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Summary: Ekurhuleni’s property market was valued at R469.5 billion in 2019—the
fourth highest amongst the 8 metros. The metro also had the largest share (35%)
of properties valued between R300 000 and R600 00 (affordable market). 28% of
properties in the metro were financed by the state as part of government’s subsidy
programme. A great majority (97%) of new transactions by first-time homeowners
in the entry market were also government subsidised. In 2019, the majority (71% or
15 288) of residential transactions were resale, with 4% of resale transactions in
the entry market (below R300 000). Only 15% of resale transactions below R300
000 were bonded, compared to 74% in the luxury market (R1.2 million or more).
There are approximately 1.2m households in Ekurhuleni. The city’s residential
property market includes rental properties, where more than one family might live
in a property with a single title deed — for example, a high-rise building. In
addition, there are an estimated 243 000 households living in informal
settlements.1 These are not reflected in this data, which only considers formally
registered residential properties.

1. Size of Ekurhuleni’s residential property market
In 2019, there were 594 383 residential properties on the deeds
registry in Ekurhuleni, making up 26% of the total residential
properties in the Gauteng Province. This report separates the total
residential property market into five segments, according to value:
•The entry market—properties worth R300 000 or less
•The affordable market—properties worth R300 000 - R600 000
•The conventional market —properties worth R600 000 - R900 000
•The high-end market—properties worth R900 000 - R1.2 million
•The luxury market—properties worth over R1.2 million
Only 21% of residential properties in Ekurhuleni were valued at
R300 000 or less and fall in the entry market. Another 34% were in
the affordable market segment; and 16% fall in the conventional
market—valued between R600 000 – R900 000. The high-end
market comprised of 12%, while the luxury market accounted for
17% of all properties in Ekurhuleni.
Ekurhuleni Metro Municipality is comprised of the city centre
area (Benoni), southern townships (Kathlehong and Duduza),
northern east township (Daveyton), and Tembisa in the
north. This map shows the spatial distribution of residential
properties by value across the metro. Each pie graph
represents one Census subplace or suburb: the size of the
circle reflects the total number of registered properties in
that suburb while the coloured slices of the pie represent the
number of prope rties in each market segment.
In Ekurhuleni, the majority of entry market houses are
located in the Katlehong area, while the high-end residential
properties are grouped in the Alberton, Edenvale and Benoni
areas.
About this Report
This report utilises 2019 title deeds data obtained from Lightstone Pty
Ltd.. Because of this, the report only covers properties which appear on the
deeds registry (the formal market) – it does not include properties that are
not formally registered on the deeds registry, as might be found in
backyards or in informal settlements. Valuations are provided by
Lightstone and are not based on municipal valuation rolls. See page 12 for
further information.
1 City

