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Coastal
Market Update



Mombasa anchors the economic pulse of 
Kenya’s coastal regions, contributing 4.9% to 
the nation’s annual GDP as per the 2023 Gross 
County Product Report by the Kenya National 
Bureau of Standards (KNBS). While Nairobi City 
County stands as Kenya’s primary economic 
powerhouse, channelling over a quarter (27.5%) 
of the nation’s GDP, Mombasa’s economic 
significance is underscored by only two other 
counties, Nakuru (4.9%) and Kiambu (5.7%), 
matching or surpassing its economic input. 
Additionally, the surrounding five coastal 
counties—Kwale (1.2%), Kilifi (2.1%), Tana River 
(0.3%), Lamu (0.3%), and Taita Taveta (0.6%)—
combine to contribute an average of 4.5% of 
Kenya’s GDP. 

Coastal Real Estate 
Market Update 2024 

Leveraging its strategic geographical location, Mombasa has seamlessly established itself as 
Kenya’s premier tourist destination, attracting vacationers in pursuit of coastal serenity. Yet, 
beyond its pristine beaches, Mombasa presents a diverse array of investment opportunities 
spanning office spaces, residential developments, retail outlets, and industrial ventures. The 
ongoing infrastructure investments coupled with Mombasa’s status as the region’s busiest port 
will catalyse additional business prospects across various real estate segments, amplifying 
opportunities for investors.

EconomyHighlights

Tourism stands as the leading force behind 
the coastal region’s economy, comprising 45% 
of its economic activity. Meanwhile, maritime 
operations, notably centred at the Port of 
Mombasa, secure a substantial share of 15%, 
facilitating the handling of a significant portion 
of East Africa’s imports and exports. Moreover, 
Mombasa’s economic landscape is enriched by 
agricultural pursuits (5%), agricultural industry 
(8%), fisheries (6%), forestry (4%), and mining 
(2%), each contributing uniquely to the region’s 
prosperity and sustainability.
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• Mombasa is the fourth largest 
contributor to Kenya’s GDP.

• Significant infrastructure investments 
are opening the coast’s economy. 

• Emergence of prime residential 
developments rivalling Nyali. 

• Dongo Kundu SEZ to revolutionise the 
coastal industrial sector. 

• Retail developments on the rise. 

• Grade A offices lacking at the coast – 
an investment opportunity. 

• Mombasa stands unrivalled as Kenya’s 
hospitality epicentre. 

• Hospitality sector continues 
resurgence post pandemic.

Mombasa County’s 
contribution to Kenya’s GDP

Contribution of Tourism to 
Coastal Region’s economy

4.9% 45%



Infrastructure

Over the past eight years, Mombasa has 
witnessed a notable surge in infrastructure 
investment, ushering in a new era of 
development. Among the significant completed 
projects are the Mombasa Port Development 
Project, an endeavour that boosted the annual 
container capacity of the Port of Mombasa to 
2.1 million. This initiative is complemented by 
the enhancement of vital transportation arteries 
such as Kipevu Road, the Standard Gauge 
Railway, the Makupa Bridge, and the expansion 
of the Mombasa-Mariakani Highway. 

The momentum of progress continues with a 
plethora of ongoing projects poised to further 
elevate Mombasa’s infrastructure landscape. 
Foremost among these is the Dongo Kundu 
Special Economic Zone, a beacon of economic 
potential, alongside the ongoing construction 
of a metre gauge railway linking the Mombasa 
Standard Gauge Railway terminus with 

Miritini. The Bagamoyo-Malindi Road Project 
and the Dongo Kundu Bypass are also in the 
pipeline, promising to enhance connectivity 
and accessibility within the region. The 54km 
Bagamoyo-Malindi Road is set to be completed 
in quarter one of 2025 at a cost of KES 15 billion. 

Looking ahead, Mombasa anticipates the 
realisation of proposed facilities that will 
further fortify its position as a key economic 
hub. Notable among these are the Dongo 
Kundu Berth and the Mombasa Gate Bridge. 
Moreover, Mombasa proudly serves as the 
gateway for Kenya’s undersea internet cables, 
underscoring its pivotal role not only in regional 
commerce but also in global connectivity and 
communication networks. 

