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A few words on the data and methodology…

• Undertakes analysis of South Africa’s residential property markets, with a particular focus on the 
lower end of the market.

• Since 2015, utilising title deeds data obtained from Lightstone: Latest extract for 2008- 2019.

• Valuations are provided by Lightstone and are not based on municipal valuation rolls. 

• Only covers properties which appear on the deeds registry (the formal market), and therefore 
does not include:

₋ Informal settlements
₋ BNG properties where beneficiary has not received their title deed!

• Proxy used to identify govt-subsidised properties (e.g. BNG, RDP houses)

• Data aggregated by market segments—not record level data

• Allows analysis in terms of:
• New vs. resale markets
• Transactions financed with a bond or without
• By lender 
• Type of buyer e.g. first-time home owner
• Property type: free-standing house vs. sectional title vs. private estate

Market segmentation enables examination 
of differentiated performance:

• Entry level (under R300 000).
• Affordable (R300 000 – R600 000)
• Conventional (R600 00 – R900 000)
• High-end (R900 000 – R1.2m)
• Luxury (R1.2m and over)



Overview: South Africa’s residential property market

As at end June 2021, 
there were approx

6.7 million 
residential 

properties on the 
deeds registry. 

53% were valued at 
less than R600 000.

About 31% of all 
residential 

properties were 
financed by 
government 
(2.09 million) 

An estimated 68% of 
residential properties 

under R300 000 are 
govt-subsidised.

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 
2021.



How do metro residential property markets compare?

• CoJ had the largest residential property market in terms of number of properties.
• CCT has largest share of properties valued over R1.2 million.

• eThekwini has total of 464 988 residential properties, of which 18% were valued R300 000 or less.

Number of residential properties

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.



Segmenting the market

2019 
(Dec)

2021 
(June)

Number of 
properties

461 881 464 988

Total value R420.5 bn R447.8 bn

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.

eThekwini, 2019

• 43% of eThekwini’s properties are 
valued R600 000 or less.

• Total value of eThekwini’s residential 
property market is 5th largest after 
CT,  Joburg, Tshwane and Ekurhuleni: 
R447.81 billion.

• Grown 6.5% from 2019



How has the market segmentation of eThekwini’s residential market evolved over time?

Majority of the entry-level houses 
(less than R300 000) are 
government-subsidised:

Declining

Increasing

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.



Government-subsidised housing makes up a significant portion of eThekwini’s residential 
property market at the lower end. 

In eThekwini 22% of all 
residential properties are GSP:

• 60% of all residential 
properties valued under 
R300 000

• 29% of those valued 
R300 000 – R600 000

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.



New residential transactions

New registrations: 2 274 in 2020 
• 51% entry market. 
• 28% luxury market
• 8% conventional market
• 9% affordable market
• 4% high-end market

• Contrary to expectation, the total number of new transactions in 2020 rose to 2 274, a 9.6% increase 
compared to 2019, despite the economic setbacks caused by Covid-19. 

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.

• Delivery at lower end has increased over time due to govt subsidised housing.
• Of the 1 160 new transactions in the entry market (properties valued under R300 000) in 2020, 

97% were government-subsidised properties.

• But declining new build activity in middle market (R600-R900 000)



Steady delivery of government subsidised properties in eThekwini over last five years

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.

• Despite the challenges and economic 
lockdowns in 2020, government housing 
delivery increased in 2020 in the metro, 
compared to 2019—from 809 in 2019, to 
1 253 new GSP transactions in 2020

• As at June 2021, the number of government 
subsidised properties was 100 180



Resale market 

• 81% of all residential transactions in eThekwini in 
2020 were resale.

• In 2020, there were 11 052 resale transactions in 
eThekwini, compared to 12 897 in 2019.

• 14% decrease from 2019

• The total number of new transactions increased 
from 2019 to 2020, while the number of resale
transactions dropped.

• However figures for the first 6 months of 2021 
suggest that all the market segments, excluding 
the entry-level market, are rebounding well in 
2021, on the back of increased resale market 
activity.

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.



Resale of government-subsidised properties is a critical market to watch, and support. 

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.

• Government-subsidised properties 

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. 

• 95% of all GSP on deeds registry 

are more than 8 years old

• Average value R352 648 – over 8 

years old

• Average value R237 406 – under 

8 years old

Of the total 100 180 GSP:
• 50% valued R300 000 or less
• 34% valued R300 000 – R600 000

Total 100 180 GSP
(June 2021)



How are first-time homeowners accessing the property market?

• In 2020, 5 952 households became homeowners for the first time, a decrease  
from 6 195 first-time homebuyers from 2019. 

