
 

Tembisa is a dynamic area of housing initiatives and growth, seeded by 

government investment, which now drives private sector momentum 

 

 

 

  

Tembisa’s market area includes Kaalfontein, Ebony and Ivory Park in Johannesburg, and Tembisa in Ekurhuleni. Home to 

178 000 households of which 58% rent (2011), and almost 50 000 formal residential properties, of which about 25% 

were sponsored by the government, compared to 18% and 19% for Johannesburg and Ekurhuleni overall.  

Market Size 

The Tembisa area struggles with affordability: 

average monthly household income is about R5 000, 

enough to afford a R180 000 home, where home 

prices currently average R310 000, requiring almost 

two times the average income to afford the average 

formal residential property.  This gap is likely being 

exacerbated by the rapid growth of new 

developments attracted to Tembisa’s great location.  

Bringing down the cost of finance will help make 

homes more affordable to more existing residents, 

and expand housing opportunities for those currently 

living there.   

Johannesburg 

Ekurhuleni 

Subplaces 81

Subplaces with sales 71

Total households 178 020

Average Income 2014 R 4,9K

Total Residential properties 49 558

Households to Properties ratio 3,59

Value of Residential properties R 15,1 billion

Average Property Value R 304K

Total Residential Sales, 2014 390

Avg Sales Price R 319K

Average Affordable Price R 180K

Affordability Ratio 1,77

Total Residential Bonds 12 162

Market by the Numbers: Tembisa/Ivory Park

Founded officially in 1957, to house black people removed from 

Johannesburg, “thembisa” means promise in Zulu, and is the second 

largest township in Gauteng, following Soweto.  



 

 

 

 

 

 

 

 

Market Activity 

How is Tembisa’s housing market trading?  

Tembisa’s property values and sales prices have steadily increased by a staggering 50% since 2009, beating 

out the growth of Johannesburg property values overall.  This is due to new developments which have been 

attracted to its relatively low prices, great location, and economically diverse community.  

Registered sales in the area almost doubled in 2013, due to Allendale View, which built about 350 homes in 

2012 and 2013.  The project is based in Kaalfontein, in the area’s northwest corner, which has some of the 

highest average incomes in the area. The houses are located between the Gautrain and highway system, 

making it convenient to Pretoria and Johannesburg, and the government’s investment in housing, the sales of 

which provides equity for potential buyers.  The site sold out in about a year, proving the potential of these 

untapped markets.  The trick is to expand housing opportunities by increasing supply to existing residents 

through affordable finance and unlocking the equity of the surrounding government-sponsored homes.   

 Sales and bonded sales spiked 

in 2013, due to sales of new 

homes in Kaalfontein. Areas with 

low lending levels include much of 

those areas with government 

sponsored housing.  This means 

that these homes are largely 

owned free of any outstanding 

debt, providing a key source of 

equity for homeowners to move 

up the housing ladder.  This 

requires lenders to consider 

making smaller loans for buyers 

to purchase these titled homes, 

something they have been 

reluctant to do.  Properties 

between R600 000 and R1.2 

million have experienced the 

greatest sales increase since 

2010, because of the low base. 



 

 

Housing Market Performance 

How have government policies and credit access impacted 

local housing markets? 

Sales prices and values in Tembisa have grown by 50% 

since 2009, significantly higher than the metros 

themselves.  Sales and percent bonded sales have 

dropped slightly over time, with the notable exception of 

2013, indicating a close relationship between sales 

activity and lending.  New registrations (the red line) are 

low compared to the city overall, as are churn (turnover) 

rates (blue line).   

By comparing the change over time of individual suburbs 

to the metro overall, it is possible to see those local areas 

which are growing faster than the metro.  These growing 

markets are shown in orange below, and are a good 

indicator of which areas might be most responsive to 

access to credit, proactive government policies and 

investment overall, such as schools, infrastructure and 

other amenities.   

  

The Housing Performance 

Index  

How can housing market growth 

be determined?   

Often a housing market is 

considered thriving if property 

price and values are increasing, 

sales and lending rates are 

growing, and new properties 

are being added to the registry.  

The HPI tracks six key indicators 

which most effectively capture 

several key components of 

housing markets, and compares 

the results to the metro to 

determine areas of growth or 

strength.  Those areas scoring 

higher than 6, that is outpacing 

the city at least 60% of the time, 

are considered growing. 

  

 

 

 



 

   

Applying the Findings 

How can this information influence policy considerations and priorities? 

Indicators are interesting by themselves, but combined provide the chance to understand the dynamics of a 

housing market overall and to identify shortcomings and challenges in ways that allow policy makers to apply 

specific interventions tailored to the findings.  For example, high housing backlogs, high household to properties 

ratios and low turnover imply challenges with adequate housing supply.  Policies which focus on increasing 

housing supply include freeing up potential development sites, prioritizing infrastructure investment, focusing 

on rental housing options, and easing up construction finance to jumpstart development.  The matrix below 

provides other examples of how local housing market indicators can better connect solutions.   

 

This report draws on the Citymark dashboard, conceived of and developed by CAHF. Citymark uses 2011 

census data from StatsSA and South African deeds registry data as provided by Lightstone, one of the leading 

property data firms in South Africa. Data was aggregated to StatsSA subplaces and uploaded into a business 

intelligence dashboard for easy analysis, rendering and exploration. CAHF has created indicators within the 

dashboard based on our experience in housing and real estate development. All of the indicators can be 

shown at the suburb, main place, municipality and metro levels, and through this structure, benchmarks and 

comparisons across areas are made, and understanding is gleaned.  

 

The data has limitations – it has been estimated that up to 50% of South Africa’s properties are not on the 

deeds registry, and census efforts are always challenging. However, both datasets are available at the local 

level consistently across all metros, widely recognised and understood, and richer than anything else available, 

making consistent comparisons possible. It is understood that low-income areas are often under-represented 

in both datasets, suggesting more rigorous analysis would likely result in even greater growth and 

representation than currently found.  

 

For more information, contact Adelaide Steedley, Director, Citymark at adelaide@housingfinanceafrica.org 

or +27114479581 
 

The Citymark Dashboard 
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