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MESSAGE FROM THE BOARD CHAIRMAN 

Distinguished Shareholder representatives, it is my greatest pleasure to welcome you to the 
7th Annual General Meeting of TF Properties Ltd and to present to you our performance for 
the year ended 31st December, 2019.  
 
MICROECONOMIC PERFORMANCE AND OUTLOOK 
 

According to the African Economic Outlook (AEO) 2019, Ghana’s economy continued to 
expand in 2019, with real GDP growth estimated at 7.1% and 5.4% actual. High growth 
momentum since 2017 consistently placed Ghana among Africa’s 10 fastest-growing 
economies. Improvements in the macroeconomic environment were accompanied by 
expansion in domestic demand due to increased private consumption. The industrial sector, 
with average annual growth exceeding 10%, was a major driver of growth in the three years 
to 2019. Agriculture continued to be the second fastest-growing sector in the economy, but 
a financial sector clean-up that started in 2017 placed a temporary drag on growth of services. 
In 2019, Ghana maintained its moderate fiscal and current account deficits, single-digit 

inflation, and a relatively stable exchange rate. The fiscal deficit improved from 3.5% of GDP 

in 2018 to 3.4% in 2019. However, the current account deficit rose from 3.1% of GDP to 3.5% 

as net flows in the income account outweighed gains in the trade account. A steady decline 

in non-food inflation and tight monetary policy helped keep inflation within a medium-term 

target of 8 ± 2%. The exchange rate between the Ghana cedi and US dollar remained stable 

with volatility reflecting seasonal import-driven demand. 

Increased public debt and shortfalls in domestic revenues posed challenges to further 

macroeconomic improvements. By September 2019, the debt-to-GDP ratio rose 3.2 

percentage points year-on-year, mainly due to a $3 billion Eurobond issue and to domestic 

borrowing, including a $2 billion financial sector bailout. Despite the low domestic resource 

mobilization and high cost of financial and energy sector reforms, the government remains 

committed to a deficit ceiling of no more than 5% of GDP, as required by the new Fiscal 

Responsibility Act. 

Growth prospects remain positive, with increased output and stable global prices for Ghana’s 

main export commodities. The 10-Point Industrialization Agenda sought to expand output 

through coordinated public and private investment. Programs targeting higher agricultural 

productivity included Planting for Food and Jobs, Rearing for Food and Jobs, and Planting for 

Export and Rural Development. 

The nascent manufacturing sector broadened the basis for growth, focusing on agriculture-

led industrialization. Exports were largely unprocessed, and more than 18% of imports were 

food items—both opportunities for local value addition. Foreign Direct Investment (FDI) and 

portfolio investments provided low-cost capital for emerging value chains.  

The government’s new Business Regulatory Reform program is expected to improve the 

business environment and mobilize domestic revenue. Digital investments, especially in the 

financial sector, will increase efficiency. With the African Continental Free Trade Agreement, 
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Ghana’s industry will absorb increasing raw materials from the region, scale up 

manufacturing, and trade in processed and light manufactured products. 

Despite the Fiscal Responsibility Act, the runup to elections might put pressures on the 

government to overspend and under tax which could derail progress toward fiscal 

consolidation. 

Mounting energy sector liabilities, due to excess installed capacity from take-or-pay contracts 

with independent power producers, and the ongoing financial sector clean-up are lifted the 

debt-to-GDP ratio above the current 60.6%. 

Increased foreign participation in Ghana’s debt exposed the country to global market swings 

and foreign exchange risks, with non-resident participation in domestic debt at more than 

one-third. 

COMMERCIAL OFFICE MARKET 
The occupier market in Accra is currently recovering from several years of subdued 
performance with rents edging back towards historic highs. New developments such as 
Atlantic Tower have recorded healthy occupancy rates. However generally vacancy rates 
remain subdued. In 2018, Grit Real Estate acquired Capital Place, 5th Avenue and Tullow Oil’s 
headquarters office indicating renewed investor confidence in the market. 
The office market in Accra has traditionally been centred around two main areas, namely the 

Ridge in the CBD and Airport City. The Airport City area is Accra’s latest business district, but 

although it houses some of the most prime office buildings in Accra, it is currently plagued by 

traffic congestion, limited car parking zones and overcrowding challenges. Rendeavour’s 

Appolonia City development is set to provide further competition in the traditional office 

areas of the city. 