• Similar to last year, the majority of transactions by first-time 
homebuyers/owners were on the resale market (73.1%) —indicating that the 
resale market is the main means for first-time homebuyers to step onto the 
property ladder.

• The number of government housing beneficiaries is outnumbered by the 
number of households who purchased their first house on the resale market.

Beneficiaries of 
government’s subsidised
housing programme

Purchased a government-
subsidised house on the 
resale market

Bought an existing 
(non-RDP) house 
on the resale market

Bought a 
new house

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.
https://tradingeconomics.com/south-africa/interest-rate

• The drop in the prime rate created considerable 
opportunity to broaden access to mortgage finance, 
particularly for first-time (working-class) homebuyers.

• SARB lifted its benchmark repo rate by 25 bps to 4% at 
its January 2022 meeting, which is 2nd consecutive 
hike .

eThekwini, 2020
Total: 5 952 FTHB

eThekwini, 2019
Total: 6 195 FTHB

SA interest rate

https://tradingeconomics.com/south-africa/interest-rate


Most first-time home buyers are buying existing houses in the conventional market segment 
R600 000 – R900 000.

But the resale of GSP is also an 
important avenue for low income 
households to step onto the 
property ladder: Of the 225 resale 
transactions by first-time buyers in 
the entry market, 216 (96%) of 
these were GSP in 2020.

FTHB drive market activity at the lower end 

• In the entry market segment, the bulk 
(82%) are first-time homebuyers due to the 
impact of government housing 
programmes.

• In the affordable market 54% of households 
are first-time homebuyers. 

Of the 1 140 new transactions 
by first-time homebuyers 
valued R300 000 or less (entry
market), 1 130  or 99% were 
GSP. 

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.



Free-standing houses, sectional title, and private estates—by market segment

eThekwini has second largest share of 

sectional properties of all eight metros: 

22%

Data source: CAHF’s Citymark, using deeds registry data supplied by Lightstone Pty. as at the end of June 2021.

• Average transaction value for a new
freehold property in 2020 in eThekwini 
was R224 611
• Compared to R1.58 m for sectional 

title and R1 .85 m for estate 
properties. 

• Since 2015, the split between the 
number of properties of each type has 
remained virtually the same: 76% 
freehold, 22% sectional title, and 2% 
estate. 

• In all market segments, the majority of 
properties are freehold, however in the 
entry market, this portion is the 
highest. Estate properties sit almost 
entirely in the high end market 
segments. 

Free-standing houses, sectional title, and private estates—by market segment



Housing 
finance

• The total number of bonds outstanding in eThekwini 
decreased by 0.96% between 2019 and 2020, while the total 
value of the loan book increased by 2.75% over the same 
period, reaching R83.93 billion in 2020. 

• Foreclosure of low-value properties and more high-value 
bonds issued?

2019 2020 Change

Number bonded
transactions

8 619 7 672 -10.99%

Number of 
non-bonded
transactions

6 346 5 654 -10.90%

• Despite the reduced prime rate in 2020, in that year 56.3% 
(or 7 672) of all transactions in eThekwini were bonded, a 
decrease from the 8 619 bonded transactions in 2019.

• 63% of all resale transactions were bonded, while 25.3% of 
all new transactions were bonded. 

• In 2020 there were only 58 bonded 
transactions in the entry market—
compared to total of 77 bonded 
transactions in 2019.



What is the data showing us?

Total value of eThekwini’s residential property market is growing, and a large share is properties at lower end of the market.
• 5th largest after CT,  Joburg, Tshwane and Ekurhuleni: R447.81 billion.
• Grown 6.5% from 2019
• 43% of eThekwini’s properties are valued R600 000 or less.

Mortgage market is healthy, but more opportunity at low end.
• Total number of bonds outstanding in eThekwini decreased by 0.96% between 2019 and 2020, while the total value of the loan book increased by 2.75% over the same period, 

reaching R83.93 billion in 2020. 
• In 2020 there were only 58 bonded transactions in the entry market—compared to total of 77 bonded transactions in 2019.
• What is role of metro in increasing lending activity by banks at low end of the market?

GSP play a critical role in the metro’s residential property market—22% of all residential properties in the metro.
• Dominate and drive the entry level market: 60% of stock 
• Comprise 29% of affordable segment (R300 000 to R600 000)
• According to deeds data, eThekwini GSP delivery jumped in 2020, from 809 to 1 253 – Title deeds lag?

