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This report examines Africa's purpose-built student 
accommodation (PBSA) sector across four key 
markets: Nigeria, South Africa, Kenya, and Ghana. It 
covers demand and supply dynamics, market 
performance including occupancy rates and rents, 
and profiles of active operators in each market. The 
findings are intended for operators and investors 
assessing opportunities in African student housing.
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SUMMARY

African Student 
Population

Total 

PBSA Stock

25m 250,000
Sources: Africa Development Bank Group, Fortren & Company

Data from Africa’s Development Bank puts Africa’s 
student population at 25 million, and is projected to 
reach 34 million and 75 million by 2034 and 2065 
respectively. Fortren & Company estimates total 
purpose-built student accommodation (PBSA) stock 
across the continent at 250,000 beds, equivalent to 
10% of the student population. Of that stock, we are 
currently tracking 119,660 beds across Nigeria, Ghana, 
Kenya, and South Africa, that formed the primary 
dataset for this report. The gap between student 
population and bed supply reflects systemic failures in 
capital formation, policy, and collaboration that will 
continue to compound if unaddressed.

Key findings

Nigeria PBSA stock accommodates less than 9% of 
its tertiary student population. Over 90% of the 
country’s student population rely on fragmented, 
informal off-campus hostels characterised by 
security risks and price distortions.

South Africa controls approximately 91.8% of 
Africa's formal PBSA supply, driven by its deep 
capital markets, NSFAS government-backed rental 
demand, and a deliberate regulatory framework.

Kenya's Acorn Holdings has demonstrated that a 
REIT structure, anchored by DFI equity and a green 
bond listed, can mobilise institutional capital in 
student housing at scale. Acorn's portfolio has 
grown to in excess of KSh27bn with approximately 
20,000 beds under management.

The primary barrier to institutional capital in Africa's 
student housing sector is a development risk profile 
and return expectations that current underwriting 
models struggle to accommodate. Bridging this gap 
requires structures that de-risk construction and 
lease-up phases, with development finance 
institutions (DFIs) and blended finance vehicles 
serving as critical first-movers.
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Additionally, it will also require coordinated action 
across government, DFIs, local pension funds, 
universities, and private operators. 





Africa's purpose-built student accommodation (PBSA) 
sector has historically attracted limited institutional 
attention, despite a compelling demand profile. 
Tertiary enrolment has grown at an average rate of 
7.4% per year since 2000, according to the World 
Bank, driving demand that has significantly outpaced 
supply, producing a supply deficit exceeding one 
million student beds. Our current estimates place total 
PBSA stock across the continent at approximately 
250,000 beds. Data we are tracking across 119,660 
student beds in Africa shows an average occupancy 
rate of 95%, which far outpaces the main stream asset 
classes like office, retail and hospitality.

South Africa accounts for 91.8% of the stock, reflecting 
the relative maturity of its market. PBSA has evolved 
into a fully institutionalised asset class in South Africa, 
comparable to established markets in Europe and the 
United States. The rest of the continent remains at a 
considerably earlier stage of development. 

Compared to the US and Europe, Africa’s tertiary 
student enrolment and purpose-built student housing 
stock falls considerably short.

MARKET OVERVIEW

Average 
Occupancy

95%

advisory@fortrenandcompany.com

Average Annual 
PBSA Rent Per Bed

$322
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Private sector activity is increasingly bridging the 
student accommodation supply gap, with a growing 
pipeline of purpose-built projects expected to reach 
the market over the next few years. Based on data that 
we are tacking, South Africa, Kenya, Ghana, and Nigeria 
collectively have over 79,565 beds in the development 
pipeline. This pipeline is largely private-sector driven 
including new development by Eris Property Group, 
Acorn Holdings, Campus Key, Respublica Group, and 
Student Accomod8 who have historically dominated 
their respective regions.
 

Government-led initiatives are also emerging as a 
complementary supply boosters, combining direct 
development with Public-Private Partnerships (PPPs). 
For instance, South Africa’s well-established PPP 
environment supported by subsidised student funding 
mechanisms like the National Student Financial Aid 
Scheme (NSFAS), continues to enhance affordability

and underpins its market dominance. In Kenya, 
allocations to student financing through the Higher 
Education Loans Board (HELB) increased by 59.5% in 
2025, supporting expanded access and sector 
sustainability. In Nigeria, the Federal Government 
recently approved ₦250 billion for student hostel 
upgrades nationwide.                                                                    


Despite this momentum, PPP implementation in the 
PBSA sector especially outside South Africa and Kenya 
remains underdeveloped. Structural constraints 
including regulatory uncertainty, limited institutional 
appetite, high development risk, misunderstood 
leasing and return dynamics, and the absence of 
affordability support mechanisms continues to limit 
supply. For cities like Lagos, the difficulty with securing 
suitably sized plots within or adjacent to campuses 
makes it more difficult for private sector developers to 
break participate.

