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Ethiop ia  is the sec ond  most populous c ountry in Afric a , 
next to Nigeria . The ma jority of Ethiop ian popula tion is 
rura l residents whic h a re estima ted  to be 80%, while 
the rema ining 20% are urban residents.

The c urrent metro a rea  popula tion of Add is Ababa  in 
2022 is 5,228,000, whic h was a  4.43% inc rease from 
2021, and  in 2021 it was rec orded  a t 5,006,000, with a  
4.42% inc rease from 2020.

Popula tion in 2023/ 24 has an antic ipa ted  growth of 
residents to 5,703,628, with the annua l g rowth ra te of 
the c ity being  3.83%, in p rior years growth has been as 
muc h as 8.00%.

Ethiop ia 's ec onomy has been among the fastest 
g rowing in the world  (a t an average of 9.5%  per year). 
Among other fac tors, g rowth was led  by c ap ita l 
ac c umula tion, in pa rtic ula r through pub lic  
infrastruc ture investments.

The annua l infla tion ra te in Ethiop ia  ac c elera ted  to 
36.64% in April 2022, reac hing the highest point sinc e 
November of 2011. Upward  p ressure c ame from pric es 
of both food  (42.91% vs 43.43% in Marc h) and  
non-food  items (28.10% vs 23.50%) amid  inc reased  
demand  during  c eleb ra tions of two ma jor relig ious 
festiva ls, namely the Ethiop ian Orthodox Easter and  
the Islamic  Eid  a l-Fitr. On a  monthly basis, c onsumer 
p ric es were up  2.20%, a fter inc reasing 4.00% in the 
p revious month.1

Tenants keep  on asking if rent p ric es a re going to d rop  
in the near future. However,  the trend  of 2022 a lone 
has suffic ient momentum to c a rry into 2023, we would  
likely see more demand  for high density renta l 
apartments in ma jor a reas.

In add ition to tha t, the rising  infla tion in Ethiop ia  is 
happening desp ite loc a l and  federa l authorities' 
efforts to c ontrol infla tionary trend  through 
administra tive ac tions, inc lud ing the extension of the  
three-month restric tion from ra ising  rent and  evic tion 
whic h will be extended  till the end  of June, 
c onsidering  the c urrent living  situa tion.

Given the ec onomic  developments in p rogress and  
the infla tion trend , while we witness labor and  
materia ls shortages, there is little to support any 
p red ic tion other than rising  rent p ric es in a ll Property 
Ca tegories.
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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 
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SPACIAL VARIATION OF APARTMENT COST AROUND 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, and  from our da ta  sets we have 
selec ted  Bole, Megenagna  and  Kasanc his a reas, with 
respec tive average p ric es of 143,720.94 ETB,106,381.28 ETB 
and  83,931.28 ETB for apartment renta l c ost.

The va ria tion of upward  renta l monthly c ost in Bole has 
been notic ed  due to better fac ilities based  on 
infrastruc ture, c onsidered  to be the most urbanized  d istric t 
and  is the loc a tion for Bole interna tiona l a irport whic h is 
the destina tion point for d iasporas and  ind ividua ls flying  in 
and  out the c ountry.

The va ria tion of downward  renta l monthly c ost in 
Kasanc his we notic ed  due to  the a rea  being c onsidered  
c ommerc ia l a rea  ra ther than  residentia l, a  lesser 
urbanized  part of Add is Ababa  c ompared  to Bole.

Even though we have seen the lower ra te of monthly 
renta l c ost in the Kasanc his a rea , the c onstruc tion of many 
rea l esta te p rojec ts suc h as  Taurus rea l esta te, Noah rea l 
esta te and  Century rea l esta te will surely turn the 
Kasanc his to a  mix of c ommerc ia l and  residentia l hybrid  in 
he c oming months.

RENTAL PRICES 

Due to a  shift in our da ta  set towards high end  villas with 
expensive renta l p ric es, the rec orded  average p roperty 
rent p ric es abnorma lly rose by 121.55% (H2-2021), and  as 
suc h should  not be taken as a  referenc e.

Ethiop ia 's infla tion ra te rose to 36.64% in April of 2022 from 
34.72%, the highest we have seen in 2022. Infla tion and  
renta l p ric es have been interc onnec ted .

In a  market where mortgages a re not easily ac c essib le 
and  interest ra te a re rela tively low, the average savings 
deposit ra te rema ined  a t 8.0 perc ent while weighted  
average time deposit ra te slightly dec lined  by 0.1 
perc entage point. The average lend ing interest ra te stood  
a t 14.25% year-on-year basis.2 In the long-term, the 
Ethiop ian interest ra te is p rojec ted  to trend  a round  
14.30%-14.60% in 2023. This genera lly results in more peop le 
p referring  to rent ra ther than to buy their own p roperty. 

The end  of the extension of the  three-month restric tion 
from ra ising  rent and  evic tion whic h will be extended  till 
the end  of June, will g ive the upper hand  to land lords, 
a llowing them to ra ise the rent va lues when the ban is 
lifted , unless the restric tion is c ontinued  by the loc a l and  
federa l authorities.

RENTAL PRICES (APARTMENTS)

Desp ite a  three-months ban on rent inc reases, the renta l 
p ric e for two bedrooms apartment has inc reased  in 
H2-2021 to 103,358.21 ETB from 49,016.16 ETB in Q1-2022, 
showing a  surge of 110.86% over 3 months. 

RENTAL PRICES (VILLA)

The renta l p ric e  of two bedroom villas has ra ised  in 
H2-2021 to  89,000.00  ETB from 34,659.66 ETB in Q1-2022, 
showing an inc rease of 156.78% over 3 months. 
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Rental Pric e Summary - Price per sqm, Price per No.bed-rooms

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). 
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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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