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In accordance with the requirements of Section 132 of the Companies Act, 1963 
(Act 179), the Directors have the pleasure in presenting the report of the Company for 
the year ended 31 December, 2018. 

Principal activities
The principal activity of the company is acquisition, development, rental, management 
and disposal of landed property and to act as estate agent.

Financial results 

The results of the Company are set out on pages 8 to 10. The Company recorded a net 
profit after tax of GHS1,777,473 as against a net profit of GHS45,483,385 in 2017. 
The decrease in profit can be attributed to lower valuation gain on investment 
property.

Auditor

The auditor, Deloitte & Touché, have expressed their willingness to continue as the 
company's auditors in accordance with section 134 (5) of the Companies Act, 1963 
(Act 179) they so continue.

On behalf of the board:

_________________                  ______________________
Director           Director

Date:                                Date: 

REPORT OF THE DIRECTORS 
For the year ending 31 December 2018

st
1  July, 2019

st
1  July, 2019
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The directors are responsible for the preparation of financial statements for each 

financial year which gives a true and fair view of the state of affairs of the Company 

at the end of the financial year and of the profit or loss of the Company for the year. 

In preparing these financial statements, the directors are required to: 

· Select suitable accounting policies and then apply them consistently;

· Make judgements and estimates that are reasonable and prudent;

· State whether the applicable accounting standards have been followed;

· Prepare the financial statements on the going concern basis unless it is 

inappropriate to presume that the Company will continue in business.

The directors are responsible for ensuring that the Company keeps proper 

accounting records which disclose with reasonable accuracy the financial position of 

the Company, and which enables them to ensure that the financial statements 

comply with International Financial Reporting Standards for Small and Medium-sized 

Entities (IFRS for SMEs) and the Companies Act, 1963 (Act 179). They are 

responsible for taking such steps as are reasonably open to them to safeguard the 

assets of the Company, and to prevent and detect fraud and other irregularities.

STATEMENT OF THE DIRECTORS RESPONSIBILITY
For the year ending 31 December 2018
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th
Dis�nguished Shareholders, It is my greatest pleasure to welcome you once again to the 7  Annual 
General Mee�ng of TF Proper�es Ltd and to present to you its performance for the year ended 31st 
December, 2018. 

ECONOMIC AND INVESTMENT ENVIRONMENT 
Ghana's economic ac�vity con�nues to pick-up steadily, although slower in comparison to 2017 and 
below envisioned poten�al. This was evidenced by the Bank of Ghana's real Composite Index of 
Economic Ac�vity (CIEA) which recorded an annual growth of 3.1% as at November 2018, compared to 
8.3% in the corresponding period of 2017. Furthermore, lower than expected revenue and increased 
expenditure affected the execu�on of Ghana's 2018 Budget.

With regards to real GDP growth, in the first three quarters of 2018 growth averaged 6.1% compared 
with 9.1% for the same period in 2017. As at the third quarter of 2018, a growth rate of 7.4% was evident, 
up from 5.4% recorded for the first two quarters of the year. While the overall rebased GDP growth rate 
for 2018 is es�mated at 5.6 %.( source: Ghana Property Barometer Q4, 2018).
Headline infla�on declined to 9.4% by year end, a�er peaking at 10.6% in February. The decline was 
largely by non-food infla�on. The Monetary Policy Rate as at the end of the year remained unchanged at 
17%, with the average lending rate of banks declining to 26.9%. 

Reviewing year-to-date currency apprecia�on & deprecia�on as at October 2018, the cedi depreciated 
against all major currencies, recording - 7.81% against the US$, -2.26% against the Euro and - 2.37% 
against the pound sterling. 

GOVERNMENTAL INTERVENTIONS
thHowever, Government interven�ons in the industry have not been significant. In the 4  Quarter of 2018, 

The Ghana Building Code GS 1207:2018 was launched. The Code, which was modified from an exis�ng 
Interna�onal Building Code, specifies the essen�al requirements for building and structural conformity. 
The development of the Code was undertaken by Ghana Standards Authority, for and on behalf of the 
Ministry of Works & Housing (MWH) with the support of the Swiss government through the 
Interna�onal Finance Corpora�on/World Bank Group, Ghana Office. 

The Code is expected to streamline ac�vi�es in the construc�on and real estate industry by ins�lling 
professionalism and se�ng common standards for public health, safety, fire protec�on, structural 
efficiency and environmental integrity. The new code is said to have been benchmarked against the 
Green Construc�on Code and the Interna�onal Building Code. (Source: Ghana Property Barometer 
Q4:2018)

There is a new move for green building projects which must be cri�cally considered moving forward.

