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1 BACKGROUND 

FinMark Trust aims to increase knowledge regarding access to and the performance of 

affordable housing loans in South Africa.  Over the past few years, the organisation has 

been working hard to provide sound and useful analysis into the market to promote 

financial inclusion. In the housing finance space, this analysis has focused on the 

progress of the Financial Sector Charter and the R42bn target committed by the financial 

sector for investment in housing. 

Data published by banks indicate that this target has been exceeded. The question now 

is, what impact has this had? FinMark Trusts recognises that in order to answer this and 

many other market development decisions, specific data on access and performance of 

housing loans are necessary.  For industry, data is critical in order to decide if, and how, 

a certain market segment will be serviced.  Policy makers require an understanding of 

market conditions and risk factors in order to put in place appropriate enabling and 

supporting mechanisms. 

Earlier this year, President Jacob Zuma announced in his State of the Nation address 

that the South African government intends to make a R1 billion guarantee1 available in 

support of low-income housing finance. This initiative is encouraging; however it 

immediately raises the question as to whether or not there is sufficient market risk 

information available in order to structure this enabling intervention appropriately. 

With this in mind, FinMark Trust commissioned research to understand access to and the 

performance of affordable housing loans (Eighty20, 2010)2. This paper found that it is 

not clear whether lower income borrowers perform better or worse than higher income 

borrowers. Further, it found that although there are pockets of information available 

related to access data, there is no data publicly available on the performance of lower 

income loans.  Reasons cited by banks for not publishing such information include 

resource constraints, reputational risk concerns and that they are, already, 

overburdened by regulatory reporting.  

Despite these constraints, it is still clear that South Africa needs to develop sustainable, 

replicable processes to systematically capture, analyse and disseminate experiential data 

regarding access to and performance of housing loans in the lower income market 

segments.  

                                            
1 State of the Nation address by President Jacob Zuma, February 2010. See 
www.info.gov.za/speeches/2010/10021119051001.htm  
 
2 This report is available from www.finmark.org.za  
 



4 | P a g e  
 

The purpose of this paper is threefold. Firstly, its intention is to document those data 

indicators that, if available, could assist greatly in market development initiatives by 

both industry and government. Secondly, it seeks to explore the suitability of regulatory 

reporting as a means to establish a sustainable source of access and performance data. 

To achieve this, it provides detail on the legislative reporting obligations of a housing 

lender in South Africa indicating where such reporting may or may not be useful for 

tracking access and performance data. Lastly, it makes recommendations on how to 

work towards an enabling environment for industry to share information. 

 

2 KEY ACCESS AND PERFORMANCE INDICATORS   

 

Table 1 (below) and Table 2 (next page) summarise key access and performance 

indicators across the spectrum of housing finance products including mortgages, 

pension-backed lending and unsecured (incremental housing lending). Data for each of 

these indicators, segmented into categories like income, race and geographic area, will 

provide much low-income housing finance market development information. However, as 

indicated in the four columns on the right, only very few of the indicators are available in 

the public domain and, to complicate matters, it is spread in pockets across a variety of 

regulators and industry players. The tables highlight a major dilemma. There is not a 

regulatory body, private credit bureau or industry association (like the Banking 

Association of South Africa) that is involved with gaining a thorough understanding of 

access and performance data for housing loans.  
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Table 1: Key access indicators 

 Key Access Indicators HLMDA NCR 
Private 
Bureaux 

Other sources 

Total book size  XX X XX  SARB (banks) 

Book size by market segment 
(income, race, geographic area) 

XX XX XX 
 BASA (but only for FSC; 

not since Dec 08) 
Total disbursements  X  ~ X individual banks 

Disbursements by market segment X 
 income 
X Race 

~ 
 BASA (but only for FSC; 

not since Dec 08) 

Decline ratios by segment 
(geographic, race, income, etc.) 

X XX ~ 
X (indiv banks?) 

~ Ooba provides very 
general figures 

M
O

R
T
G

A
G

E
S

 

Reason for decline by segment 
(geographic, race, income, etc.) 

X XX XX 
X individual banks 

Total book size  XX XX XX X FSB 
Total size of book by market 
segment (i.e. income). 

XX XX XX 
 BASA (but only for FSC; 

not since Dec 08) 
Total disbursements  X X XX X FSB P

B
L
s 

Disbursements by market segment X ~ XX 
 BASA (but only for FSC; 

not since Dec 08) 
Total book size  XX XX XX X individual banks 

Book size by market segment XX XX XX 
 BASA (but only for FSC; 

not since Dec 08) / 
NHFC&RHLF 

Total disbursements  X ~ XX 
X individual banks 

NHFC&RHLF 

U
N

S
E

-
C

U
R

E
D

 

Disbursements by market segment X ~ XX  BASA, NHFC&RHLF 

XX = Not collected and no proxy available,  X =  Collected but not yet published   
~  = Not collected, proxy analysis possible,  = Data collected and published 

 

Access data 
 
• SARB collates and publishes data on a monthly basis on the mortgages book that can 

be ascribed to households. It does not collate segmented data nor any information 

from non-bank lenders.  

• BASA did collate and published some information on access of FSC loans up until the 

end of 2008; however with the conclusion of the first phase of the FSC and no 

renewal, no information has been published since then. 

• The Office of Disclosure, within the Department of Human Settlements, collates 

detailed access data under the Home Loan and Mortgage Disclosure Act (HLMDA). 

Unfortunately, as explained in more detail in Section 5 of this paper, it is only at 

annual intervals and the first season of reporting seems somewhat incomplete.  

