More local and international investors, driven by better yields, enter the market, and 

help the JSE steadily advance over the past years 10 years, except for the time of the 

financial crisis.30  

 

Figure 6 – South Africa Stock Market - Source Tradingeconomics 

                                                
29

 (Tradingeconomics, 2014) 
30

 (Tradingeconomics, 2014) (Central Intelligence Agency, 2013) 
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Public debt  

In fact, public debt has significantly increased over the past four years and stays at 

46.1% of the GDP in 2014. It can be anticipated to grow even more when 

accomplishing the planned infrastructure expansions.  

Import and Export  

SA frequently displays a trade deficit, resulting from lacking exports of commodities 

and high dependence on import goods such as fuel and high value added goods. Even 

SA is the major exporter of chromium and platinum, it is still not sufficient enough to 

stabilize the trade balance.31  

Inflation and CPI  

The inflation rate in SA averaged 9.43% from 1968 to 2014. The record low in the past 

years was recorded at 0.20% in January of 2004 and the all time high of 20.90% in 

January of 1986.   

The CPI is highlighted at a record maximum of 111 Index Points in August 2014, 

averaging only 29.33 in the past 54 years.32   

 

Figure 7 - Inflation Rate - Source Trading Economies and Statistics South Africa 

                                                
31

 (Tradingeconomics, 2014) 
32

 (Trading Economies, 2013) & (Kenya National Bureau of Statistics, 2013) 
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Foreign Direct Investment  

After attracting an FDI inflow of US$8 billion in 2013, SA is proudly receiving one fifth of 

Africa´s total FDI inflow of 2013, mainly driven by Greenfield and new investments in 

the consumer goods sector.33  

3.6. Economic Sectors 

 

Figure 8 - Contribution to GDP Growth in 2013 - Source SouthAfrica.info 

 

 

 

 

                                                
33

 (Reuters, 2014) 
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Manufacturing 

Manufacturing is the third largest contributor to SA`s GDP.34 Various factors in this 

sector are the reason for SA`s competitiveness in the global economy: agro-

processing, automotive, chemicals, information and communication technology, 

electronics, metals, textiles, clothing and footwear.35  

Tourism 

SA generates a significant amount of foreign currency through tourism. By contributing 

only 3.0% directly to the GDP in 2013 tourism generates a variety of new jobs and 

therefore additionally boosts the GDP. In 2013, 9,616,964 visitors crossed the borders 

of SA and spent US$6,605,348,400.36 A main issue is the sensitive reaction of the 

tourism sector to internal security situations.37  

Mining and Natural resources  

SA natural resources are gold, chromium, antimony, coal, iron ore, manganese, nickel, 

phosphates, tin, rare earth elements, uranium, gem diamonds, platinum, copper, 

vanadium, salt and natural gas. SA provides the highest amounts of platinum, 

chromium and gold in the entire world.38  

Agriculture 

Only 12% of the land in SA can be used for agriculture and no more than 22% of this 

land constitutes of high-potential arable land. Still, SA is self-sufficient and a net food 

                                                
34

 (World Bank, 2013) 
35

 (Media Club South Africa, 2014) 
36

 (World Travel and Tourism Council, 2012) 
37

 (South Africa Tourism, 2014) 
38

 (World Bank, 2013) 
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exporter. Main export goods are protea cut flowers, maize, wine, citrus, grapes, sugar, 

apples, pears and quinces.39 

  

                                                
39

 (SouthAfrica.info, 2012) 
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4. South Africa`s Real Estate Sector 

The residential sector remains mostly unaffected with modest price growth rates for the 

near future. Due to higher inflation and reasonable economic environment prices will 

reach a plateau. Since yields are not shaping up well in this sector, residential real 

estate in SA does not attract domestic and SA investor`s attention.40 

 

Figure 9 - Prime Rents
41

 for Residential Property in South Africa - Source Own Illustration 
(Data:Knight Frank) 

 

The office market is dominated by demand for high-quality space in secure and 

accessible areas. Johannesburg faces limited new developments and even those are 

mostly tenant-driven. Moreover speculative projects are rarely seen. 

The shift of the prime office location from the CBD in Johannesburg to the suburban 

area of Sandton quickly gained a pioneer-status. The development of Century City in 

Cape Town in the late 1990s and the gentrification of the areas of La Lucia and 

Umhlanga in Durban replicate this movement. The aftermath: A relocation of the urban 

structure from wrongheaded CBDs towards well-conceived, accessible and 

                                                
40

 (Knight Frank LLP, 2013, p. 36) 
41
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contemporary property districts. Consequently vacancy rates in the CBDs are steadily 

increasing and rental growth is expected to be more diffident.42 

SA presents the most advanced retail market in SSA, but a slight decline of the 

demand for retail space is observable. Nevertheless, with several international retail 

companies entering the SAn market, the prime locations still present low vacancy rates 

and considerable high retail rents.43 

SA is provided with more than 200 shopping malls and it slowly but surely stems the 

informal retail sector in the urban areas. The retail sales per capita stand at US$ 2,500 

and a rising middle-class brings in manifold opportunities for differentiated products 

and private labels. Yet, with the highest spending power in SSA, consumers in SA still 

show high brand loyalty.44 

The industrial market features decreasing vacancy rates and upward pressure on 

capital values in certain areas. The market is more likely to remain an occupier-driven 

market, even though the supply decreases and investors are open to speculative 

developments in anticipation of a promising growth path. Extensive infrastructure plans 

and the involving employment help to provide an optimistic progression in this sector.45 

                                                
42

 (Knight Frank LLP, 2013, p. 36) 
43

 (Knight Frank LLP, 2013, p. 36) 
44

 (AT Kearney, 2014) 
45

 (Knight Frank LLP, 2013, p. 36) 
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Figure 10 - Prime Rents for Office, Retail and Industrial Property in South Africa - Source Own 
Illustration (Data:Knight Frank) 
 

Another meaningful indicator for the real estate sector is the IPD Annual Property 

Index, which was published last for the financial year of 2013. “The IPD South Africa 

Annual Property Index measures ungeared total returns to directly held standing 

property investments from one open market valuation to the next and in the year to end 

2013 returned 15.3%.”46 

 

                                                
46
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Figure 11 - IPD South Africa Annual Property Index Value and Return per Annum - Source IPD 

 

SA´s property market had its peak between 2004 and 2007 before hitting the financial 

crisis. Since 2011 the real estate sector has been slowly recovering. 

The all property capital value of SA`s property accounts for US$ 18.7 billion with 1,356 

properties divided into retail (61%|288properties), office (23%|438properties), industrial 

(11%|524properties) and others (5%|101properties).47 

                                                
47

 (IPD, 2013) 
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Figure 12 - Asset Split of IPD`s South Africa Annual Property Index – Source Own Illustration 
(Data:IPD) 

 

4.1. South African Real Estate Companies and their Investment 

Strategies 

Alongside the increase of global investments into SSA, the property markets do not lie 

level. With SA leading the way and accounting for US$800 million in commercial real 

estate transactions in 2012, the rest of the SSA area lags behind. The SA property 

market is by far the largest and most mature one in the whole of SSA. SA real estate 

companies and funds control the domestic markets.  

By looking across the borders of SA, the property markets are significant smaller and 

more opaque. More importantly these markets are yet not attractive to foreign real 

estate investors. However, the impressive progress of the SSA area is slowly 
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recognized by domestic SAn investors, trying to make their way into the region and 

partake of the promising growth path.48 

The first real estate company being analyzed is Atterbury. The company confirms the 

tendency of investing into other SSA economies. The company confirmed the 

completion of eight shopping centers in 2014. Six of them are situated in SA and in 

addition each one landmark shopping center opens in Ghana and Namibia. The Grove, 

Mall of Namibia is a coproduction with domestic Namibian partners, the Frontier 

Property Trust and Demushuwa Developers, bringing in local expertise and knowledge. 

The mall is Namibia`s first shopping center likewise the largest property investment that 

took place in the country.  

The acquisition of 85% stakes of Accra Mall in Ghana, a co-production with financial 

service group Sanlam, was the start of the recognition of SSA`s real estate investment 

potential.49  

Sanlam, the biggest life insurance company in SA, initiated a SSA real estate fund and 

presents strong results and further acquisitions regarding its in Mauritius listed fund. In 

addition further acquisitions are planned: for example an A-grade office tower in Lagos, 

Nigeria. The CEO of the funds advisor references to Nigeria`s population growth and 

the lack of high-quality real estate supply.  

Furthermore the Sanlam Group lists property in 11 SSAn countries and aims to build 

up a portfolio of more than US$ 500 million over the medium term. In a progressive 

quote Sanlam`s CEO proclaims: “The company is a strong demonstration of our 

                                                
48

 (Knight Frank LLP, 2013, p. 8) 
49

 (Dontoh & Kew, 2012) 
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entrepreneurial ability and is a further step towards us being able to provide the 

investor community with a comprehensive suite of products for Africa.”50 

With focus on real estate, Attacq is one of the leading capital growth funds in SA. The 

investment strategy centers the attraction to “long-term sustainable capital growth 

achieved through actively investing in and managing land, property development rights 

and investment properties and benefiting from key long-term strategic relationships and 

alignments. Capital appreciation on completed properties and vacant land is 

supplemented by development and redevelopment profits generated within the 

Company.” 51  

 

Figure 13 - Attacq`s Investment Strategy - Source Attacq 

 

Key differentiators comprise a qualitative portfolio with milestone properties and the 

involvement in existing retail and office developments in excess of 400,000 sq. m.. 

                                                
50

 (van der Merwe, 2014) 
51

 (Attacq Limited, 2014) (Attacq Limited, 2014) 
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Attacq holds an effective 32.5% (25%strategic) in shares of Atterbury Africa through 

their wholly-owned subsidiary Atterbury Investment Holdings International (AIHI). By 

making use of this vehicle, Attacq has the opportunity to take part in the arising growth 

of SSA`s economies and consequently profit from them. The company`s future is 

secured due to the Waterfall Business Estate project in Tshwane, Johannesburg. With 

1.75 million sq. m. the development takes up 10-15 years in terms of project duration 

and therefore it provides a considerable pipeline. 

The company`s core business is located in SA including all asset classes, except 

residential, and spreading throughout all metropolitan areas. The portfolio outside of 

SA includes investments in Ghana, Mauritius, Namibia and Zambia, which Attacq 

accounts for as an investment or an investment associate. Further they also target the 

European market, investing in England, Germany and Luxembourg. 

The focused areas can be split up in 65% investments and 35% developments, 

whereas the strategy for the long-run is to invest 70% in SA, 20% across Africa and 

10% internationally. 