PERFORMANCE 
Rental Income for the year under review was GHS 6,972,475; this was 6% increase over that 
of 2018 which stood at GHS 6,550,571. Operating cost increased by 29% from GHS 1,967,149 
in 2018 to GHS 2,531,377 in 2019. Gross profit decreased by 3% in 2019 from GHS 4,583,422to 
GHS 4,441,098. 
 
Administrative expenses went down by 5% to GHS 2,742,223 in 2019 from GHS 2,871,592 in 
2018. The reduction was due one-off expense recorded in the previous year. 
 
The net result for the year 2019 was a profit of GHS 413,533 as against GHS 1,777,473 in 2018, 
a decrease of 77% as a result of no appreciation in the fair values of the investment properties. 
 
The Company’s indebtedness to Teachers Fund stands at GHS 28,777,131 at end of 2019 
against the value of the investment in properties of GHS 206,042,974. 
 
Shareholder fund in the properties is GHS 164,341,634 
 
INVESTMENT PROPERTIES AND PROJECTS 
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The company continued to witness a downward trend in occupancy, occasioned by the exit 
of both GlaxoSmithKline Export Limited and Regus, one year after losing Airtel and Energy 
Bank. This brought the occupancy level to 30% on year end, down from 55% the prior year. 
To step up the process of filing the vacancies, a Leasing Officer was employed to take care of 
the marketing and leasing function. This has yielded some modest results even though the 
market abounds with a number of newly developed properties with superior offerings. 
 
Based on the earlier decision to suspend Project Vista and concentrate on the refurbishment 
of GNAT Heights, the Board appointed Ramsden Africa to lead the Development Management 
process. The refurbishment plans are ready and steps are underway to get the approval of 
the Shareholders before the project commences. 
 
The JTN Yankah Hall, continues to operate at full occupancy, and the trend is expected to 
continue in the medium to long term, especially with the coming out of Akuffo Addo’s free 
SHS Graduates. 
 
The North Ridge office property also operated at full capacity up to year end when TF Financial 
Services moved to the GNAT Heights. Let me add that even though the relocation was at a 
very low rent, it was done to prevent leakages from the TF Group (an issue the Group would 
have to take a second look). 
 
IMPACT OF COVID-19 ON OPERATIONS 
According to Cushman & Wakefield, the impact of COVID-19 on the economy is projected to 

present challenging times for the country. Ghana's GDP is expected to decline sharply to 2.6% 

from the projected 6.8% for the year 2020 with many job losses, reduction in disposable income 

and economic hardships expected. There has been an increase in the price of commodities as a 

result of panic buying with borders, schools and offices (except for essential services) being 

closed until further notice. The Government of Ghana has instituted several social and 

economic interventions to deal with hardships that may occur amid the pandemic and the police 

and military have been deployed to ensure compliance with the Government’s directive to stay 

home.  

 

The demand for office space is set to decline as prospective tenants are also facing the impact 

of COVID-19 and reviewing business strategy. Occupancy levels may remain the same in the 

short to medium term within the sector, however, it is too early to speculate the full impact on 

rents, occupancy and vacancy rates, and business models. It is clear however that serviced 

offices may face difficulties as many of their clients are linked to short stay expats with business 

needs. This notwithstanding, the new 6 feet rule required for ensuring physical distancing in 

offices is expected to increase density between workstations and this might translate into 

demand for additional space. 

 
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 pacesetters in the industry today. 
I want to thank our shareholders for their support and for appreciating our direction. I also 
want to thank the board of directors for their invaluable attention given to the company for 
all these years. To my executive management team, I say thank you for holding the fort in 

https://www.cushmanwakefield.com/en/insights/covid-19
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these challenging times. And I want to lastly, but perhaps most importantly ... thank all 
employees of the company for their dedication and hard work. 
 
God bless GNAT, Teachers Fund, TF Properties Ltd and may God bless Ghana. 

Thank you. 

 

DOMINIC ADU 
CHAIRMAN  
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MESSAGE FROM THE GENERAL MANAGER- TF PROPERTIES LTD 

The Chairman of Board of Directors (TF Properties Ltd), Chairman of the Board of Trustees 
(Teachers Fund), distinguished Regional and External Trustees, Auditors from Delloite & 
Touche, Management & Staff present, Ladies and Gentlemen!  
 
It is an honor to address you and to tell you about what our company has achieved in 2019. I 
will share with you the actions and initiatives we have embarked upon so far, and will ask you 
to consider the company's prospects and future plans.  
 
