
 
The Bosworth Guide to investing in Marrakech 

 
 

Welcome to my free guide to investing in Marrakech and in Morocco more 
generally. It's packed full of useful information for the first time investor and 
contains nuggets that even the seasoned buyer will find helpful. I hope you 

enjoy this free guide – it's the summary of years of discovery and practice on 
the ground. If you have any questions about the information contained in this 

guide then just get in touch with me and I will do my best to answer you clearly 
and succinctly.  

 
Colin Bosworth 

Founder and CEO of Bosworth Property Marrakech 
Call/WhatsApp 00212 6 5802 5028  
or mail colin@bosworthpropertymarrakech.com 
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Why invest in Marrakech? 

 

Marrakech is one of the fastest growing and most dynamic property markets 

you could hope for. Prices are still very affordable and represent a great 
opportunity, whether you're investing in a house for yourself or in a commercial 

concern. There is a stable government and a confident business environment. 
 
It's a major tourist destination for travellers from Europe, the USA and further 

afield, with a modern city-centre airport, a brand new railway station and 
generally good transport infrastructure. Marrakech hosts many international 

conferences and cultural events, ranging from the International Film Festival and 
Arts Biennale through to international soccer games and major international 
conferences. There is a large ex-pat community established in the area with 

residents from all over Europe and beyond. The British and American ex-pat 
population is steadily growing. Major hotel chains are well represented – from 

Sofitel, Selman and Four Seasons to Tui and DeCameron resorts. Christiano 
Ronaldo has announced his investment in the Pestana Hotel recently. The Royal 

Mansour Hotel was recently voted Best in Africa, and the Mamounia Hotel had 
Winston Churchill as a resident guest for many years during his retirement. In 
the exotic and bustling Medina there are many private hotels and guesthouses 

catering to discerning travellers and many international brands have outlets in 
the city.  
 

The weather here is exceptional, with over 300 days of sunshine a year and a 
dry to very dry environment. It gets hot in the Summer – very hot, and the city 

gets quiet as people head for cooler climes in the Atlas Mountains or by the sea 
at Agadir and Essaouira. It's the perfect place for a second home or a buy to let 

property being only three hours flight from London and shorter than that from 
Paris or Geneva. Madrid is only a 90 minutes flight away. There are many daily 
flights to Marrakech city centre from most major European airports and many of 

those are with low-cost carriers. It's accessible and it's safe. The Atlas 
mountains are an hour’s drive away and the Atlantic Ocean a couple of hours. 

The dunes of the Sahara Desert lie just 150 miles to the South and there are 
now regular low-cost flights from Marrakech to the desert. It's an exotic and 
welcoming environment. 
 

Marrakech is a very safe city. Whilst there is petty crime such as you would find 

in any big town, the security situation is generally excellent. Morocco has 
managed to sit on the sidelines of the recent wider troubles in the Muslim world 



and there have been no major incidents in the country for many years. It is 

rated one of the safest tourist destinations in the world. 
 

The Moroccan Dirham is a stable currency and is strongly linked to the Euro and 

other major European currencies. Economic growth in Morocco has outstripped 
that in Europe for the last fews years and shows every sign of continuing to do 

so for the foreseeable future. The property and development market in 
particular has been going from strength to strength in recent years. The 
downturn in international tourism as a result of COVID-19 will certainly deliver a 

buyer’s market in Marrakech going into 2021. 
 

 
 

The political and cultural situation 

 

Morocco is a constitutional Monarchy with a government freely elected under 

universal suffrage. The King, Mohammed VI, remains a very strong political 
presence and as head of state has real influence over the affairs of the country. 
He has guided Morocco through recent regional turbulence with a masters hand 

and as a result the Kingdom is exceptionally well-placed to reap the benefits of 
it's fantastic geographical position and it's sound economic policy. Morocco is 

esteemed the world over for it’s decisive and effective strategy in dealing with 
the COVID-19 crisis. Morocco is a very close ally of the United States and of 
Europe and there are many bi-lateral agreements in place for trade and 

business opportunities. The Casablanca stock exchange is one of the biggest on 
the continent. There are many major foreign investors here involved in 

everything from manufacturing (Renault has a big factory near Tangier, for 
example), agriculture and finance to international hotel chains. International 
film studios are set up near Ouazarzate, also known as the Hollywood of the 

desert. 
 

