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• Comparing coastal metro residential 

property markets

• Government-subsidised housing 

• New build vs resale 

• First time home buyers

• New build vs resale market activity

• Estates vs. freehold vs. sectional title

• Mortgage lending patterns



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 
homeowner

Property type: free-standing house 
vs. sectional title vs. private estate

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

• 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)

• Only covers properties which appear on the deeds registry (the formal market). 
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).

Citymark: Analysis of residential property markets in SA’s eight metros1



Overview: South Africa’s residential property market

As at end 2019, 
there were approx

6.6 million 
residential 

properties on the 
deeds registry. 

55% were valued at 
less than R600 000.

2

About 30% of all residential properties were financed by government 
(2 million properties).  

An estimated 67% of residential properties under R300 000 are govt-subsidised.



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 across metros → suggesting informal transaction of RDP 
<8 yrs old and/or access to cash during pandemic.

• 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 .

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

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



How do coastal metro residential property markets compare?

• All metro residential property markets growing, 
CCT and eThekwini growing at faster rates that 
BCM and NMB.

• CT had largest residential property market in terms of number 
of properties. CT also has largest share of properties valued over 
R1.2 million

• CCT has the largest residential property market—in value—R1.1 
trillion, compared to smallest BCM  R79.8 bn.

Number of residential properties
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32%



Spatial segregation limits access to centres of economic activity, functional infrastructure 
and impacts housing affordability 

Cape Town eThekwini

26Km into CBD from 
Cape Flats

2hrs + commute daily

R140 p/m train pass



Nelson Mandela Bay

Market-segmented spatial analysis can assist municipalities in human settlements 
and transport planning, to improve integration and housing affordability

Buffalo City



Metro residential property markets by market segment (2019)

Cape Town eThekwini

Nelson Mandela BayBuffalo City

45%

32%

32%

22%

Number: 767 275 
Value: R1.16 trillion

Number: 129 900 
Value: R82.6 billion

Number: 239 181 
Value: R136.7 billion

Number: 461 881 
Value: R420.5 billion



Cape Town eThekwini

Nelson Mandela BayBuffalo City

Significant proportion of government subsidised residential properties

• In Nelson Mandela Bay 
42% of residential 
properties are GSP-
largest of the metros.

• Buffalo City: 30%

• Cape Town: 25%

• eThekwini: 21%



Cape Town

eThekwini

Nelson Mandela Bay Buffalo City

Government-subsidised housing makes a large share of properties at 
the lower end of the market 



GSP’s aren’t just sitting at the bottom end of the market

Buffalo City 

Number of government-subsidised residential properties by market segment, 
2019

Nelson Mandela Bay

• 20% of GSP affordable• 34% of GSP affordable

Cape Town

• 30% of GSP affordable

• 82% of GSP over 8 yrs old

eThekwini

• 32% of GSP affordable

• 96% of GSP over 8 yrs old

• Cape Town: 10 098 

(5%) properties 

valued between R600 

000 and R900 000 

were GSP.

• eThekwini: 13 016 

(13%) properties 

valued between R600 

000 and R900 000 

were GSP.

• Significant number of 

GSP over 8 yrs old –

eligible to be traded 

on the resale market. 

• 93% of GSP over 8 yrs old • 91% of GSP over 8 yrs old



New housing delivery low at the lower end and declining, overall 

• Slight increases in under 
R300 000 housing 
delivery in CCT and 
eThekwini, compared to 
2018, but significant 
decline since 2017.

• Limited and declining 
availability of new, 
affordable houses at the 
lowest end of the 
market---except for 
govt subsidised 
housing.

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

Cape Town

Buffalo City 

New residential transactions by market segment, 2012-2019

eThekwini

Nelson Mandela Bay

44%

46%

14%
16%

New delivery 
supported by 
GSP



Distribution of new residential transactions – we can see this at neighborhood level

Cape Town

eThekwini



Distribution of new residential transactions
Buffalo City 

Nelson Mandela Bay



Resale market larger than new-build in all segments of the market

• New housing delivery 
and resale 
transactions at 
lower end declining, 
overall.

• Resale market 
activity growing in 
high-end market and 
declining in the entry 
and affordable 
markets.