• The National Credit Regulator (NCR) publishes, on a quarterly basis, mortgages 

granted per income category of the banks and a few other large lenders. It further 

collates disbursement data for pension-backed loans and incremental finance, but 

has not published this information.  
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Table 2: Key access indicators 

 Key Performance Indicators NCR 
Private 
Bureaux 

Other sources 

Non-performing loans (NPLs) total: ageing 
analysis 

 
X 
 

 SARB (banks) 

NPLs by segment: ageing analysis XX ~ X individual banks 
NPLs: vintage analysis XX ~ X individual banks 
NPLs by segment: vintage analysis XX ~ X individual banks 

Repossessions X 
X- legal 
action 

X individual banks  

Repossessions by segment XX ~ XX 
Profitability ratios overall market XX XX X individual banks 

M
O

R
T
G

A
G

E
S

 

Profitability ratios by segment  XX XX X individual banks 

NPLs: ageing analysis ~ XX 
X (individual banks, pension 
lenders?) FSB? 

NPLs by segment: ageing analysis ~ XX X individual banks 

NPLs: vintage analysis XX XX 
X (individual banks, pension 
lenders?) FSB? 

NPLs by segment: vintage analysis XX XX X individual banks 

Settlements against policies  X XX 
X (individual banks, pension 
lenders?) FSB? 

Settlements against policies by segment  XX XX 
X (individual banks, pension 
lenders?) FSB? 

Profitability ratios overall pension market ~ XX 
X (individual banks, pension 
lenders?) FSB? 

P
B

L
s 

Profitability ratios by segment  XX XX 
X (individual banks, pension 
lenders?) FSB? 

NPLs: ageing analysis ~ XX 
X (individual banks) 
RHLF/NHFC 

NPLs by segment: ageing analysis XX XX X (individual banks) 
NPLs: vintage analysis XX XX X (individual banks) 
NPLs by segment: vintage analysis XX XX X (individual banks) 

Profitability ratios overall unsecured market X XX 
X (individual banks) 
RHLF/NHFC U

N
S

E
C

U
R

E
D

 

Profitability ratios by segment  XX XX X (individual banks) 
XX = Not collected and no proxy available,     X = Collected but not yet published   
~  = Not collected, proxy analysis possible,    = Data collected and published 
 
Performance data 
 
• Sadly, there is not a single entity that collates and publishes segmented (i.e. income 

and geographic area) performance data on housing loans.  

• High level performance data is reported by banks to the NCR and SARB which 

publishes this at regular intervals. 

• Segmented performance data does exist at individual banks and other lenders but is 

not collated or published in a systematic manner.  

• Private credit bureaux receive monthly performance data on a wide range of credit 

products from banks and other credit providers. Although this data is per broad 

credit-type category (mortgage, loan, vehicle finance), some credit bureaux indicate 

that proxy analysis of a sub-segment of mortgages including income and geographic 

area may be possible. Credit bureaux are thus probably in the best position to supply 

segmented performance data albeit on a proxy basis only. 
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3 REGULATORY AND OTHER STRUCTURED REPORTING BY HOUSING LENDERS 

The table below summarises high level regulatory reporting items to the National Credit 

Regulator (NCA requirement), Office of Disclosure (HLMDA) and other structured 

reporting.  Reporting to each of these entities is discussed in more detail in the section 

that follows. 

 
Entity 

 

Core reporting items Not reported Frequency 
 

Who 
reports 

Access-
ibility of 
data in 
public 

domain 

Regulatory reporting 

NCR-  

Form 39, 

Return by 
credit 
providers 

• Disbursements and Book 
performance of all 
consumer credit in broad 
categories. 

• Access to mortgages by 
low income persons 

• Access to unsecured 
housing loans in general 

• Access to pension backed 
loans  

• Proxy analysis of 
performance of 
unsecured housing and 
pension market possible. 

• Loan 
applications 
and rejections 

• Access to 
unsecured 
housing loans 
by low income 
persons  

• Performance 
of low-income 
housing loans 
(secured and 
unsecured) 

Large Credit 
providers 
Quarterly since 
late 2007.  

Annual for 
Small CP  (T/O 
<R15m)   

Banks, 
housing 
lenders, 
NHFC, 
micro-
lenders 
(Real 
People, 
Blue and 
African 
Dawn), 
Pension 
backed 
lenders.  

Parts of form 
39 published3.    

No publication 
specific to 
housing or low 
income 
housing 
finance.  

NCR – 

Form 44, 

Return by 
credit 
bureaux 

• Bureaux report arrears 
status for Mortgages to 
NCR. 

 

• Performance 
data of low 
income 
mortgages. 

• In general 
there is under 
reporting by 
banks on 
mortgage 
data  

Quarterly Since 
2007 

All credit 
Bureaux  

General 
performance of 
consumer 
loans 
published i.e. 
impaired 
records4  

NCR – 

Debt 
counselling 

• Ad hoc publication by 
NCR of debt counselling 
cases. Mortgages not 
reported. 

• Payment distribution 
agents potentially a good 
source of monitoring low-
income mortgages under 
debt counselling.  

Data specific to 
low income 
market.  

Ad hoc 

 

Debt 
Counsellor
s 

Payment 
Distributio
n Agents 

Ad hoc written  
publication in 
press releases 
and annual 
reports  

HLMDA • Detail Information on 
Applications and 
rejections of secured 
home loans.  

• Some disbursement data.  
 

• No 
performance 
data 
collected. 

