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Add is Ababa  ma in administra tive struc ture: 10 sub-c ities. 
Our report foc uses on parts of Arada , Bole, Kirkos, Lideta  
and  Yeka   - Source: map by Miles 

Ethiop ia , the sec ond  most populous c ountry in Afric a  a fter 
Nigeria , has a  p redominantly rura l popula tion. As of 2019, 
the level of urbaniza tion in Ethiop ia  was 21.2%, whic h 
inc reased  by 4.96% and  4.9% in 2020 and  2021, 
respec tively. 

The c urrent popula tion of Add is Ababa 's metro a rea  in 
2023 is estima ted  to be 5,461,000, a  4.46% inc rease from 
2022, when the popula tion was 5,228,000, a  4.43% inc rease 
from 2021. In 2021, the popula tion of Add is Ababa  was 
5,006,000, a  4.42% inc rease from 2020. From 2019 to 2022, 
the popula tion of Add is Ababa  inc reased  on average by 
4.43%. The p rojec ted  popula tion for 2023/ 24 is expec ted  to 
inc rease to 5,703,628, a  4.46% inc rease from 2023. The 
estima ted  popula tion density is approximately 5,165 
ind ividua ls per square kilometer.

Ethiop ia 's ec onomy has been one of the fastest-growing in 
the world , with an average annua l g rowth ra te of 9.5% in 
the past 15 years. Pub lic  infrastruc ture investments, whic h 
have led  to c ap ita l ac c umula tion, a re among the fac tors 
c ontributing  to this growth.

In Dec ember 2022, Ethiop ia 's annua l infla tion ra te 
dec reased  to 33.80%, down from a  six-month high of 
35.10% in the p revious month. 

The food  infla tion ra te slightly eased  to 32.9% from 34.2% in 
November, due to the dec rease in p ric es of most c erea l 
p roduc ts as well as ed ib le oil, mea t, milk and  eggs. The 
c ountry's high infla tion ra te is a ttributed  to the two-year war 
in North Ethiop ia , the worst and  most p rotrac ted  d rought 
on rec ord  in the c ountry's southern reg ion, and  the rap id  
deprec ia tion of the Birr aga inst ma jor baskets of foreign 
c urrenc ies.

Although the Add is Ababa  c ity administra tion has restric ted  
land lords from inc reasing rent p ric es and  evic ting  tenants, 
land lords c an still c ha rge any amount they want if they still 
have a  vac ant p lac e. Therefore, tenants looking for houses 
for rent in Add is Ababa  c an expec t to pay doub le the rent 
p ric e of wha t was c harged  for the same p roperty a  year 
ago. In this researc h report, we assess the renta l p ric e of 
apartments and  villas in ma jor a reas of Add is Ababa .

Considering  the ec onomic  developments and  the infla tion 
trend , as well as labor and  materia l shortages, there is little 
to support any p red ic tion other than rising  rent p ric es in a ll 
p roperty c a tegories.
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SPACIAL VARIATION OF APARTMENT COST IN ADDIS ABABA

Spatia l va riab ility oc c urs when a  quantity tha t is measured  a t 
d ifferent spa tia l loc a tions exhib its va lues tha t d iffer ac ross 
the loc a tions. For this researc h report, we foc used  on the Old  
Airport, Bole, and  Kazanc his a reas, whic h a re hot spots for 
residents and  p rogressive rea l esta te developments. 

Based  on the c ollec ted  da tabase, the average monthly rent 
p ric es for 3-bedrooms were 166,261.57 ETB, 142,872.66 ETB, 
and  122,724.27 ETB for Old  Airport, Bole, and  Kazanc his, 
respec tively. The spa tia l va ria tion of renta l p ric e for selec ted  
potentia l a reas is shown in Figure 4.

Upward  renta l monthly c ost va ria tions in Old  Airport and  Bole 
a re due to better infrastruc ture fac ilities in the most 
urbanized  d istric t and  the loc a tion of Bole interna tiona l 
a irport, whic h serves as a  destina tion point for d iasporas and  
ind ividua ls flying  in and  out of the c ountry. Old  Airport is a lso 
p referab le sinc e it is home to government and  
non-government offic ia ls, d ip lomatic  rep resenta tives, and  
free of environmenta l d isturbanc es.

