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PROCLAMATION NO.1388/2025

A PROCLAMATION ISSUED TO
REGULATE THE OWNERSHIP OF
RESIDENTIAL HOUSES BY FOREIGN
NATIONALS IN THE FEDERAL
DEMOCRATIC REPUBLIC OF ETHIOPIA

WHERE AS, IT IS NECESSARY, to
encourage Foreign Citizens and investors to
invest their Foreign Capital in Ethiopia with
confidence by establishing a legal framework that
allows them to own houses or acquire land for
housing construction in a manner that does not

infringe on citizens' rights to own and use



78 THNERAE ;o yn 490 onm  dpe Z% avQNLIPRE +7 ELTE 99°  Federal Negarit Gazette No. 67,2™ October, ,2025,........ Page 19233
[ {1 VA0 A0 A o housing.
n C
PeA AMET haanctoeTt  HCS WHERE AS, IT IS NECESSARY, to
417 ATRLIF A PhATK LT support the expansion of the real estate

L TO0, 00N ATImShC:

LT AT AG HRETTET LOAT
AP P APAG Ponm@y Poole (1
AT AST APCOT M7 (M0 oL
aam0+ oo PP+ AS EhToR,
ANPICT AwEmC: ABTT 04 Proe- 0LA

A74%.4.mC F PHC Y- oM.k
A79.mTNC:E AP P V16-P PRG0N Tov)
geAnS- L19.9°C S A AY FLY

PATOOT oo O TF7  A“1AAPr  PO1Y -
¢ W& E (looPr::

Nh1-a0’ 5ol RrPR 21 7000 WrPR
(2) AL O-Fabe- aowlct RG (A5
6. L2.6-1P L9060 PP STAR chl-
et WrbROGE W00 WibE (B

aow /4 P NTAm Jo-C A

neA 478
mPar 79297

5.4FC CON

LV APE “Corclr VIC WIT Poo§ee ML
AA0LF  PoLPHTT A0 Ao LFNY
oM APE ®PC FOEFTE/ENTZ -HNde
AmPn LTAA::

investment sector and strengthen Ethiopia’s

strengthen Ethiopia's diplomatic hub,

WHERE AS, IT IS NECESSARY to create
knowledge and technology transfer in a manner
that appropriately balance the growing demand
and supply of housing; and to create broad
employment  opportunities  for  citizens,
strengthening the efficiency of the sector, creating
a positive national investment outlook, and

facilitating investment flows.

NOW THEREFORE, in accordance with
sub article (6) of Article 40 and sub article (1)
of Article 55 of the Constitution of the Federal

Democratic Republic of Ethiopia, it is hereby

proclaimed as follows:

PART ONE
GENERAL PROVISIONS

1. Short Title

This Proclamation may be cited as “Foreign
Nationals” Ownership Right of Residential House
Proclamation N0.1388/2025”.
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Proclamation:

1/ “Foreign National” means any natural
person or legal entity that does not possess
an Ethiopian Nationality or holds the
Nationality of another country, excluding

a Foreign National of Ethiopian origin;

2/“Diplomat” means a Foreign National
granted special right and protection under
the Vienna Convention on Diplomatic
Relations of April 18, 1961 and the

applicable Ethiopian law;

3/ “Lease” means a land tenure system through
which an urban or rural land used for
constructing a residential building is

acquired for a contractually defined period

in accordance with the applicable law.

4/ “Residential House’ means, for the purpose
of this Proclamation, a house serving as a
dwelling for an individual or a family of
Foreign ~ Nationals,  constructed  for

residential purposes based on the land lease

right.”

5/“Family” means a wife or a husband and

children of a Foreign National.
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6/“The Principle of Reciprocity” means a

system  whereby  special  benefits,

protections, prohibitions, restrictions or
penalties granted to Nationals of Ethiopia
and Countries with which Ethiopia has
the framework of

relations  within

international or bilateral relations are

reciprocated in kind.

7/ “Ministry” means the Ministry of Urban

and Infrastructure Development.

3. Scope of Application

1/ This Proclamation shall apply to the right of
ownership of a residential houses owned by a

Foreign Nationals in Ethiopia.

2/ The special right and procedure established
under the applicable law in respect of
foreigners of Ethiopian origin shall remain

applicable.

PART TWO

RIGHTS, PRECONDITIONS, AND
RESTRICTIONS ON THE OWNERSHIP OF
RESIDENTIAL HOUSES BY FOREIGN
NATIONALS

4. Ownership Rights of Residential Houses by

Foreign Nationals

1/ Any foreign citizen who meets the

requirements may become a residential
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monetary threshold referred to in Article 6
sub-article (1) of this Proclamation.
However, under this Proclamation, he may
own more than one residential house only if
he meets the conditions specified in Article

6 sub-article (1) of this Proclamation.
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3/ Any foreign investor may be issued with a
permit from the Ministry to acquire an
residential house in accordance with this

Proclamation only when he adduces, from the

organ issuing the investment permit, a written

proof which describes his investment share-

hold and other relevant details.