PERFORMANCE OF THE REAL ESTATE INDUSTRY
The performance of the office market has been sluggish during for the greater part of 2018 and the Q1 of 
2019. However, ac�vity seems to have picked up slightly with a few take-ups having been noted. A-grade 
asking rentals ranged between US$30/m²/month to US$38/m²/month whilst B-grade varied from 
US$19/m²/month to US$25/m²/month. Vacancy rates within A-grade buildings were around 25%. 

Supply of A-grade office space has increased by approximately 11,975m² in the fourth quarter of 2018. 
With an overall total of 54,658m² added to the country's office stock in 2018. New buildings include the 
likes of SCB Tower, 335 Place, SU Tower and Atlan�c Tower, among others. The delivery of this addi�onal 
space has resulted in supply outstripping demand, as such moun�ng pressure on exis�ng landlords to 
review their rental prices downwards. This is expected to con�nue well into 2019/2020. Addi�onally, 
average occupier demand is an�cipated to remain within the 80m² – 150m² range. 

MESSAGE FROM THE BOARD CHAIRMAN
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Demand for serviced offices (fully fi�ed and furnished) seems to be a rising trend. These types of offices 

tend to be preferred as the burden of huge capital outlay in terms of ini�al fit out costs to the tenant is 

eliminated. Currently businesses and individuals have taken-up office spaces as well as converted 

stand-alone for these purposes. Notable amongst them are Regus, Horizon and Empower. (Source: 

Ghana Property Barometer, Q4, 2018)

In 2019, demand for office space is an�cipated to increase largely due to the country having recorded 

117 new businesses with foreign par�cipa�on from January to September 2018; a number of these 

businesses may be prepared to establish offices in the country. Unfortunately, such businesses are 

looking at small office spaces at lower rents or semi/fully serviced.

PERFORMANCE OF TFPL

Rental Income for the year under review was GHS 6,550,571; this was 24% decrease over that of 2017 

which stood at GHS 8,581,207. Opera�ng cost decreased by 16% from GHS 2,349,139 in 2017 to GHS 

1,967,149 in 2018. Gross profit decreased by 26% in 2018 from GHS 6,232,068 to GHS 4,583,422.

Administra�ve expenses went down by 32% to GHS 2,871,592 in 2018 FROM GHS 4,215,494 in 2017. 

The reduc�on was due to fall in revenue.

The net result for the year 2018 was a profit of GHS 1,777,473 as against GHS 45,493,385 in 2017, a 

decrease of 96% as a result of lesser apprecia�on in the fair values of the investment proper�es.

The Company's indebtedness to Teachers Fund stands at GHS 25,004,857 at end of 2018 against the 

value of the investment in proper�es of GHS 206,042,974.

Shareholder fund in the proper�es is GHS 163,928,100

INVESTMENT PROPERTIES AND PROJECTS

Following a series of marke�ng campaigns commenced since 2016, the pre-let target of 60% needed to 

get approval for the commencement of Project Vista has not been achieved. This is a clear reflec�on of 

the issue of reduc�on in demand for office space in Accra on TF Proper�es Ltd.   As a result the Board 

took a bold decision to put Project Vista on hold to enable the Company rethink of the next best 

alterna�ve for the use of the Land. Op�ons being explored include doing a de-scaled Vista with various 

itera�ons for the le�able area and an op�on to combine offices with retail. These will be duly analysed 

and an investment proposal presented to the Shareholder for approval in the ensuing year. 

The main investment property, the GNAT Heights also had its fair share of the vacancies with the exit of 

Energy Bank and the merger between Airtel and Tigo. With low occupancy levels, it is felt that the �me is 

ripe to refurbish the property in an�cipa�on of the market turnaround. Various op�ons ranging from 

full refurbishment to par�al refurbishment in the ensuing year are being explored. 

The next investment property, the JTN Yankah Hall, con�nues to operate at full occupancy, and the 

trend is expected to con�nue in the medium to long term.

The last investment property, the North Ridge office, is opera�ng at full capacity, even with the exit of 

Credit Mall Limited to a third party rented premises. Discussions are ongoing with the Group for the 

reloca�on to GNAT Heights, post refurbishment.

MESSAGE FROM THE BOARD CHAIRMAN
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CONCLUSION & FUTURE OUTLOOK

Over the past 10 years, we have succeeded in building a strong and resilient real estate development and 

management company that is one of the pacese�ers in the industry today. We could not have achieved 

this feat without the unwavering commitment to the vision from our Shareholders, Board, Management 

and staff over the years. We are op�mis�c that the year 2019 will be another challenging but great year 

for the Company as we focus on developing be�er op�ons for both exis�ng and new projects, thus 

driving business and revenue growth, increasing opera�onal efficiency and enhancing customer 

experience as we increase tenant reten�on.

God bless GNAT, Teachers Fund, TF Proper�es Ltd and may God bless Ghana.

Thank you.