Since Attacq concentrates on capital growth rather than on the distribution of income, 

the company will not look out for REIT status.52 

Last year`s listing on the JSE simultaneously had an indicating effect on the South 

African real estate sector: “We’re very pleased to welcome Attacq onto the JSE. This is 

a much anticipated listing in a sector that has enjoyed good growth in the past years 

as Africa’s property development needs expand. It’s a sector that is well understood by 

both local and international investors,” said JSE director of issuer and investor relations 

Zeona Jacobs.53 

                                                
52

 (Attacq Limited, 2014) (Attacq Limited, 2014) 
53

 (Taylor, 2013) 

http://www.engineeringnews.co.za/topic/attacq
http://www.engineeringnews.co.za/topic/africa-company
http://www.engineeringnews.co.za/topic/property-development-company
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The next big player is Hyprop Investments Limited. The company is one of the oldest 

listed property companies in SA, founded in 1988. Nowadays Hyprop is of the 

reputation of SA´s largest listed specialized retail shopping center REIT. The strategy 

includes “full or majority ownership of high quality shopping centres in South Africa. 

With effective control of its prime assets, Hyprop can draw on the depth of in-house 

management expertise to achieve continued investment. A focus on a continually 

enhanced tenant mix and redevelopment of existing assets ensures improved 

performance, supported by attention to escalating rental levels and closely monitoring 

arrears and overheads.”54 The company wants to become the leading listed property 

fund in Africa and displays a portfolio of twelve selected prime shopping centers in SA.  

In pursuance of their strategy, Hyprop expands their investment activities to SSA and 

co-invests with Attacq Limited. Hyprop holds 37.5% stakes of Atterbury Africa and as a 

consequence also claims investments in Ghana and Zambia. The future path seeks the 

acquisition of existing large high-quality shopping centers and the development of new 

ones in aspiring urban clusters in Africa. In order to fulfill the vision, Hyprop allocated 

US$265 million.55 

RMB Westport, which is connected to the Johannesburg-situated Rand Merchant 

Bank, managed to close their Real Estate Development Fund with a volume of US$ 

250 million. The fund`s target is Western Africa and its aim is to react to the increasing 

demand for qualitative office and retail properties in SSA. RMB Westport is specialized 

on real estate management and development of industrial, commercial and retail 

properties and its strategy contains the development of value-added real estate 

projects in high-yield geographies in SSA. The company predominantly targets the 

geographies of Nigeria, Angola and Ghana with an opportunistic view of other SSAn 

                                                
54

 (Hyprop Investments Limited, 2014) 
55

 (Hyprop Investments Limited, 2014) 
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jurisdictions, excluding SA. The fund`s total investment into Ghana adds up to US$ 42 

million and up to US$ 71 million into Nigeria, with several other investment 

opportunities in the pipeline. The preferred asset classes are the retail and office 

sector.  

The investment strategy is driven by a view on “oil and mineral reserves, continued 

urbanization, deepening financial systems, expanding middle class and structural 

changes being undertaken by reform-oriented governments.”56   

Moreover the strategy targets equity investments in development projects. The building 

standard strives for high-quality properties that fulfill international needs and norms. 

The target investment size is between US$15 and US$40 million and includes an 

aspired exit after two to four years. RMB Westport is highly aware of the supply and 

demand imbalance and endeavors to encounter the desideratum. The fund has strict 

investment principles: 

1. Promising environments with a shortage in supply 

2. Business environments that generate outstanding returns  

3. No space for corruption 

4. Awareness of possible risks 

5. Affiliation with local knowledgeable partners 

6. Secure anchor tenants  

7. Pre-lease a large proportion of the projects57  

By looking at JSE listed companies which focus their business on real estate, one trend 

is apparent: The focus of business activity lays on SA. Only a few exceptions advance 

into the SSA economies, whereas their core investments stay within SA. 

                                                
56

 (RMB Westport, 2014) 
57

 (RMB Westport, 2014) (RMB Westport, 2014) 
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Figure 14 - JSE Listed Companies with Focus on Real Estate – Source Own Illustration 

 

The worst performance was accomplished by Hospitality Property Fund Limited (-23%), 

Delta Property Fund (-8%), Redefine International (-6%), Fairvest Property Holdings 

Limited (-2%) and Rebosis Property Fund (0.18%). 

Delta International Property Fund, founded in June 2014, promises to be the first JSE-

listed real estate fund that realizes high growth opportunities outside of South Africa. 

The fund is a pan African, US$ income underpinned, property investment fund. It is co-

listed on the JSE and Bermudan stock exchange. The company`s strategy is to acquire 

a large amount of properties in so called “first wave countries” like Ghana, Kenya, 

1 Acucap Properties Limited ACP yes no

2 African Dawn Capital Limited ADW yes no

3 Ascension ASCEN yes no

4 Attacq Limited ATT yes yes Ghana, Mauritius, Namibia, Zambia

5 Bonatla Property Holdings Limited BNT yes no

6 Capital Property Fund Limited CPL yes no

7 Capital & Counties Properties CCO no no London

8 Delta Property Fund DLT yes no

9 Delta Internaitonal Property Holding DLI yes yes Morocco, Mozambique

10 Dipula DIB yes no

11 Emira Property Fund EMI yes no

12 Fairvest Property Holdings Limited FVT yes no

13 Fortress Income Fund FFA/FFB yes no

14 Fountainhead Property Trust  FPT yes no

15 Freedom Property Fund FDP yes no

16 Growthpoint Properties Limited GRT yes no

17 Hospitality Property Fund Limited HPA yes no

18 Hyprop Investments Limited HTTP yes yes Ghana, Zambia

19 Premium Properties Limited PMM yes no

20 Rebosis Property Fund REB yes no

21 Redefine Properties International Limited RDF yes no

22 Resilient Property Income Fund Limited RES yes yes Nigeria

23 Sable Holdings Limited SBL yes no

24 Safari Investments Limited SAR yes no

25 Sanlam Limited SLM yes yes Ghana, Nigeria, Tanzania

26 Sycom Property Fund Managers Limited SYC yes no Leipzig

27 Texton Property Fund  TEX yes no

28 Vukile Property Fund Limited VKE yes yes Namibia

29 Vunani Property Investment Fund VPF yes no

No. Company Stock symbol
Investing in 
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Mozambique and Morocco. After positioning in those markets, the next step will be to 

target the “second wave countries”, calling at Angola, Gabon, Nigeria, Tanzania, 

Tunisia, Zambia and Zimbabwe. As for now, Delta International holds one property in 

Morocco and one in Mozambique, displaying a 50/50 allocation. 

The fund`s core investments are “A-Grade office buildings and dominant shopping 

centers with strategically located hotels and distribution centers, with long term 

bluechip leases competing the portfolio. Opportunistically, the Fund will consider 

residential property acquisitions in rapid urbanisation areas if underpinned by bluechip 

corporate head leases.”58 

The possible jurisdictions underline certain criteria such as a shortage in supply, a 

promising economic forecast, sophisticated policy and political reform. Moreover it 

highlights assignable property rights, a knowledgeable and experienced property team, 

as well as economies that are rich in resources and/or commodities and therefore 

guarantee foreign money inflows. 

Development and leasing risk is to be avoided and at the same time the acquisition of 

unfinished developments with unsecure income streams or properties exhibiting 

vacancies are not to be considered.59 

Vukile Property Fund Limited, listed on the JSE in 2004 and the Namibian stock 

exchange in 2007, is the first SAn property company that claimed REIT status in April 

2013. Vukile seeks strong contractual cash flows in pursuance of capital appreciation 

and long-term sustainability. The company`s vision constitutes: “Through our proactive 

management and the sustainable growth of our diversified portfolio, Vukile aspires to 

be a leading property company by providing a top quality experience for our tenants 

                                                
58

 (Delta International Property, 2014) 
59

 (Delta International Property, 2014) 
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and their customers and in so doing generate superior returns for our stakeholders.“60 

Vukile`s strategy aspires a convergence of the selected factors in order to optimize 

short and medium-term returns. 

 

Figure 15 - Vukile Property Fund Limited`s Investment Strategy - Source Vukile 

 

The overweight targeted asset class is retail, but the company also invests in office and 

                                                
60

 (Vukile, 2014) 
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industrial properties. Except one retail property in Namibia, the whole investment mass 

is situated in SA.61 

Last but not least Resilient Africa is a property development and holding company and 

is co-owned by Resilient Properties, Shoprite and Standard Bank. The main objective 

is to “develop quality shopping malls in all dominant metropolitan areas throughout 

Nigeria which will offer the public an unsurpassed tenant offering and shopping 

experience in a modern mall environment.”62 By using the knowledge and experience 

of Resilient Properties as a developer and Shoprite as an anchor tenant, Resilient 

Africa targets a market penetration of retail malls in Nigeria. The shopping malls are 

well-conceived and embrace the possibility to expand in the case of a surging 

consumer demand, ensuring to remain the focal point of the selected area. Moreover 

strategic joint ventures are inevitable to make sure a vibrant retail sector will be brought 

to Nigeria and consequently let the economy profit from it.  

The conglomeration of malls shall be held in the long-term perspective to create a 

Nigerian portfolio and transform it into REIT status. Deductive, it is offered to the 

broader Nigerian population to be able to place small investments and partake in the 

evolving high-quality retail sector.63 

4.2. South African Retailers Expansion Plans into Sub-Saharan 

Africa 

In terms of analyzing Investment Strategies of South African Real Estate Companies it 

is from high importance to take SAn retailers and their expansion plans into 

consideration. With their own real estate development departments or an affiliation with 

local developers, the SAn retailers recognize the evolving potential and expand 
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 (Resilient Africa, 2014) 
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throughout SSA. Therefore the expansion plans are significant indicators of high-

potential investment destinations. 

Contemporary retailing in SSA identifies one noticeable feature: SAn retail companies 

spread out and dominate the markets. Coming from the most sophisticated and mature 

retail market in SSA, SAn brands such as Pick 'n Pay Stores Limited, Shoprite Holdings 

Limited and Woolworths Holdings Limited go one step further and expand to their 

neighbor economies step by step. In the favor of being companies out of the African 

continent, they managed to realize SSA`s growth potential at first, outpacing global 

investors that were still seeking quick profits in the Asian and Latin American markets. 