• Banks not 
publishing 
required 

Annual Banks and 
SA Home-
Loans (no 
reporting 
by NHFC 
and RHLF 

The 2010 (the 
first) HLMDA 
annual report5 
contains some 
of the HLMDA 
reporting 

                                            
3 Visit http://www.ncr.org.za/Statistical_releases.php for the latest report on credit provider data. 
4 Visit http://www.ncr.org.za/Credit_report.php for the latest report on credit bureaux data. 
5 2009/2010 HLMDA Annual report published by the Chief Directorate Housing equity. 
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Entity 

 

Core reporting items Not reported Frequency 
 

Who 
reports 

Access-
ibility of 
data in 
public 

domain 

Regulatory reporting 

information in 
annual 
reported after 
obtaining and 
exemption.   

lenders)  items.  

SARB • BA-900- Loan book of 
household sector 
mortgages 

• Book of low 
income 
segment 
 

Monthly Banks Published 
monthly 

 • Banks stability reporting- 
non-performing loans 

• Ad hoc 
reporting 

Ad hoc Banks Not published 
regularly 
since 2007 

 
The section that follows describes the regulatory reporting regimes in more detail with 

the specific aim to illustrate whether these different reporting mechanisms are suitable 

for tracking access and performance data. In many instances the reporting structures 

are found wanting, but then proposals are set forward on how reporting could be 

adjusted in order to achieve the objective of a sustainable source of access and 

performance data.  

 

4 NATIONAL CREDIT ACT AND NATIONAL CREDIT REGULATOR 

 

The purpose of the National Credit Act (NCA) is to promote a fair and non-discriminatory 

marketplace for access to consumer credit. This includes, amongst others, the 

governance of improved standards of consumer information, the prohibition of unfair 

lending practices and combating reckless lending.  

BOX 1: Definitions of the National Credit Act 

Low-income housing is defined as housing provided in terms of a housing development 
program, housing assistance measure or any other measure or arrangement designed to facilitate 
access to housing or housing delivery; or rehabilitate or upgrade existing housing stock or related 
municipal infrastructure and services, for the benefit of historically disadvantaged and low-income 
communities or other persons who cannot independently provide their own housing needs” 

A mortgage agreement is defined as a credit agreement that is secured by a pledge of 
immovable property. 

A credit agreement, is a developmental credit agreement if, the credit provider holds a 
supplementary registration and amongst others, the credit agreement is entered into for the 
purpose of acquisition, rehabilitation, building or expansion of low-income housing. (S10) 
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The National Credit Regulator (NCR) was established in terms of the NCA in 2007 and, 

according to S13-18, its mandate includes the registration of credit providers and the 

monitoring of socio-economic patterns of consumer credit. The NCA specifically requires 

the NCR to monitor trends in the consumer credit market including credit applications 

and rejections, demographic patterns, socio-economic variables and access to credit by 

low-income persons and historically disadvantaged persons. The NCR partly fulfils this 

role by collating data from registered credit providers and credit bureaux via various 

statutory returns.   

4.1 NCA Reporting Requirements  

Table 3: Summary reporting requirements of the NCR  

Summary reporting requirements of the NCR (Regulations 62-72) 

Registrant Data report 
Frequency/ reporting 

periods Annexure 

Credit Providers 
(disbursements >R15m 
p.a.) 

Form 39- Statistical 
Return 

Quarterly (Mar, Jun, Sep, 
Dec) 

Credit Providers 
(disbursements <R15m 
p.a.) 

Form 39- Statistical 
Return 

Annual (December) 

Annexure A 

All credit providers 

Annual Financial 
Statements and Annual 
Financial Return- Form 
40 

Within 6 months of FYE Annexure B 

Credit Bureaux 
Statistical return Form 
44 

Quarterly (Mar, Jun., Sep, 
Dec) Annexure C 

 

At a high level, Form 39 reporting is structured according to the following credit 

categories: a) Mortgages, b) Unsecured credit (term loans), c) Credit facilities (credit 

cards/store cards) d) Short-term (unsecured micro-loans), e) Other (vehicle, furniture 

and pension-backed lending) and developmental credit (housing and SMME). Form 39 

does not make specific provision for the reporting of housing finance as a structured 

reporting set. Housing finance reporting is spread out over 4 sections of the return 

depending on whether it is secured, unsecured or deemed as developmental credit or 

not. There are 4,300 lenders with more than 30,000 branches registered at the NCR 

ranging from large banks to corner shop micro lenders. The value of consumer credit is 

significantly driven by the banks and other large players. As far as statistics processing 

and publishing is concerned, the NCR at present processes and publishes data from the 

30 or so larger lenders, implying that actual numbers published are slightly under-
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counted. Thus the data excludes, for example, submissions by small mortgage lenders, 

some pension-backed lenders and all incremental housing lenders.  

4.2  NCA Access data 

4.2.1 Mortgages 

The NCR gathers and publishes mortgages granted according to size bands and 

specifically the value and number of new mortgages granted to low-income persons as 

illustrated in chart 1 and 2 below. 

Chart 1: Value of mortgages granted according to income category  

 
Source: NCR 
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Chart 2: Number of mortgages granted according to income category  

   
Source: NCR 
 

The NCR return does not require credit providers to give an indication of applications 

received and declined on mortgages, nor for the low-income mortgage applications 

specifically. This information is sourced, in detail, via HLMDA as indicated further below.  

4.2.2 Secured lending (vehicle, furniture and pension-backed lending) 

Secured credit agreements are those credit agreements that are secured by an asset 

other than immovable property, including vehicle finance, furniture finance and pension 

and insurance-backed lending. In terms of access data, the NCR publishes the following 

information about access to pension-backed lending. 