Mr. Chairman, 2019 has been a year of far-reaching challenges and difficult yet necessary 
decisions aimed at sustaining the company. This has underscored the need to lay the 
foundations for a future of orderly, sustainable and profitable growth.  
 
The already precarious situation of loss of our major tenants continued to soar higher with 
the exit of GlaxoSmithKline Export Limited and Regus, barely a year after we lost Airtel and 
Energy Bank. This coupled with oversupply of office space in the market and falling rents have 
been worsened by slower GDP growth rate of 5.4% in 2019, the consolidation of the five 
commercial banks, and the inability of several financial institutions to pay depositors funds. 
Despite government intervention of paying a certain percentage of depositors locked up 
funds, investor confidence in the industry have been duly eroded. On the otherhand, the 
increase enrolment in tertiary institutions in Ghana continues to have a positive outlook on 
providers of student hostel facilities.  
 
The performance results as shown in the Audited Accounts and Financial Statements for 2019 

is therefore a clear reflection of the above state of affairs, highlights of which are given below:  

1. The Company experienced a drop in occupancy levels at the GNAT Heights with an 

occupancy rate of 30% on year end down from 55% in 2018.  

2. We continue to maintain full occupancy status at the James Topp Nelson Yankah Hall 

(a 1,000 Bed Capacity Hostel at University of Ghana Campus, Legon). 

3. We also operated at 100% occupancy at the North Ridge Office. 

4. The new case of fraud against Teachers Fund is still pending, thus thwarting our efforts 

to embark on demolition of unauthorized structures on the Kasoa-Nyanyano land. We 

wish to emphasize that the TFPL Board took a bold decision in 2015 to pursue the 

encroachment case which dated as far back as 2000 by legal means. We acknowledge 

the fact that the wheel of justice has a long arm, albeit, we wish to assure our 

shareholders that we will do all in our power to demolish the unauthorized structures 

once the hurdles are cleared and the letter for “Police Presence” is issued. 

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

options for the existing investments to enable us position ourselves in readiness for a market 

turnaround. These include: 
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➢ Plans to Refurbish GNAT Heights now while deferring project Vista till the market 

shows signs of turnaround. Preparatory works on the refurbishment of GNAT Heights 

are far advanced and we are waiting for the approval of Teachers Fund before 

commencement. Using a rent/return approach, the refurbishment is expected to deal 

with various physical and functional obsolescence in the building, and also target 

certain technological improvements that are attractive to prospective tenants. 

➢ To make the facility attractive to prospective tenants, even in its current challenged 

condition, we continue to undertake inhouse maintenance and repairs aimed at 

sustaining the state of the building. 

➢ Based on feedback from market surveys, the company set out to cut down rents with 

the view of staying within competition.  

➢ This apart, the model of letting out space on floor basis has been changed to include 

smaller offerings to accommodate multiple tenants. This is yielding results, though at 

a slower pace.   

The year 2020 is expected to be equally challenging for our business, especially with the 
outbreak of the Covid-19 Pandemic. Working from home seems to be the new normal, and it 
is expected that about 5% of our clients will be lost further. However, considering the fact 
that human nature will still beg for human interaction and the need to observe an 8-meter 
square rule for social distancing in offices, may be the saving grace for the office market 
business. TFPL will therefore offer a blended workspace environment, with some tenants 
working at home and others working in semi-serviced offices or traditional, reconfigured 
office spaces.  
 
The company’s 5year Strategic Plan from 2015 to 2019 expired and steps are underway to 
review the performance for the past period and draft a new 5year Plan from 2021 to 2025. 
looking ahead we still believe that the overall trends driving the real estate market supports 
future growth. TFPL will be well-positioned to contribute to the continued journey towards 
increased implementation of sound and sustainable business principles and practices that are 
of key importance in order to deliver value creation for our shareholders. Through the new 
strategic plan, we can expect to come forward with a financially stronger and better-balanced 
company, with improved governance, control and risk management, a tighter focus on 
priorities and strategic strengths, and closer alignment with what our shareholders and 
investors want.  
 
I would like to end by giving thanks to the management team and all TFPL’s professionals for 
the extraordinary efforts and performance they have put in day after day to transform and 
improve our company and make it more competitive despite the challenging times. And I 
should like to thank all of you for your continued confidence in us. Most importantly, I thank 
the Creator for the wisdom and courage to press on, hoping that there will better times 
ahead. 
Thank you. 

 

 

CHARLES GYAPONG 
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Proposed GNAT Heights Refurbishment in Pictures 
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