Hatfield-square, South Africa
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Demand

Demand for student housing across Sub-Saharan Africa 
has grown steadily over the past two decades, driven 
by rising tertiary enrolment. The region averaged 7.5% 
annual enrolment growth between 2000 and 2021, 
according to the World Bank.
 

At the country level, Kenya illustrates this trajectory 
clearly. Data from the Kenya National Bureau of 
Statistics shows that enrolment in Teacher Training

In Nigeria, tertiary institutions accommodate less 
than 9% of the student population on-campus, 
exposing the remainder to security risks and 
predatory housing conditions in the informal market. 
In South Africa, the student housing deficit is 
estimated at 500,000 beds. In Ghana, the shortfall 
stands at approximately 350,000 beds, with only 
30% of students able to secure institution-affiliated 
accommodation. Sustained occupancy

Institutions grew by 23% in 2025, while Technical and 
Vocational Education and Training (TVET) institutions 
and universities recorded growth of 10.4% and 9.0% 
respectively. The growth that we are seeing in student 
enrolment numbers is also widening the supply gap in 
institution-provided accommodation and accelerating 
demand for off-campus purpose-built student 
accommodation (PBSA) across the four markets that we 
are tracking.

rates averaging 95% across tracked markets reflect 
structural demand that is unlikely to ease without a 
significant increase in private sector participation and 
capital deployment.
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Source: Fortren & Company

Further, urbanization has also played a key role in 
driving the demand for PBSAs. Given Africa’s large and 
growing youthful population, more students migrate 
from rural areas and smaller towns to major cities in 
search of higher education opportunities. The rapid 
urban growth in cities like Nairobi, Johannesburg, Accra 
and Lagos is also exacerbating the pressure on 
universities and existing housing infrastructure. 

Country Largest Demand Driver Student Population

Kenya Kenyatta University, Kiambu 60,000

Nigeria University of Lagos, Lagos 57,000

South Africa The University of Pretoria, Pretoria 55,000

Ghana The University of Ghana, Legon 40,000

Source: Fortren & Company

Across these key markets, there is also a growing 
demand for quality accommodation with reliable 
amenities, including high-speed internet connectivity, 
fitness facilities, and security infrastructure. Students 
in these markets have demonstrated a willingness to 
pay a premium for accommodation that meets these 
standards, making quality a material demand driver 
alongside affordability.

University of Nairobi PBSA, Kenya
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Supply

Stock Total Completed Stock Total Pipeline

South Africa 230,000 2,082

Kenya 12,378 14,845

Nigeria 2,839 45,138

Ghana 4,843 17,500

Source: Fortren & Company

Historically, student housing development in Africa was 
largely driven by tertiary institutions themselves. As 
demand began to outpace supply, fragmented private 
developers began to explore student housing, often 
operating within loosely regulated frameworks and 
relying on traditional residential building models rather 
than purpose-designed student accommodation.   

This has, however, been shifting over the past decade, 
with key players emerging in the market to solely focus 
on quality PBSA’s including Acorn and Student Factory 
in Kenya, Eris Property Group and Respublica Group in 

estate market, similar to mature European and US 
markets. Its strong public-private partnership (PPP) 
framework, supported by national student funding 
mechanisms such as NSFAS—which covers tuition, 
registration, accommodation, meals, and learning 
materials, has also been a major driver of market 
growth.   

Kenya, an emerging market in the PBSA sector, has 
also made significant strides in this sector, mainly 
through Acorn Holdings, the biggest player in the 
country with a current portfolio worth over KEs 27bn

Source: Acorn; World Bank; Eris Property Group;  Respublica Group; SLE       Source: Acorn; World Bank; Eris Property Group;  Respublica Group; SLE