From 2019 to 2020, resale transactions dropped but new transactions increased, due to sustained GSP delivery
• Contrary to expectation, the total number of new transactions in 2020 rose to 2 274, a 9.6% increase compared to 2019, despite the economic setbacks caused by Covid-19. 
• Drop in new bonded transactions suggest this was due to GSP, not lower interest rates.
• Delivery at lower end has increased over time due to govt subsidised housing– of the 1 160 new transactions in the entry market (properties valued under R300 000) in 2020, 97% were GSP.
• But declining  new build activity in middle market (R600-R900 000) 

Resale transactions dropped 14% from 2019, while new transactions increased.
• Resale is main centre of most activity: Over 80% of transactions

Resale market for GSP has important potential 
• 34% of 100 180 GSP are valued R300 000 to R600 000
• And 95% of GSP on deeds registry more than 8 years old---average value is climbing
• Of the 225 resale trans by FTHB in entry market—96% were GSP, only houses available for purchase on resale market

First-time home buyers rely on resale market to join the property ladder.
• Number of FTHB decreased from 2019 to 2020, despite low interest rates
• Most FTHB purchase homes in R600 00 – R900 000 range and must rely on resale market to join property ladder because new build by private sector very low 
• FTHB driving the market at lower end—54% of affordable market transactions are FTHB---critical market to target



Thank you!
To view the most recent eThekwini metro 

report, visit CAHF’s website:
https://housingfinanceafrica.org/documents/ethekwini-

housing-market-report-2021/

To explore the new eThekwini dashboard: 
https://housingfinanceafrica.org/documents/ethekwini-

deeds-data-dashboard/

CAHF’s work in South Africa is supported by:

https://housingfinanceafrica.org/documents/ethekwini-housing-market-report-2021/


Explore the data using
CAHF’s CityMark Dashboards:

Overview of housing stock and transactions by metro (2008-2021):  
http://housingfinanceafrica.org/documents/citymark-south-africa-eight-metro-municipalities-
deeds-data-dashboard/

Government subsidised housing at national and provincial level (2008-2021): 
http://housingfinanceafrica.org/documents/citymark-south-africa-government-subsidised-
housing-stock-and-transactions-national-2008-to-2018/

Mortgage lending at national, provincial, metro, and sub-place level (2008-2021): 
http://housingfinanceafrica.org/documents/citymark-south-africa-mortgage-lending-at-national-
level-and-eight-metro-municipalities-sub-place-level-2008-2018/

National view on number of properties and transactions (2008-2021):
http://housingfinanceafrica.org/documents/deeds-data-dashboard-south-africas-national-deeds-
registry-data-number-of-residential-properties-and-transactions-2007-to-2017/

eThekwini residential properties: Focus on the C3 transit corridor and Durban 

Central: https://housingfinanceafrica.org/documents/ethekwini-deeds-data-dashboard/

http://housingfinanceafrica.org/documents/citymark-south-africa-eight-metro-municipalities-deeds-data-dashboard/
http://housingfinanceafrica.org/documents/citymark-south-africa-government-subsidised-housing-stock-and-transactions-national-2008-to-2018/
http://housingfinanceafrica.org/documents/citymark-south-africa-mortgage-lending-at-national-level-and-eight-metro-municipalities-sub-place-level-2008-2018/
http://housingfinanceafrica.org/documents/deeds-data-dashboard-south-africas-national-deeds-registry-data-number-of-residential-properties-and-transactions-2007-to-2017/
https://housingfinanceafrica.org/documents/ethekwini-deeds-data-dashboard/


True impact of COVID-19 may 
have a lagged effect.

Broader economic trends will 
dictate longer-term prospects for 
the residential property market.

• Significance of housing as a key site through which COVID-19 is experienced.

• FNB: Higher end still in excess supply and bottom end in structural supply deficit.

• Expected lockdown impact → residential transaction volumes (relative to values) and house 
price growth would slow→market performed better than expected (especially mid-value 
segment).

• Weakening construction activity → decline in supply of new residential units.

• Cash sales of RDP houses→may be informal transaction of RDP <8 yrs old and/or access to 
cash during pandemic. 

• For example, an RDP house listed on Gumtree’s website for sale in eThekwini, located in Cornubia, for 
R190 000. 

• Household earning R3500/month could afford house of R200 000 at 7% interest. *

• Reopening of Deeds Office → pent-up demand filtered through. 

• Borrowing conditions → 50 -year low interest rates (at 7%) and appetite for higher LTV:
• Significantly increases affordability and access to mortgage finance, particularly for first-time 

homebuyers: at 10.25% interest, household earning R7000/month can afford a house of approx. R180 
000. At 7.0% interest, it rises to R230 000. *

• Volume of new mortgage applications rebounded beyond pre-lockdown levels.

Thinking about the impact of COVID-19 on residential property markets3

* Assuming 20 year loan term, and 25% instalment to income ratio. 