The official languages are Arabic and French, with tourism and the internet 
driving English into the mainstream. In fact, English is becoming the first  
language on the street as increasing tourist numbers drive linguistic adaption. 
 

Morocco is a moderate Muslim country with a noted tolerance towards other 

religions and lifestyles. In the city of Marrakech there is a Catholic church, a 
Protestant church and a Synagogue. There are many western style restaurants 
and bars and the night-life attracts visitors from all over the world with it's 

vibrant and eclectic mix of nightclubs and attractions. The oldest nightclub in 
Africa, The Pacha, still operates in the city and over the last 30 years has been 



joined by dozens of others. Morocco is a major wine producer and the 

Casablanca Brewery produces some really excellent beers. 
 

Food is generally very affordable, of very good quality and very fresh. Local 

farms supply the cities daily with ripe and tasty produce. The beef, chicken and 
lamb are of world class and the vegetables are “farm to fork”. Fruit is abundant, 

with everything from bananas and strawberries to cranberries and mandarines 
available daily in the colourful markets. There are also big supermarket chains 
supplying imported produce as well as alcohols, electronics and household 

goods. In Marrakech there are specialist cheese shops, butchers, up-market 
boutiques, chocolate specialists and everything you would expect in a modern 

city. 
 

Morocco is a young country with half it's population aged 25 or under. This 

poses challenges for authorities as the education system has failed to keep up 
with modern trends and many of the youth end up with poor levels of 

qualifications. There are lots of international schools such as the British Council, 
The American School and many French schools – however these are not a 

realistic financial proposition for the majority of Moroccan families. 
 

Foreigners are made to feel very welcome in this beautiful country, whether as 

guests or as residents. The people are warmhearted and open to new 
influences. 
 
 
 

Types of property you can buy 

 

The array of different structures that exist in Morocco for the purchase of 

property is the result of the meeting of two major currents – the traditional 
Islamic model and the French notarial administration of the twentieth century. It 

can be a bewildering experience for the first time buyer when confronted with a 
double administrative system. However, rest assured … it works.  
 

Titled Property 
Based on the French model (and very similar to the British system), the title 

deeds are issued by the land registry. There is a large push by authorities to 
bring all property registration up to this standard. It implies legal cartography 
and clarification of boundaries with measurements accurate to 1cm. A title deed 

gives you outright ownership of the property and the land. In Marrakech there 
are two exceptions to the outright ownership (see “Zina” below). A Title Deed, 



printed in Arabic with French annotations, carries stamps from the various 

authorities concerned and is lodged with the national archives. It is considered 
100% safe. 
 

 
Melkia 

The old system based on local islamic law. The ownership document (Melkia) is 
usually hand-written and annotated as the property changes hands or is 
modified. The Melkia document is only in Arabic. Some of these documents are 

of historical importance in themselves as they attest to hundreds of years of 
changing ownership. The Melkia is held by the owner(s) of the property and the 

local judge, the Adoul, will also have  originals. Due to inheritance laws, these 
documents can become very complicated with many people concerned by the 

ownership of a single property. In many cases Melkia documents are not 
considered trustworthy. In the past, people have bought Melkia property and 
upon applying for Requisition (see below) have discovered that the property was 

already titled and in fact belonged to someone else. For this reason it is 
essential that the property be surveyed by the official cartographer before 

signing a contract. It is also strongly advised to seek Notarial advice before 
proceeding with the purchase of a Melkia property. 
 

I have personally purchased Melkia property and the system does work. As long 
as you insist upon an application for “Requisition” status the risks are 

theoretical. 
 

