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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) 

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

2019 
(Dec)

2021 
(June)

Number of 
properties

6 559 722 6 699 596

Total value R5 632 bn R5 960 bn

Total value of South Africa’s residential 
property market is R5.96 trillion as at June 
2021

• Grown 5.8% between Dec 2019 and 
June 2021

NB: 2021 
figures are as 
at 30 June 
2021.



How do metro residential property markets compare?

• CoJ had the largest residential property market in terms of number of properties—8244 360 residential properties.
• In terms of value, CCT has largest property market—R1.229 trillion.

• CCT also has largest share of properties valued over R1.2 million.

Number of residential properties, 2021

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

NB: 2021 figures 
are as at 30 June 
2021.



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 30 June 2021: 
transactions 2020, stock June 2021.

• 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)



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

Majority of the entry-level houses 
(less than R300 000) are 
government-subsidised: 68%

Declining

Increasing

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

NB: 2021 figures are as 
at 30 June 2021.



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

31% of all 
residential 
properties are GSP: 
total of 2.089 
million houses

GSP make up 8.9%
of total value of 
residential property 
market

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

Number of GSP and non-GSP by metro, 2021
NB: 2021 figures are as at 
30 June 2021.

GSP make up:

• 68% of all residential properties valued under 
R300 000 – entry market

• 37% of those valued R300 000 – R600 000 – affordable
market



• Real estate and housing construction negatively impacted 

by economic lockdown: number of new transactions 

dropped 9.8% in 2020, but was already falling from 2018 

(13.5%). 

• New transactions are declining in all segments—entry

market still the largest, driven by government 

programmes.

• Of the 16 008 new entry transactions nationally in 2020, 

90% (14 345) were GSP, while 39% (2 864) of the 7 286 

new transactions in the affordable market were GSP. 

• Impact of COVID-19 and the economic lockdown varied from 

province to province. 

• Gauteng had nearly 1 500 fewer new registrations/sales in 2020, 

compared to before the pandemic, while the number of new 

transactions in the Western Cape dropped by over 2 000 units 

between 2019 and 2020.

Decline of new transactions/registrations continued in 2020 with COVID.



NB: This data only includes new registrations of 
houses on the deeds registry. If beneficiaries 
received their houses from govt but have not 
been handed their title deed, those numbers 
will not reflect here (title deed backlog).

• GSP play a significant role in new transactions, accounting for an average of 37% of new transactions annually 
over the last ten years. 

GSP as share of total new transactions has also gotten 
smaller, but is still significant.

69% non-subsidy
4.610 m

31% subsidised
2.089 m

Total residential property market, 2021: 
GSP and non GSP



Resale market transactions also dropping, but less quickly.

• Resale market is three times the size of the 

new built market. 

• The exception is in the sub-R300 000 entry

market where—due to the government 

housing programmes—there are more 

properties being added to the deeds registry 

(new transactions) than there are properties 

changing hands.

• Similar to new transactions, the number of 

resale transactions has been declining in the 

last two years, from before the pandemic, but 

decline is not as significant as in the new build 

market. 

• In 2020, there were 146 043 resale transactions 

nationally, 15 000 fewer resale transactions 

than in the previous year—9.3% drop.
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• 89% of all GSP on deeds 

registry are more than 8 

years old—eligible to be sold

• Average value R240 987 –

over 8 years old

• Average value R254 238 –

under 8 years old

• Less expensive than 

cheapest newly built house 

by private developer

• Sizable capital in GSP over 8 
which could be harnessed: 
R475 billion total value of 
GSP over 8, or 8% of total 
value of SA market

• New delivery of GSP has declined since 2018, but each year still exceeds the number of households who access a government-

subsidised house on the resale market. 

• GSP are a smaller share of the resale market (7%) than of the new build (37%). 

• Yet GSP are an especially vital part of the entry and affordable markets, particularly for resale transactions. These two 

segments serve an important ‘gap market’, including for the working class. 

Resale market for GSP is critical for ‘gap market’.



How are first-time homeowners accessing the property 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

South Africa, 2020
Total: 88 853 FTHB • In 2020, 88 853 households became homeowners for the 

first time, a decrease  from 94 157 first-time homebuyers 
from 2019 pre-pandemic (5.6% drop)

• Similar to last year, the majority of transactions by first-time 
homebuyers/owners were on the resale market (60%) —
indicating that the resale market is the main means for first-
time homebuyers to step onto the property ladder.

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



Record-low interest rates did not lead to more first-time home buyers.

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

• However in 2020, the number of first-time homebuyers 

dropped by 5.6% to 88 853 households.

• Comparing 2020 figures to 2019 prior to the pandemic, the 

only instance where the number of first-time home buyers 

increased in 2020 was the new non-GSP market. 

