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This report utilises 2017 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 11 for further information. 

1. Size of eThekwini’s residential property market

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 properties in each market segment.

In eThekwini, the bulk of the high value properties are located 
on the coast including Umhlanga, and up the N3 towards 
Hillcrest. The majority of entry market houses (valued at R300 
000 or below) are located in the areas of Phoenix and 
KwaMashu, as well as Northdene.

With a residential property market valued at R390.7 billion in 2017, 
over half (51%) of eThekwini’s residential properties are valued R600 
000 or less. Only 21% of eThekwini’s residential properties are 
government-subsidised—the smallest share of all the metros. 2017 
saw a steep increase in new registrations, largely due to government 
housing programmes.  In 2017, 50% (or 7 904) of all transactions in 
eThekwini were bonded—primarily in the resale market. SA Home 
Loans reached down market the most: in 2017, 6.3% (or 64) of their 
bonded transactions were for properties valued below R300 000.

There are 456 394 residential properties on the deeds registry in 
eThekwini, making up 54% of the total residential properties in Kwa-
Zulu Natal province. 

This report separates the total residential property market into four 
segments, according to value:
• Entry market— properties worth R300 000 or less
• Affordable market—properties worth R300 000 - R600 000
• Conventional market —properties worth R600 000 - R1.2 million
• High-end market—properties worth over R1.2m

Nearly one quarter of residential properties in eThekwini (24%) are 
valued at R300 000 or less and fall in the lowest segment of the 
market. Only 18% of residential properties are in the highest segment, 
valued at over R1.2m. 
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2. Number of government-subsidised properties
As share of each market segment

The total value of eThekwini's residential 
property market in 2017 is R390.7 billion, and 
constitutes 60% of the total provincial 
residential property market. 

39% of KZN households reside in the metro. 
The average monthly household income in the 
metro (R10 677 – 2016 estimate)2 is notably 
higher than for the province as a whole (R6 
185).

15.6% of households in eThekwini rent, more 
than the provincial figure of 13.3%.1

The total value of eThekwini's residential 
property market in 2017 is R390.7 billion
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 11 for a full explanation.

• Government-provided housing accounts 
for a significant portion of affordable 
housing stock in eThekwini: 56% of all 
houses valued under R300 000, and 37% of 
all houses valued under R600 000, are 
government-subsidised.

• Of the total 95 114 GSP houses in 
eThekwini, 64% are valued at R300 000 or 
below, while 28% are valued between R300 
000 and R600 000.

• 90 486 GSP properties, or 95% of all GSP 
properties on the deeds registry, are 
more than 8 years old and are thus 
eligible to be sold legally. 

• The average value of GSP properties 0-8 
years old is R194 315, while the average 
value of GSP properties over 8 years old is 
nearly 40% more: R266 898. This indicates 
that GSP houses are appreciating well, 
providing a substantial asset for 
beneficiaries.

1 StatsSA 2016 Community Survey.
2 StatsSA CPI adjustment.

Residential property market - Comparing eThekwini to the province

Total number of households (2016 estimate) - eThekwini1 1 125 767

As share of all provincial households 39.1%

Total number of residential properties - eThekwini 456 394

As share of total provincial residential properties 54.4%

Total value of residential properties - eThekwini R390.7 billion

As share of total provincial residential properties 59.9%

Average property value - eThekwini R855 058

Average property value for the province R778 719

Percent of households renting (2016 estimate) - eThekwini1 15.6%

Percent of households renting in the province 13.3%

Average monthly household income (2016 estimate) -
eThekwini2 R10 677

Provincial average household income (2016 estimate) 2 R6 185

Percent of provincial average income 173%

Government-subsidised properties as share of total residential 
properties - eThekwini 20.8%

Percent of KZN government-subsidised properties which are 
located in eThekwini 48%
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3. Residential transactions in eThekwini
New build market

In South Africa, the residential property market is very thin and 
widely spread. Due to a number of factors, including the 
significant impact of government housing programmes, the new 
and resale markets behave quite differently, and therefore are 
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.

There has been a massive increase in new build transactions in 
2017, after a decline between 2014 and 2016.  In 2017, the 
number of new transactions more than doubled, to 2 897, which 
represents 18% of the total transactions (new and resale) in that 
year. In 2017, 15% of new transactions were in the affordable 
market and 18% were in the conventional market. 

• Nearly half of new transactions in 2017 (48%) 
were properties valued less than R300 000. In 
fact, the number of new transactions in this 
market segment (under R300 000) in 2017 was 
more than all the new transactions—across all 
market segments—the previous year.

• Of the 1 382 new residential properties valued 
below R300 000 that were registered in 2017, 
92%  were government-subsidised properties.

• And of the 441 new transactions in the R300 000 
– R600 000 affordable segment, 49% were GSP 
properties.

This map illustrates where new residential 
transactions are taking place in the metro. There is a 
circle for each Census subplace: the size of the pie 
graph reflects the number of transactions in 2017, 
and the coloured slices of the pie indicate the 
market segments where those transactions took 
place.

The vast majority of new transactions in 2017 
occurred in Cornubia Development (which sits near 
Phoenix and Umhlanga) and Pinetown 
(Mawelewele)—driven by government housing
programmes.
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3. Residential transactions in eThekwini
Resale market

The resale market in eThekwini is significantly more 
active than the market for new build properties. In 2017, 
82% of all residential transactions were resale. 

While the new build market experienced a sharp 
increase in activity in 2017, the resale market has seen a 
slow decline since 2014, largely due to a fairly steep 
decrease in the number of  existing properties valued 
below R300 000 which are being sold (from 2 085 in 2014 
to just 979 in 2017). 