of Ekurhuleni (2019). https://www.ekurhuleni.gov.za/images/IDP_2019/A-F_28-2019_Annexure__A.pdf
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2. Thinking about the impact of COVID-19 on
South Africa’s residential property market
Overview
While it is too early to definitively draw conclusions,
overall, heightened uncertainty and low confidence
levels, as a result of the COVID-19 pandemic, will slow
housing market activity, a trend which was already
underway. Low investment levels, constrained income
and weak domestic demand are going to have a
negative impact on the property sector as a whole.
Empirical evidence and international experience
suggest that pandemics have a sharp but short-lived
impact on property markets, largely affecting
transaction volumes more than values. Given the impact
of employment levels and economic growth on the
property sector, broader economic trends will continue
to dictate the longer-term prospects for the residential
property market. With the partial reopening of the
economy, the Ekurhuleni property market is expected
to benefit in the third quarter.
Housing stock
Anecdotal evidence shows the increased uncertainty
around the magnitude and endurance of the pandemic
has, in some instances, led sellers to take their homes
off the market (ultimately affecting stock of available
properties on the resale market). With lower demand
and some housing segments (high end) already in
oversupply, coupled with weakening construction
activity, there could be a sharp decline in the supply of
new residential units.
Declining residential transactions volumes
The residential property market has already been
directly impacted by the lockdown, with a slowdown in
housing activity. In Q1 of 2020, Deeds Office data show
that the number of bonded and unbonded transfers
declined by 18.7%, when compared to Q4 of 2019.
Furthermore only 5 941 transfers were recorded at the
Deeds Office between April and June 2020, which is a
91% fall year on year, and an 88% decrease from the
first quarter. Although these trends are partly due to the
closure of the Deeds Office earlier in the year,1 declining
transactions are of particular concern in the working
class, affordable market where there were only 1 684
new registrations in 2019, compared to 2 043 and 2 512
in the conventional and luxury market respectively.
Market segment activity and house price growth
In the resale market for government-subsidised
properties (GSP), RDP houses have been listed on
Gumtree’s website for sale in Ekurhuleni, over recent
months.
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most of which are located in Tembisa, Katlehong and
Palmridge. These properties range from R180 000 (1
bedroom) to R795 000 for a 2-bedroom house
(extended with 3 backyard rooms). The properties are
all listed as cash only sales, suggesting that these may
well be informal transactions of RDP houses which
are less than 8 years old and therefore not eligible to
be sold. This trend may also be an indication of sellers
wanting to get access to cash during the pandemic.
Weakened demand will slow house price growth,
particularly in the low- to middle-priced segments.
FNB’s House Market Strength Index shows that the
“higher end market remains in excess supply, while
the bottom end is still in structural supply-deficit.”2

Homebuyers’ market
COVID-19 and the ensuing lockdown has changed the
behaviour of both homebuyers and sellers alike.
Buyers will ultimately delay purchasing decisions until
the uncertainty lifts. Over the April to June period, the
fall in the number of bond registrations translates into
an 87% decline year on year and 85% decrease from
the first quarter of 2020. While interest in the
property market has been stimulated through
considerable interest rate cuts, affordability remains a
key concern for buyers. Over the longer term, the
residential property market could be regarded as a
sound investment amid the economic uncertainty.
Housing finance
Mortgage advances have also been progressive in
recent months, with an increased appetite for higher
loan-to-purchase price by the big banks. These
benefits have mainly accrued in the higher-priced
segments, with lending in the lower end remaining
broadly conservative. Given expected muted
disposable income growth, aggravated by COVID-19,
this support will likely decrease as 2020 progresses.
Between January and March 2020, bond registrations
declined by 1.2% from Q4 of 2019. The banking sector
has responded to the crisis by offering various forms
of relief to affected customers. The prime interest
rate was cut to 7%, a near 50-year low, increasing
affordability and creating opportunities for broader
access to mortgage finance, particularly for first-time
homebuyers. In the short term interest rate cuts will
assist customers keep up with debt repayments on
their home loans.

1 FNB

Property Barometer (April 2020).
https://www.fnb.co.za/downloads/economics/reports/2020/PropertyBarometerA
pril.pdf
2 RE/MAX 2020 National Housing Report Q1 2020 https://www.remax.co.za/askremax/article/remax-national-housing-report-q1-2020/
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3. Number of government-subsidised properties
As share of each market segment
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Residential property market - Comparing Ekurhuleni to the province
In this analysis, government-subsidised
property (GSP) refers to houses built
through various government
programmes, including RDP, BNG and the
discount benefit scheme. Since
government-subsidised houses are not
marked as such on the title deed, we
utilise a proxy to identify these properties
on the deeds registry—see page 12 for a
full explanation.

Total number of households (2016) - Ekurhuleni 1

1 299 490

As share of all provincial households

26.2%

Total number of residential properties - Ekurhuleni

594 383

As share of total provincial residential properties

26.0%

Total value of residential properties - Ekurhuleni

R469.5 billion

As share of total provincial residential properties

22.0%

Average property value - Ekurhuleni

R789 908

Average property value for the province

R929 879

Percent of households renting (2016) - Ekurhuleni 1

Using our proxy, it is estimated that
28% of all properties on the deeds
registry in Ekurhuleni (167 332) appear
to have been subsidised by the state.
The total value of Ekurhuleni's
residential property market in 2019 was
R469.5 billion and constituted 22% of the
total provincial residential property
market. 26.2% of Gauteng households
reside in Ekurhuleni and 27% of the total
provincial GSP are located in Ekurhuleni.