Deriving from political and economical barriers, the Southern African Development 

Community (SADC) had a huge impact on the given expansion of SA`s leading 

retailers. The key intention is “to achieve economic development, peace and 

security, and growth, alleviate poverty, enhance the standard and quality of life of the 

peoples of Southern Africa, and support the socially disadvantaged through Regional 

Integration. These objectives are to be achieved through increased Regional 

Integration, built on democratic principles, and equitable and sustainable 

development.”64 

The Shoprite Group of Companies is SA`s largest retailer, frequented by 70%65 of all 

SAn consumers and accounting for more than 250 corporate and almost 40 franchise 

stores in SSA. By taking a look at their geographical spread, Shoprite`s awareness of 

the positive development of SSA is conspicuous. In each of the SSAn countries 

(Angola, Botswana, Ghana, Lesotho, Madagascar, Malawi, Mauritius, Mozambique, 

Namibia, Nigeria, Swaziland, Uganda, Zambia, and the Democratic Republic of the 

                                                
64

 (Southern African Development Community, 2014) 
65

 (Research by AMPS) 

http://www.sadc.int/sadc-secretariat/directorates/office-deputy-executive-secretary-regional-integration/
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Congo) high quality supermarkets opened their doors to react to a changed quality of 

customer needs. 

 

Figure 16 - Shoprite`s Geographical Spread - Source Shoprite 

 

The Group brings extensive support and development programs into the countries in 

order to support small suppliers to fulfill Shoprite`s assigning standards. Moreover the 

proliferation throughout SSA generates job and skills opportunities for the domestic 

population and hence fosters further growth, employing 15,633 locals in the non-SA 

operations. 

The Shoprite Checkers Property Division is responsible for the Group`s expansion 

program. Their assignment is: “Identifying and leasing new supermarket premises or 

developing new shopping centers to accommodate a supermarket”, always by looking 
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at long-term development.66 

The first-mover advantage helped the Group to claim big market shares outside of SA 

presenting 163 stores in 16 countries. The foreign contribution to overall profits alone 

could increase from 11% up to 14% from 2010 to 2013. Nevertheless, this year`s 

general growth is not satisfying, presenting the lowest numbers in eight years. 

Consequently another aggressive expansion plan takes place in pursuance of 

additional market shares. For 2015, the expansion plan targets more openings in 

Africa`s resource-rich economies. Underdeveloped infrastructure, non-transparent law 

systems and unfortunate supply chains do not have obstructing appeal.67 

Pick n Pay Holdings Limited and Pick n Pay Stores Limited is the second big player in 

SA. Since 1968 the two investment holding companies are listed on the JSE.  After 

opening up the first stores by Raymond Ackermann in 1967 the company expanded 

throughout SA, followed by crossing the borders to their neighbor economies. 

Nowadays Pick n Pay is represented in SA, Namibia, Botswana, Zambia, Mozambique, 

Mauritius, Swaziland and Lesotho and further holds 49% in shares of TM 

Supermarkets, a Zimbabwean supermarket business. Claiming 111 store openings in 

the financial year of 2014, Pick n Pay now highlights a total of 1,128 group stores in 

SSA, 98 of them outside of SA. The 1,076 SAn stores employ over 50,000 people and 

enter more than 5,000 suppliers and service providers with orders. 68 
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Figure 17 - Pick n Pay`s Geographical Spread - Source Pick n Pay 

 

The company´s expansion plan targets Ghana in the next year. According to Nielsen 

the motives are obvious: Ghana’s solid growth was driven by political stability, sound 

macroeconomic policies, high gold and cocoa prices, and oil revenue. In addition to 

Ghana, other markets such as Nigeria are on the spot for further expansion.  “There is 

the potential to do business in Nigeria. It is complicated but there are 190-million 

people and it’s growing, and therefore we’ll continue to keep both East and West Africa 

on watch” 69, says Pick n Pay`s CEO Richard Brasher. The like-for-like sales outside of 
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SA increased by 7.8% in the first half of 2014 and the company will encroach upon the 

emerging markets of SSA.70 

 The third big player is Woolworth Holdings Limited. Recently this year the company 

took over the Australian department store chain David Jones for US$ 2.2 billion. 

Nonetheless Woolworth still announced to open 15 more stores in SSA in the next two 

to three year, mainly targeting Kenya, Mauritius and Namibia.71 Together with their 

already existing 82 stores outside of SA the company is present in 11 countries with 

42,000 sq. m. trading space in SSA (Botswana, Namibia, Lesotho, Swaziland, Ghana, 

Kenya, Tanzania, Uganda, Zambia, Mozambique and Mauritius). The Woolworth 

Group completed the conversion of 33 franchise stores in Botswana, Ghana, Namibia 

and Swaziland into corporate stores in order to gain more market share in those 
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 (Moorat, Business Day Live, 2014) 
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economies.72

 

Figure 18 - Woolworth Holding`s Geographical Spread - Source Woolworth 

 

Despite Woolworths` exit in the Nigerian market, the company’s head of international 

operations, Paula Disberry, sees high potential in the Western African market and 

would not hesitate to re-enter the market if the business environment changes. Most 

problematic are high rents and duties, as well as unreasonable port congestions and 

finding appropriate prime-quality retail space.  

                                                
72

 (Woolwoth Holdings Limited, 2014, p. 80f.) 
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5. Building the Cross-Border Portfolio 

Investments in global property are underlined by problems such as currency risk, 

international tax issues or non-transparent data. Nonetheless, the opportunities are 

immense and investors create their way around these obstacles in order to gain higher 

returns or diversify their portfolios.  

The common way of globally investing is the usage of unlisted funds, which mostly 

represent the same performance attributes as direct investments in the short to 

medium horizon, as well as giving the opportunity of diversification against financial 

market assets. REITS are an alternative to unlisted funds, offering high liquidity, tax 

advantages and good pricing.73  

This chapter points out the status quo of the economical situation of the SSA region to 

give insights on economies with a promising investment atmosphere. 

5.1. Sub-Saharan Africa on a Rise 

Conflict, stagnation and dictatorship are put behind and the global perception breaches 

out towards a better face in many SSA nations. As an inspiring example, SSA`s 

increase in prosperity was led by achieving steady growth, deepening democracy, 

improving governance and a decrease in poverty. Unfortunately in many cases the 

accomplished changes by the sparkling SSAn nations are overshadowed by 

uncomfortable news of other African economies.74  

In the 1980s and 1990s the African nations were economically struggling, highlighting 

an average growth of 3% or less and expeditiously have been labeled as a continent 

without a future. Beginning in the 2000s, SSA starts its ascent and showcases GDP 

growth by more than 5% on average. Consequently most of the SSA economies 
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perform better than their global competitors. Subsequently many economies were 

upgraded to high or mid income countries by World Bank in 2012. 

 

Figure 19 - GDP per Capita (PPP) in Africa – Source IMF and Knight Frank 

 

In many economies the good development is a result of increasing commodity prices - 

Western Africa takes advantage of rising oil prices and Zambia uses the export of 

copper. Even though Africa only accounts for 4% of the global GDP, the International 

Monetary Fund (IMF) augurs the continent with glowing forecasts. But even other 

nations without extraordinary blessings of national resources perform profoundly well 

due to their obtained political stability, improved governance and new trading routes.  
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Figure 20 - GDP Forecast 2013-2017 (average growth p.a.) - Source IMF and Knight Frank 

 

 

Figure 21 - Surging Growth in the Emerging Countries - Source World Bank and Center for Global 
Development 

 

In the whole of Africa, steadily increasing urban population brings new opportunities for 

advanced labor markets, decreasing transportation costs and a growing consumer 

market. Starting with an urban population of only 32% in 1990, the 2010 percentage 

was already at 40%. Beyond that the numbers are expected to grow even more, 

forecasting an urban population of 47% by 2025. Key cities such as Nairobi, Dar es 
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Salaam and Kinshasa will face a 70% bigger population by that time. 

There are still many challenges, but the fundamental changes made open up a high 

potential growth path for the future. By reducing poverty, increasing trade and 

investment, as well as adopting democracy as a regular habit, the SSA region marches 

on good grounds on the global economy watch.75  

Five key features stand out for the SSA region as the impulses for the upswing: 

1. More democratic and accountable governments 

2. More sensible economic policies 

3. The end of the debt crisis and changing relationships with donors 

4. The emergence of a new generation of policymakers, activists, and business 

leaders 

5. The spread of new technologies 

As a result from the end of the Cold War and the apartheid in the 1990s, governmental 

changes towards democracy were made. Moving from three democratic nations in 

1989 to 23 nations in 2008, a progressive movement is more than obvious. The 

democratic evolution is neither perfected nor on the same level throughout the nations, 

but will continue to be the centre of attraction in order to stabilize the affected 

economies. In this case “Democracy means not only elections but greater adherence to 

basic political and civil rights, more freedom of the press, and stronger political 

institutions.”76 

Going back in time SSA suffered from large budget deficits, double-digit inflation, 

growing debt burdens, thriving black markets, shortages of basic commodities, and 

rising poverty. By focusing on economic policies, a more business friendly environment 
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is the guiding principle.  

The crisis of 1990 affected the SSA region considerably and was the reason for high 

debt burdens. The Stabilization and Structural Adjustment programs by the 

International Monetary Fund (IMF) came into focus and was introduced counteracting 

for the stagnating economies and to solve the problems of the significant borrowings. 

While some recovered on their own, the Heavily Indebted Poor Country (HIPC) 

initiative and the Multilateral Debt Relief Initiative (MDRI) encouraged others to get 

back on track. In recent years the marks, left by the debt crisis, slowly disappeared and 

the tense affiliation to the donor countries soothed. Correspondingly to Country-led 

Poverty Reduction Strategies, the nations provide a much healthier surrounding for 

donor support and therefore establish a platform for sustainable development. 

In addition, a new class of well educated and global proficient opinion leaders brings 

new vision to SSA and turns the political and economical viewings and conditions of 

the past inside out.77  

A rising middle class throughout the nations provides a more sophisticated consumer 

market and eventually attracts global and domestic investors to react to the emerging 

demand. On grounds of this transformation, especially the retail market is on the rise. 

New developments and shopping malls are introduced to SSA. Still, SA remains the 

most mature retail market, but other economies finally sense the potential in retailing. 

Since modern and high quality retail space is required by international and SAn 

retailers, SSA is urged to act. The big retail projects will most likely target urban 

clusters, while small-scale trading will linger in the smaller cities and rural areas.78 
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Figure 22 - Prime Retail Rents in Africa - Source Knight Frank Research 

 

New technologies in SSA are indispensable in terms of “relaying information on prices 

and shipments of goods in real time and facilitating the transfer of funds with simple 

text messages.”79 Consequently this advanced infrastructure system opens up for new 

chances for business and political accountability.80 Access to services and information 

is now available and stimulates the growth path. Within 12 years the mobile penetration 

rate increased from 2% up to 70%, announcing Africa as the fastest growing mobile 

market.81 
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Figure 23 - Mobile connections in Africa - Source Wireless Intelligence and Knight Frank 

 

One of the biggest achievements is the use of mobile banking, providing many African 

inhabitants with a bank account for the first time in their lives. For example, in Kenya 

one third of the national GDP is transacted through mobile banking.  