Table 4: Pension-backed loans granted by the larger lenders registered at the 
NCR 

  2008Q4  2009Q1  2009Q2  2009Q3  2009Q4  2010Q1  2010Q2 

Rand Value (Rm) 
            

452  
            

345  
            

360  
            

378  
            

492  
            

457  
            

461  

Number    9,428     6,887   7,252    7,539    9,695    7,933        8,307  
Source: NCR 

All pension-backed lenders are registered at the NCR. However the data above includes 

mostly data of pension-backed loans granted by banks and one or two of the larger 

pension-backed lenders in South Africa. Some pension-backed lenders do not fall in the 
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group of 30 largest lenders and their data are not counted above. This implies that the 

actual amount and number of disbursements would be in excess of the number indicated 

above.   

One can, unfortunately, not use the section of loans granted per income category from 

banks specifically to directly determine the extent to which low-income consumers have 

access to pension-backed loans. The income distribution data published by the NCR 

includes vehicle and other asset finance with the pension-backed loans. Although the 

NCR has not done so yet, the NCR could aggregate the income distribution data from the 

dedicated pension lenders, which will provide a fair representation of the income 

distribution of pension-backed loans granted. This distribution pattern can be applied to 

the totals provided by the banks from which one could then reasonably quantify the 

value of pension-backed loans accessed by low-income persons.  

4.2.3  Unsecured loans 

Credit providers report unsecured credit6 granted according to different applications of 

the credit. One such reporting item is titled ‘for purpose of housing and related’. The 

NCR thus gathers access information regarding incremental housing finance, but does 

not publish this information at this stage. The credit providers that complete this part of 

return are mostly micro-lenders. Some of them have a good idea of how the client 

intends to spend the money, yet others may complete this section of the return with a 

fair amount of guessing, which could impact the reliability of information provided.  

4.2.4 Developmental loans  

A credit agreement is a development credit agreement if the credit provider holds a 

supplementary registration certificate and the agreement is granted by a credit co-

operative, is an educational loan, or entered into for the development of a small business 

or the acquisition, rehabilitation, building or expansion of low-income housing.  

Typically, the likes of an Izwe and Kuyasa (the NHFC and RHLF lenders) will complete 

the Developmental section of the NCR return. Although the NCR does not do so at 

present, it would be possible to aggregate the return data from all the dedicated housing 

lenders in order to get a good picture of access to incremental housing finance and the 

                                            
6 Term loans that exceed 6 months or R8,000 are reported on the ‘Unsecured’ page of form 39 whilst short-term loans, which 

are defined as loans up to R8,000 and for a maximum of 6 months, are reported on the ‘Short Term’ page of the return. The 

‘Unsecured’ page is typically completed by the large banks, African Bank and Capitec Bank. The ‘Short-Term’ page is 

completed by the likes of Capitec Bank and more than 1,000 micro-lenders. 
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performance of these loans. This information can also be directly sourced from NHFC and 

RHLF. 

The NCR indicated that all the main banks hold supplementary registration as 

developmental lenders at the NCR. Nevertheless, they do not complete this page on their 

NCR return. It is not clear whether this is because banks are not structuring loans as 

developmental (and are thus not benefiting from additional initiation fees allowed for 

unsecured housing loans as illustrated in Annexure E) or if they may be structuring loans 

as such, but are reporting these loans under the Unsecured section of the return due to 

systems constraints. There is an opportunity in this section, for banks to potentially 

report on FSC target and other low income housing loans specifically. 

4.2.5 Other Form 39 datasets 

Credit providers report the total number of applications received for credit and the 

number of applications rejected. Unfortunately, the items above reflect aggregate data 

on all types of credit including housing loans. Thus for a bank, it will be a total 

comprising mortgage, vehicle and personal loans. However the NCR receives returns 

from entities that specialise in either pension-backed or incremental housing finance. 

The NCR could thus source useful information from the dedicated housing and pension-

backed lenders if the application and rejection data from these lenders were analysed on 

their own. 

Although not reported to the NCR as such, when completing Form 39, a bank would have 

to add together each of the credit categories to derive a total.  Thus figures for 

applications and rejections for mortgages and pension-backed loans do exist, but are not 

captured separately. It is recommended that the NCR considers modifying Form 39 to 

include the number of applications and rejections for mortgages and pension-backed 

loans as separate reporting items.  Until this is effected, there could be value in a special 

request to the bank compliance managers and the NCR to facilitate the data gathering of 

mortgage and pension-backed applications and rejections specifically as separate 

reporting items. Although applications and rejections are dealt with in detail under 

HLMDA, they are only reported on an annual basis whilst NCR reporting is more helpful 

at quarterly intervals.   

Access to credit according to provincial distribution of credit granted is published by the 

NCR as an aggregate of all credit categories. Provincial distribution of mortgages and 

pension-backed loans are thus reported as part of a larger total. As is the case with 

applications and rejections mentioned above, a bank should have the provincial 

distribution of mortgage data available separately, as it is part of a whole that is 

reported to the NCR.  Thus, as with application data, it is recommended that the NCR 
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modify Form 39 to collate separate provincial disbursement data for mortgages and 

pension-backed lending. This will provide a more frequent source of provincial 

distribution data which is reported annually under HLMDA.  

For each credit category (Mortgage, Unsecured, Developmental) Form 39 requires a 

credit provider, once a year, to supply pricing information on their products including the 

range of interest rates and fees for some predetermined loan sizes. In this way, the NCR 

collates pricing information on mortgages, pension-backed and other loans. This data 

has, however, not been published. 