28.8%

Percent of households renting in the province
Average monthly household income (2019 estimate) Provincial average household

27.1%
Ekurhuleni 2

income (2019 estimate) 2

R14 498
R17 513

Percent of provincial average income
Government-subsidised properties as share of total residential
properties - Ekurhuleni
Percent of government-subsidised properties which are located in
Ekurhuleni

83%
28%
27%

The average monthly household income
in the metro (R14 498– 2019 estimate)2
was higher than for the province as a
whole (R17 513).
28.8 % of households in Ekurhuleni rent,
which is slightly higher than the provincial
figure of 27.1%.1
•

Government-subsidised housing accounted for a significant
portion of affordable housing stock in Ekurhuleni: 69% of houses
valued under R300 000 (entry market), and 38% of houses in the
affordable segment (R300 000 - R600 000) were governmentsubsidised.

•

Of the total 167 332 government-subsidised houses in Ekurhuleni,
51% were valued at R300 000 or below, while 47% were valued
between R300 000 - R600 000.

•

164 555 GSP properties, or 98% of all GSP properties on the deeds
registry, were more than 8 years old and thus eligible to be sold
legally.

•

The average value of GSP properties 0ver 8 years old was R 302
667 while the average value of GSP properties 0-8 years old was:
R271 076. This indicates that GSP houses appreciated, providing a
substantial asset base for beneficiaries.

1 StatsSA

2016 Community Survey http://cs2016.statssa.gov.za/wp-content/uploads/2016/07/NT-30-062016-RELEASE-for-CS-2016-_Statistical-releas_1-July-2016.pdf.
2 StatsSA CPI adjustment http://www.statssa.gov.za/publications/P0141/P0141December2019.pdf
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4. Residential transactions in Ekurhuleni
New build market
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Due to a number of factors, including the significant impact of
government housing programmes, the new and resale markets
behave quite differently, and are therefore considered separately in
this report.
New residential transactions on the deeds registry serve as a proxy
for new construction, and include houses that were built by a
private developer as well as units that were built through
government programmes and transferred to beneficiaries. Only
houses where the beneficiary has received their title deed will be
included in this data.
New registrations averaged 5 130 each year in the 2012 to 2019
period. The total number of new transactions dropped to 4 236 in
2016 from 5 049 in the previous year. In 2019, the number of new
transactions decreased by 21%, to 5 722 transactions from a 2018
peak of 7 203 new transactions. New transactions are anticipated to
drop as 2020 ensues as a result of COVID-19. Activity could pick up
slightly at the end of the third quarter as the deeds office resumed
operations and nationwide lockdown is eased.