The technology sector is on the upturn and rising demand for adequate office space is 

required. Large multinational IT companies as well as Africa`s leading telecom 

providers seek their new working spaces in SSA. Eventually less big companies profit 

from new technology incubators and innovation centers. These environments provide 

inventive bureaus. Due to an interaction on these technology campuses, even more 

and faster progress can be achieved. On that note Lagos, Nairobi and Cape Town 

established themselves as the technology hubs for West, East and South SSA. 

Nevertheless, an important driver still remains the oil and gas industry in many SSA 

economies, not to mention the banking sector. What more, these divisions call for 

representative office spaces and puff up prices in metropolitan areas. It is not 

uncommon to pay up to US$150 per sq. m. per month in Luanda, Angola`s capital, 

outpacing megacities such as London and New York. Besides, prime office rents of 
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US$85 are not uncommon in Lagos, Nigeria. Lagos and Luanda represent the 

exceptions, but high office rents are widespread throughout the SSAn area. 

 

Figure 24 - Prime Office Rents in Africa - Source Knight Frank Research 

 

Most problematic is the saturation of demand for qualitative office space, discouraging 

global companies that try to enter the SSA markets. Even though many developments 

take place, the supply of adequate office space is limited and forces complication for 

many cities in SSA such as Dar es Salaam (Tanzania) and Lusaka (Zambia).  

Not surprisingly many of SSA`s megacities rank under the Top 50 in Mercer`s “2014 

Cost of Living” report, even presenting number one Luanda and number two 

N`Djamena. On the other hand Cape Town and Johannesburg are ranked under the 

Last 10 cities with number 203 and 205. 
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Figure 25 - Cost of Living 2014 - Own Illustration (data: Mercer) 

 

 

 

 

total total total

1 Angola Luanda 1 1 0

2 Chad N`Djamena 2 4 2

3 Seychelles Victoria 13 22 9

4 Gabon Libreville 19 21 2

5 Congo, Democratic Republic of Kinshasa 20 33 13

6 Nigeria Lagos 25 36 11

7 Congo, Republic of Brazzaville 28 40 12

8 Mali Bamako 29 39 10

9 Senegal Dakar 40 51 11

10 Cote d'Ivoire Abidjan 43 38 -5

11 Cameroon Douala 44 46 2

11 Cameroon Yaounde 44 55 11

12 Benin Cotonou 87 102 15

13 Djibouti Djibouti 101 42 -59

14 Niger Niamey 103 31 -72

15 Togo Lome 105 113 8

15 Burkina Faso Ouagadougou 105 131 26

16 Kenya Nairobi 117 147 30

17 Mozambique Maputo 122 120 -2

18 Ghana Accra 128 110 -18

19 Rwanda Kigali 146 121 -25

20 Sudan Khartoum 153 163 10

21 Mauritius Port Louis 165 173 8

22 Zambia Lusaka 174 148 -26

23 Tanzania Dar es Salaam 178 186 8

24 Zimbabwe Harare 181 193 12

25 Ethiopia Adis Ababa 186 182 -4

26 Mauritania Nouakchott 191 199 8

27 Uganda Kampala 194 205 11

28 Botswana Gaborone 197 184 -13

29 Gambia Banjul 199 190 -9

30 Malawi Blantyre 201 209 8

31 South Africa Johannesburg 203 187 -16

32 South Africa Cape Town 205 197 -8

33 Namibia Windhoek 210 207 -3

Rank Rank in 2014 Rank in 2013 ChangeCityCountry
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5.2. Foreign Direct Investment and the Attractiveness of Sub-

Saharan Africa 

Africa attracts more and more investors every year. The consequence is a steady 

increase of FDI inflows. They are now more than five times higher than they were in 

2000. Although the headway is remarkable, Africa only accounts for a share of 3.9% of 

the global FDI inflows with US$57 billion. Asia, on the other hand, still remains number 

one investment destination. The biggest proportion of FDI flows into the economies 

with an extensive oil and gas sector such as South Africa, Nigeria and Mozambique, 

whereby SA could almost double their number compared to 2012.82 

 

Figure 26 - Share of Global FDI Inflows and Total Amount in US$ billion - Source Own Illustration 
(Data:UNCTAD) 

The attractiveness of a region or country is a good indicator for possible investment 

opportunities. The Ernst & Youngs (EY) attractiveness survey points out the 

“perception” and “reality” of FDI of the observed country or region.  The survey helps 
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governments to recognize the obstacles that hinder economic growth and also 

enhances investment decisions that have to be made by investing in a certain country 

or region.  

Nowadays, Africa is held in high esteem when it comes to the perception of being a 

valuable place to invest in, slowly becoming the second most attractive region.   

As a result from unstable political backgrounds, the number of new FDI projects 

decreased in the whole of Africa, but on the other hand could increase by 4.7% in SSA 

once more in 2013.   

Three significant key tendencies stand out from the survey:  

1. SSA share of FDI rises 

2. Intra-African momentum builds 

3. Consumer-facing industries rise in the prominence 

First, the 2013 survey SSA displays an all-time high in terms of shares in African FDI 

projects and job creation. While SA is still the leading force for FDIs in SSA, other 

countries such as Ghana, Kenya, Nigeria, Mozambique, Tanzania and Uganda come in 

focus on the global investment market.  

The second significant tendency is an increasing share of intra-regional investments 

within Africa as a result of better value chains and strengthened regional integration. 

An all-time high of 22.8% intra-regional investments take place within the African 

continent, with SA as the main supplier of capital followed by Kenya and Nigeria. 

Nevertheless, the US and the UK are still on top of the list in terms of bringing capital 

into Africa. Moreover, intra-African investments are second highest worldwide after 

Western Europe and they are also accountable for the second highest originator of jobs 

in Africa.  
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The third tendency comes from a transformation from the resource-driven sectors to a 

rising prominence of consumer-facing industries in these days. The extractive industry 

used to attract most of the FDI, but now stands at a record low. Contrary to that, the 

consumer-facing industries such as technology, media and telecommunications (TMT), 

retail and consumer products (RCP) and financial services feature a steady growth 

path. Yet, in absolution the extractive industries continue to attract the highest 

investment in the next two years.  

When it comes to FDI one problem occurs: The difference between perception and 

reality that exists all through Africa. Companies already situated and established in 

Africa see the attractiveness on the upswing and predict FDIs are more likely to grow in 

the next three years and also endorse an improvement in attractiveness over the past 

years. Consequently they implement strategies to extend their investment strategies on 

the continent and therefore contribute further growth and attractiveness for others. 

Unrewardingly, non-African companies tend to be more suspicious about Africa`s 

recent and future growth path in terms of attracting FDIs. 

 

Figure 27 - Attractiveness of Africa – Source EY’s 2014 Africa Attractiveness survey (total 
respondents: 503) 

 

Urban clusters and big cities are more than ever the centre of attraction for investment 

and economic activity. The largely sized infrastructure improvements help to connect 

the cities and facilitate the transport. Roughly 50% of the interviewed people name a 
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SAn city as a valuable destination, calling Johannesburg first with 34%, followed by 

Cape Town with 15%. In addition the key cities highlighted are Nairobi (Kenya) with 6% 

and Lagos (Nigeria) with 5%. The responding investors also point out some challenges 

that need to be faced in order to let investments into urban centers thrive: infrastructure 

(77%), consumer base (73%), local labor cost and productivity (73%) and a skilled 

workforce (73%).  

There are three key hubs situated in SSA that are accounting for more than 40% in 

shares of FDI. There is SA in the South with 24%, Nigeria in the West with 9% and 

Kenya in the East with 8%. In this manner perceptions can match up with the reality. 

Albeit: Again, companies that are already situated and established in Africa recognize 

the potential in other regions in SSA, whereas companies from outside of Africa most 

likely will choose SA as their investment destination.83 

5.3. Transparency 

A good indicator for transparency in the real estate industry is the Real Estate 

Transparency Index by Jones Lang LaSalle (JLL), which was first published 15 years 

ago.  

The goal of the Transparency Index is to determine a composite score in order to put 

the 102 analyzed markets worldwide in comparison. The different markets are 

examined by 115 separate factors (quantitative data points; survey questions).  

Based on surveys the Transparency Index gives an outlook on the following factors: 

1. Performance Measurement 

2. Regulatory and Legal Factors 

3. Governance of Listed Vehicles  

                                                
83

 (Ernst & Young, 2014, p. 5ff.) 
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4. Market Fundamentals  

5. Transaction process84 

The dominant global commercial real estate markets could move up to pre-crisis levels 

in terms of capital market activity. In addition investors could increase their risk 

disposition and advance into new type of segments and assets. Simultaneously, 

governments establish an awareness of a poor composition score as an indicator for 

low investments, a low quality of life and an appalling relationship between citizens and 

their government. Moreover the focus needs to lay on regulatory enforcements since 

they lost face due to corruption scandals and high-profile building scandals. On the 

other hand transparency profits are generated by “open-data” policies, which allows for 

online access to land registry information, for example.85 

The 2014 issue shows that the SSA markets feature the highest increase in terms of 

transparency. Accordingly, they came more into focus as a destination for real estate 

investment opportunities in the last two years. By improving first and foremost the 

governmental and regulatory framework, SSA presents five out of the ten best 
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improving countries in terms of the change in score.  

 

Figure 28- Top Transparency Improvers (2012-2014) - Source JLL, LaSalle Investment Management 
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Nevertheless, the development comes from a low basis and an increase can be easily 

accomplished. Thus, Africa continues to be the most opaque continent, displaying six 

out of the ten least transparent countries.86  

 

Figure 29 - Global Real Estate Transparency Index 2014 - Source Jones Lang LaSalle 

 

A huge impact on the improvement of the transparency level in SSA comes from 

increasing market regulations and a better data availability, but also the transaction 

process.  