4.3 Performance data 

 

4.3.1 Mortgages 

The NCR publishes the overall performance of the consumer mortgage book in South 

Africa as indicated in Table 5 below. In addition, it collates (but has not published) bad 

debt provision, write-off and repossession data for all mortgages. There is no specific 

provision made on Form 39 to report the performance, write-offs or repossessions 

related to low-income mortgages or FSC loans. 

Chart 3: Percentage of mortgage book reported as current 

 

Since banks already have mechanisms in place to report an Age Analysis of the 

mortgage book on Form 39, it would be useful if they could introduce a unique reference 

that identifies affordable market mortgages, and report these to the NCR. (See the 

discussion on Developmental Credit below). Although not representative of the low-

income housing market as a whole, data sourced from a group of specialist low-end 

mortgage lenders such as Real People, Blue Financial Services and NHFC’s retail lending 
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arm could provide some indication of the health of the lower end of the mortgage 

market.  

4.3.2 Other secured 

Credit providers report flow information related to pension-backed loans but they are not 

required to report the performance of these loans separately. Currently, banks group 

vehicle finance and pension-backed loans in a single age analysis. However as with 

mortgages, where the NCR asks for repossessions data, it also asks all lenders to 

complete an item called ‘Number of settlements against polices or pension fund 

reserves’. The NCR should be encouraged to publish this data as it will provide important 

information on the performance of pension-backed loans in South Africa.  

4.3.3 Unsecured loans 

Credit providers submit disbursements on unsecured loans according to different 

purposes of credit categories including housing, but they are not required to report 

performance data on housing and related loans specifically. Thus, credit providers would 

report the performance of all loans in their unsecured book and not separate out 

performance of housing loans from general consumption loans.  

4.3.4 Other NCR reporting 

Credit providers have to submit a financial statement and an annual financial return that 

is a copy of the financial statements, but in a standardised format. Overall business 

performance indicators for dedicated housing lenders can be calculated from this, 

including gross and net returns on the debtors’ book and return on equity.  

There are ten Credit Bureaux registered with the NCR that submit Form 44 on a 

quarterly basis. A section of the return requests performance data in terms of the 

number of mortgage accounts that are not performing. No specific provision is made for 

the reporting of FSC/affordable mortgages as a separate data item. Note that the NCR 

does not publish information related to this, as there is significant underreporting of 

mortgage information at credit bureaux. This is partly due to a legacy problem, where 

the reporting format did not cater for loans in excess of R1m, challenges with joint bonds 

and anecdotal speculation that banks, in the past, may have been reluctant to share 

information on good mortgage clients. It is recommended that the NCR considers 

revising this part of the return so that it sub-categorises mortgages performance 

according to income, age and provincial distribution.  

4.3.5 Debt counselling data 

The NCR administers various debt counselling processes and, whilst doing so, gathers a 

range of debt counselling related data. Most of these datasets are for internal 
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management reporting and are not published. Although the NCR gathers data from 

banks on the values of their total mortgage book under debt counselling, specific 

information related to low-income housing loans are not collated. The NCR on a high 

level also tracks and (on an ad hoc basis) publishes the number of persons that apply for 

debt counselling (so far more than 200,000 since June 2007) and the estimated number 

of consumers actively in debt counselling estimated to be about 100,000. It is estimated 

that about half of these debt-stressed consumers have a mortgage. It is recommended 

that data on the number of people who enter debt counselling and who have a 

mortgage, or pension-backed loan be tracked according to income category. This will 

give valuable information in the debt stress trends of different sub-segments of the 

mortgage market.  

An important potential source of information relating to the performance of low-income 

housing loans under debt counselling is that stemming from the activities of Payment 

Distribution Agents (PDAs). A PDA collects money from an over-indebted consumer and 

distributes this to creditors in accordance with a payment plan developed by a debt 

counsellor. There are five accredited PDAs operating in the debt counselling industry.  

4.3.6 National Register of Credit Agreements 

Section 88 of the NCA states that the NCR may establish and maintain a national credit 

register of outstanding credit agreements. The NCR is in the process of establishing such 

a register. The register will contain details of all credit agreements granted and will 

remove this information from the register once a credit agreement is fully paid or written 

off. Thus, the register will be a static database of access information at point of 

origination. It is not the intention to record any performance data, which is considered 

the business and domain of private credit bureaux.  

In the section below, we set out the reporting requirements under the Home Loan and 

Mortgage Disclosure Act (HLMDA). As can be seen, the reporting is quite complex. There 

is great value in pursuing how the Credit Register of the NCR could streamline HLMDA 

reporting. There will be a significant investment made in the NCR register and one 

should explore the opportunity for the development to serve a dual purpose. The NCR 

and the Office of Disclosure could, with this register, achieve multiple objectives with the 

least amount of compliance fatigue by banks.  
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5 HOME LOAN AND MORTGAGE DISCLOSURE ACT (HLMDA) AND 

REGULATIONS 
 

The HLMDA was promulgated in 2000 with the purpose of promoting fair lending 

practices, which requires disclosure by financial institutions of information regarding the 

provision of home-loans; to establish and Office of Disclosure and to provide for matters 

connected therewith.  

HLMDA requires financial institutions to comply with this act and defines a financial 

institution as “any bank or mutual bank registered as such under the Banks Act (1990), 

or the Mutual Banks Act (1993), or any other registered financial institution whose 

business is, in full or in part, either the acceptance of deposits from the general public, 

the advance of credit to persons or both such acceptance and advance, with the security 

of a registered mortgage bond or any other form of accepted security, for the purpose of 

providing home loans”. 

