
by international organisations such as World Bank, Africa Development Bank (AfDB),
UN-Habitat among others, should be welcome news for home developers targeting
expatriates.  This is especially so considering AfDB projects have increased foreign direct
investment (FDI) into Djibouti.  

Djibouti suffered major flooding in 2019 which damaged a great deal of infrastructure.
Consequently, the United Nations Habitat (UN-Habitat) in partnership with other United
Nation’s agencies and the World Bank have supported the country’s housing and
settlement sector in identifying the damages and outlining a recovery strategy to address
the short, middle as well as the long-term housing needs of the country.11

Overview

Djibouti is a small country in the Horn of Africa and is one of the most
urbanised countries in the world, with 78% of its population living in urban
areas.1 This is due to the country’s minimal arable land coupled with harsh
weather not conducive for agricultural activities.  Djibouti has 42% of the
population living in extreme poverty.  The capital city Djibouti, which hosts
33% of the population, has 13 informal settlements.2 Djibouti’s housing
problems have been further aggravated by COVID-19, which has forced an
estimated 100 000 migrants who are unable to continue with their journey
due to movement restrictions and lack of resources to settle in the country.3

Notably, the estimated 100 000 migrants represent nearly 10% of the
country’s population of 1 006 127.4 Djibouti city is also home to over 30 000
refugees from neighbouring countries.  

The country has an impressively stable political environment in a region
plagued with civil strife.  The long serving president, Ismail Omar Guelleh, was
elected for the fifth presidential term in the April 2021 elections that were
peacefully held.5 Djibouti also has a robust economy, one that withstood the
COVID-19 crisis.  For instance, The World Bank observes that the country’s
gross domestic product (GDP) growth remained stable at 0.5% in 2020,
largely accounted for by the recovery of domestic construction, trade and
energy as well re-export activities spurred by Ethiopia’s strong economic
activity.6 GDP stood at Fdj601.09 billion (US$3.38 billion) in 20207 with a
GDP per capita of Fdj609 186, 17 (US$3 425.5).8 Djibouti’s GDP per capita
is significantly higher than the Sub-Saharan 2020 GDP per capita of
Fdj263 876.93 (US$1 483.8)9 perhaps due to the country’s significantly low
population size compared to its neighbours.  

The Africa Development Bank (AfDB) projected Djibouti’s 2021 real GDP
growth to hit 9.9% before settling at 8.1% in 2022.10 The AfDB observes
that Djibouti’s economic recovery will largely be supported by the expected
return of foreign direct investment and the country’s free trade zones.  On
the forex front, the Djiboutian Franc has remained stable over the years,
supported by the steady economic growth and a secure political environment.
Further, the World Bank observes that the country’s inflation has remained
low at 1.8% in 2020, a marked reduction from 3.3% recorded in 2019.  The
Country’s economy is projected to rebound due to resumption of port
activities spurred by recovery of international trade and world demand.  The
projected economic growth coupled with increased interest in the country
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KEY FIGURES

Main urban centres Djibouti City

Exchange rate (1 July 2021): 1 USD = [a]
1 PPP$ = (2020) [b]

177.84 Djiboutian Franc (DJF)
105.29 Djiboutian Franc (DJF)

Total population (2020) [b] |  Urban population (2020) [b]
Population growth rate (2020) [b] |  Urbanisation rate (2020) [b]
GDP per capita (Current US$) (2020) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) (2017) [b]
Proportion of adult population that borrowed formally (2017)[b]
Gini coefficient (2017) (2020) [b]
HDI country ranking (2019) [c] |  HDI country score (2019) [c]

988 002 |  771 254
1.47% |  1.66%
US$3 426
46.3%
5.8%
n/a
41.60
166 |  0.52

GDP (Current US$) (2020) [b]
GDP growth rate (2020) [b]
Inflation rate (2019) [b]
Lending interest rate 