• There were 214 more sales of new, private developer-built 

homes to FTHB in 2020 compared to the previous year, likely 

aided by the low interest rates available. 

SA interest rate



How did the mortgage market respond in the first year of COVID?

• Total number of outstanding bonds in South Africa dropped 
by 0.14% in 2020, to 2.275 million, a reduction of 3 293 
mortgages on the books compared to 2019.

• At the same time, the total value of outstanding bonds 
increased by or R38.6 billion, or 3.26%, in 2020. This is  
compared to a larger 3.59% increase in the total value of the 
loan book between 2018 and 2019. 

2019 2020 Change

Number bonded
transactions

122 556 117 822 -3.9%

Number of 
non-bonded
transactions

102 667 5 302 -16.9%

Total transactions 225 223 203 124 -9.8%

• Over the last ten years, the mortgage market has not made 
notable expansions, but instead has remained fairly steady, at an 
average of 122 000 bonds issued a year. 

• Despite the reduced prime rate in 2020, in that year 58% of all 
transactions in South Africa were bonded, a decrease of 4 734 
bonds issued compared to 2019. 

• 62% of all resale transactions were bonded, while 47% of all new 
transactions were bonded. 

• In 2020 there were only 1 272 bonded transactions in the entry
market nationwide—which was 93 fewer than in 2019.



What is the data showing us?
Total value of SA’s residential property market is growing, and a large share is properties at lower end of the market.
• Managed 4.1% growth in 2020 despite COVID, compared to 3.9% growth in 2019
• More than half (53%) of SA’s properties are valued R600 000 or less.

GSP play a critical role in the residential property market—31% of all residential properties in the country.
• Dominate and drive the entry level market: 68% of stock 
• Comprise 37% of affordable segment (R300 000 to R600 000)
• New transactions at lower end of the market are almost entirely GSP.
• GSP are 8.9% of total value of residential property market

From 2019 to 2020, both new and resale transactions dropped, likely due to the pandemic and economic lockdown.
• Number of new transactions which  fell from 56 600 in 2019 to 51 00 in 2020—a drop of 9.8%.
• Similarly for resale, number of transactions fell by 9.3% in 2020, to 146 000 (15 000 fewer resale transactions).
• Number of bonded transactions dropped, despite record-low interest rates.
• But declining  new build activity in middle market (R600-R900 000) 

Resale market for GSP has important potential 
• 25% of 2.09 million GSP are valued R300 000 to R600 000, in the affordable market.
• And 89% of GSP on deeds registry more than 8 years old — average value is climbing. 
• Combined value of GSP over 8 years old is R475 billion—8% of total value of residential property market
• Resale of GSP has remained steady at approximately 9 000- 11 000 transactions a year from 2011-2020.  Over this period, on 

average each year government has delivered 21 800 houses  to beneficiaries who received their title deed, while 11 600 households 
have bought an existing GSP. 

First-time home buyers rely on resale market to join the property ladder.
• Number of FTHB decreased 5.6% 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
• Newly built houses affordable to FTHB are small in number; nearly as many beneficiaries receive a house with title deed as FTHB who purchased a new house themselves.

Mortgage market impacted by COVID, but not terribly. 
• Limited growth observed in the mortgage market is still primarily at the higher end. 
• Declining numbers of bonded transactions continued in 2020—the first year of COVID. Low interest rates likely slowed the negative impact of the pandemic on the 

number of bonded transactions, but did not lead to an increase. 4 734 fewer bonds were issued in 2020 compared to 2019 pre-pandemic. 
• Total number of bonds outstanding in South Africa also decreased slightly while value of total loan book increased in 2020.

Looking forward

Following a 6.8% contraction in 2020, South 
Africa’s economy is on the mend, and is 

expected to reach 2.1% real economic growth 
in 2022, and 1.6% in 2023. 

Interventions to boost activity at the lower 
end of the property market and create an 

enabling supportive environment for formal 
transactions can serve to boost South Africa’s 

economic recovery. 



Explore the data using
CAHF’s CityMark Dashboards:

Overview of housing stock and transactions by metro (2010-2021):  
http://housingfinanceafrica.org/documents/citymark-south-africa-eight-metro-municipalities-
deeds-data-dashboard/

Government subsidised housing at national and provincial level (2010-2021): 
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 (2010-2021): 
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 (2010-2021):
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/


Thank you!

CAHF’s work in South Africa is supported by:

Alison Tshangana
alison@housingfinanceafrica.org

To view individual reports on each of the eight metros, 
visit CAHF’s website: 
http://housingfinanceafrica.org/projects/citymark-analysis-of-
residential-property-markets-in-south-africas-eight-metros/

http://housingfinanceafrica.org/projects/citymark-analysis-of-residential-property-markets-in-south-africas-eight-metros/