This definition seems to imply that only mortgage-granting institutions and institutions 

that require an ‘accepted security’ need to report to the Office of Disclosure. It would 

thus appear that typical incremental housing lenders that provide unsecured finance (i.e. 

NHFC and RHLF lenders) are not required to report. The Compliance Manual provides a 

list of institutions that need to report and lists banks (including smaller banks like Sasfin 

Bank and Teba Bank) and SA Home Loans. There is no mention of pension-backed 

lenders on this list, although the definition seems to allude to the fact that pension-

backed lenders may need to be included. 

BOX 2: Definitions of the HLMDA 

Home means a residential structure that is recognised by a financial institution as collateral, in full 
or in part, for a home loan. Home loan means a loan or advance by a financial institution to a 
person for purpose of constructing, purchasing, renovating or improving in any way such person’s 
home, with the security of a registered mortgage bond or any other form of accepted security. 
Income means the gross monthly household income of an applicant. Property in Possession 
means an immovable property that a financial institution has acquired at a sale in execution. 
Repayment to income ratio means the amount of the instalment that would be payable under a 
home loan expressed as a percentage of income and measured at the time of the assessment of 
the application.  

In terms of the Section 2 and Section 3 of the HLMDA and Annexure B of the HLMDA 

Regulations, a financial institution must disclose information in its annual financial 

statements for the year under review and the immediate preceding year related to 

applications received, rejected and the reason for rejection. These reporting items have 

to be reported according to detailed categorisation related to race and geographic area. 

Section 3(4) specifically requires the following: “The auditors must comment specifically 

in the financial institutions annual statements on the accuracy and comprehensiveness of 

the information disclosed and whether or not there has been compliance by the financial 
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institution with the relevant provisions of this Act”.  In addition to annual financial 

statement reporting, a financial institution must collect and capture information as set 

out in Annexure A of the HLMDA regulations and submit this data, within 60 days of the 

financial year-end of the financial institution, to the Office of Disclosure. 

 

According to S14 of HLMDA, the Minister may exempt a financial institution, for a period 

of time that does not exceed 1 year, if the financial institution, requires time to adjust 

systems and procedures in order to collect and provide the required information, or to 

collect the necessary information and put in place administrative systems to enable 

compliance with the requirements of the Act.  

Banks have requested and obtained exemption from publishing required information in 

their annual financial statements. This was because of the complex nature of gathering 

the detailed data, which requires significant systems and procedural outlay not only 

within the banks but also from the agents or loan originators linked with the banks.  

The Independent Regulatory Board for Auditors (IRBA) provides guidelines on the role 

and responsibilities of auditors when monitoring compliance within regulated industries 

such as banks under HLMDA. As at the time of this publication, the IRBA has not yet 

issued guidance on how auditors are to fulfil their duties as required in the HLMDA, 

although this matter is listed on their website for future development. 

HLMDA Regulations Annexure A- Annual Reporting 
Of each application for a home loan, a bank must report to the Office of 

Disclosure 

Property description:- 
a) Erf No/Unit No 
b) Street 
c) Township 
d) Municipality 
e) Province 

Type of Home Loan 
a) Mortgage 
b) Pension or provident 

secured loans 
c) Housing micro loan 
d) Instalment sale under 

Chapter ll of alienation of 
the Land Act, 1981,  

e) Other 

Accepted security 
a) Mortgage bond 
b) Covering bond 
c) Pension/provident fund 
d) Loan guarantee policy 
e) Life policy 
f) Other 

Use for home loan 
a) New loan 
b) Home 

improvement 
c) Other 

Home loan amount applied 
for 
Amount to nearest R1,000 

Nature of application 
a) Individual 
b) Joint 
c) Legal entity 

Status of 
applicant/joint 
applicant 

a) Married (civil law) 
b) Married 

(customary law) 
c) Never married 
d) Divorced    

Gender 
a) Male  
b) Female  

 
Repayment to income 
ratio 

Race 
a) African 
b) Coloured 
c) White 
d) Indian 
e) Other 
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e) Widowed  
f) Co-habiting  
g) Co-resident  

Income Category 
(household) 

a) 0-R3,500 
b) R3,501-R5,500 ;  
c) R5,501-R7,500 
d) R10,001-R15,000 
e) R15,001 and 

above 

Status of application 
a) Approved, taken up 
b) Approved, not taken 

up 
c) Declined 
d) Pending 

 

Reasons for decline: 
Property specific 
a) Unacceptable loan to 

value ratio 
b) Building not NHBRC 

compliant 
c) Inadequate body 

corporate governance 
of sectional title 

d) Arrears on municipal 
service fees, 
surcharges, rates, 
taxes ,levies, duties 

Reason for decline,    
a) Unacceptable 
collection method 

Reasons for decline: 
Appliant 
a) Low repayment capacity 
b) Unacceptable credit 

record 
c) Irregular income 
d) Accepted security 

requirements not met 
e) Required repayment 

period exceeds the period 
to retirement age 

f) Nature of relationship 
between joint applicants 

g) Other 
 

Reasons for decline: Area 
specific 
a) Boycott of rent, mortgage 

loans or service payments 
b) Sheriff of the court likely to 

be obstructed 
c) Prevention from obtaining 

vacant occupation of a PIP  
d) Municipality cannot collect 

on fees, rates and taxes 
e) Municipality unable to 

enforce bylaws 
(overcrowding/illegal land 
use) 

f) Declining market value of 
property 

g) Insufficient value of PIP  
feasible rate of return  

h) Other 

 

The Office of Disclosure, within the Department of Human Settlements, has recently 

published its first annual report in which it reports on some of the items required from 

banks.  As mentioned in the paper Assessing Access to and Performance of FSC loans 

(Eighty20 2010)7, the annual report reveals some useful information on applications 

processed by banks. However, some key information is not published although it is 

gathered. When reviewing the annual report, one finds many reporting items for which 

submissions including from large banks are simply incomplete or where the data 

submitted varies significantly from one bank to another, raising data integrity questions. 