US$3 384 million
0.50%
3.32%
n/a

Number of residential mortgages outstanding 
Value of residential mortgages outstanding (USD) (2019) [d]
Prevailing residential mortgage rate |  Term (2020) [d]
Maximum LTV on a residential mortgage [e]
Ratio of mortgages to GDP (2019)
Number of residential mortgage providers [f]
Number of microfinance loans outstanding
Value of microfinance loans (USD) 
Number of microfinance providers [f]

n/a
US$84.56 million
7% |  22 years
30%
2.49%
13
n/a
n/a
4

Total number of residential properties with a title deed
Number of formal dwellings completed annually
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2019) [g]
Size of cheapest, newly built house by a formal developer or contractor
in an urban area (2019) [g]
Typical monthly rental for the cheapest, newly built house (2019) [g]
Cost of standard 50kg bag of cement in local currency units
Type of deeds registry: digital, scanned or paper (2020) [e]
World Bank Ease of Doing Business index rank (2020) [h]
Number of procedures to register property (2020) [h]
Time to register property (2020) [h]
Cost to register property as share of property price (2020) [h]
World Bank DBI Quality of Land Administration index score (0-30) 
(2020) [h]

n/a
n/a

5 400 000 DJF

30m2

57 597 DJF
1 778 DJF (US$10.00)
Computer - Scanner
112
6
24 days
5.6%

7.0

Percentage of women who own a house alone and/or jointly
Percentage of female-headed households
Percentage of urban population living in slums (2018) [i]
Percentage of households with basic sanitation services
Percentage of households with electricity 

n/a
n/a
64.5%
n/a
n/a

Cumulative number of COVID deaths per 100 000 as of 1 Oct 
Percent of population fully vaccinated against COVID-19 as of 1 Oct

n/a
n/a

NB: Figures are for 2021 unless stated otherwise.

[a]    Xe.com
[b]    World Bank World Development Indicators
[c]    Human Development Reports, United Nations

Development Programme
[d]    National Institute of Statistics of Djibouti
[e]    Salaam African Bank

[f]     Central Bank of Djibouti
[g]    Expatistan.com
[h]    World Bank Ease of Doing Business Indicators
[i]     United Nations Human Settlements Programme

(UN-HABITAT)

Djibouti
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Access to finance

Djibouti has a well-developed financial system especially when compared to its
neighbor Eritrea.  The country’s banking sector largely practices Islamic banking,
since about 94% of the population is Muslim.12 Because Djibouti practices Islamic
banking, where charging interest rates is unacceptable, it is not easy to conclusively
determine mortgage interest rates using conventional banking practices.
Nevertheless, lending rates in the country average 7% per annum,13 a much better
rate compared to the prevailing mortgage lending rate in Kenya (the biggest
economy in the region) which stands at 13%.

The country has 10 conventional commercial banks, three Islamic banks, 18 forex
bureaus, four microfinance institutions and two specialised financial institutions.14

The Central Bank of Djibouti (Banque Centrale de Djibouti) is the monetary
authority charged with the regulation of all commercial banking in the country.  

With low lending rates15 and low inflation rates, Djibouti provides great
opportunities for real estate development.  Access to home financing is also available
from leading banks.  For instance, one of the leading Islamic commercial banks
(Salaam African Bank) is financing 70% of the value of a residential property.16 The
low inflation rates regime is projected to remain stable in coming years.  For
instance, the country’s inflation rate is projected to hold at 2% in 2022 and 2.3% in
2023.17 The World Bank Doing Business 2020 report18 documents a number of
positive developments in Djibouti with encouraging implications for real estate
developments.  These include strengthening access to credit by implementing a
functional secured transactions system and a unified notice-based collateral registry,
strengthening minority investor protections by raising corporate transparency, and
easing resolution of insolvency issues by facilitating the commencement of
proceedings while increasing the effectiveness of court processes.  

Conversely, bottlenecks in the system curtail fast project implementation in the
country.  Djibouti lacks a comprehensive and operational electronic database for
checking mortgages19 and the financial system rarely lends to small businesses or
start-ups.  Thus, Djibouti has a poor record of non-performing loans by global
standards.  While the global average for non-performing loans in 2019 expressed
as a percentage of total bank loans stood at 5.06%, Djibouti had 16.04% with an
average of 17.33 % between 2012 and 2019.20

To mitigate the adverse financial risks arising from COVID-19, the International
Financial Corporation (IFC) partnered with some Djibouti banks such as East Africa
Bank (EAB).21 The IFC will support EAB strengthen its risk, trade, and credit
management framework as well as its capacities to be at par with international best
practices so as to achieve sustainable growth.  The EAB, which practices Islamic
banking, is a major player in the Djibouti Economy, having seven branches and a
wide market outreach.