These significant infrastructure projects are 
poised to boost property values not just along 
their routes but also at the locations they 
connect to.
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“Dongo Kundu Berth 
and the Mombasa 
Gate Bridge to lead 
in the positioning of 
Mombasa as a key 
economic hub”



Asset Classes
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RESIDENTIAL
Kizingo is Mombasa Island’s epitome 
of luxury living, hosting the prestigious 
State House Mombasa within its confines. 
Meanwhile, Ganjoni and Tudor areas have 
carved out a niche as upper-middle-income 
neighbourhoods. Beyond Mombasa Island, 
Nyali emerges as the coastal destination of 
choice for discerning residents. However, the 
allure of Nyali has been somewhat dimmed 
by the emergence of towering structures 
in the area, prompting the rise of exclusive 
enclaves further north, particularly in Kilifi 
County. Prime residential developments like 
Vipingo Ridge, Awali Estate, Pazuri Homes, 
and Vipingo Beach Estate have flourished, 
offering an alternative haven for those seeking 
exclusivity and tranquillity. 

 In the realm of affordable housing, Mombasa 
County has made significant strides. In 2023, 
it unveiled 584 housing units through the 
Buxton Point, Phase I project. Developments 
in the pipeline include Buxton Point, Phase II 
(with 1400 units), Mzizima Estate (1700 units), 

Kongowea Village (1700 units), and Likoni 
Flats and Likoni Customs Estates (3200 units), 
collectively aiming to address the growing 
demand for affordable housing options in the 
region. 

The allure of the greater Kenyan coast, 
encompassing destinations like Malindi and 
Watamu, lies in its stunning beaches, rich 
biodiversity, and accommodations tailored 
to holiday enthusiasts. Some of the most 
breathtaking beaches, offering panoramic 
views of the Indian Ocean and stunning 
sunrises are renowned destinations such as 
Diani Beach, Nyali Beach, Watamu Beach, 
Kikambala Beach, Gazi Beach, Tiwi Beach, 
Chale Island Beaches, and Shela Beach in 
Lamu. 

The table below outlines recent market 
transactions for 1-acre unimproved beachfront 
properties. In contrast, prime residential 
unimproved properties in Nairobi typically 
fall within the range of KES 50 million to 200 
million.

“Construction of prime 
residential developments 
away from Mombasa 
County is on the rise, 
bringing unprecedented 
competition to Nyali”

LOCATION RECENT PRICE (KES) 
MILLIONS 

Nyali Beach 120

Diani Beach 40

Watamu 40

Kilifi Bofa Beach 35

Kikambala Beach 30

Galu Kinondo Beach 25

Source: Knight Frank
**Disclaimer: These are not definitive prices. We recommend valuations from 
approved valuation professionals to capture each property’s uniqueness.

Image: Hemingways Residences
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INDUSTRIAL 
Industrial focal points such as Shimanzi, 
Changamwe, Kikambala, and Miritini form the 
backbone of Mombasa’s industrial landscape. 
However, the ageing warehouses in these 
areas reveal signs of inefficiency, reflected in 
their modest average rental rates currently 
standing at KES 35 per square foot per month. 
The absence of modern facilities, including 
cold storage warehouses, not only highlights 
an immediate necessity but also presents 
an enticing investment opportunity ripe for 
exploration. 

The eagerly awaited 3000 acres Dongo Kundu 
Special Economic Zone (SEZ) holds promise 
in addressing these deficiencies. It is poised 
to introduce upgraded infrastructure and 
bolstered industrial capabilities, heralding a 
new era of progress. 

In the primary industrial hub of Shimanzi, 
land values typically hover around KES 
80 million, as indicated by recent market 
transactions. Moreover, land values appreciate 
significantly as one gets closer to the Port, 
underscoring the strategic importance of 
proximity to maritime activities. 

RETAIL 
To serve the growing middle-class, several 
malls have emerged including Nyali Centre, 
City Mall, Likoni Mall, Mombasa Mall, 
Promenade Mall, Basic Nyali Mall, and 
Mtwapa Mall. These premier shopping 
destinations typically boast high occupancy 
rates, often surpassing 85%. However, a shift 
in consumer behaviour is exerting downward 
pressure on these rates, with major retailers 
increasingly opting to establish convenience 
outlets in residential areas rather than 
anchoring themselves in traditional malls. 
Consequently, supermarket chains are 
occupying lesser space within malls, resulting 
in reduced foot traffic, much to the detriment 
of retail tenants reliant on anchor and sub-
anchor tenants for customer flow. 

Retail rent in Mombasa and its environs is 
denominated in Kenya Shillings (KES). Prime 
monthly retail rent ranges from KES 150 to 
KES 250 per square foot depending on factors 
such as floor level and location of the mall. 
With competition intensifying, supermarket 
chains are extending their reach beyond their 
traditional stronghold, Nairobi’s metropolitan 
area. Major industry leaders such as Naivas, 
Quickmart, Chandarana, and Carrefour 
are all turning their attention to the coastal 
region. Recent expansions include Carrefour 
at Promenade Mall in Nyali and Naivas in 
the Sabasaba area of Mombasa. Anticipated 
retail developments include Nyali Bazaar in 
Kongowea and Greenwood Arcade in Nyali. 