Especially Kenya, Ghana and Nigeria became the centre of attraction for international 

corporate investors, constituting regional hubs for East and West Africa, due to positive 

and effective improvements in the following sectors: manufacturing, technology and 

                                                
86

 (Jones Lang LaSalle, 2014, p. 14) 

Rank Economy
INVESTMENT 

PERFORMANCE

MARKET 

FUNDAMENTALS

LISTED 

VEHICLES

REGULATORY 

AND LEGAL

TRANSACTION 

PROCESS

2014 

COMPOSITE 

SCORE

1 South Africa 2,4 3,4 1,3 1,6 1,4 2,1

2 Botswana 3,2 4,7 2,3 2,6 2,2 3,1

3 Mauritius 4,3 3,8 2,8 2,4 2,1 3,1

4 Kenya 4,2 4,4 2,4 2,5 2,3 3,3

5 Zambia 4,2 5,0 2,6 2,8 2,3 3,5

6 Uganda 4,6 5,0 5,0 3,0 2,7 4,0

7 Ghana 4,5 4,9 5,0 3,2 2,6 4,0

8 Nigeria 4,4 4,9 2,8 3,7 3,8 4,0

9 Mozambique 4,6 5,0 5,0 3,3 3,9 4,2

10 Angola 4,7 5,0 5,0 3,7 3,8 4,4

11 Ethiopia 4,8 5,0 5,0 3,8 4,3 4,5

12 Senegal 4,8 5,0 5,0 3,8 4,6 4,5
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telecoms, finance, outsourcing, retailing and hospitality.87  

 

Figure 30 - Sub-Saharan Transparency Index - Source JLL Global Real Estate Transparency Index, 
2014 

 

5.4. Doing Business 

World Bank`s “Doing Business” Report investigates 189 different economies and 

makes them comparable in terms of business regulations domestic companies have to 

face during their life cycle and also points out the protection of property rights. The ten 

significant indicators are:   

1. Starting a business 

2. Dealing with construction permits 

3. Getting electricity 

4. Registering property 

5. Getting credit 

6. Protecting minority investors 

7. Paying taxes 
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 (Jones Lang LaSalle, 2014, p. 3f.) 
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8. Trading across orders 

9. Enforcing contracts 

10. Resolving insolvency 

Once more SSA presents five out of the ten best improving countries in the year of 

2013/14. Moreover the SSA countries implemented 75 out of 230 new regulatory 

reforms worldwide in order to simplify the process of doing business. Hence, the SSAn 

is the top region in this matter. 

SSA presents the second highest average improvement of distance to frontier scores 

after Europe and East Asia claimed this spot in previous years. Unfortunately in the 

SSA area the gap between the worst and the best frontier scores are noteworthy. Yet, 

the highest distance to frontier score is above a score of 70, showing a large backlog to 

other developed countries, but also the opportunities that can be accomplished by 

implementing more regulations.  

In addition SSA implemented the most regulatory reforms in absolute in 2013/14, 36 of 

them were helpful to build up legal institutions and 39 lowered the complexity and costs 

of regulatory processes. As a result, SSA is ranked second after Europe and East Asia, 

with a share of 75% economies implementing at least one reform making it easier to do 

business in 2013/14.88  

When it comes to making it easier to register property, SSA displays the highest 

number of registration reforms in 2013/14, supporting the registration process to lower 

costs, time and procedures required.89  
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Furthermore the SSA region contains five countries with an improved regulatory 

structure for their credit reporting.90  

In pursuance of strengthening minor investor protections the Organization for the 

Harmonization of Business Law in Africa (OHADA), a consolidation of 17 Western and 

Central African nations, adopted the essentially modified Union Act on Commercial 

Companies and Economic Interest Groups on January 30, 2014. The major changes 

are the introduction of a new corporate structure, new forms of securities and more 

apparent provisions.91  

The SSA region ranks last in the overall scoring of the strength of minority investor 

protection, displaying a huge deficiency and hence, if counteracted, an opportunity for 

luring more investments into the region.  

 

Figure 31 - Strenght of Minor Investor Protection - Source Doing Business Database 

 

The report also shows that it is from high importance for individuals and businesses to 
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have access to land registry`s full geographical coverage.  Only 27% of the world`s 

nations are able to make a registry available with full coverage of private land 

throughout their economy. In addition only 34% of these offer a cadastre with full 

coverage. SSA covers one of the smallest shares regarding full coverage of private 

land. The SSAn nations need to enlarge their registries and cadastres conducive to the 

most possible efficiency. Therefore all private land and assessable property need to be 

listed throughout the whole economy.92 

 

Figure 32 - Coverage of Private Land - Source Worldbank Database 
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 (World Bank, 2015, p. 63) 
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Further, the SSA region can`t come up with good performances concerning having a 

credit bureau or registry providing online access to credit data and having a credit 

bureau or registry providing credit scores.93   

Over a nine-year-period (2004-2012) the total tax profit, which includes labor and 

“other” taxes, in the Doing Business countries reveals a 9.1% decrease. The peak was 

in the years of the financial crisis (`08-`10) and the average stands at 1.8%. After the 

crisis a cascading tax rate can be observed, with an average of only 0.3% in 2011. 

“Other taxes” declined the most, particularly in the SSA region by cause of the 

replacement of the cascading sales tax with the VAT.  

Facing a drop in total tax rate over the whole observation period in all regions, SSA 

could register the biggest deterioration with 17.0 %, yet coming from the highest basis. 

Nevertheless, the changes in tax structures and the resulting downfall help the SSA 

region to approximate to the other regions, presenting a 53.4% average total tax in 

2012.  

                                                
93
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Figure 33 - Regional Average Total Tax Rate - Source Worldbank Database 

 

Moreover a reduction in the profit taxes is used as an instrument to lower the total tax 

rate. Hence, this movement attracts more businesses to enter the formal sector, off 

from the informal sector. By extension it causes economic growth and eventually 

corresponds to being a magnet for more investments.94  

Looking at the enforcing contracts section, the SSA region shows a high variation in the 

overall sample. Some countries enact only few limitations and others many.95  

Again, in terms of making it easier to resolve insolvency, SSA is ranked best together 

with the OECD high-income countries, counting the reforms that were put into practice. 
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Most advantageous features are a promotion of reorganization and the pick up on the 

likelihood of successful outcomes in insolvency proceeding.96 

 

Figure 34 - Ease of Doing Business 2015 - Source Worldbank 

                                                
96

 (World Bank, 2015, p. 41) 

total SSA

1 Mauritius 28 74,81 1 0

2 South Africa 43 71,08 2 0

3 Rwanda 46 70,47 3 0

4 Ghana 70 65,24 5 1

5 Botswana 74 64,87 4 -1

6 Seychelles 85 63,16 7 1

7 Namibia 88 62,81 6 -1

8 Swaziland 110 59,77 9 1

9 Zambia 111 59,65 8 -1

10 Cabo Verde 122 57,94 10 0

11 Mozambique 127 56,92 17 6

12 Lesotho 128 56,64 11 -1

13 Tanzania 131 56,38 13 0

14 Ethiopia 132 56,31 12 -2

15 Kenya 136 54,98 14 -1

16 Gambia, The 138 54,81 19 3

17 Sierra Leone 140 54,58 16 -1

18 Gabon 144 53,43 15 -3

19 Mali 146 52,59 18 -1

20 Côte d'Ivoire 147 52,26 26 6

21 Togo 149 51,29 31 10

22 Uganda 150 51,11 22 0

23 Benin 151 51,1 33 10

24 Burundi 152 51,07 21 -3

25 São Tomé and Príncipe 153 50,75 27 2

26 Nigeria - Kano .. 50,41 34 8

27 Cameroon 158 49,85 20 -7

28 Comoros 159 49,56 24 -4

29 Sudan 160 49,55 23 -6

30 Senegal 161 49,37 37 7

31 Madagascar 163 49,25 25 -6

32 Malawi 164 49,2 30 -2

33 Equatorial Guinea 165 49,01 29 -4

34 Burkina Faso 167 48,36 28 -6

35 Niger 168 47,63 32 -3

36 Guinea 169 47,42 36 0

37 Nigeria 170 47,33 40 3

38 Zimbabwe 171 46,95 38 0

39 Liberia 174 46,61 35 -4

40 Nigeria - Lagos .. 46,41 42 2

41 Mauritania 176 44,21 39 -2

42 Congo, Rep. 178 43,29 43 1

43 Guinea-Bissau 179 43,21 41 -2

44 Angola 181 41,85 44 0

45 Congo, Dem. Rep. 184 40,6 45 0

46 Chad 185 37,25 46 0

47 South Sudan 186 35,71 48 1

48 Central African Republic 187 34,47 47 -1

49 Eritrea 189 33,16 49 0

Economy
Ease of Doing Business 

Ranking 2015
Overall DTF

Ease of Doing Business 

Ranking 2014
Change
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5.5. Corruption and Bribery 

On a continent such as Africa, where corruption and bribery is present on a daily basis, 

it is indispensible to take its negative effects into consideration . 

As a matter of fact, the amount of global bribery accumulated approximately US$3 

billion in 2010, which was equivalent to the GDP of South Africa and Nigeria, two of the 

economical best performing nations in SSA. Corruption exhausts a big proportion of the 

government`s efforts to boost economic growth and leads to market uncertainty, 

excessive regulation, population`s distrust in the government and non-present state-

society relations.97  

The Global Corruption Barometer quantifies the experiences with and views on 

corruption and bribery in 107 countries by surveying 114,000 participants. 