In 2019, 36% of new transactions were in the
conventional market, 28% in the affordable
market, 16% in the luxury market,10% in the
entry market, and 9% in the high-end market.
Of the 579 new transactions in the entry
market (properties valued under R300 000)
95% were government-subsidised properties.
Furthermore, 8% of the 1 574 new transactions
in the R300 000 - R600 000 affordable segment
were government-subsidised properties.
This map illustrates where new residential
transactions took place in the metro. There is a
circle for each Census subplace: the size of the
pie graph reflects the number of transactions in
2019, and the coloured slices of the pie indicate
the market segments where those transactions
took place.
The vast majority of new transactions in 2019
were in the Ekurhuleni NU in the southeast
direction of the CBD. These transactions were
predominantly in conventional and affordable
markets.
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5. Residential transactions in Ekurhuleni
Resale market
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The resale market in Ekurhuleni is significantly more
active than the market for new build properties. In 2019,
71% of all residential transactions were resale. The
resale market has been declining steadily since 2015,
across all market segments, excluding the high-end and
luxury markets. In recent years (2016-2019), the number
of resale transactions averaged 15 300 per annum.
In 2019, there were 15 288 resale transactions in
Ekurhuleni, a very small increase of 0.4% or 54 more
transactions than 2018. Most (35%) resale activity in
2019 took place in the luxury market, followed by 24% in
the conventional market, 20% in the high-end market,
16% in the affordable market, and only 4% in the entry
level market. Changes in the buyers and sellers market
combined, as a result of the pandemic, will likely result in
a drop in transaction volumes in the resale market.
In the entry market (properties valued under
R300 000) most transactions (579) were new (primarily
GSP), and 650 were resale transactions.
As shown in the map below, resale transactions are
concentrated where higher-value properties are located:
Alberton, Benoni and Kempton Park areas.
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6. Residential transactions in Ekurhuleni:
Government-subsidised properties: Resale and new
build market
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Government-subsidised properties (GSP) play a critical
role in the entry and affordable markets, particularly for
resale. Both segments serve an important ‘gap market’,
including for the working class.
GSP properties accounted for 3% — 26% of new
registrations over the five-year period, 2015 to 2019.
The highest registration of new transactions in this
period was in 2018, where 1 892 transactions were
registered. In 2019, of the 5 722 new transactions
recorded in Ekurhuleni, 12% or 705 were governmentsubsidised properties.
In the same period (2015 to 2019) GSP resale
transactions made up between 6% and 7% of total
transactions. In 2019, 58% or 964 of the total 1 669
transactions were for resale. The majority of resale
transactions in 2019 occurred in Kathlehong and
Tsakane , largely in the entry and affordable markets.
The highest number of resale transactions, by sub-place
was recorded in Palm Ridge (largely in the entry
market).

Of the 1 669 GSP resale transactions in 2019, 17% or
277 were financed with a mortgage. These properties
fetched an average transaction price of R439 946. In
contrast, the average price for a transaction without a
mortgage was R148 942.
Standard Bank accounted for the largest (37% or 76)
share of bonded resale transactions of GSP in 2019.
This was followed by ABSA (26%) and SA Home Loans
(22%).
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7. First-time homebuyers/owners
Accessing the property market via new and
resale markets
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An analysis of first-time homebuyers shows both how the housing
market is growing, and how households are joining the property
ladder. By the very nature of the subsidy scheme, all new
transactions of GSP housing are to first-time homebuyers. That
notwithstanding, the majority of first-time homebuyers/owners1 in
Ekurhuleni accessed their housing on the resale market.
In 2019, 9 674 households became homeowners for the first-time.
Of these 656 (7%) were beneficiaries of government’s subsidised
housing programme.
Another 538 (6%) purchased a GSP on the resale market. The
remaining 87% of first-time homeowners bought 5 320 resale and 3
160 new (non-GSP) properties.
Overall, the majority of transactions by first-time
homebuyers/owners were on the resale market—indicating that the
resale market is the main means for first-time homeowners to step
onto the property ladder. Overall 61% of first-time homeowners
purchased homes on the resale market.
Notably, in 2019, over half of first-time homebuyers in Ekurhuleni
entered the property market at the low end, in the entry and
affordable markets. First-time buyers/owners are therefore
significant drivers of transaction activity in the entry and affordable
markets, comprising 72% and 63% of all transactions, respectively.
A return to normality in the post-COVID 19 period, coupled with low
interest rates may create favourable conditions for first-time
homebuyers in the long term (see page 2).

The drop in the prime rate from 8.75% in
March, to 7% significantly increases
affordability and creates considerable
opportunity to broaden access to mortgage
finance, particularly for first-time (workingclass) homebuyers. For example, a monthly
income of approximately R12 200 is needed
to acquire a R400 000 house (without a
FLISP) when prime was 8.75%. With prime
dropping to 7%, the same house becomes
affordable to a household with a monthly
income of R10 500.