This immediately points out that apart from banks being reluctant to air their data in this 

manner; they find it challenging to comply with this legislation. It is thus telling that the 

Office of Disclosure mentions that the Act needs to be reviewed in order to address some 

practical challenges experienced by banks to comply with it.      

Once these challenges are addressed, HLMDA reporting could become a rich source for 

access data and specifically detailed data on why home loans were rejected. However, it 

is important to note that the following restrictions:- 

                                            
7 The report Assessing Access to and performance of FSC loans by Eighty20 present some key data of 
the HLMDA annual report. Please visit www.finmark.org.za for a copy of this report.  
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• Only banks and SA Home Loans submit reports, thus incremental housing lenders 

and pension-backed lenders are not required to report under HLMDA. 

• Data is collated on an annual basis, and while this is better than having no data 

at all, more frequent information release would be preferable. 

• Data is mostly related to flow data of applications and rejections. Although one or 

two datasets refer to rand value and number disbursed, the bulk of information is 

designed around applications and rejections, which answers only part of the 

access question.  

• It gathers no information about a loan beyond the application stage, thus no loan 

book or performance data. 

 

6 OTHER REPORTING 

 

The Department of Human Settlements established the National Housing Finance 

Corporation Limited (“NHFC”) as a development finance institution in 1996 with the 

principal mandate of broadening and deepening access to affordable housing finance for 

low- to middle-income households. The NHFC is a wholesale and retail funder for low-

income housing. As a retail lender, it reports to the NCR.  

Similarly, there is the Rural Housing Loan Fund established in 1996 from a partnership 

between the National Department of Human Settlements and KFW, a German 

Development Bank, to enable lower income families based in rural areas to have access 

to incremental housing loans. Both these lenders require monthly reporting of access 

and performance data from their lenders. There are of the order of 10 specialist low-

income housing lenders that report to NHFC and RHLF.  

As set out in Annexure D, in terms of access to finance, NHFC and RHLF encompass rich 

information, especially on the profile of very low-income incremental housing borrowers.  

These lenders also track the performance of the books on a monthly basis, thus have 

access to up to date, data on the performance of the largely unsecured book of 

incremental housing lenders. Lenders are also requested to submit quarterly income 

statement and balance sheet information from which various portfolio and operational 

performance indicators can be calculated. 

Information reported by lenders to RHLF and NHFC is primarily used for in-house 

management reporting and is not published in a systematic manner in the public 

domain. Both RHLF and NHFC were invited to contribute data to this paper. Although 
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both parties agreed in principle that they would be prepared to share information, this 

information was not available at the time of publication.  

 

7 REGULATORY REPORTING VS. VOLUNTARY SHARING OF INFORMATION 

 

Much of the previous sections have focused on the merits and many demerits of a 

regulatory reporting structure as a suitable mechanism for reporting access and 

performance data. One can conclude from this that the regulatory route may not be the 

best option, which leaves voluntary reporting by banks and lenders as an alternative. 

Two examples of how this may work are drawn from the United States.  

A review of data published by BASA’s counterpart in the USA, the Mortgage Bankers 

Association (“MBA”), is instructive and serves as a potentially useful model for 

performance monitoring. The MBA provides access to rich performance data for a large 

sample of mortgages serviced by its members (see Box 3 below).   

BOX 3: Mortgage Bankers Association: USA 

The Mortgage Bankers Association (“MBA”) is an advocacy-based association of 2,400 member 
companies operating in the real estate finance industry including mortgage companies, mortgage 
brokers, commercial banks, thrifts, life insurance companies and others in the mortgage lending 
field. The association actively promotes the interests of its members, provides news and 
information and hosts conferences in order to provide “members with the strategic tools, industry 
trends and resources they need to advance their business”8.  Among the many resources it 
provides, the association conducts the National Delinquency Survey based on a sample of more 
than 44 million mortgage loans serviced by 120 mortgage lenders. The survey provides quarterly 
delinquency and foreclosure statistics for residential mortgages at a national, regional and state 
level by product type (e.g. fixed vs. adjustable, prime vs. sub-prime etc.)9. The dataset as well as 
various aggregated reports are sold to both non-members and members (at discounted rates)10. 
The MBA also provides maps of delinquency and foreclosures. 

The association also makes available data on origination and market share, much of it free of 
charge.  

Another initiative is that of Lender Processing Services which, at least on a superficial 

level, appears to be a service that could be replicated by a credit bureau in South Africa. 