DOMINIC ADU

CHAIRMAN 

MESSAGE FROM THE BOARD CHAIRMAN
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Opinion

We have audited the accompanying financial statements of TF Properties Limited 

which comprise the statement of financial position as at 31 December 2018, the 

statement of comprehensive income retained earnings, statement of changes in 

equity, statement of cash flows for the year then ended, the notes to the financial 

statements including a summary of significant accounting policies and other 

national disclosures.

In our opinion, the financial statements give a true and fair view of the financial 

position of TF Properties Limited as at 31 December 2018 and of its financial 

performance and cash flows for the year then ended in accordance with the 

International Financial Reporting Standards (IFRS) for Small and Medium-sized 

Entities (IFRS for SMEs) and in the manner required by the Companies Act, 1963 

(Act 179).

Basis for Opinion

We conducted our audit in accordance with International Standards on Auditing 

(ISAs). Our responsibilities under those standards are further described in the 

Auditor's Responsibilities for the Audit of the Financial Statements section of our 

report. We are independent of the company in accordance with the requirements of 

the International Federation of Accountants Code of Ethics for Professional 

Accountants (IFAC Code) as adopted by the Institute of Chartered Accountants 

Ghana (ICAG) and we have fulfilled our other ethical responsibilities in accordance 

with the IFAC Code. We believe that the audit evidence we have obtained is 

sufficient and appropriate to provide a basis for our opinion.

Other Information

The directors are responsible for the other information. The other information 

comprises the Statement of Directors' Responsibility and the Report of the 

Directors. The other information does not include the consolidated financial 

statements and our auditor's report thereon.Our opinion on the financial 

statements does not cover the other information and we do not express any form of 

assurance conclusion thereon. 

In connection with our audit of the financial statements, our responsibility is to read 

the other information and, in doing so, consider whether the other information is 

materially inconsistent with the financial statements or our knowledge obtained in 

the audit, or otherwise appears to be materially misstated. 

If, based on the work, we have performed on the other information that we obtained 

prior to the date of this auditor's report, if we conclude that there is a material 

misstatement of this other information, we are required to report that fact. We have 

nothing to report in this regard.

INDEPENDENCE AUDITOR’S REPORT
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Responsibilities of the Directors for the Financial Statements
The directors are responsible for the preparation of financial statements that give a 
true and fair view in accordance with International Financial Reporting Standards 
(IFRS) for Small and Medium-sized Entities (IFRS for SMEs), and the requirements 
of the Companies Act, 1963 (Act 179) and for such internal control as the directors 
determine is necessary to enable the preparation of financial statements that are 
free from material misstatement, whether due to fraud or error. 
In preparing the financial statements, the directors are responsible for assessing 
the Company's ability to continue as a going concern, disclosing, as applicable, 
matters related to going concern and using the going concern basis of accounting 
unless the directors either intend to liquidate the Company or to cease operations, 
or have no realistic alternative but to do so.

Auditor's Responsibilities for the Audit of Financial Statements
Our objectives are to obtain reasonable assurance about whether the financial 
statements as a whole are free from material misstatement, whether due to fraud or 
error, and to issue an auditor's report that includes our opinion. Reasonable 
assurance is a high level of assurance, but is not a guarantee that an audit 
conducted in accordance with ISAs will always detect a material misstatement when 
it exists. Misstatements can arise from fraud or error and are considered material if, 
individually or in the aggregate, they could reasonably be expected to influence the 
economic decisions of users taken on the basis of these financial statements. As 
part of an audit in accordance with the ISAs, we exercise professional judgment and 
maintain professional scepticism throughout the audit. 
We also:

· Identify and assess the risks of material misstatement of the financial 
statements, whether due to fraud or error, design and perform audit 
procedures responsive to those risks, and obtain audit evidence that is 
sufficient and appropriate to provide a basis for our opinion. The risk of not 
detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional 
omissions, misrepresentations, or the override of internal control. 

· Obtain an understanding of internal control relevant to the audit in order to 
design audit procedures that are appropriate in the circumstances, but not 
for the purpose of expressing an opinion on the effectiveness of the 
Company's internal control.

· Evaluate the appropriateness of accounting policies used and the 
reasonableness of accounting estimates and related disclosures made by the 
directors. 

· Conclude on the appropriateness of management's use of the going concern 
basis of accounting and, based on the audit evidence obtained, whether a 
material uncertainty exists related to events or conditions that may cast 
significant doubt on the Company's ability to continue as a going concern. If 
we conclude that a material uncertainty exists, we are required to draw 
attention in our auditor's report to the related disclosures in the financial 
statements or, if such disclosures are inadequate, to modify our opinion. Our 
conclusions are based on the audit evidence obtained up to the date of our 
auditor's report. However, future events or conditions may cause the 
Company to cease to continue as a going concern.