Requisition 

It is strongly advised that any property bought through Melkia be transformed 
into a Title Deed at the earliest opportunity – in fact it is wise to insist that the 

seller provides you with the Requisition documentation before payment. This 
brings peace of mind and allows the property to enter the official archives as 
being wholly owned by the buyer. It is a process that involves the Adoul or local 

judge, the official cartography office, the notary and the Land Registry. It is 
during this phase that the property enters the official system for the first time 

and Requisition status is as good as a guarantee that the property will be titled. 
It is necessary to do the homework properly at the purchase of the Melkia to 
avoid difficulties at the Requisition stage. Purchasing a property which already 

benefits from a Requisition number is a good intermediary solution which allows 
you to buy from Moroccan families with total confidence. 

 
One regular difficulty encountered when purchasing a Melkia property is that 



the surface area noted on the document is not the same as that measured by 

the official cartographer. This can happen because old methods of measurement 
were not as accurate as modern laser measurements. In this case, the Adoul 
will invite 12 local witnesses to attest that the newly measured surface is correct 

and that all the neighbours agree! This process is known as “Stirmrar”. 
Zina 

Two neighbourhoods in Marrakech have special status – the Mellah quarter and 
the Kasbah quarter. These ancient areas have a system known as the Law of 

Zina which implies that even a titled property does not give automatic 
ownership of the land it lies on. So whilst you may be the legal sole-owner of 
the building you do not automatically own the ground. It is thankfully possible 

for a title-deed owner to purchase the land from the state and the process is not 
expensive, costing just a few Pounds per square metre. It is strongly 

recommended that anyone buying property in these two areas acquire the Zina 
as soon as the title deed is registered in their name. If you wish to renovate a 
property without owning the Zina you will be obliged to ask authorisation from 

the office of the Royal Estate – another administrative procedure that takes 
time. 
 

Land outside building zones (VNA) 
It is possible to buy land not currently within building zones and to develop it. It 

can be a very complicated process particularly since an update to the law in 
early 2020 which effectively blocks the obtention of VNA outside the urban 

perimetre. Within the urban perimeter (about 15km from the city cente) it's a 
case-by-case situation and the developer would need to show the viability of the 
project as well as to obtain planning permission. Permission can be difficult to 

obtain. In principle the buyer will obtain a temporary certificate for the 
development stage and will only receive the final authorisation if the 

development corresponds precisely to the plans submitted. 
In the non-urban Marrakech region it is possible for a private buyer to develop 
land for tourist development or private dwelling in a non-building zone through 

this process. It will often imply bringing in a private water supply (which can be 
done either through drilling a well and installing pumps or by contracting the 

water authority to lay pipes from the nearest mains) as well as electricity 
(through private renewables or by bringing cables from the nearest mains). 

 
Moroccan investors do not require a VNA certificate to develop non-urban land. 
Strangely, two other nationalities are also exempted through bi-lateral 

agreements – Tunisians and Senegalese. However, if other nationalities wish to 
purchase the developped property they will still require a VNA certificate, so 



there is no possibility to “flip” through this loophole. 

 
Guiche 
This is agricultural land, often with a dwelling installed on it, that comes under 

the direct protection of the state. It is not usually admissible to use the land for 
anything except agriculture though one can develop an existing dwelling for 

private use. In other words, Guiche status precludes development as a tourist 
structure except in the most exceptional circumstances. 

Importantly, as in the Zina situation, the land itself belongs to the State and can 
not be owned outright. Any investment on Guiche land therefore implies a very 
real risk that the State could simply end your occupancy and become de facto 

owner of your property. For this reason it is not recommended to buy Guiche 
land except for agricultural use. 
 

Les Clefs 
It is possible to buy a life-long lease on property, usually of a commercial 

nature, by purchasing the keys to it (Les Clefs in French). This gives you the 
right to use the property according to it's status – commercial, manufacturing, 

artisanal etc. Les Clefs contracts are usually established between lease-holder 
and lease-buyer, with the express agreement of the property owner and are 
officialised by the local authority (Moqata). If you wish to sell the lease 

thereafter, you will either have to find a new buyer or sell back to the owner. 
Many of the little boutiques in the Medina are leased through the Les Clefs 

system, although many other owners now insist on a commercial rental 
contract. 
 