One out of four respondents around the world admits to have paid a bribe, whereas the 

numbers in SSA account for 40% and upwards. Exceptional in this case are Rwanda, 

Madagascar, Sudan and South Sudan. Moreover the widespread bribery and 

corruption in all SSAn countries was acknowledged to have increased over the past 

years, with the exception for Rwanda, Sudan and South Sudan. Where it is 

manageable for the high-income earner to face corruption, it can lead to serious 

substitutions in the life of someone who lives from less than US$2 a day. Consequently 

education, housing and basic human needs can`t be satisfied.98  

Transparency International`s Corruption Perception Index analyzes “177 countries and 

territories around the world on their perceived levels of public sector corruption”. 
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The SSAn region is highly influenced by bribery and corruption and reveals 90% of its 

countries with a score less than 50, which signalizes significant perceived corruption.99  

 

Figure 35 - Corruption Perception Index 2013 – Source Transparency International 

                                                
99

 (Transparency International, 2013) 

Lower Upper MIN MAX

30 1 Botswana 64 7 1,6 61 67 60 71

41 2 Cape Verde 58 4 4,8 50 66 49 70

47 3 Seychelles 54 4 8,2 41 67 32 71

49 4 Rwanda 53 5 5,7 44 62 40 74

52 5 Mauritius 52 5 1,1 50 54 49 55

55 6 Lesotho 49 5 3,6 43 55 42 63

57 7 Namibia 48 6 3,4 42 54 38 63

63 8 Ghana 46 9 3,3 41 51 28 58

72 9 Sao Tome and Principe 42 3 5 34 50 32 47

72 9 South Africa 42 9 2,8 37 47 32 55

77 11 Senegal 41 9 1,5 39 43 33 47

82 12 Swaziland 39 4 1,8 36 42 35 42

83 13 Burkina Faso 38 7 3,9 32 44 20 50

83 13 Liberia 38 7 3,3 33 43 28 52

83 13 Zambia 38 8 2,1 35 41 32 50

91 16 Malawi 37 8 1,7 34 40 31 45

94 17 Benin 36 6 3,4 30 42 25 47

94 17 Djibouti 36 3 8,6 22 50 23 52

106 19 Gabon 34 5 1,5 32 36 31 38

106 19 Niger 34 5 3,7 28 40 21 42

111 21 Ethiopia 33 8 2,5 29 37 21 42

111 21 Tanzania 33 8 2,7 29 37 22 47

119 23 Mauritania 30 5 4,1 23 37 21 42

119 23 Mozambique 30 7 2 27 33 23 38

119 23 Sierra Leone 30 8 2,4 26 34 21 40

123 26 Togo 29 5 3,7 23 35 21 42

127 27 Comoros 28 3 7,5 16 40 17 42

127 27 Gambia 28 5 6,7 17 39 12 50

127 27 Madagascar 28 8 1,9 25 31 22 38

127 27 Mali 28 6 3,3 23 33 20 40

136 31 Côte d´Ivoire 27 8 2,3 23 31 19 38

136 31 Kenya 27 8 2,7 23 31 19 37

140 33 Uganda 26 8 3,3 21 31 12 38

144 34 Cameroon 25 8 2,9 20 30 12 40

144 34 Central African Republic 25 4 5,4 16 34 11 37

144 34 Nigeria 25 9 3,1 20 30 14 40

150 37 Guinea 24 7 3,6 18 30 12 40

153 38 Angola 23 7 2,8 18 28 19 40

154 39 Congo Republic 22 6 3,8 16 28 12 40

154 39 Democratic Republic of the Congo 22 5 4,2 15 29 12 37

157 41 Burundi 21 5 2,6 17 25 12 27

157 41 Zimbabwe 21 8 4,3 14 28 0 38

160 43 Eritrea 20 4 11 2 38 5 52

163 44 Chad 19 5 3,8 13 25 9 30

163 44 Equatorial Guinea 19 3 2,2 15 23 15 22

163 44 Guinea-Bissau 19 4 2,4 15 23 12 22

173 47 South Sudan 14 3 1,6 11 17 12 17

175 48 Somalia 8 4 1,9 5 11 5 12

Regional average 33

% of countries below 50 90%

90% Confidence interval Scores range
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To get an idea about the circumstances, the East Africa Bribery Index outlines: Bribes 

regarding land services account for more than US$100 on average in Kenya and 

payments necessary to bribe the judiciary account for more than US$200 in Uganda. 

Even the bank requires bribes on average of US$61 in Rwanda and tax services ask 

on average for more than US$100 in Burundi.100  

After all practitioners advice not to tolerate corruption or arrange compromises, but to 

fight corruption and bribery with a special focus on transparency and accountability. In 

this case anti-corruption programs can be split up in three types: 

1. Creating anti-corruption agencies 

2. Strengthening existing institutions 

3. Reducing dependency on foreign aid 

Substantive progress has been made over the last decade in the whole of SSA, but it is 

still the region with the highest perception and presence of corruption and bribery.101 

5.6. Global Competitiveness  

The Global Competitiveness Report defines competitiveness as “the set of institutions, 

policies, and factors that determine the level of productivity of a country. The level of 

productivity, in turn, sets the level of prosperity that can be reached by an economy.”102 

The productivity level also determines the rates of return obtained by investments in an 

economy. Those are the fundamental drivers of its growth rates. In other words, a more 

competitive economy is likely to grow faster over time. 

The components of the measurement can be divided into 12 factors, so called pillars: 

                                                
100

 (Transparency International - Kenya, 2012) 
101

 (Council on Foreign Relations, 2009) 
102

 (Wolrd Economic Forum, 2014) 
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Figure 36 - Twelve Pillars of Competitiveness - Source World Economic Forum 

 

The 2014/15 issue points out three major drivers in global economies in order to gain 

higher competitiveness and productivity: 

1. Reforming for Prosperity 

2. Smart Investing 

3. Public-Private Collaboration 

Reforming for prosperity asks for structural reforms that are necessary in pursuance of 

the development and protection of long-term growth, high-quality job creation and 

sustained prosperity.  

 In terms of smart investing the report puts emphasis on the development, support and 

preservation of talent. With advanced skills and progressive innovation, better products 

and services can be obtained and lead to higher market efficiency and values. 

Public-Private Collaboration requires trust and communication between business, 
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government and civil society to attract higher investments and build up sustainable 

reforms. Consequently public and private leadership with a clear vision and strict 

principles is inevitable. 

The SSA region unveils enormous discrepancies throughout the different nations, 

ranging from Mauritius with a score of 4.52 (39th) and South Africa with 4.35 (56th) up to 

Chad (143th) and Guinea (144th), representing the worst scores with 2.89 and 2.75. 

Overall, 50% of the last 50 seats in the scoring table are embodied by SSA countries. 

Nevertheless there is no homogenous trend identifiable for good or bad performing 

countries for the period from 2007 till now. Where Mauritius comes up with a strict 

positive run, South Africa lost his path. Admittedly, Guinea shows a negative trend, but 

Chad could improve his score from last year`s evaluation. 

 

Figure 37 - Global Competitive Index - Source World Economic Forum 

 

It is from high importance for SSA`s economies to ensure professional and consistent 

education and skills for their fast growing and mainly young population. Expanding their 

infrastructure systems is beneficial to work against the present deficits. By taking this 
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fact into consideration, the recent and positive growth rates can change to persistent 

and inclusive growth.  

Nigeria, the biggest economy in SSA in terms of population and GDP, only ranks 127th 

out of 144 with an observable negative trend in the last three years. On these grounds 

Nigeria needs to enhance their infrastructure, health, institutions and primary education 

in exchange for sustainable and positive growth.  However a commonplace corruption 

is not to be neglected and approved by the Executive Opinion Survey. In this survey 

infrastructure, access to finance, policy instability and red tape were named as 

obstacles to overcome for Nigeria.103 

                                                
103

 (World Economic Forum, 2014) 
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Figure 38 - The Global Competitive Index 2014-2015 - Source World Economic Forum 

 

 

Score Rank

1 Mauritius 4,52 1 0

2 South Africa 4,35 2 0

3 Rwanda 4,27 3 0

4 Botswana 4,15 4 0

5 Namibia 3,96 6 1

6 Kenya 3,93 8 2

7 Seychelles 3,91 5 -2

8 Zambia 3,86 7 -1

9 Gabon 3,74 9 0

10 Lesotho 3,73 16 6

11 Ghana 3,71 11 0

12 Senegal 3,70 10 -2

13 Cape Verde 3,68 15 2

14 Côte d'Ivoire 3,67 19 5

15 Cameroon 3,66 12 -3

16 Ethiopia 3,60 20 4

17 Tanzania 3,57 18 1

18 Uganda 3,56 21 3

19 Swaziland 3,55 17 -2

20 Zimbabwe 3,54 22 2

21 Gambia 3,53 13 -8

22 Nigeria 3,44 14 -8

23 Mali 3,43 24 1

24 Madagascar 3,41 23 -1

25 Malawi 3,25 25 0

26 Mozambique 3,24 26 0

27 Burkina Faso 3,21 27 0

28 Sierra Leone 3,10 30 2

29 Burundi 3,09 31 2

30 Angola 3,04 29 -1

31 Mauritania 3,00 28 -3

32 Chad 2,85 33 1

33 Guinea 2,79 32 -1

ChangeEconomyRank
Global Competitiveness Index 

2014-2015

Global Competitiveness Index 

2013-2014
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5.7. Human Development 

The first Human Development Report was first published in 1990 by the United Nations 

Development Program (UNDP).   

The Human Development Index is a convergence of three dimensions and measures a 

country`s average achievements by calculation the geometrical mean of their 

normalized indices: 

 

Figure 39 - Calculating the Human Development Index - Source Human Development Report 

 

The report of 2013 highlights a rise of the South. While the developed countries 

suffered from the financial crisis, the emerging countries - including many nations of the 

SSA region – kept on with their pursuance of a global rebalance. Most discussed in 

terms of GDP and trade growth, it is also referable to an impact of sustainable human 

development and achievements. The positive progress indentifies three key drivers: a 

proactive developmental state, tapping of global markets and determined social policy 

and innovation.   

The report outlines four factors to maintain the favorable, productive and sustainable 

development: enhancing equity, enabling voice and participation, confronting 

environmental pressures and managing demographic change.  
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The key challenges are to face changing regional and global governance and to 

implement sustainable partnerships. Investment in human development encourages 

improvements in health, education and social welfare and stabilizes an economy to 

counterpart a global economy, which is more competitive and dynamic. 

The success of the emerging countries of the South is an auxiliary for other developing 

countries to boost their economy on their own. Moreover, new development 

opportunities can be generated by South-South trading or an emergence of investment 

through new institutions and partnerships. The results are knowledge exchange and 

the transfer of technology and experience. One profitable but questionable element 

comes up: Outsourcing of the manufacture process of global companies to less 

developed regions, especially in Africa.  

In order to counteract the world problems, the increasing representation of the South 

and civil society translates into diversification of opinion leaders and consequently 

accelerates the movement in notable comprehensive challenges. Global issues are 

omnipresent and are more likely to grow in occurrence and severity, containing of 

terrorism, political and financial instability, climate change and nuclear proliferation.104 

Notably, the dissemination of diseases is frightening, currently happening in West 

Africa with the epidemic of the Ebola virus disease (EVD) – a “severe, often fatal illness 

in humans”105  with a mortality rate of 25% to 90%.106  

Accordingly the occurring problems ask for a global responsibility, but face hesitation 

and underdeveloped international cooperation. “The rise of the South presents new 

                                                
104

 (United Nations Development Program, 2013, p. 105ff.)  
105

 (World Health Organization, 2014) 
106

 (World Health Organization, 2014) 
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opportunities for providing global public goods more effectively and for unlocking 

today’s many stalemated global issues.”107  

The actual report of 2014 on the contrary puts emphasis on reducing vulnerability and 

building resilience. With human development progressing in recent years, the world 

causes many problems in a human`s background, affecting the livelihood, personal 

security, environment and global politics. Catastrophes, corruption and violence can 

leave psychological and physical damage in a human or the society. Therefore it is 

inevitable to sensitize protection and build up stability.  