 

                                            
8 Source: Mortgage Bankers Association Website http://www.mortgagebankers.com/AboutMBA 
9 As per the website:  “Delinquency and foreclosure measures are broken out into loan type (prime, 
subprime, VA and FHA) and fixed and adjustable rate products. At each geographic classification, 
there are 7 measures: total delinquencies, delinquency by past due category (30-59 days, 60-89 days 
and 90 days and over), new foreclosures, foreclosure inventory and seriously delinquent. The total 
number of loans serviced each quarter, as compiled through the survey, is also included in the data.” 
10 For example, the NDS dataset is available for $2,500 for members and $4,000 for non-members. 
Reports on recent foreclosure or delinquency trends area available for all states at $150 for members 
and $250 for non-members  
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BOX 4: Lender Processing Services 

Lender Processing Services (“LPS”) provides processing services, centralised settlement services and 
default solutions to the mortgage industry in the USA. According to the company’s 2008 annual report 
LPS’s servicing platform services more than half of all residential mortgages in the USA by value. Aside 
from providing services to mortgage lenders directly, the company also aggregates, packages and sells 
data for the industry based on the loans it services. The company claims to have the most comprehensive 
and complete mortgage industry dataset which includes over 70 percent of all mortgages. To quote from 
the annual report: “LPS combines and analyses this loan-level information, which includes data elements 
on various loan characteristics, such as loan type, region, date of origination and more, to produce 
industry averages. Lenders and government agencies use this actionable data for reporting, to benchmark 
their portfolios and to make informed business and lending decisions.” LPS also combines available public 
records with its own loan-level data to create sophisticated default propensity models and to value 
collateral. These models and datasets are used by industry participants, investors and  government 
agencies. 

The company publishes a monthly Mortgage Monitor which summarises performance data by product type 
(e.g. sub-prime, ARM, prime etc.) tracking foreclosure, default and delinquency rates by month as well as 
by cohort (vintage analysis). Some content from the March 2010 LPS Mortgage Monitor presentation is 
provided below11. 

 

 

Information sharing in the Unites States, was driven not only by the emergence of an 

active mortgage book securitisation market, but also so that lenders could enhance and 

refine their credit risk models.   Thus, critically the information that is available there 

enhances the ability of the market to develop and price appropriate products.  

 

                                            
11 The full report can be downloaded free of charge at 
http://www.lpsvcs.com/NewsRoom/IndustryData/Documents/03-
2010%20Mortgage%20Monitor/Pres_MM_Feb10Data.pdf 
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8 SUMMARY AND RECOMMENDATIONS  

 

Although pockets of access and performance information related to housing loans in 

general are reported to the NCR, the Office of Disclosure, SARB and Credit Bureaux, 

there is no dedicated regulatory reporting structure specifically designed to source and 

track access and performance of FSC/ affordable housing loans in South Africa. Thus as 

the different regulatory reporting regimes stand at present, regulatory reporting is not a 

suitable means as a sustainable source of access and performance data.  

To transform any or all of the regulatory reporting structures will be no mean feat for 

both the regulators and the regulated parties involved. Reporting formats are part of 

legislation and to change an act and regulation can take between 2 and 4 years. Even if 

legislation is changed, it still does not guarantee that a new sustainable source of 

relevant data will be in place, as it will depend on how well regulators are able to 

execute their reporting mandates. Regulators like the NCR and Office of Disclosure are 

already unable to process all information submitted as they are under-capacitated. 

Similarly, regulated entities have to invest time and resources to adapt business 

processes in order to comply with new reporting requirements. Banks and other lenders 

already have to adhere to countless pieces of legislation, and as pointed out by Eighty20 

(2010), they have a precarious relationship with their regulators due to the punitive 

nature of the legislation.     

It is critical to facilitate discussion between regulators, not only for information-sharing 

purposes, but also so that all can work towards a common industry standard for 

regulatory reporting and disclosure.  As mentioned by Eighty20 (2010), legislation must 

be critically reviewed to include more enabling properties rather than punitive measures. 

Further, there is a need that each regulator reviews compliance and reporting 

requirements against the feasibility of reporting by regulated parties, given an already 

high level of compliance fatigue. Regulators should also consider some minor 

adjustments to reporting forms which could provide better information with the same 

amount of reporting effort.  

In terms of optimising regulatory data collation, lateral co-operation between regulators 

is called for. S17 of the NCA states that the National Credit Regulator may liaise with any 

regulatory authority on matters of common interest and negotiate agreements with any 

regulatory authority to co-ordinate and harmonise the exercise of jurisdiction over 

consumer credit matters. It is time that this clause is activated. For example, could it be 
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possible that the new credit register of the NCR be utilised as a reporting tool for 

HLMDA?   

In the interim it is important that regulators process and release those datasets that are 

collated but are not yet published. This could at least provide proxy information on 

access and performance indicators of the affordable housing finance market. Here we 

specifically refer to data at the NCR related to repossessions, low-end mortgages, 

incremental housing and pension-backed lending.   

With respect to aggregators, while credit bureaux can provide a fairly accurate picture of 

performance, some inferences and assumptions would be required to identify loans on 

an income segmented basis. 

To conclude, there is a clearly a need for more detailed regular reporting on both access 

and performance data. There are a number of options in this regard:    

 More active data collection, aggregation and publication by regulators including the 

Office of Disclosure and the National Credit Regulator. It is noted, however, that 

regulatory changes, if agreed to by policy makers, will take a minimum of two to four 

years to implement. 

 Structured voluntary reporting by lenders. This would require banks or the Banking 

Association to regularly aggregate and publish access and performance data relating 

to lower income mortgages in particular and housing loans more generally.  

 Secondary reporting by private data agencies. This option would see greater 

reporting by non-lenders who have access to data such as credit bureaux, deeds 

office data providers or third party loan administrators.  

These options are not mutually exclusive – it is highly likely that an optimal outcome 

would be a combination of all three with private lenders, regulators and data aggregators 

all publishing data that together would provide a comprehensive picture of access to and 

performance of housing finance in the lower income market.  

 