 
 

The use of Notaries and Accountants 

 

Notaries play an important role in most property transactions. They guarantee 

the legality of the transaction and do due dilligence towards the local 
authorities, including the establishment of your title-deed. It is important to 
note that all official contracts will be established in French and that the title-

deed will be in Arabic. This has never been an issue for me personally as my 
French is fluent. I recommend that even when buying a Melkia property you 

contract the services of a notary in order to have proper legal oversight of the 
documentation. If your first language is not French or Arabic the notary will 

usually insist that you are accompanied by an official translator during the 
reading and signature of the contract. 
 



The notary guarantees that you get what you're paying for, free of excess 

charges such as unpaid bills. He holds the price in an escrow account until the 
buyer is satisfied that the property is as described in the contract. I have 
experienced situations such as a property that had been used as a company 

domicile – the price was withheld from the seller until all company charges on 
the property were cleared. The notary is the buyers ally and the buyer can 

choose the notary freely. Be aware that some notaries are better than others. 
 

Accountants too can have a role to play, particularly if you are an investment 

company or corporate buyer. Even private buyers will often set up a company 
here in order to manage the privately held property. This can make sense for 

tax reasons as well as to ensure a smooth sale of the property down the line. 
Again, there are many and varied accountancy firms here and you should 

choose wisely.  
 
Upon request I can personally recommend good, English speaking notaries and 

accountants in Marrakech. 
 

 

Investment Structures and the import/export of currency 

 

Most buyers will purchase property in their own name as a private individual. 
Even if the project concerns an hotel or guesthouse this makes good sense due 
to the nature of currency law in Morocco. The property can then be given to 

your own management company, which is relatively easy to set up, for day to 
day affairs. The management company will then be able to export dividends. 

Institutional investors usually do something similar – buying the property as a 
foreign investor and then exporting dividends through a local branch. 
 

When you eventually come to sell your property, you can export the totality of 
the proceeds after tax.  
 

The essential aspect of investing with a view to future export of capital is the 
traceability of your investment. All international financial transactions go 

through a specialised government office in Casablanca. If your payment is made 
directly to a notary (into an escrow account, for example) then he or she will be 

able to provide you with the necessary documentation. If you send money to 
your own convertible (international) dirham account, the receiving bank can 

supply you with a certificate of importation. The payment should be made to an 
account in your personal name with the Moroccan bank of your choice in 



convertible Dirhams, as opposed to a local non-convertible account. The later 

exportation of the capital invested will go out through this same convertible 
Dirham account. Banks in Marrakech are very aware of this methodology and 
will advise you. Your dividends can also be exported through a convertible 

account. Be advised that it is illegal to export sums of foreign cash unless they 
are declared upon entry and that there are occasional summary controls at 

airports. 
 
 

Construction and renovation in Marrakech 

 

Many buyers will just be looking for a finished property that they can move into 
quickly. However, by far the best investment deals in Marrakech are those which 
involve picking up a property from a local family in an area that you like, getting 

the administrative side of things in order and then renovating according to your 
taste and budget. Capital gain can be significant in these situations. I've done it 

myself with my own money and it can be very profitable, as well as providing 
you with a house that suits your taste and your needs. 
 

There are literally hundreds of construction companies in Marrakech. Many are 
unreliable and do not work to the standards you will need. Some are also 

tremendously over-priced. Many operate without basic safety procedures and 
equipment, let alone insurance. Often their workers are untrained and 
inexperienced. It is therefore essential to choose a company that offers the right 

cost-quality ratio whilst insisting upon worker safety and proper insurance. At 
Bosworth Property Marrakech I work with dedicated partners under professional 

supervision and with good-level security, including scaffolding and harnesses. 
Over time I have discovered which contractors offer the right deal for you on 
price-quality, punctuality and safety. My partners team’s contain only the best 

brickies, top plumbers and electricians, as well as experienced and gifted 
artisans for the finishing. And all of this for less than many fly-by-nights charge 

for far inferior work. It's about price and it's about quality – the thing is that 
with experience it's possible to get top quality at a bargain price. 
 