INDEPENDENCE AUDITOR’S REPORT (CONT’D)
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· Evaluate the overall presentation, structure and content of the financial 

statements, including the disclosures, and whether the financial statements 

represent the underlying transactions and events in a manner that achieves 

fair presentation.

We communicate with the audit committee and the directors regarding, among 

other matters, the planned scope and timing of the audit and significant audit 

findings, including any significant deficiencies in internal control that we identify 

during our audit

Report on Other Legal and Regulatory Requirements 

The Companies Act, 1963 (Act 179) requires that in carrying out our audit work we 

consider and report on the following matters. We confirm that:

· We have obtained all the information and explanation which to the best of our 

knowledge and belief were necessary for the purpose of our audit.

· The Company has kept proper books of account, so far as appears from our 

examination of those books.

· The Company's financial position and its statement of profit or loss and other 

comprehensive income are in agreement with the books of account and 

returns.

The engagement partner on the audit resulting in this independent auditor's report 

is Charlotte Forson (ICAG/P/1509).

For and on behalf of Deloitte & Touche (ICAG/F/2019/129)

Chartered Accountants

The Deloitte Place, 

Plot No.71, Off George Walker Bush Highway

North Dzorwulu

Accra, Ghana

TH5  JULY, 2019.
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The notes form an integral part of these financial statements
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The notes form an integral part of these financial statements
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The Chairman of Board of Directors (TF Proper�es Ltd), Chairman of the Board of 

Trustees (Teachers Fund), dis�nguished Regional and External Trustees, Auditors from 

Delloite & Touche, Management & Staff present, Ladies and Gentlemen! 

I
 would like to begin by thanking the Almighty God for 

supporting TF Properties Ltd in the last decade. The year 

2018 was an exceptionally difficult year as the economy 

and in particular the real estate sector was shaken to the core. The slower GDP 

growth rate of 6.2% in 2018 following rebasing in the previous year, the 

consolidation of the five commercial banks, and the inability of several financial 

institutions to pay depositors funds worsened the already precarious situation of 

oversupply of office space in the market accompanied by falling rents. These have 

significantly eroded investor confidence in the industry. On the otherhand, the 

increase enrolment in tertiary institutions in Ghana had a positive outlook on 

providers of student hostel facilities. 

The performance results as enshrined in the Audited Accounts and Financial 

Statements for 2018 is therefore a clear reflection of the above state of affairs, 

highlights of which are given below: 

· The Company experienced a drop in occupancy levels at the GNAT Heights 

with an occupancy rate of 55% on year end down from 95% in May 2017. This 

trend commenced with the exit of Broadband Home (through legal action) 

and the merger between Airtel and Tigo.

· We were able to maintain full occupancy status at the James Topp Nelson 

Yankah Hall (a 1,000 Bed Capacity Hostel at University of Ghana Campus, 

Legon).

· We also operated at full occupancy at the North Ridge Office.

· We secured and published the demolition order for the Nyanyano land only to 

be slapped with a new case of fraud against Teachers Fund. This is still 

pending.

In the midst of the above challenges and highlights, the Company set out to develop 

various options for its existing and soon to be developed investment properties to 

enable us position ourselves in readiness for the market turnaround. These include:

· Full refurbishment of GNAT Heights now while deferring project Vista till the 

market shows signs of turnaround.

· Partial refurbishment of GNAT Heights now and the implementation of a de-

scaled Vista to include options for offices and retail now. We shall not 

compromise on the exquisite design of the facility, the excellent façade, 

provisions for a green building with resultant savings in energy cost, 

provision for a Building Monitoring System (BMS) in the de-scaled Vista. 

· Discussions on relocating the Group to GNAT Heights is also underway.

MESSAGE FROM THE GENERAL MANAGER- TF PROPERTIES LTD.
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The above options will be subjected to an investment analysis and the results 

communicated to the shareholders for approval.

Amidst hopes that the market will bounce back anytime soon, frantic efforts are 

being made to employ a Leasing Officer to take full responsibility for the leasing 

function in the ensuing year for both the GNAT Heights and the Vista. 

The year 2019 is expected to be a challenging year for our business. However, 

looking ahead we still believe that the overall trends driving the real estate market 

will support future growth. In TF Properties, we are well-positioned to contribute to 

the continued journey towards increased implementation of sound and sustainable 

business principles that are of key importance in order to deliver value creation for 

our shareholders. 

Let me first thank the management team and staff who by dint of hard work have 

sailed the company in these challenging times. I also express my sincere gratitude 

to the Board of Directors and other stakeholders for their invaluable assistance, 

direction and visionary leadership. Last but not the least and most importantly, I 

thank the Creator for the wisdom and courage to press on, hoping that 2019 will be a 

better year.

Thank you.

CHARLES GYAPONG

General Manager - TF Properties Ltd.
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