4/ Any foreign investor seeking to acquire
ownership of a residential house under the
procedure of this Proclamation shall obtain
the required permit from the Ministry only
upon submission of a written confirmation
issued by the authority that granted the
investment permit, certifying the investor’s

other

shareholding  and necessary

information.

6.Minimum amount of money allocated to be

eligible, total number and area of Residential

Houses.

1/ The minimum amount of money allocated
for the construction of a house or the
purchase of a house, including the full
lease price, for any foreign citizen to
become the owner of a residential house
under this Proclamation, shall not be less
than one hundred fifty thousand United
States Dollars (USD 150,000.00) per

residential house.

2/ Any foreign national shall have one
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reasons that help achieve the objectives of
the Proclamation, increase or decrease the
minimum amount, determine the size of
each leasehold or house, and determine the
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necessary.
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7. Prerequisites for becoming owner of a

Residential House

1/ A foreign national may own a residential

house only where the following

preconditions are fulfilled:

a) submission of valid legal documents
that disclose the name, nationality,
and other identifying particulars of the

applicant;

b) proof of sufficient financial capacity to
meet the minimum monetary threshold
house

required  for  residential

ownership;

¢) having no criminal record,;

d/ be free any restriction arising from

considerations of national peace,
security, public order, or other related

concerns;

e) obtain authorization from the Ministry.

2/ The
ownership of a house in accordance with
Sub-Article (1) letter (c) of this Article, as

list of offences that prohibit the

well as the prohibitions that must be taken
into account relating to the national peace,
security, safety and the illegal source or
transfer of finance, shall be determined by a
directive

issued by the Ministry in
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collaboration with the relevant entities.

8._Rights of a Foreign Citizen who owns a Residential
House

1/ Subject to the restrictions set forth in this
Proclamation, any foreign national who
owns a residential house shall have the
property rights granted to an Ethiopian
citizen who owns a residential house under
the relevant law. However, without

prejudice to the right to rent the house for

individual or family residence, it is
prohibited to use the residential house for

commercial purposes.

2/ Without prejudice to sub-article (1) of this
Article, a foreign national who owns or
leaseholds a residential house shall have the

following additional rights:

a) A residence permit issued by the
relevant authority allowing him and

his family to reside in Ethiopia; or

b) The right to obtain a multiple-entry
visa valid for up to five years, issued
by a relevant authority enabling the
foreign national and their family to

enter and re-enter Ethiopia;
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¢) The right to transfer the rental or sale
income legally obtained from the
residential house abroad in foreign
currency at the prevailing exchange
rate, in accordance with the
Directives and procedures issued by

the National Bank of Ethiopia.

9. Obligations of a Foreign Citizen who owns a
Residential House

1/ Any foreign national who owns a

residential house pursuant to this

Proclamation shall be subject to the
obligations imposed on Ethiopian citizens

by the relevant Ethiopian laws.

2/ Without prejudice to the provisions of
Sub-Article (1) of this Article, a foreign
citizen who owns a residential house shall

have the following obligations:

a) meet the minimum financial threshold

required for eligibility of ownership.

b) paying the lease, house purchase,
construction permit, or first-year related
government service fees required to
own a house only in the equivalent
foreign

currency  acceptable in

Ethiopia;
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¢/ if one acquires land on lease to own a
residential house, one must pay the entire

lease price in single installment.

10.Restrictions  imposed on  Foreign
Nationals with respect to the ownership
and possession of Residential House

1/ The specific areas and border areas

where a Foreign National prohibitted to
be
determined by a Regulation issued by

own a residential house shall
the Council of Ministers, taking into
account the equitable benefits of the

border people.

2/ No foreign citizen may own a dwelling
in a condominium building constructed
for citizens with direct government

subsidy.

3/ The restriction under sub-article (2) of this
Article shall not apply to residential
houses built by a Federal or Regional

government through:

a) public-private partnership scheme or

other similar residential housing

development framework; or

b) Residential projects implemented for

profit and availed to the market.
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4/ No foreign national shall be permitted to
acquire ownership of a residential house
through financing obtained from domestic
financial institutions, nor by mobilizing or
collecting capital from sources within the
Country.

11.Reciprocity

Notwithstanding  the  provisions  of  this
Proclamation, foreign nationals from countries
that grant Ethiopian citizens residing abroad
special rights or impose special obligations in
connection with residential house ownership may,
on a reciprocal basis, be granted corresponding
rights or obligations under this law.The procedure
for determining such special rights or obligations
shall be established by a Regulation issued by the

Council of Minister.