Although current microfinance data is not available, a number of microfinance
institutions have been financing home development.  These include Islamic
Microfinance, which financed 274 developers in 2015.22 While four microfinance
institutions are listed on the Central Bank of Djibouti website, their respective
websites are unavailable and the scope of their reach unclear.  Broadly, there is
evidence to suggest that domestic credit to private sector as a percentage of GDP
in the country has continued to fluctuate over time.  For instance, the ratio was
21.32% (2018), 22.18% (2014) and 20.33% (2016).23

Affordability 

Djibouti has high poverty rates and an unemployment rate of 78%.24 Due to the
high poverty and unemployment rates, affording decent houses is unattainable for
most of the population.  Although Djibouti recently graduated to low middle-
income status the reality on the ground has not changed.  It is still a very unequal
country.  The hot and dry desert-like climate, aggravated by natural disasters such
as locust invasion and flooding, have conspired to force the country to import
90% of its food stuffs.25 This situation has had wide negative implications on the
population’s disposable incomes and resultant aggregate demand.  With low
disposable incomes, the aggregate demand for decent housing is low, implying only
a small segment would be targeted for decent medium to high-end housing.  

Djibouti has benefited from rich migrants from Yemen and Somalia looking for
peaceful countries with Islamic culture.  Decent housing (whether rented or owner

occupied) is therefore pricey by regional standards.  Numbeo26 estimates that to
rent a one-bedroom apartment at Djibouti city centre ranges between Fdj89 246
(US$502) and Fdj240 000 (US$1 349) while a 3-bedroomed house at the same
location ranges between Fdj130 000 (US$731) and Fdj600 000 (US$3 374).
Outside the city centre, the Numbeo report estimates that a 1-bedroomed house
will range between Fdj89 483 (US$503) and 177 935 (US$1 000) while a
3-bedroomed house will range between Fdj88 830 (US$499) and Fdj150 000
(US$843).  According to Numbeo, buying an apartment will cost Fdj285 000/m2

(US$1 602/m2 ) in the city Centre and Fdj185 000, m2 (US$1 040/m2 ) outside
the city centre.  

Housing supply

Djibouti is currently reeling under the weight of uncontrolled slum expansion,
hosting more than one third of the city population and severely impairing the
provision of basic amenities.27 With over 100 000 migrants living in Djibouti’s
informal settlements, the migrant population is more than 10% of the country’s
population.  The World Bank observes that Djibouti has the highest refugee ratio
in the world.28 Considering migrants do not seek permanent abode along the
migratory route, most houses developed along such routes are semi-permanent
structures or shanties devoid of basic amenities.  This is especially so since migrants
mostly lack purchasing power to buy houses even if they wanted to.  The
government has been funded by the World Bank’s fund for the poorest countries
(International Development Association-IDA), to support the refugee influx.29

The funding will benefit about 114 000 Djibouti-Ville slum dwellers of Ali-Addeh
and Hol-Hol, which host close to 78% of the total refugee population.  

Although the country endeavors to achieve Sustainable Development Goal (SDG)
11 on sustainable cities and communities, this appears to be a tall order.  The SDG
index for the country shows that as at year 2018, the score tracking the country’s
proportion of urban population living in slums was stagnating or increasing.30

The major construction companies in Djibouti are controlled by foreign companies
such as those involved in Chinese-funded projects as well as other foreign
companies awarded government tenders through open tenders.31 The China
Merchant Group has significantly supported government efforts to ensure citizens
get decent housing by constructing 1 000 housing units as part of its corporate
social responsibility.32

The urban transport infrastructure is unplanned and largely mirrors housing
development.  Intrinsically, the World Bank observes that;
“…Routes are not centrally planned, but have developed in response to demand and
the street grid.  Place Harbi, Hayableh and PK1233 are some key nodes in the network.