“Vulnerability threatens human development – and unless it is systematically 

addressed, by changing policies and social norms, progress will be neither equitable 

nor sustainable”108 By asking who, to what and why the report outlines life cycle 

vulnerability, structural vulnerability and insecure lives as the essentials that need to be 

overcome in order to reduce vulnerability.   

Furthermore building up human resilience is described as “ensuring that people’s 

choices are robust, now and in the future, and enabling people to cope and adjust to 

adverse events”.109 

                                                
107

 (United Nations Development Program, 2013, p. 122) 
108

 (United Nations Development Program, 2014, p. 1ff.) 
109

 (United Nations Development Program, 2014, p. 1ff.) 
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Figure 40 - Human Development Index 2013 - Source United Nations Development Program 

  

Value 2012 Change (2008-2013) 1980-1990 1990-2000 2000-2013

Very high human development

High human development

1 Mauritius 0,771 63 9 1,07 1,01 0,90

2 Seychelles 0,756 70 -12 .. .. 0,14

Medium human development

4 Botswana 0,683 108 2 2,18 -0,40 1,54

5 Gabon 0,674 111 0 1,37 0,21 0,50

6 South Africa 0,658 119 2 0,86 0,14 0,36

7 Cape Verde 0,636 121 1 .. .. 0,81

8 Namibia 0,624 127 3 0,48 -0,36 0,89

9 Ghana 0,573 138 1 1,73 -0,30 1,26

10 Congo 0,564 140 -2 0,19 -0,98 0,92

11 Zambia 0,561 143 7 -0,37 0,39 2,19

12 Equatorial Guinea 0,556 141 -4 .. .. 1,21

Low human development

13 Kenya 0,535 147 -1 0,55 -0,34 1,25

14 Swaziland 0,530 148 -5 1,20 -0,77 0,48

15 Angola 0,526 149 2 .. .. 2,60

16 Rwanda 0,506 151 17 -2,01 3,31 3,35

17 Cameroon 0,504 152 2 1,19 -0,15 1,18

18 Nigeria 0,504 153 1 .. .. ..

19 Madagascar 0,498 155 -3 .. .. 0,73

20 Zimbabwe 0,492 160 16 1,12 -1,30 1,08

21 Papua New Guinea 0,491 156 1 1,19 1,53 1,17

22 Tanzania (United Republic of) 0,488 160 5 -0,64 0,59 2,04

23 Mauritania 0,487 159 -2 0,55 1,67 0,91

24 Lesotho 0,486 163 0 1,06 -1,06 0,72

25 Senegal 0,485 160 -6 1,44 0,72 1,25

26 Uganda 0,484 164 -4 0,55 2,38 1,63

27 Benin 0,476 165 -2 1,78 1,33 1,52

28 Sudan 0,473 166 -1 0,33 1,20 1,59

29 Togo 0,473 167 -1 -0,03 0,63 0,74

30 Côte d'Ivoire 0,452 171 0 0,10 0,33 1,08

31 Gambia 0,441 172 -4 1,08 1,37 1,08

32 Ethiopia 0,435 173 2 .. .. 3,35

33 Malawi 0,414 174 0 0,46 1,88 1,50

34 Liberia 0,412 175 3 .. .. 1,52

35 Mali 0,407 176 0 1,14 2,89 2,13

36 Guinea-Bissau 0,396 177 -4 .. .. ..

37 Mozambique 0,393 179 1 -1,31 2,84 2,49

38 Guinea 0,392 178 -2 .. .. ..

39 Burundi 0,389 180 0 2,37 -0,03 2,29

40 Burkina Faso 0,388 181 0 .. .. ..

41 Eritrea 0,381 182 .. .. .. ..

42 Sierra Leone 0,374 184 0 -0,49 1,23 1,79

43 Chad 0,372 183 1 .. .. 1,66

44 Central African Republic 0,341 185 -1 0,50 0,13 0,61

45 Congo (Democratic Republic of the) 0,338 187 1 -0,53 -1,52 1,64

46 Niger 0,337 186 -1 1,34 1,86 1,95

Average annual HDI growth (%) HDI rank Economy Human Development Index (HDI) HDI rank
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6. The Investment Atmosphere Indicator 

The Investment Atmosphere Indicator (IAI) is a convergence of five meaningful 

indicators, measuring the average accomplishments of an economy: The Human 

Development Index (HDI), the Global Competitive Index (GCI), the Corruption 

Perception Index (GCI), the Global Real Estate Transparency Index (GRETI) and the 

Doing Business (DB) measurement. 

 

Figure 41 - Convergence of the Five Indicators into the Investment Atmosphere Indicator – Source 
Own Illustration 

 

Its aim is to give an overall measurement that identifies an investment atmosphere of 

an economy in order to ensure sustainability and security for potential investments, 

hence screening for potential risk. 

By bringing the five well-known indicators together, each economy scores one value 

that is indicating the investment climate within that particular country compared to the 

Investment 
Atmosphere 

Indicator  
(IAI) 
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Index             
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observed data set. 

By looking at the five diverse indicators, the observed country is not analyzed to get a 

view on the future economical growth path, but presents a status quo of the 

circumstances within the economy and therefore grants insights in the quality of the 

business and living surrounding.  

 

6.1. Calculation of the Investment Atmosphere Indicator 

The IAI is the geometric mean of the normalized measurements of the indicators. 

The transformation of the measurements into indices between zero and one requires 

minimum and peak values (marginal values) that are set in order. The minimum values 

can be considered as existence terms, whereas the peaks are the maximum 

observable values in the data set. 

Just the opposite is applicable for the GRETI. In that case, the lower the composition 

score the better is the transparency for the real estate market.  

The applied minimums are based on the observed minimums subtracted by a 

reasonable deduction, vise versa for GRETI.  

The following table shows the marginal values and applied minimums of the IAI.  
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Figure 42 - Marginal Values and applied Minimums for the Investment Atmosphere Indicator - 
Source Own Illustration 

 

 

 

 

 

Global Real Estate 

Transparency Index
5

Observed 

Minimum

2,093             

(South Africa)

74,81              

(Mauritius)

Maximum

30

64               

(Botswana)
5

Doing Business

Human Development 

Index

Global Competitive Index

Corruption Perception 

Index

Indicator
Observed 

Maximum
Minimum

0,771               

(Mauritius)
0,3

4,516               

(Mauritius)
2,5
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After determining the minimum and maximum values, the normalized indices can be 

computed as follows: 

                 
                          

                              
 

                        
                    

                        
 

GCI, CPI and DB are normalized by the first equation, while the value of HDI already is 

a normalized value.  

On the other hand, GRETI finds its normalization through the second equation. 

After all the IAI is the geometric mean of the five indices: 

                                             
 

 

The results of the IAI show how risky an economy is within the data set. The higher the 

value, the less risky it is compared to the rest of the observed countries. The results 

can be divided in six different investment atmospheres: 
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Figure 43 - Segmentation of the Investment Atmosphere Indicator Values -  Source Own Illustration 

 

It is from high importance that the resulting values only represent the relationship within 

SSA. Even reaching the highest possible value of 1 does not go in line with title the 

economy as the best performing country in the world or fives a guarantee for no risk or 

perfect investment conditions.  

Abstract, the highest score in the IAI gives an indication for the best performing 

economy within the data set, thus in SSA. 

deficient 0,50 > IAI

competent
0,80 > IAI ≥ 

0,70

moderate
0,70 > IAI ≥ 

0,60

gloomy
0,60 > IAI ≥ 

0,50

Investment atmosphere Range

developed IAI ≥ 0.90

progressive
0,90 > IAI ≥ 

0,80
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6.2. An Example: Calculating the Investment Atmosphere Indicator 

of Botswana 

During the further procedure let us assume the economy of Botswana: 

 

Figure 44 - Values to Calculate the Investment Indicator of Botswana – Source Own Illustration 

 

 

 

 

Global Real Estate 

Transparency Index
3,087 5

Observed 

Minimum
Maximum

Doing Business 64,87 30

Corruption Perception 

Index
64 5

Global Competitive Index 4,15 2,5

Human Development 

Index
0,683 0,3

Indicator Value Minimum
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In the first step the normalized indices for Botswana are calculated as follows: 

                  

        
        

         
       

        
    

    
   

       
        

        
       

          
       

       
       

Resulting from the normalized indices, the IAI is the geometric mean of those: 

                                      
 

      

6.3. Analyzing the Results 

As in most cases when the SSAn economies being analyzed, the arduousness is the 

fragmentary and insufficient supply of data. Starting off with the aim of putting 49 

nations in contrast, the lack of information leaves the resulting output to twelve 

economies that were able to meet the requirements of the IAI. The full data set can be 

found in the appendix. 

http://www.dict.cc/englisch-deutsch/arduousness.html
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Figure 45 - Output and Ranking of the Investment Atmosphere Indicator including the Twelve 
Economies with Full Data – Source Own Illustration 
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The best IAI value scores Mauritius (0.91), followed by SA (0.90). The two economies 

are the only ones reaching a developed investment atmosphere. Those nations provide 

the best atmosphere for investors to place their money and/or locate their business in 

SSA, showing the least risky destinations. 

Botswana (0.88) is the only economy embodying the segment of the progressive 

investment atmosphere.  

The group of economies with a competent investment atmosphere is led by Zambia 

(0.77), chased by Ghana (0.76) and Kenya (0.74). 

 The moderate investment atmosphere segment constitutes of five economies: Uganda 

(0.66), Senegal (0.65), Ethiopia (0.64), Mozambique and Nigeria (both 0.63).  

Coming in last and being the only economy in the gloomy investment atmosphere 

sector is Angola (0.55), representing a surrounding with severe risk. 

A deficient investment atmosphere is not reached by any of the twelve economies with 

full data. By looking at the total data set, some economies such as Chad, Central 

African Republic, Eritrea, Somalia and South Sudan score very bad. Consequently they 

are more likely to score a value below 0.50, even if they were analyzed by all five 

indicators. 

It has to be highlighted that 50% of the SSAn economies with full data score above 0.7 

and therefore comprise at least a competent investment atmosphere, showcasing a 

reasonable risk profile.  

6.4. Specialization of the Investment Atmosphere Index 

In order to deepen the IAI or to obtain a specification in a certain asset class, further 

measurements can be included in the data set such as the Market Sentiment Index by 

Frontier or the African Retail Development Index by AT Kearney. 