Downward  renta l monthly c ost va ria tions in Kazanc his a re 
due to the a rea  being c onsidered  a  c ommerc ia l a rea  ra ther 
than residentia l, with a  lesser infrastruc ture fac ility c ompared  
to Old  Airport and  Bole. However, many rea l esta te p rojec ts 
under c onstruc tion will turn Kazanc his into a  mix of 
c ommerc ia l and  residentia l hybrid  in the c oming months. 
Even though we have seen lower monthly renta l c osts in the 
Kazanc his a rea , the c onstruc tion of many rea l esta te 
p rojec ts will surely lead  to an inc rease in renta l c osts in the 
near future.

RENTAL PRICES 

Infla tion and  renta l p ric es in Ethiop ia  have been 
interc onnec ted . Ethiop ia 's infla tion ra te dec reased  to 33.80% 
in Dec ember of 2022 from 35.10% in the p revious month. It 
was observed  tha t the infla tion ra te inc reased  to 35.10% in 
Q1_2022 from 27.00% in H2_2021, and  c onc urrently rent 
p ric es inc reased  by 17.53% (Q1_2022) from H1_2021 renta l 
p ric es (Figure 1). In H1_2022, due to the dec rease of the 
infla tion ra te to 33.80% from 35.10%, there was no signific ant 
inc rement in rent p ric es, and  it inc reased  a t a  lower ra te of 
2.83%. Therefore, it c an be c onc luded  tha t renta l p ric es 
rema ined  more or less a t equilib rium between Q1_2022 and  
H1_2022.

To ease the shortages of financ e for housing development in 
Add is Ababa  and  other ma jor c ities of the c ountry, 
mortgage banks suc h as Goh Betoc h Bank a re now 
bec oming opera tiona l. Moreover, the Ethiop ian government 
has passed  dec isions on c ement p ric e to be free from 
government c ontrol, and  sinc e the dec ision, the c ement 
p ric e has rema ined  smooth a fter dec lining  from its peak 
p ric e of about 2,000 ETB/ quinta l. This enc ourages rea l esta te 
developers and  ind ividua ls to c onstruc t houses and , in turn, 
stab ilizes rent p ric es from their a la rmed  p ric e. The 
government's restric tion on inc reasing and  evic tion, on the 
other hand , p rovides tempora ry relief, espec ia lly for those 
who have a lready sec ured  a  house for rent.

RENTAL PRICES (APARTMENTS)

The renta l p ric e of 3-bedrooms furnished  and  unfurnished  
apartment were 176,208.52 ETB/ month and  113,139.03 
ETB/ month respec tively showing an inc rease of 28.00% from 
Q1_2022 

RENTAL PRICES (VILLA)

The renta l p ric e  of 4-BR furnished /  unfurnished  villa  a re 
198,745.88 ETB/ month/  160,495.33 ETB/ month  showing an 
inc rease of 3.89% from Q1_2022.

2

Source: Miles data

https://www.linkedin.com/company/miles-africa-consulting
https://twitter.com/MilesConsulting
https://www.instagram.com/miles_africa_consulting/


Apartment Rental Pric e Summary 

Map of All the Residentia l Loc ations (Apartments  and Villas) 

Note

This report is constructed under the residential housing classification and is based on the EIABC (2012) classification. Thus the analysis is 
based on four major types of residential housing namely apartment, condominium, villa and town home (row houses). In each type of 
residential housing classification parameters that describe the property of the house are collected from the ground (primary sources). 

Intellectual Property Rights

Unless otherwise indicated, this Report is Miles proprietary and all databases, designs, text, photographs, and graphics on this Report 
(collectively the "Content") and trademarks, service marks, and logo contains therein (the "Marks") are owned and controlled by Miles or 
licensed by Miles and are protected by copyright and trademark laws and various other  intellectual property rights and unfair competition 
laws of the FDR Ethiopia, foreign jurisdictions and international conventions.

Warranty Disclaimer

The information provided in this Report and our website is for general information purposes only. All information in this Report  or our 
website is provided in good faith, however we make no representation or warranty of any kind, express or implied, regarding the accuracy, 
adequacy, validity, reliability, availability or completeness of any information on this Report or our website.

Real estate searc h, 

Want to know more,
need an offic e or property,
want to sell or lease,
c ontac t us @ c ontac t@miles-afric a.c om

This report is p roud ly made in Add is Ababa , Ethiop ia  - #MadeinEthiopia

Note

The image above is a  topographical view of Addis Ababa, Ethiopia to show case the amount of concentration of villas and apartments.
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