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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 

In this c omprehensive exp lora tion, we inquire into the 
intric a te landsc ape of one of vib rant c ities, Add is 
Ababa , through the lens of residentia l renta l p ric es. 
Add is Ababa  showc ases a  ric h b lend  of c ultura l, 
ec onomic , and  soc ia l dynamism. This dynamism is 
reflec ted  in the va rying p ric e points tha t define the 
residentia l renta l market in this metropolis. 

In Add is Ababa , like in many other c ities, residentia l rent 
p ric es a re signific antly influenc ed  by loc a tion. The c ity's 
neighborhoods va ry in terms of amenities, infrastruc ture, 
sa fety, p roximity to c ommerc ia l and  emp loyment 
c enters, transporta tion op tions, and  overa ll desirab ility.

Urbaniza tion and  popula tion growth serve as signific ant 
d rivers in determining residentia l rent p ric es. In 2022, 
Ethiop ia 's urban popula tion ac c ounted  for 22.7% of the 
tota l, with Add is Ababa  c ontributing  the la rgest 
p roportion1. The urban popula tion of Add is Ababa  has 
experienc ed  an average annua l g rowth of 4.8% sinc e 
2019. From 2020 to 2023, the popula tion of Add is Ababa  
has, on average, risen by 4.43%. Projec tions ind ic a te tha t 
the popula tion will reac h 5.7 million in 2024 and  5.96 
million in 2025, signifying  growth ra tes of 4.45% and  4.44%, 
respec tively.

The interac tion between urbaniza tion, popula tion 
growth and  residentia l rent p ric es c rea tes a  multifac eted  
dynamic . These fac tors c an trigger a  c yc le of esc a la ting  
rent p ric es. As urbaniza tion and  popula tion growth boost 
the demand  for housing, land lords ga in the opportunity 
to ra ise rent ra tes due to the limited  ava ilab ility of renta l 
units. This c yc le persists until either housing supp ly a ligns 
with demand  or regula tory measures a re introduc ed  to 
manage rent hikes.

The effec t of high infla tion on rent p ric es, pa rtic ula rly in 
Add is Ababa , is substantia l. Over the past few years, the 
infla tion ra te has surged  into doub le d ig its, exerting  
signific ant influenc e over the c ost of renting  p roperties. In 
c onsec utive years, the infla tion ra te has rema ined  
eleva ted .

The persistent high infla tion ra tes have likely c ontributed  
to an inc rease in the overa ll c ost of living , impac ting  the 
a ffordab ility of housing. in Add is Ababa . This 
phenomenon c an result in tenants experienc ing rising  
renta l c osts, making it c ha lleng ing for ind ividua ls and  
families to sec ure housing without a lloc a ting  a  la rger 
portion of their inc ome towards rent payments.

 References: 1. UN: World Popula tion Prospects, 2022
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SPACIAL VARIATION OF APARTMENT COST ACROSS ADDIS ABABA

We ana lyzed  renta l ra tes in va rious a reas, inc lud ing Bole, 
Old  Airport, Hayahulet, Megenagna , Kazanc his, as well 
as suburban loc a lities like Lebu, CMC and  Aya t.

The a reas with the highest renta l p ric es were found  to be 
Old  Airport and  Bole, c losely followed  by Hayahulet and  
Kazanc his. Our p rimary da ta  c ollec tion revea led  the 
following 3-BR furnished  apartment renta l p ric es: 
248,767.57 ETB/ month in Bole, 197,705.54 ETB/ month in 
Old  Airport, 183,400.32 ETB/ month in Hayahulet, 
154,843.44 ETB/ month in Kazanc his, and  122,019.50 
ETB/ month in the suburban a reas. Notab ly, there is a  
gradua l dec rease in renta l p ric es as we move from the 
c ity c enter towards the outskirts.

Bole stands out as one of the most desirab le d istric ts in 
Add is Ababa , p rimarily owing to its advantageous 
p lac ement, bustling  c ommerc ia l vita lity, and  
c ontempora ry infrastruc ture.  Another esteemed a rea   is 
Old  Airport/ Bisra te Gabriel, c eleb ra ted  for its c a lm 
surround ings and  residentia l setting .  

However, the rea l esta te landsc ape  has begun to shift, 
w ith a  notic eab le inc lina tion toward  suburban a reas like 
Lebu2. This a ltera tion imp lies the potentia l esc a la tion of 
renta l p ric es in the imminent future.

RENTAL PRICES VS GROSS INFLATION

Notab ly, during  H1-2022 and  H2-2022, the gross infla tion 
reac hed  remarkab le levels of 33.80% and  33.50% 
respec tively. Although there was a  slight dec rease in 
infla tion between H1-2022 and  H2-2022, the figures 
rema ined  c onsiderab ly high. As of the first quarter of 
2023, there has been a  further dec line in the gross 
infla tion ra te to 29.3%. However, this level of infla tion is still 
quite substantia l and  c an exert p ressure on va rious 
aspec ts of the ec onomy, inc lud ing rent p ric es

Rent p ric es experienc ed  inc reases of 19.08% (apartment) 
and  11.42% (villa ) during  the first ha lf of 2022, fo llowed  by 
rises of 6.65% (apartment) and  16.44% (villa ) during  the 
sec ond  ha lf of the same year. These periods a lso saw 
gross infla tion ra tes of 33.80% (H1-2022) and  33.50% 
(H2-2022). Notab ly, the upward  trend  in rent p ric es has 
persisted  ac ross both time frames.

However, when c ontrasting  the sec ond  ha lf of 2022 with 
the p rec ed ing period , the pac e of inc rease 
demonstra tes a  dec reasing pa ttern, with inc rements of 
1.06% for apartments and  3.97% for villas. This dec line in 
the ra te of rent p ric e growth c an be a ttributed  to va rious 
fac tors, inc lud ing governmenta l bans. The reduc tion in 
the infla tion ra te a lso p lays a  role in influenc ing the 
inc rement ra te observed  in the first ha lf of 2023. 

RENTAL PRICES (APARTMENTS)

The minimum and  maximum renta l p ric e of furnished  
3-BR apartment in Add is Ababa  is  80,223 ETB/ month and  
324,532 ETB/ month respec tively and  on average it is 
183,340 ETB/ month.

RENTAL PRICES (VILLA)

The minimum and  maximum renta l p ric e  of furnished  
5-BR villa  is 252,000 ETB/ month and  394,000 ETB/ month  
respec tively and  on average it is 302,886 ETB/ month.

Referenc es:  2. Miles researc h report:H2-2022
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Apartment and Villa  Rent Pric e (ETB/ month) 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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