Our partners interior design people will ensure that the artisans charged with 
the finishings will provide you with what you want, whether it be contemporary 

or traditional. Marrakech is a design heaven with many tendencies and design 
elements unique to the city. Famous designers from Yves Saint Laurent all the 

way to Bill Willis have influenced Riad and townhouse interiors, inspiring a new 
generation of fusion properties. 
 



 

Authorities you will need to deal with 

 

Obviously not all investments will require dealings with all of the authorities 

mentioned here – some transactions are relatively simple. In fact, a property 
with title deeds and not requiring renovation only needs to go through your 

bank, your notary and the land registry. 
 

In the case of Melkia you will need to deal with the Adoul (your local islamic 

judge), an official cartographer as well as the land registry. In some cases you 
might need the Stimrar assembly (see Requsition above). 
 

If renovation is required then you will also need to deal with the Urban Planning 
Office, a subsidiary of the Mayor's Office at the Town Hall. This implies dealings 

with the safety committee, the fire prevention committee, the town architect, an 
official cartographer, an engineer, the water and electricity authorities, the 

Moqadem (local head of the quarter where the project is based), the Caid who 
is the Moqadem's boss, as well as your direct neighbours. It sounds daunting 
yet it can be done. Obviously, having someone do this for you is a much easier 

proposition. 
 
 
 

Planning regulations in the Medina 

 
Planning regulations concerning Riad renovation in Marrakech Medina are 

somewhat restrictive yet also relatively clear. The lack of a Planning Office 
website is something the local authorities could work on, as there is often 
conjecture about what is and isn't permitted. My personal experience here 

working as a Medina property consultant with the Planning Office has led me 
to understand that as long as the basic rules are adhered to then there is a 

certain leeway in the treatment of the minutiae. So when you read this basic 
outline of planning regulations please remember that Bosworth Property 
Marrakech can aid and assist you throughout. 

 
The process of submitting a planning application for your property development 

in Marrakech Medina is relatively simple. Working with an authorised architect 
is obligatory, yet often a formality. You can submit your own plans and the 
architect will check that they comply with the rules. It's your 

engineer/contractor who will make your plans work on the ground. 
 



Below are the basic regulations affecting Riad renovation and 

restoration in the Medina.  
 
Planning applications require the submission of a technical dossier with a few 

essential elements; notably the official cartographers site map; the signed off 
“current state” plans and project plans including all new structural features; the 

title deed or ownership documents … and the owners official ID. These will be 
added to as the process continues with an engineer’s report, a fire certificate 

and a health and safety certificate. Properties in the Mellah and Kasbah quarters 
also require the agreement of the Royal Estate if the owner has not acquired the 
land on which the property is erected (see “Zina” above). 

 
Your project plans should not feature any construction above the first floor of 

the Riad. You are entitled to ground floor and first floor only. In exceptional 
circumstances there are ways to get around this restriction, but not at the 
planning stage. I can advise you personally on the options. 

 
Your “current state” plans will show ceiling heights. These may be conserved 

unless you demolish the existing structure. If your plans show a total rebuild 
then the maximum ceiling heights are 3.2m on the ground floor and 2.8m on 
the first floor – still significant. One of the charms of the Riad being it's high 

ceilings (some are over 5m high) it's worth considering how to phrase the 
application – is it a “rebuild” or a “renovation”? Some of the big old Riads only 

have a ground floor, often with soaring spaces under the ceilings and you should 
consider conserving these. You would still be entitled to add a first floor with the 

2.8m ceiling limit. 
 
If you're working with bare land, your maximum new-build permitted height 

from floor to top of structure is 8.5m, excluding chimneys and enclosing wall. 
 