The great majority of new transactions by first-time homeowners in
the entry market are GSP. Of the 536 new transactions by first-time
buyers of houses valued R300 000 or less (entry market), 519 (97%) are
GSP.
However the resale of GSP is also an important avenue for low income
households to step onto the property ladder. Of the 355 resale
transactions by first-time buyers in the entry market, 292 (82%) of
these were GSP.
1 In

this section of the report we use the term ‘first-time homebuyers/owners’ because
not all of these households purchased their homes e.g. beneficiaries of governmentsubsidised houses.
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8. Housing finance

Ekurhuleni

Bonded transactions by market segment
New vs. resale transactions
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In 2019, 71% (or 14 845) of all transactions in Ekurhuleni were bonded:
• 71% of bonded transactions were for resale and 29% were new transactions.
• 69% of all resale transactions were bonded, while 76% of all new transactions were bonded.
In both the new and resale markets, banks issued more bonds at the upper end of the property ladder—both in
percentage and absolute terms. Only 15% of resale transactions below R300 000 were bonded, compared to 74% of
resale transactions of homes valued R1.2 million or more. We do not expect any new transactions of properties under
R300 000 to be financed with a mortgage because these are likely to be GSP properties that are given to qualifying
beneficiaries for free.
There were 7 new bonded transactions and 99 bonded resale transactions in the entry market, demonstrating
that this market can be supported with formal credit. However, more needs to be done to get banks to see the entry
level market as a real opportunity.
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9. Housing finance
Bonded transactions by lender
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Overall, the market share of home loans in Ekurhuleni is
unevenly distributed between the five main banks. In
2019, Standard Bank accounted for 28% of the bonded
transactions market, followed by FNB at 24%, Absa at
21%, Nedbank at 15%, and SA Home Loans at 8%. All
lenders issued more bonds for resale transactions than
for newly-built homes.
All five banks were active in each market segment.
Standard Bank has the largest slice of bonded
transactions (31%) in the luxury market.
In the entry market, Absa was responsible for 27% of the
bonded transactions followed by FNB and Standard
Bank (each accounting for 20%). 13% of bonded
transactions below R300 000 were issued by SA Home
Loans.
However all five banks only accounted 0.8% - 2.5% of
their total bonded transactions in the entry market.
SA Home Loans reached down market the most (this is
likely due to their role as the home finance partner of
the Government Employees Housing Scheme): in 2019,
26% of their bonded transactions were for properties
valued below R600 000. Nedbank and Standard Bank
both had 34% of their bonded transactions in the luxury
market. Bonded transactions in the entry market are
expected to remain low due to unequal economic
impacts of the pandemic. Banks resorted to providing
existing bond holders with some relief on payments (see
page 2).
In terms of the overall size of the mortgage market in
Ekurhuleni, the number of outstanding mortgages
increased slightly (0.51%) in 2019, while the size of the
loan book increased by 4.2% in 2019.
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10. Freehold vs. sectional title properties
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Freehold1 properties are owned in their
entirety, most commonly a single home
on a single stand. A sectional title
property is typically a single unit in a
shared context, such as a block of flats or
complex of townhouses. In this analysis,
properties which fall within a private
estate—both freehold or sectional title—
are categorised as estate properties.
Metro-wide, the average transaction
price was R831 283 for freehold
properties, R793 357 for sectional title,
and R1.7 million for estate properties.
Estate properties primarily exist in the
conventional and high-end markets—
72% of estate properties were valued
over R1.2 million. Sectional title
properties are also mostly in the upper
end of the market: 65% of sectional title
properties were valued over R600 000.
Preliminary deeds data for the first
quarter of 2020 indicates that
transaction prices of sectional titles
appear to be more affected by current
(COVID-19) market conditions, while
transactions in the freehold property
segment have already shown signs of
decline.2
Over the period 2014-2019, new transactions in the entry
market were almost exclusively freehold properties. Over
the same period, the number of new transactions of estate
properties increased in the high-end market. In 2019, 63% of
new transactions were freehold properties, 20% were
sectional title and 17% were estate properties.