Most problematic again is the supply of appropriate and sufficient data. It will take 

http://www.dict.cc/englisch-deutsch/specialize.html
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some more time to penetrate the SSAn markets and deliver and edit the data sets. By 

getting more data for the economies, the investment atmosphere of each country can 

be analyzed more precisely and consequently deliver more sophisticated 

recommendations regarding investment and business decisions. 

6.5. Return and Investment Atmosphere Profiles of certain Asset 

Classes 

The financial economic theory of capital markets outlines one essential fact: Assets 

that involve higher risk, should offer higher expected returns. 

                  

In the equation       describes the expected total return of the asset in period t,      the 

return by investing into a risk-free asset (e.g. U.S. government treasury bills) in period t 

and        the expected risk premium an investor need to accept when placing an 

investment in the given asset in period t. Consequently, in general investors are risk 

averse. There is no logical explanation to invest in an asset with the same expected 

return as an alternative, but higher risk. Or conversely, the two assets present the 

same risk, but the alternative higher expected returns. 

Higher returns are the compensation for the investor`s willingness to take higher risk. 

Real estate assets have the attractive feature to tend to have relatively low covariance 

to other asset classes such as stocks and bonds. Therefore real estate perfectly 

qualifies for diversification of an investment portfolio, hence reducing the risk.110 

 

                                                
110

 (Geltner, Miller, Clayton, & Echholtz, 2007, p. 186ff.) 
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The following graphs illustrate the IAI on the abscissa and the prime yield of the 

particular asset class on the ordinate. 

In the residential market, Zambia and Ghana generate the highest yields with a good 

scoring in the IAI and are to be chosen if an investor aims for high yields. On the other 

hand if the investor seeks for a secure and reasonable investment climate, with good 

yields. Botswana and Mauritius are the favorable investment destinations. 

 

Figure 46 - Investment Atmosphere Indicator and Prime Yield for the Residential Sector - Source 
Own Illustration (Data:Own and Knightfrank) 
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In the office sector the highest yields can be made in Zambia and Senegal, whereby 

Zambia provides a significant better investment atmosphere. On the other hand, 

Mauritius is the best investment destination by aiming for a considerable yield, but a 

secure investment atmosphere.

 

Figure 47 - Investment Atmosphere Indicator and Prime Yield for the Office Sector - Source Own 
Illustration (Data:Own and Knightfrank) 

. 
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By looking at the retail sector, indeed Uganda provides by far the highest yields, but 

only a moderate investment climate. An average investment, in terms of a competent 

investment climate and reasonable yields, can be made in Kenya and Zambia. On the 

other hand the secure economies Mauritius, South Africa and Botswana only allow for 

yields between 8% and 9%. The outlier in negative terms is Ghana. Despite providing a 

competent investment climate, Ghana showcases the least possible yield in the 

observed economies. 

 

Figure 48 - Investment Atmosphere Indicator and Prime Yield for the Retail Sector - Source Own 
Illustration (Data:Own and Knightfrank) 
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Overall, the graph for the industrial sector illustrates Ethiopia with a prime yield of 16%, 

notably more than the other economies with a moderate investment atmosphere. 

Mauritius again shows the best investment atmosphere, as well as good yields 

compared to the other developed investment atmosphere economies, calling at 12%. 

Consequently the risk-averse investor seeks this location and still generates greater or 

equal yields than 42% of the observed economies. 

 

 

Figure 49 - Investment Atmosphere Indicator and Prime Yield for the industrial Sector - Source 
Own Illustration (Data:Own and Knightfrank)  
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7. Conclusion 

“If you want to walk fast, walk alone. If you want to walk far, walk together.”111 

While SSA`s accomplished progress of the past is more than commendable and 

impressive, the turnaround is still launching from the bottom. The main objectives that 

call for development and intensification start by deepening democracy and reinforce 

governance. Likewise a solid foundation asks for improvement in the health and 

education system, as well as to adapt to the effects of climate change. In pursuance of 

the development of new economic opportunities the SSAn nations need to diversify 

their business destinations and are recommended to not remain in the same local 

markets.  

By overcoming the challenges, one major step is the empowering of women. 

Consequently the future development will profit from higher speed, equity and 

sustainability. Nevertheless the upcoming evolution obliges strong and effective 

leadership that is willing to take risks and make decisions, as well as full commitment 

by the working force of SSAn emerging economies. Furthermore, the reduction of trade 

barriers within the SSAn region, as well as internationally, can cause noteworthy 

advancement. Introducing the telecom industries and the service sector, which mostly 

supports the arising middle-class, a diversification of the economies is made possible 

and an independence on commodities result in long-term growth opportunities. 

One huge advantage of the SSAn economies is their demographic outlook. They are 

provided by a young fast growing and increasingly wealthy population.   

Even though the challenges are tremendous, emerging SSA is about to target the 

elimination of poverty. “The renaissance in emerging Africa provides hope for some of 

                                                
111

 (African Proverb) 
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the most challenged countries in the world that it is possible to combat poverty, secure 

peace, increase prosperity, and widen the global circle of development.” 

SA is more likely to remain the most attractive market for international investors, 

marking SSA`s entry market with a low-risk profile. But also mid-income countries like 

Botswana, Namibia and Mauritius present a considerable risk profile, allowing for 

investments and businesses to take place in a secure environment.  

Especially the urban clusters and metropolitan areas such as Lagos, Luanda and 

Nairobi attract many investors, promising fast growth and outstanding return 

opportunities. 

The biggest challenge by going into a new market with the prospect of developing 

property in SSA is local knowledge. It is crucial that projects target the right premises 

and suit the local demand for adequate commercial and residential real estate. The 

forecast for the key markets and cities promises further growth in all asset classes as 

the economies continue to grow and diversify. As a consequence, high returns and 

auspicious growth potential are viable for those, who are familiar with the domestic 

markets or alternatively manage a way to infiltrate the region. 
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Appendix 

  

Figure 50 - Investment Atmosphere Indicator complete data set 

(IC)

Angola 0,55 42.

Benin 0,70 17.

Botswana 0,88 3.

Burkina Faso 0,65 28.

Burundi 0,59 40.

Cameroon 0,68 20.

Cape Verde 0,82 7.

Central African Republic 0,48 45.

Chad 0,47 46.

Comoros 0,64 31.

Congo Republic 0,60 38.

Côte d´Ivoire 0,69 18.

Democratic Republic of the Congo 0,53 44.

Djibouti 0,72 15.

Equatorial Guinea 0,62 37.

Eritrea 0,44 47.

Ethiopia 0,64 30.

Gabon 0,76 11.

Gambia 0,68 19.

Ghana 0,76 10.

Guinea 0,54 43.

Guinea-Bissau 0,55 41.

Kenya 0,74 13.

Lesotho 0,78 8.

Liberia 0,66 24.

Madagascar 0,66 23.

Malawi 0,66 26.

Mali 0,66 25.

Mauritania 0,60 39.

Mauritius 0,91 1.

Mozambique 0,63 36.

Namibia 0,84 6.

Niger 0,63 32.

Nigeria 0,63 35.

Rwanda 0,87 4.

Sao Tome and Principe 0,73 14.

Senegal 0,65 29.

Seychelles 0,87 5.

Sierra Leone 0,63 33.

Somalia 0,23 49.

South Africa 0,90 2.

South Sudan 0,37 48.

Sudan 0,67 21.

Swaziland 0,76 12.

Tanzania 0,72 16.

Togo 0,67 22.

Uganda 0,66 27.

Zambia 0,77 9.

Zimbabwe 0,63 34.

Sub-Saharan Africa 0,66

Investment Atmosphere Index Rank



 
 XIV 

 

Dennis Kaschinski IS of SA RE Companies in SSA 

 

Figure 51 - Investment Atmosphere Indicator complete data set 

  

(HDI) (GC) (CPI) (GRETI) (DB)

Angola 0,526293238 3,04 23 4,360861322 41,85

Benin 0,475724489 36 51,1

Botswana 0,683298401 4,15 64 3,087230198 64,87

Burkina Faso 0,388355143 3,21 38 48,36

Burundi 0,389443495 3,09 21 51,07

Cameroon 0,504376677 3,66 25 49,85

Cape Verde 0,635861572 3,68 58 57,94

Central African Republic 0,340530673 25 34,47

Chad 0,372424345 2,85 19 37,25

Comoros 28 49,56

Congo Republic 0,564090851 22 43,29

Côte d´Ivoire 0,451993973 3,67 27 52,26

Democratic Republic of the Congo 0,337920073 22 40,6

Djibouti 36

Equatorial Guinea 0,555967346 19 49,01

Eritrea 0,380951042 20 33,16

Ethiopia 0,435139449 3,60 33 4,464630254 56,31

Gabon 0,673682391 3,74 34 53,43

Gambia 0,440714961 3,53 28 54,81

Ghana 0,573205905 3,71 46 3,975456322 65,24

Guinea 0,391868519 2,79 24 47,42

Guinea-Bissau 0,395648966 19 43,21

Kenya 0,53511558 3,93 27 3,28580141 54,98

Lesotho 0,486202125 3,73 49 56,64

Liberia 0,411801024 38 46,61

Madagascar 0,497883474 3,41 28 49,25

Malawi 0,414021004 3,25 37 49,2

Mali 0,406704463 3,43 28 52,59

Mauritania 0,487081958 3,00 30 44,21

Mauritius 0,771001933 4,52 52 3,143137353 74,81

Mozambique 0,392596146 3,24 30 4,198223611 56,92

Namibia 0,624087959 3,96 48 62,81

Niger 0,336997598 34 47,63

Nigeria 0,503636046 3,44 25 4,026935062 47,33

Rwanda 0,505723119 4,27 53 70,47

Sao Tome and Principe 42 50,75

Senegal 0,485278059 3,70 41 4,517155835 49,37

Seychelles 0,756439952 3,91 54 63,16

Sierra Leone 0,37428184 3,10 30 54,58

Somalia 8

South Africa 0,657753751 4,35 42 2,093291549 71,08

South Sudan 14 35,71

Sudan 0,472802705 49,55

Swaziland 0,53030271 3,55 39 59,77

Tanzania 0,48840959 3,57 33 56,38

Togo 0,473061568 29 51,29

Uganda 0,483509659 3,56 26 3,973948244 51,11

Zambia 0,560720278 3,86 38 3,489722277 59,65

Zimbabwe 0,491976443 3,54 21 46,95

Sub-Saharan Africa 0,492383647 3,57690246 32,5625 3,718032786 51,8693617
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Corruption Perception 

Index

Global Real Estate 

Transparency Index

Humand Development 
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