Nelson Mandela BayBuffalo City

Number of new and resale transactions by market segment, 2012 – 2019

Resale transactions in 2019:
• Entry market: 167
• Affordable market: 431

Resale transactions in 2019:
• Entry market: 818
• Affordable market: 1 417



• CCT: 70% of all 
transactions were 
resale, bulk (56%) 
of activity in the 
luxury market.

• eThekwini: 84% 
of transactions 
were resale, 38% 
in luxury market.

• In both metros, 
most entry market  
transactions were 
new — primarily 
GSP. 

Cape Town eThekwini

Number of new and resale transactions by market segment, 2012 – 2019

Resale transactions in 2019:
• Entry market: 1 703
• Affordable market: 2 894

Resale transactions in 2019:
• Entry market: 673
• Affordable market: 2 160



Most first-time home buyers accessing property via resale market
Cape Town

eThekwini

Buffalo City

Nelson Mandela Bay

All new transactions of GSP 
housing are to first-time 
homebuyers: Government 
housing programs create a 
new first rung on the housing 
ladder – bridging affordability 
gap for low income households 
who can’t access formal 
housing market. 

But majority of first-time 
home buyers/owners access 
their property in the resale 
market.

21%

2 630

14 220

6 195 

1 232 

RDP resale 
purchases --not 
insignificant in 
BCM and NMB 
especially.

18%



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

Cape Town

eThekwini

Nelson Mandela Bay Buffalo City



Affordability, property type, spatial planning and integrated cities

• Sectional title typically offers an affordable alternative for households wanting to own their home.

• However there are often distinct spatial patterns by property type across cities.

Cape Town eThekwini



Affordability, property type, spatial planning and integrated cities

Nelson Mandela Bay

Buffalo City



Total bonded transactions by market segment by lender (2019)

Where are banks most active?

Cape Town
eThekwini

Buffalo City Nelson Mandela Bay

39%

• Lending for 
low-value 
properties 
significantly 
low.

• Standard 
Bank, FNB 
and Absa are 
most active in  
R300-R600 
000 market 
segment.



Dashboards allow you to deep dive into a neighbourhood to get a sense of 
mortgage lending activity by particular banks 

Pelikan Park: 158 
bonded transactions; 
SA Home Loans has 
financed most (37) 
properties 



Government subsidized properties: Number and average price of resale transactions by year, 
with and without a mortgage (2015 -2019)

Mortgage finance makes a big difference to price

Nelson Mandela Bay

Buffalo City

Cape Town

eThekwini

R472 307

R200 000

R325 057

R146 841

R485 676

R119 068

R584 268

R159 498



Data-supported 
analyses help 

identify 
affordability 

patterns, gap 
markets, and 

borrowing 
constraints.

This can inform 
policy and improve 

targeting of 
investments and 
interventions in 

metro residential 
property markets.

•

•Limited delivery of affordable, entry market housing (new and resale).

• Limited spatial transformation, impacting affordability.

• Little growth in mortgage market, with limited access for low income earners. 

• Poor functioning of resale market at lower end/ government housing programmes. 

What are the challenges hindering access to housing and 
housing finance?

• Make transaction support more widely available to facilitate formal transactions (leverage 

resale market).

− Transaction Support Centre in Makhaza supports buyers and sellers to 

regularize title and transact formally. 

• More deliberate use of municipal instruments to stimulate mortgage lending in low 

income areas and improve functioning of residential property market:

− Zoning and land use planning.

− Area based green lining to support mortgage and non- mortgage finance in 

low value areas.

What can be done?
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Thank you!
maria@housingfinanceafrica.org

To view individual reports on each of the eight 
metros, visit CAHF’s website: 

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

CAHF’s work in South Africa is supported by:

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


Exploring the data using CAHF’s Citymark Dashboards

Overview of housing stock and transactions by metro (2008-
2019): http://housingfinanceafrica.org/documents/citymark-south-africa-eight-
metro-municipalities-deeds-data-dashboard/

• Provides a view of number of residential properties by market segment.

• Shows number and distribution of transactions by market segment.