You're obliged to designate a main entrance to the property. Riads will often 
have more than one door. They can all be preserved yet only one is the “official” 
entrance. Others could be staff doors or technical access points. Extra doors are 

useful as they mean you can have extra water and electricity meters, thereby 
reducing your amenity bills.  

 
Ground floor external windows are generally not permitted. Indeed the number 
of first floor windows is also somewhat limited, both in number and in size. 

However, if these windows exist in the “current state” than flexibility has been 
shown in past planning applications. Historically, the Riad was designed as a 



haven of tranquility for the well-to-do Marrakchi families and renovated Riads 

are generally expected to respect this tradition. 
 
Permanent walls on roof-top terraces are not expected to be higher than 1.2m. 

You can, however, match the height of your neighbour ’s existing walls. And 
many Riad owners simply add a “non-permanent” structure if they feel they 

need the extra height. 
 

Roof-top pools are not permitted except in the most exceptional 
circumstances, and will vary rarely pass an official planning application. Indeed, 
even patio pools are limited to Guest Houses and cannot be deeper than 80cm 

even then. However, there are ways around this restriction on pools and 
Bosworth Property Marrakech can advise you personally. 

 
Basements are generally not permitted unless they already exist on the “current 
state” plans.  You can, however, install a below-ground septic tank or technical 

zone for your water features. And by showing some flexibility it is possible to 
convince the local authorities of such a necessity. 

 
Guesthouses are subject to specific regulations, often concerning the 
well-being of guests and staff. For example, a kitchen must have a window 

giving onto the patio. All guest rooms must have adequate natural light and 
ventilation and be a minimum of 12m2 with an en-suite bathroom. There must 

be two publicly accessible loos – one for men and one for women. Staff must 
have adequate changing facilities. There must be a first-aid cabinet and 

treatment area available. Adequate emergency lighting will have to be installed, 
as well as a high-pressure fire hose.  
 

Otherwise there is very little you cannot do with the internal structure and 
design of your Riad, whether as a private home or as a guesthouse. 

 
Remember that with the right contacts and experience in dealing with 
the planning authorities a certain degree of flexibility can be obtained 

as you plan and develop your riad renovation in Marrakech Medina.  
 

Bosworth Property Marrakech is here to help make this planning process as 
simple and rewarding as possible for you. 
 
 
 



Residency 

 

Foreign non-resident ownership is allowed under Moroccan law so there is no 
obligation for official residency. Non-residents are required to leave the country 

at least once every three months. 
 

Should you wish to obtain residency in Morocco then the easiest way to do it is 
to set up a public limited company (SARL). As a shareholder in your own 
company you are entitled to apply for residency. The procedure is not too 

complicated and can be done locally. Alternatively, one can obtain residency as 
an employee, a student, a retiree and even as someone of independent means. 

 
 
 

Conclusion 

 

Buying property in Marrakech and in Morocco more generally can be a very 
profitable affair. If it's for a second home, a guesthouse, an hotel or for business  
... then this is the place for you. As an institutional investor it offers true growth 

and security. For the private buyer it's an amazing place full of life, colour and a 
sense of future. It boasts a stable, growing economy, first-rate security, fantastic 

weather and friendly people.  
 

The management of your project can seem challenging and many have suffered 

through the administration process as well as the day-to-day handling of agents 
and contractors. Permissions and authorisations have caused headaches for 

others. Navigating the system can sometimes seem more complicated that 
finding your way around the maze-like Medina. Just remember that Bosworth 
Property Marrakech can take the strain for you, providing you with a key-in-

hand project on time and on budget, according to your design and your taste. 
Our experience and contacts here will greatly facilitate your investment and 

allow you to open the gates of this incredible and fascinating place. You will love 
Marrakech. 
 
Bosworth Property Marrakech is a fully authorised estate agent and property developer. It is a 
registered brand of CTRSF SARL, wholly owned by Colin Bosworth 
Patent number 45194698 
Fiscal number 15254263 
ICE number 000120326000019 
Domiciled in Riad Laarous, Medina, 40030 Marrakech 

 


