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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, Old  Arport, 
Kazanc his,Kirkos, Lideta  and  Yeka , Lebu - Source: map by 
Miles 

Ethiop ia 's popula tion in 2023 is estima ted  to be 126,527,0601, 
whic h rep resents a  2.55% inc rease from the p revious year 
(2022), where the popula tion was 123,379,924, reflec ting  a  
2.57% inc rease from 2021. Regard ing the urban popula tion, 
the da ta  shows tha t in 2020, it ac c ounted  for 21.7% of 
Ethiop ia 's tota l popula tion. This perc entage inc reased  to 
22.17% in 2021 and  further rose to 22.7% in 2022. The p rojec ted  
urban popula tion for 2025 is 23.5%. The average annua l 
inc rease in the urban popula tion is 4.83%.

Add is Ababa  p lays a  vita l role in Ethiop ia 's urban 
development. As of 2022, it genera tes 29% of Ethiop ia 's urban 
GDP and  c ontributes 20% to the na tiona l urban 
development. These figures ind ic a te the ec onomic  
signific anc e of Add is Ababa  within the c ountry. Moreover, 
Add is Ababa  has undergone rap id  soc ioec onomic  c hanges 
and  physic a l transformation over the past two dec ades, 
a ttributed  to the efforts of both the government and  the 
p riva te sec tor, whic h have been foc used  on 
development-oriented  initia tives.

Add is Ababa  is experienc ing signific ant popula tion growth 
and  urbaniza tion. In 2023, the estima ted  popula tion of Add is 
Ababa  is 5.46 million, whic h reflec ts a  4.45% inc rease from the 
p revious year, 20222.In add ition to na tura l g rowth the c ity's 
popula tion growth c an be a ttributed , in pa rt, to the influx of 
migrants from other pa rts of the c ountry. Ac c ord ing to  survey 
c onduc ted  by the Centra l Sta tistic s Agenc y (CSA) in 2021, 
migrants make up  42.2% of the tota l popula tion in Add is 
Ababa . Furthermore, within this migrant popula tion, two-thirds 
fa ll w ithin the age b rac ket of 15-39 years, ind ic a ting   
signific ant number of young peop le migra ting  to the c ity.

With the inc reasing popula tion, there is a  rising  demand  for 
a ffordab le housing in Add is Ababa . The c ity needs to address 
this demand  and  ensure ac c ess to adequa te and  a ffordab le 
housing op tions for its residents.The government of Add is 
Ababa  has rec ognized  the urgent need  for a ffordab le 
housing and  has imp lemented  severa l initia tives and  housing 
p rograms to address this issue. One of the key p rograms is the 
Integra ted  Housing Development Program (IHDP), whic h 
p rimarily foc uses on c ondominium housing. This p rogram a ims 
to p rovide housing for the lower and  midd le-inc ome 
segments of soc iety, c rea te job  opportunities, improve the 
livab ility of the c ity, and  enhanc e its image.

Sinc e its inc ep tion in 2005, when the popula tion of Add is 
Ababa  was 3.6 million, approximately 835,000 residents have 
reg istered  for c ondominium housing. However, as of 2019, 
only about 176,000 residents had  rec eived  houses, and  by 
2022, nearly 300,000 houses had  been transferred  4. This 
means tha t only a round  35% of the reg istered  residents have 
been ab le to ob ta in housing through the p rogram.
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DEMOLITION AND EVICTION AROUND ADDIS ABABA CREATES PRESSURE ON RENT PRICES

Add is Ababa , the c ap ita l c ity of Ethiop ia , has been 
experienc ing signific ant immigra tion due to va rious fac tors, 
inc lud ing man made and  na tura l c auses. This influx of 
migrants from d ifferent pa rts of the c ountry has put immense 
p ressure on the c ity's housing market, pa rtic ula rly in the 
low-inc ome segment.

Nearly 100,000 households were d isp lac ed 5, a rround  Add is 
Ababa  ma inly in the newly formed  Sheger c ity, add ing to the 
existing  housing c ha llenges fac ed  by the c ity.

The d isp lac ement of suc h a  la rge number of households has 
c rea ted  add itiona l p ressure on the demand  for low-inc ome 
housing in Add is Ababa . The a lready limited  ava ilab ility of 
a ffordab le housing op tions in the c ity has led  to a  surge in 
p ric es, making it even more d iffic ult for low-inc ome 
ind ividua ls and  families to sec ure adequa te housing. The 
housing market has bec ome inc reasing ly una ffordab le for 
those in need  of a ffordab le ac c ommodation, exac erba ting  
the existing  housing c risis.

SPACIAL VARIATION OF CONDOMINIUM RENT PRICE IN ADDIS ABABA

The spa tia l va ria tion of c ondominium rent p ric es in Add is 
Ababa  c an be a ttributed  to severa l fac tors, inc lud ing 
p roximity to amenities, transporta tion infrastruc ture, 
soc ioec onomic  fac tors, and  neighborhood  c harac teristic s. 
The high-va lue a reas may have experienc ed  higher demand  
due to their ac c essib ility, while low-va lue a reas may have 
been influenc ed  by fac tors suc h as limited  amenities or lower 
desirab ility.

The ana lysis of spa tia l va ria tion ind ic a ted  tha t the highest 
renta l p ric e for a  stud io apartment was found  in the Jemmo 
site, with a  p ric e of 21,000 ETB. As for one, two, and  
three-bedroom units, the highest renta l p ric es were observed  
in the Senga  Tera  Condominium, with p ric es of 30,000, 35,000, 
and  40,000 ETB, respec tively. On the other hand , the lowest 
renta l p ric es ac ross a ll bed room c a tegories, rang ing from 
4,000 ETB (for stud ios) to 12,000 ETB (for three-bedroom units), 
were found  in the Koye Fic he site. Following Koye Fic he, the 
sites with the next lowest renta l p ric es were Summit and  Aya t.

RENTAL PRICES PER CLASS 

In Q1-2023, there was a  signific ant inc rease in rent p ric es 
c ompared  to Q1-2022. The average rent p ric es for d ifferent 
types of p roperties were as follows: stud ios were p ric ed  a t 
12,260 ETB, 1-bedroom units a t 16,565 ETB, 2-bedroom units a t 
21,340ETB, and  3-bedroom units a t 25,443 ETB. These figures 
ind ic a te a  rise in rent p ric es of 87% for stud ios, 68% for 
1-bedroom units, 64% for 2-bedroom units, and  74% for 
3-bedroom units c ompared  to Q1-2022.

Desp ite c ondominiums being c onsidered  a  more a ffordab le 
housing op tion for low-inc ome residents in Add is Ababa , the 
rise in rent p ric es has made it d iffic ult for ind ividua ls with 
limited  inc ome to a fford  renta l houses. The inc reasing c ost of 
renting  ac c ommodations c an c rea te a  signific ant financ ia l 
burden, pa rtic ula rly for low-inc ome ind ividua ls and  families. It 
may be c ha lleng ing for them to find  suitab le housing op tions 
within their ava ilab le inc ome.
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Rental Pric e Summary -  Price per No.bed-rooms

Map of All the Residentia l Loc ations (Condominiums) 

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) and 
from online websites (secondary source). 

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   Condominium sites.
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