• Filter by metro, transaction type (new or resale), government subsidised 
properties, year, first-time home buyers, property type (estate v freehold v 
sectional title)

Government subsidised housing at national and provincial
level (2008-2019): http://housingfinanceafrica.org/documents/citymark-south-
africa-government-subsidised-housing-stock-and-transactions-national-2008-to-
2018/

• Focuses exclusively on government-subsidised properties (GSP) 

• Shows spatial distribution of GSP.

• Select tabs by type of transaction (new, resale or bonded).

• Filter by province, year  (2012-2019) and market segment of interest.

Mortgage lending at national, provincial, metro, and subplace
level (2008-2019): 
http://housingfinanceafrica.org/documents/citymark-south-
africa-mortgage-lending-at-national-level-and-eight-metro-
municipalities-sub-place-level-2008-2018/

• Looks at supply of mortgage loans by banking institutions 
and provides a view of lending patterns at national or 
provincial level.

• Spatial distribution of bonded properties.

• Select tabs by number and value of new registrations; 
number and value of resale transactions with a bond; total 
number of transactions with a bond; number and value of 
bonds outstanding.

• Filter by year, metro, sub-place, market segment or lender of 
interest.
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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/


Dashboard presentation: Back up slides



Overview of housing stock and transactions by metro (2008-2019)

I’m drafting the IDP 

update for 2020/21---

the Human 

Settlements chapter. I 

need to know the total 

number of properties 

valued under 

R300 000 in NMB in 

2019? 

What percent share of 

these were 

government 

subsidised properties?



Overview of housing stock and transactions by metro (2008-2019)

I’m trying to better understand how the residential property market is behaving in Cape Town, especially at the lower end of the 

property ladder. 

In 2019, what percent of new transactions were below R300 000? What percent of resale transactions were below R300 000?



Overview of housing stock and transactions by metro (2008-2019)

I’m preparing a presentation 
for the ED: Human 
Settlements to be made at 
an investment conference 
that will include a number of 
real estate developers.

I need to find out how many 
sectional title properties 
were there in BCM in 2019? 

What percentage of these 
properties were valued 
under R600 000?



Overview of housing stock and transactions by metro (2008-2019)

We’re interested in first time homebuyers who are purchasing new sectional title 
properties in 2019. Can we draw up a map?



Government subsidised housing at national and provincial level (2008-2019)

We’re interested in the size of the resale market for RDP houses 
in our province. 

How many government subsidised properties in the Eastern Cape 
were over 8 years old and eligible to be sold in 2019? How does 
this compare to other provinces?



Government subsidised housing at national and provincial level (2008-2019)

The MEC has asked 

about the resale of GSP 

properties.

How many GSP resale 

transactions were 

there in 2019

What was the average 

price in the Western 

Cape? 



Government subsidised housing at national and provincial level (2008-2019)

We want to try to 
stimulate interest by the 
banks in moving down 
market in their mortgage 
lending, so I want to get a 
sense of which banks are 
already providing 
mortgages for the resale 
of RDP houses. 

Can I find out which 
banks are financing the 
purchase of GSP 
properties under 
R300 000 in KZN? How 
has this changed over 
time?



Mortgage lending at national, provincial, metro, and subplace level (2008-2019)

We need to include 
a section on 
mortgage lending 
in the HS chapter 
of the IDP, as part 
of the KPI around 
supporting a 
functioning 
residential 
property market.

Can I find out how 
many bonds are 
outstanding in 
each sub place in 
Buffalo City. 

Which banks are 
dominant in these 
areas?



Mortgage lending at national, provincial, metro, and subplace level (2008-2019)

The mayor is meeting 
with Standard Bank 
and needs data on 
their activity in the 
residential property 
market. 

In what areas is 
Standard Bank 
financing resale 
transactions in Nelson 
Mandela Bay? 

How many resale 
transactions were 
bonded in 2019?



Mortgage lending at national, provincial, metro, and subplace level (2008-2019)

As part of the Human 
Settlements Strategy 
in Cape Town, the 
metro wants to work 
with banks to increase 
lending in low income 
neighbourhoods. We 
therefore need to get a 
baseline understanding 
of their activity.

How many new 
bonded registrations 
were there in the entry 
market in 2019?

In what areas of the 
City of Cape Town were 
these new transactions 
recorded?