12. Retention of ownership Rights

The conditions and procedures under which
ownership rights over a residential house are
retained in accordance with applicable law shall,
based on such applicability, also be effective for
Foreign Nationals with respect to their ownership

rights over residential house under this law.

SECTION THREE

Application.Permit, and Ownership

Certification

13. The for certification
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1/ Any Foreign National seeking to acquire
ownership of a residential house shall be
required to obtain prior authorization from
the Ministry.

2/ A Foreign National seeking to obtain a
permit under Sub-Article (1) of this Article
shall submit the application for such permit
either in person or through the online system
established by the Ministry,

14. Processing of Permit Application and Issuance

of Authorization

1/ The Ministry shall review any application
submitted pursuant to sub-article (2) of
Article 13 of this Proclamation and its
implementing laws, and shall issue a
decision on the application within thirty
(30) working days from the date of

submission.

2/ The Ministry shall issue a decision on a

completed application submitted in
accordance with sub-article (3) of this
Article within thirty (30) working days
from the date of submission of the

completed application.

3/ When the

additional material should be submitted in

Ministry  determines  that

accordance with sub-article (2) of this
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Ministry.

4/ The Ministry shall issue a decision on an
application completed pursuant to sub-
article (3) of this Article within fifteen (15)
working days.

15.Powers and Responsibilities of the Ministry

In relation to the implementation of this
Proclamation, the Ministry shall have the

following powers and responsibilities:

1/ The Ministry shall review any application
submitted pursuant to sub-article (2) of
Article 13 of this

accordance with this Proclamation and its

Proclamation, in

implementing laws, and shall issue a
decision on the application within thirty
(30) working days from the date of

submission.

2/ When necessary, the Ministry may increase
or decrease the minimum capital investment
in Foreign Currency, the total number of
houses, and the size of a house by a foreign
citizen to become a residential house owner
by conducting a market study; by using
relevant laws organizes and maintains

information on the valuation of residential
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house properties purchased by foreigners; it

identifies Foreign Legal Entities or
Institutions that are not eligible to own a

residential house by establishing criteria.

3/ organize, monitor and manage in one data
base the detailed information of foreign
citizens who have acquired the right to own
a residential house and the residential

houses they own;

4/ establish a coordination mechanism wi
th the relevant Federal and
Regional government or City Adminis

tration bodies.

5/ issues other Directives, deploys operational
procedures, and carries out monitoring and
supervisory works that are necessary to

the of this

ensure implementation

Proclamation.

16. Powers and Responsibilities of Regions

In relation to the implementation of this
Proclamation, Regions shall have the
following powers and responsibilities:

1/ They shall

provisions of the Proclamation

implement and enforce

Regions and Cities in the Regions;

the

in their
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2/ They shall provide appropriate monitoring
and support for the implementation of the

Proclamation;

3/ With respect to the ownership of houses by
foreign nationals, a modern system utilizing
information technology shall be established
by them. The shall be

organized, managed, and maintained within

information

this system.

4/ Information related to the ownership of
residential house by foreign nationals shall
be collected through various information-
gathering channels, recorded, and made
accessible to the public as appropriate. Such
information shall also be transmitted to the

Ministry.

SECTION FOUR

MISCELANEQOUS PROVISIONS

17.1ssuance of an Ownership Certificate

The institution responsible for issuing
residential houses ownership certificates
to Ethiopians under the relevant law
shall be obliged to issue a title certificate
to a foreign national who has been
granted a license by the Ministry and has
into a contract in

entered legal

accordance with this Proclamation.
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18. Obligation to Cooperate

Every person or entity has the obligation
to cooperate in the implementation of
this Proclamation and the rules and
Regulations issued pursuant to this

Proclamation.

19.Repealed and Inapplicable Laws

1/ Articles 390-393 of the Civil Code of
1960 shall not be applicable in respect of
matters covered by this Proclamation.

2/ The rights, restrictions and procedures
adopted in respect of foreign investors
under sub-article (2) of Article 18 of the
Investment Proclamation No0.1180/2020
and Article 17 of the Investment
Regulation  No0.474/2020  shall  be

inapplicable.

3/ Any legal disputes or disagreements
arising between a foreign national and any
third party in connection with the
acquisition, use, or other related rights of a
residential house under Sub-Articles (1)
and (2) of this Article shall be resolved in
accordance with the formal  dispute
resolution procedures established by the

judicial system.
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20.Power to Adopt Regulation and Directive

1/ The Council of Ministers may issue a

regulation necessary for the

implementation of this Proclamation.

2/ The Ministry may issue a Directive
required for the implementation of this

Proclamation and its Regulation.

21.Effective Date

This Proclamation shall come into force as of
the date of its publication in the Negarit

Gazette.

Done at Addis Ababa, this 2" Day of
October, 2025

TAYE ATSKE-SELLASSIE

PRESIDENT OF THE FEDERAL

DEMOCRATIC REPUBLIC OF ETHIOPIA
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