98

Urban informality

Djibouti has 42% of the population living in extreme poverty.  Djibouti
city, which hosts 33% of the population, has about 13 slums.48 As the
International Organization for Migration (IOM) observes, the migrant
population have found themselves stranded in Djibouti’s informal
settlements located along the migration corridor, because of lack of
resources to proceed with their migration journey.49 According to IOM,
the informal settlements expose the migrants to health risks because
such settlements have little or no access to essential services.  

The government is partnering with development partners such World
Bank and UN Habitat to upgrade the slums.  According to UNDP, close
to 50% of urban dwellers in Djibouti are connected to public water
supply while the other 50% access water connected to their neighbours
or from public standpipes.50

Djibouti has acute shortages of solid waste management facilities,
especially in informal settlements.  Approximately 17% of urban dwellers
have no functional toilets and practice open defecation, while 83% of
rural dwellers have no access to toilets or latrines.51 These practices
significantly contribute to waterborne diseases and diarrhoea especially
among women and children. 
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Only 3% of Djiboutians own cars, and the rest rely on public transport.  It seems only
about 40% of Djibouti-ville residents use public transport regularly.  This means the rest
must rely on walking, or on employer provided transport or taxis….”34

Property markets

Property markets in Djibouti have borne the brunt of COVID-19 due to the
disruption of the supply chains of construction raw materials and the limits on the
movement of construction workers.  

Legally, all land in Djibouti is state owned but private ownership of urban land is
allowed.  The government does not place restrictions on land ownership and
development in urban areas save for normal licensing or permit requirements.
Djibouti has made major strides in improving its business environment and this
has enabled it to improve its global Doing Business ranking from position 154 in
2018 to 99 in 2019.  Registering property in Djibouti entails six procedures, on
average takes 24 days, and costs 5.6 percent of the property value.  Thus, Djibouti
ranks 117 globally on the registering property score.35

Djibouti has put in place a new procedure that enables a creditor to obtain a
mortgage guarantee within a realistic duration, a provision enabling both creditor
and debtor to agree on the private sale of mortgaged property subject to judicial
control.36 Importantly, Doing Business 2020 observes key developments in
Djibouti with implications for housing development.  These include: strengthening
access to credit through implementation of a functional secured transactions
system and a unified notice-based collateral registry; protecting minority Investors
by increasing corporate transparency; making it  easier to resolve insolvency by
facilitating the origination of court proceedings while increasing the effectiveness
of court processes; and introducing a minimum wage of Fdj35 000 (US$198) per
month.37 While these are welcome developments in the real estate sector, the
increase in minimum wage will put pressure on the already depressed sector
reeling from the effects of the pandemic.  

Policy and legislation

Djibouti considers that once it has ratified and published international treaties and
agreements, these treaties and agreements are published in the Djibouti’s Official
Journal, and will be superior to its own laws and the constitution.38 As such,
international legal instruments are superior to the country’s internal law.  

Djibouti is a member of a number of trade organisations and regional blocs which
entitle the country to “aid for trade” and trade initiatives such as: the World Trade
Organization (WTO), the League of Arab States (LAS), the Cotonou Agreement
and the Common Market for Eastern and Southern Africa (COMESA).39 As a
member of the COMESA Free Trade Area (FTA), imports into Djibouti from
member countries attract no tariffs and therefore construction materials imported
from these member countries will be much cheaper than those from non-member
countries.40 While materials can be sourced from COMESA member states,
international companies such as Lafarge, Dangote and China Resources Cement
have increased their capacity to produce cement within Djibouti.41

Obtaining a construction permits in Djibouti has been made easier by the
reduction of the cost of concrete inspections and by implementation of decennial
liability for all professionals involved in construction works.42

According to 2021 Index of Economic freedom, the country needs to implement
deep and broad reforms so as to improve its scores on property rights,
effectiveness of the judiciary and government integrity.43 The report suggests that
these reforms need to be institutionalised.  Information on building laws is available
on line and accessible to the public free of charge.44 Such laws are also available
to the public in the form of Gazette notices in hard copies.  The Ministry of Habitat,
Urban Planning and Environment (Ministère Délégué auprès du Ministère de
l’Habitat, de l’Urbanisme et de l’Environnement chargé du Logement, MDMHUEL)
is responsible for housing policies in the country.  