“The absence of modern 
facilities, including cold 
storage warehouses, 
not only highlights an 
immediate necessity but 
also presents an enticing 
investment opportunity 
ripe for exploration.”

and above occupancy rates in 
premier shopping destination 

85%
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OFFICE  
Mombasa shines as Kenya’s premier 
hospitality destination, yet its distance from 
Nairobi, the nation’s economic epicentre, 
has hindered its evolution into a significant 
office hub. Consequently, Grade A office 
spaces are scarce, with most developments 
falling into the Grade B or Grade C categories. 
Nevertheless, Mombasa’s allure as a 
hospitality hotspot remains unmatched, 
reinforcing its image as a leisure destination 
while Nairobi remains Kenya’s top business 
destination. 

Nyali has established itself as a prestigious 
office suburb within Mombasa, commanding 
higher rents compared to Mombasa Island. 
Monthly rates in Nyali typically range from 
KES 70 to KES 100 per square foot, while 
in Mombasa Island, they range from KES 
60 to KES 90. Service charges generally fall 
between KES 20 and KES 35 per square foot in 
both areas. 
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HOSPITALIT Y  
Moi International Airport (MIA) serves as 
a crucial gateway for promoting tourism 
in Mombasa by offering direct flights to 
the Kenyan coast. Following the Covid-19-
induced challenges, the hospitality sector 
is experiencing a revitalisation. There are 
promising signs of recovery in the tourism 
market as the 2023 international arrivals 
through MIA surpassed pre-covid levels - 
154,203 arrivals in 2023 compared to 128,222 
in 2019 – a 20.26% increase.

With at least 136 beach hotels and a total of 
4,858 guest rooms, the coastal region is a 
hub of hospitality. Among these are upscale 
establishments like Hemingways Watamu, 

Sarova Whitesands Beach Resort and Spa, 
English Point Marina, Kilua Beach Resort, 
The Majlis Resort, Serena Beach Resort and 
Spa, PrideInn Paradise Beach Resort and Spa, 
Travellers Beach Hotel and Voyager Beach 
Resort that offer luxurious experiences.  

Beach hotels continue to post higher 
occupancy rates than top-tier hotels in 
Nairobi. There was a dip in occupancy rates in 
2022 due to disruptions surrounding the 2022 
national elections. On a positive note, visitor 
arrivals through cruise ships more than 
doubled, from 1,134 in 2022 to 2,490 in 2023.

increase in the tourism market as the 2023 
international arrivals through Moi International 
Airport (MIA) 

20.26%
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Source: KNBS

“Over the past five 
years, beach hotels 
have maintained their 
allure, consistently 
outperforming premier 
hotels in the capital, 
Nairobi, in terms of 
occupancy rates”



MANAGEMENT
Mark Dunford
Chief Executive Officer 
+254 792 650 685
mark.dunford@ke.knightfrank.com

Maina Mwangi
Executive Director & Head – Property
Management
+254 733 805 205
maina.mwangi@ke.knightfrank.com

VALUATION & ADVISORY
Stephen Makau
Head - Valuations & Advisory
+254 723 389 092
stephen.makau@ke.knightfrank.com

Sammy Mukala
Head of Coast Region
+254 723 306 298
sammy.mukala@ke.knightfrank.com

COMMERCIAL AGENCY
Anthony Havelock
Head of Capital Markets and OLSS
+254 727 099 364
anthony.havelock@ke.knightfrank.com

RESIDENTIAL  AGENCY
Tarquin Gross
Head of Residential Agency
+254 716 875 920
tarquin.gross@ke.knightfrank.com

RESEARCH
Charles Macharia
Senior Research Analyst
+254 721 386 019
charles.macharia@ke.knightfrank.com

Ndiritu Muriithi
Research Analyst
+254 741 805 238
ndiritu.muriithi@ke.knightfrank.com

Boniface Abudho
Africa Research Analyst
+254 717 264 504
boniface.abudho@ke.knightfrank.com

Please get in touch with us

Knight Frank Research Reports  
are available at 
knightfrank.com/research

Knight Frank Research provides strategic advice, consultancy services and forecasting to 
a wide range of clients worldwide including developers, investors, funding organisations, 
corporate institutions and the public sector. All our clients recognise the need for independent 
expert advice customised to their specific needs © Knight Frank Kenya 2024

This report is published for general information only. Although high standards have been used in the preparation of the 
information, analysis, views and projections presented in this report, no legal responsibility can be accepted by Knight 
Frank Research or Knight Frank Kenya for any loss or damage resultant from the contents of this document. As a general 
report, this material does not necessarily represent the view of Knight Frank Kenya in relation to particular properties or 
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