South Africa, Accomod8 in Nigeria, and SLE Global in  
Ghana. We estimate c.250,000 operational beds in 
Africa’s PBSA market with an average occupancy rate of 
95%. Based on the data we are tracking, South Africa 
controls 91.8% of the stock, with rents averaging USD 
450 per month and an occupancy rate of 97%. This 
dominance is largely underpinned by its fully 
institutionalized real

billion. Since its strategy shift in 2015 and listing as a 
REIT in the NSE, Acorn has developed over 12,000 
student beds and currently has 6,300 beds in the 
pipeline under its Qwetu and Qejani brands. Its 
portfolio’s average monthly rent currently stands at 
approximately USD 175, with occupancy levels of 
approximately 89%, reflecting strong underlying 
demand for purpose-built student accommodation in 
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key urban centres. Notably, it was the first 
organization to raise Kenya's first certified green bond 
in 2019, worth KEs 4.3 bn, aimed at constructing 
sustainable and eco-friendly student accommodation 
in Nairobi. Acorn’s ability to pay the bond ahead of 
schedule further strengthened investor confidence. 

Other key players in this market include Student 
Factory, with plans underway to deliver a 4,000-bed 
student housing project in Karen, further contributing 
to the gradual expansion and institutionalisation of 
Kenya’s PBSA sector.  



In Nigeria, developers like Student Accommod8 and 
Advent Limited have been at the forefront of delivering 
private sector Purpose-Built Student Accommodation 
(PBSA) to meet the country’s rapidly rising demand.  
Nigeria represents one of the most undersupplied 
student housing markets in Sub-Saharan Africa, with 
an estimated deficit exceeding 1 million beds.  



Existing PBSA assets that we are tracking, are 
consistently reporting occupancy levels at or near full 
capacity, underscoring strong and resilient demand 
fundamentals. In the past few years, the public and 
private sector have increasingly accelerated 

Key Developers

South Africa Nigeria

development activity, with government support 
and  private capital flowing into new hostel and 
PBSA projects. Nigeria currently leads the region in 
development pipeline, with over 40,000 beds 
under construction or at conceptual stages, 
reflecting its position as a key growth frontier for 
the sector. In Ghana, the PBSA market is also 
gaining traction, with Ghana Hostels Limited a key

Source: Fortren & Company

player having a 4,303-bed portfolio. Another notable 
example is SLE’s initiative in Accra, where the 
developer is on track to deliver a 3,000-bed student 
accommodation project branded “Student SLE 
Accra,” aimed at addressing the growing demand for 
modern, purpose-built housing within the capital.

Kenya Ghana
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Africa Student Housing Report www.fortrenandcompany.com 

Qejani Juja (FUTO) 

Hostel1,060

1,000Acorn Holdings

Aliko Dangote84%$112

advisory@fortrenandcompany.com

https://www.fortrenandcompany.com
mailto:advisory@fortrenandcompany.com


08

MARKET Outlook

Supply-demand imbalance to support sustained 
occupancy levels, rental growth, and the gradual 
institutionalisation of the PBSA across the continent.

Overall, PBSA in Africa remains highly compelling, 
underpinned by strong structural and demographic 
fundamentals that are expected to sustain long-term 
demand growth. Africa is projected to reach 
approximately 64 million annual student population by 
2034, reflecting continued expansion in access to tertiary 
education and ongoing reforms in education systems 
across multiple countries.  For investors, this translates 
into a long-term, structurally supported investment 
opportunity in PBSA, characterised by persistent 
undersupply and resilient demand. As enrolment levels 
continue to rise faster than the development of formal 
student housing, the supply-demand gap is expected to 
widen further, particularly in fast-growing urban 
education hubs. This imbalance is expected to support 
sustained occupancy levels, rental growth, and the 
gradual institutionalisation of the asset class.

Short-term outlook by market

South Africa is in a period of recalibration. The decline in 

NSFAS payment reliability since 2023 has created 

revenue pressure on accreditation-dependent portfolios 

and is accelerating a structural shift toward private-pay 
products. This transition improves long-term sector 

resilience by reducing single-channel revenue 

dependence. 

Kenya is positioned for continued expansion. Acorn's 

established institutional capital relationships and first-mover 

brand equity support portfolio growth. The TVET sector and 

the broader East African region represent the most 
immediate growth vectors. 


Nigeria and Ghana require enabling conditions before 

institutional capital can deploy at the scale the supply deficit 

demands. The priorities over the next two to three years are 

government tax incentives for PBSA, university head lease or 
guarantee frameworks, and the emergence of a credible 

multi-site operator platform capable of anchoring DFI 

capital.

Medium-term: Africa's demographic dividend

Africa's student population is projected to more than 

triple by 2050. The operators and capital structures 

established in the next decade will define who captures 

that growth.