Opportunities 

Djibouti is a peaceful country with a great business environment.  In view of the
location of the country along the migratory route to the Arab peninsula, home
developers may consider developing low-cost housing with basic amenities to
support migrants.  Although some of the country’s infrastructure was damaged
by the floods, the UN Habitat in partnership with other UN agencies and the
World Bank are supporting the country’s housing and settlement sector in
identifying the damages and outlining a recovery strategy.45 Therefore, home
developers may consider exploring opportunities that emanate from the support
Djibouti is getting from development partners.  These opportunities may include
looking for tenders from the development partners or partnering with them in
the development of the infrastructure.  Perhaps more urgently, is the need to
develop Water, Sanitation and Hygiene (WASH) infrastructure available and
accessible to the public, especially the poor.  Djibouti has a major shortage of
public toilets, leading to high prevalence of water-borne diseases.  Public private
partnerships (PPP) to address these WASH challenge should be considered.

The private sector in Djibouti plays a major role in real estate development,
especially of developing high end homes.  Salaam properties, a member of Salaam
group with significant control of the financial services sector, is a key property
developer in Djibouti.46 Professional architects and building designers are available
to offer professional services47 and as such the country has significant professional
skills to support housing development.

Djibouti has one of the most stable inflation rates in the region, at 1.8% in 2020,
compared to 3.3% in 2019.  Djibouti has no forex controls and the foreign
exchange rate has been stable in the recent past.  Foreign investors can therefore
easily transfer their profits out of the country without restrictions.  

Djibouti’s port activities are expected to rebound, creating further demand for
housing among foreign port employees and construction workers.  Many rich
immigrants are entering Djibouti from Somalia, Yemen and other Muslim countries
currently going through conflicts.  These individuals are taking advantage of the
freedom enjoyed by foreigners to invest in good houses in Djibouti.  Residential
homes targeting these immigrants would be worth considering.  
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Websites

Djibouti Central Bank https://www.banque-centrale.dj/
Food and Agriculture Organization https://www.fao.org/
Madote https://www.madote.com/
Making Finance Work for Africa https://www.mfw4a.org/
NUMBEO https://www.numbeo.com/
Statista https://www.statista.com/
The Heritage Foundation https://www.heritage.org/
The Intergovernmental Authority on Development (IGAD) https://www.igad.int/
The World Bank htpps://www.worldbank.org/
Trade Economics htpps://www.tradeeconomics.com/
UN Habitat https://www.unhabitat.org/
United Nations Children's Fund (UNICEF) https://www.www.unicef.org 
United Nations Human Rights Office of the High Commissioner
https://www.ohchr.org
World Population Review https://www.worldpopulationreview.com/
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Availability of data on housing finance

Djibouti does not have a well-established government agency that
collects credible housing data.  Most of the data used in this study was
gleaned from a number of sources and most of the data was not
necessarily collected for purposes of housing research.  

The Central Bank of Djibouti has data on commercial banks, forex
bureaus and microfinance entities operating in Djibouti.  However, unlike
most central banks, the central bank has no data on the performance of
the entities it regulates.  Nonetheless, the World Bank Doing Business
reports and other public reports are helpful sources of information.
Further, the United Nations Development Programme (UNDP), World
Food Programme (WFP), United Nations Children's Fund (UNICEF),
Food and Agriculture Organization (FAO), United Nations Habitat and
International Monetary Fund (IMF) have a great deal of accurate data
touching on their respective focus areas.  Other sources of data include;
Statista, Oxford Business Group, Numbeo, and Trading Economics,
among others.

Some of the challenges of getting data in Djibouti relates to the
informality in which business is conducted in the country.  Most
transactions among Muslims are largely undocumented and rely on
mutual trust.  This may explain the absence of data on a number of
parameters studied but this observation is subject to further empirical
evidence. 