However, while the entry-level and affordable markets 
showed a steady decline in resale transactions over the 
period 2012-2017, the conventional and high end market 
have shown a slow increase in resale transactions over 
that period. 

In 2017, the bulk of resale activity (39%) took place in the 
conventional market, and  33% in the high end market.

For each year during the period 2012-2017, between 80 
and 95 percent of transactions in the entry-level market 
(under R300 000) were resale. However, in 2017 a large 
injection of new build turned this pattern on its head: 
with only 41% of transactions  being resale. 
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4. First-time home buyers/owners
Accessing the property market via new and resale 
markets

The majority of first-time home buyers/owners1 in eThekwini are 
purchasing their home on the resale market instead of buying newly-
constructed homes or receiving houses from government.

In 2017, there were 6 609 households who became home owners for the 
first time—the large majority (61%) of whom bought regular house (non 
government subsided) on the resale market. Only 9% (566) of these 
households became home owners by purchasing a new home from a 
developer. 22% (1 454) of first-time home owners received their house 
from government, while another 9% (589) purchased a government-
subsidised house on the resale market. 

For households accessing property valued over R300 000, the resale market 
is the main means for first-time home owners to step onto the property 
ladder. Across the top three market segments, 86% of first-time home 
owners purchased homes on the resale market. 

However the entry level market of properties below R300 000 is entirely 
different: of the 1 761 first-time home buyers who accessed these 
properties, 77% were moving into new homes. 

1 In this section of the report we use the term ‘first time home buyers/owners’ because not all of 
these households purchased their homes e.g. beneficiaries of government subsidised houses.

First-time home buyers/owners are key drivers of activity in the 
lower market segments and made up 75% of all transactions (new 
and resale) in the entry level market in 2017.  

At the lower end of the market, government housing programmes
have been a critical means for first-time home buyers to acquire 
property:

• Of the  1 761 households who acquired a house for the first time 
in 2017 in the entry level market, 71% received new government 
subsidised houses.

• Another 14% (589) bought a government subsidised house on 
the resale market. 
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5. Housing finance
Bonded transactions by market segment 
New vs. resale

In 2017, 50% (or 7 904) of all transactions in eThekwini were bonded:
• 90.2% of all bonded transactions were for resale and 9.9% were new transactions.
• 55% of all resale transactions were bonded, while only 27% of all new transactions were bonded.

In both the new and resale markets, banks are issuing more bonds at the upper end of the property ladder—both in 
percentage and absolute terms:
• Only 18% of resale transactions below R300 000 were bonded, compared to 61% of resale transactions of 

homes valued R1.2m or more. 
• Only 7% of new transactions of houses in the entry-level market were bonded, compared to 58% of new 

transactions in the high end market of houses valued over R1.2m. 
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5. Housing finance
Bonded transactions by lender

With respect to bonded transactions in 2017, Standard 
Bank had the largest share (29%), followed by FNB 
(20%). Absa, Nedbank and SA Home Loans each were 
responsible for 12%-16% shares. For all five banks, the 
majority of bonded transactions were resale, with a 
smaller portion for new sales. 

All five banks are active in every market segment, 
although the affordable segment (R300 000 – R600 
000) is dominated by Standard Bank (28% of all 
bonded transactions in this segment), FNB (22%) and 
SA Home Loans (21%). Standard Bank also has the 
largest slices (30-31%) of the conventional and high-end 
markets.

SA Home Loans reached down market the most: in 
2017 , 6.3% (or 64) of their bonded transactions were 
for properties valued below R300 000, compared to 
0.2% - 2.4% for the others. Standard Bank is most active 
in the high end market: 883 bonded transactions in this 
market segment in 2017, or 38% of their total.

With respect to the overall size of the mortgage market 
in eThekwini, mortgage lending declined slightly  by 
1.3% in 2017 (to 176 881) with respect to the number of 
outstanding mortgages, while the value of the loan book 
increased by 2.28% to R74.29 billion in 2017. 
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6. Freehold vs. sectional title properties

Freehold 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 and sectional title—are categorised as estate properties. In 
eThekwini, sectional title and estate properties are largely located near the coast in the areas with higher value 
properties. 

Metro-wide, the average transaction price of an estate property is R2.298m while the average transaction price of a 
sectional title property is R1.071 million and R859.7 million for a freehold property.1

Estate properties primarily exist at the upper end of the market—87.5% of estate properties are valued over R1.2m. 
However nearly all properties under R300 000 are freehold (92%).

Sectional title properties are spread across the top three market segments. 37.6% of sectional title properties are in the 
conventional market between R600 000 and R1.2m. In recent years, the number of new transactions of sectional title 
properties has been declining in the affordable and conventional markets, but increasing in the high-end market.

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. 
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6. Comparing eThekwini to other metros

Of the eight metros, eThekwini  sits in the middle with an 
average residential property value in 2017 of R855 058. 

With respect to market size, eThekwini has the fourth 
smallest residential property market, in terms of both 
number of properties and Rand value.  The total value of 
eThekwini’s property market is R R390.7 billion, compared to 
Buffalo City which is the lowest at R76.8 billion and Cape 
Town which is R1 009.6 billion.

Compared to the other 7 metros, eThekwini has the largest 
share of properties in the conventional market of R600 000 to 
R1.2m (31%), as well as a comparatively large share of houses 
in the affordable market segment (27%). 

Only 21% of eThekwini’s residential properties are 
government-subsidised—the smallest share of all the 
metros. 

eThekwini also has a  fairly high proportion of freehold 
properties compared to other metros (77%) and a very small 
portion of estate properties (1.7%) compared to other 
metros. 21% of eThekwini properties are sectional title.
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7. Report methodology

What is the source of the data? 

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.

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 are 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 the value determined? 

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 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.

http://www.housingfinanceafrica.org/