Local pension funds are the most structurally important 

untapped capital source. They hold patient, local-

currency capital that is duration-matched to student 

residential investment and immune to FX risk. Regulatory 

reform increasing permissible allocations to alternative 
real assets is a policy priority across all four markets. 

Kenya's retail investment product, VUKA, demonstrates 

that broader investor participation is achievable; uptake 

has been constrained by product sophistication rather 

than underlying appetite.

West City, South Africa
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recommendations

Institutional investors should prioritise markets with 
demonstrated operator track records and structural 
risk mitigation. Acorn's product in Kenya is the most 
immediately investable African PBSA opportunity 
outside South Africa. 



In South Africa, target operators with diversified revenue 
streams that reduce NSFAS dependence. Nigeria and 
Ghana’s market require blended finance structures that 
absorb first-loss development risk.



Developers and operators should treat speed to 
market as a primary competitive variable. A missed 
intake means twelve months of vacant revenue. 
Prioritise operational cost efficiency from design stage.



Development finance institutions should continue 
providing development-stage equity and guarantee 
structures. The GuarantCo green bond guarantee 
model in Kenya is directly replicable. Nigeria and Ghana 
are the priority markets for DFI intervention given the

       absence of  similar capital frameworks at scale.

Governments should focus on three interventions: tax 
incentives for PBSA development; a minimum norms and 
standards framework that mirrors South Africa's model, 
with flexibility for local innovation; and university head 
lease or occupancy guarantee programmes that anchor 
demands for investors. Any national financial aid scheme 
should be structured as a loan rather than a grant, with 
inflation-linked and predictable annual rates.



Universities should formalise endorsement of credible 
PBSA operators as preferred accommodation partners. 
Head lease commitments, even partial ones, reduce the 
investor risk premium and lower the cost of capital, which 
ultimately reduces the price students pay.



Local pension funds should engage existing PBSA 
operators to build asset class understanding ahead of 
regulatory reform. The 60% year-one student retention 
rate, equivalent to a three-year effective lease, directly 
addresses duration and credit quality concerns.

Princeton Village, South Africa
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ABOUT FORTREN & COMPANY
Fortren & Company is the most trusted source of market intelligence for institutions doing real estate and construction 
business in Africa. We track real estate data points to help institutional investors, developers, and corporates make informed 
decisions.

OUR SERVICES
We provide accurate and actionable real estate intelligence for fund managers, developers and service providers.

Track Projects & DealsBespoke Market Research

Understand viability of your project 
concept including the market 
opportunity, competition, yields, 
vacancy, barriers to entry and zoning.

Build an intelligent deal pipeline. Gain 
visibility into projects, capital market 
transactions and off-market real estate 
deals across the African continent.

   I  

  YY  

O     
    

   YY

S    
 I   

 YY

    
 YY   

 
Scarcity of sizable plots and a growing corporate 
demand is driving prices across the keja corridor. Driven largely by boutiue malls and plazas that 

cater to mid-scale indigenous retailers.
argely due to the impact of currency volatility on 
dollarised prime stock.
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Access our network of corporate off-
takers, service providers, financiers 
and public sector partners to bring 
your projects to life.

Develop a data-driven strategy for 
your pan-African growth plans. Train 
your team, build data systems and 
become a category thought leader.
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strengthening global and local corporate travel.
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To commission a bespoke research, advertise a project on our 
platforms, or explore event partnerships, email us at 

Reach 13k+ African real estate professionals 

and investors with your projects.

advisory@fortrenandcompany.com

Want to sponsor or speak at our events? Email us at advisory@fortrenandcompany.com 
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at advisory@fortrenandcompany.com. We would love to 
hear from you!
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Nigeria 

Managed Office 

REPORT

SUMMARY

This report provides commercial real estate operators, 
landlords, occupiers, and investors with a data-driven view 

of demand and supply alongside stakeholder sentiment 

shaping Nigeria’s flexible office market.

Disclaimer

This report is based on independent research conducted by Fortren & Company Limited using sources believed to be reliable 
at the time of publication. While care has been taken to ensure accuracy, no representation or warranty is made as to the 
completeness or precision of the information contained herein. Insights and views expressed are for general informational 
purposes only and do not constitute investment, financial, legal, or professional advice. Fortren & Company Limited accepts no 
liability for any loss or damage arising from reliance on this report. Readers should conduct their own analysis and seek 
appropriate professional advice before making any decisions.

mailto:advisory@fortrenandcompany.com