1 The

category ‘Freehold’ refers only to stand-alone freehold properties
outside an estate, and the category ‘Sectional title’ refers only to
sectional title properties outside an estate
2 Business Tech (19 April 2020)
https://businesstech.co.za/news/property/390441/heres-how-thecoronavirus-lockdown-has-hit-house-prices-in-south-africa/
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11. Comparing Ekurhuleni to other metros
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Ekurhuleni had an average residential
property value in 2019: R 789 908
compared to the lowest, R504 794 in
Mangaung.
With respect to the number of residential
properties, Ekurhuleni had the fifth largest
residential property market after
Johannesburg. The total value of
Ekurhuleni’s property market is the fourth
highest amongst the 8 metros: R 469.5
billion. This is compared to Buffalo City
which is the lowest, at R79.8 billion.
Ekurhuleni also has the largest (35%) share
of properties valued between R300 000
and R600 00 (affordable market).
28% of Ekurhuleni’s residential properties
are government-subsidised, compared to
Nelson Mandela Bay at the high end (42%),
and eThekwini at the low end (21%).
Finally, Ekurhuleni has a slightly smaller
share of estate properties (7%) compared to
Tshwane (13%). 82% of Ekurhuleni
properties are freehold, compared to 66% in
Tshwane and 91% in Buffalo City.
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12. Report methodology
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What is the source of the data?

How is the value determined?

To produce our Citymark research, CAHF uses South
African deeds registry data as cleaned and prepared to
our specifications by our partners at Lightstone, one of
the leading property data firms in South Africa. We add
to this 2011 Census data provided by StatsSA. This
report only reflects the formal property market that is
registered on the Deeds Registry. Informal or untitled
properties, such as those in informal settlements, or
which comprise part of the national titling backlog, are
therefore not reflected in the analysis.

The property values in this report are not taken from
municipal valuation roles. Instead the value is
provided by Lightstone using its own proprietary
methodology which takes into consideration a range
of indicators, including transaction price, the level of
sales activity in an area, and the extent of mortgage
lending.

How are the indicators derived?
About one-third of the indicators are simply counts of
conditions within suburbs, such as numbers of
properties, sales or average values. CAHF uses these
building blocks to create the remaining indicators,
based on our experience in housing finance and real
estate development. All of the indicators can be shown
at the suburb, municipality or metro levels, up to the
national level, allowing for comparisons and
benchmarking.
How are the images and analyses created?
Record-level deeds data is aggregated at the suburb
level into specifically defined indicators, which are then
merged at the suburb level with Census data. Citymark
uses 2011 StatsSA subplace boundaries, ensuring that
all data sources aggregate to the same boundaries.
Why use market segments?
Market segmentation allows for analysis of how
categories of properties have performed differently over
time. Most properties under R300 000 were developed
through government intervention with resale
restrictions. Properties between R300 000 and R1.2
million are of current interest to investors and
developers keen on providing more affordable housing
within those segments. Properties over R1.2 million
trade in more conventional and organic ways.
However it must be noted that the market segments
used in this analysis are static, and are not adjusted for
inflation across the years. Thus a house valued at R300
000 in 2012 was relatively more expensive than a R300
000 house today. Furthermore, a particular property
may move into a different market segment as it
depreciates or appreciates.

How is transaction price determined?
The prices or transaction amounts listed are those
listed on the deeds registry, with no adjustment for
inflation (the nominal price). In the case of
government subsidised properties, the original
transaction price recorded in the deeds registry when
a beneficiary receives their title deed is typically
based on the subsidy quantum although different
methodologies are used depending on the
municipality or implementing agent for the housing
project.
How are government subsidised properties
identified?
Government subsidised houses are not explicitly
recognised or marked on the title deed. Therefore its
necessary to use a proxy to identify government
subsidised properties on the deeds registry .The proxy
we use is based on common programme
characteristics of BNG/RDP houses, including the
year, first registration price and buyer type, maximum
prices, and proximity to other similar housing types.

The Centre for Affordable Housing Finance in
Africa (CAHF) is a research NGO whose mission is
to expand Africa’s housing markets for all of its
residents, through disseminating research and
market intelligence, and supporting cross-sector
collaborations and a market-based approach.
www.housingfinanceafrica.org

CAHF’s work in South Africa is undertaken with the
support of the Cities Support Programme of National
Treasury.
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