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The Fleurhof Project is a ZAR2.8 billion 
(US$350 million) residential real estate 
development in Johannesburg, South 
Africa. The project began development 
in 2009 and plans to grow to include 
more than 8,000 low- and middle-income 
housing units, eight crèches (nursery 
schools), five schools, numerous com-
munity gardens and play areas, 14 busi-
ness centers and four industrial sites. 

Within Johannesburg, the Fleurhof Project is locat-
ed near the historically and politically significant 
Soweto Township. Beginning as a shanty town 
in the 1930s to house laborers from the area’s 
mines, Soweto is the largest city of mainly black 
residents in South Africa. During the apartheid 
era, the city grew to world prominence as a hot-
bed of political activity and in 1976, student riots 
that began in Soweto spread across the country 
and paved the way toward the end of racial 
segregation. Soweto was also home to Nelson 
Mandela and Desmond Tutu, both of whom 
lived on the area’s now famous Vilakazi Street.

With more than 3.5 million residents, the city re-
mains one of the poorest in South Africa—lack-
ing basic infrastructure and quality housing—
and much of the city’s population continues to 
live in the cramped "matchbox" houses built by 
the government during apartheid to provide 
cheap accommodation for black workers.

The Fleurhof Project is one of several 
residential development projects being 
undertaken by IHS’s South Africa Work-
force Housing Fund (SAWHF), a ZAR1.9 
billion (US$240 million) investment 
fund formed in 2007 to invest in hous-
ing development projects and hous-
ing sector companies that serve South 
Africa’s middle-income segment.

Under apartheid, most black families were 
prohibited from living in South Africa’s cities. 
However, as jobs migrated to urban areas after 

the introduction of democracy in 1994, much 
of the country’s rural population was drawn 
to the major cities in search of higher paying 
work. While private sector residential developers 
expanded the high-end market in response to 
this migration, and the government offered 
deeply subsidized housing units to the very low-
end market, the housing needs of the country’s 
middle-income segment remained largely unmet.

This segment in South Africa’s real estate 
market consists of approximately four million 
households—about 30% of the country’s  u 

Essentials

Project: The Fleurhof Project 
(www.fleurhof.co.za)

Country: South Africa 

Sector: Residential real estate

Business focus: Low-income, integrated 
housing development (including fully 
subsidized, social housing and open market)

GP: International Housing Solutions (IHS), 
an investment manager focused on 
community-centered affordable housing 
projects in South Africa and neighboring 
countries (www.ihsinvestments.co.za)

Project size: 8,363 housing units  

Developer: Calgro M3, a South African 
development company specializing in mixed-
income residential construction  
(www.calgrom3.com)  

Date of investment: March 2009  

Investment: IHS invested ZAR105.8 million 
(US$13.2 million) to develop the project and 
committed an additional ZAR24.1 million 
(US$3.1 million) for the purchase of 162 units 
for its own rental portfolio

Impact Highlights

Fleurhof helps close the gap in the “missing 
middle” of South Africa’s residential real estate 
market and plans to eventually house over 
30,000 moderate to mid-income urban workers

The project shall employ over 1,000 skilled and 
unskilled local workers and seeks to promote 
community through the inclusion of schools, religious 
sites, business centers and community gardens

The project will sell 2,818 units to the government 
for heavily subsidized housing, and 3,000 social 
and rental units to social housing institutions

90% of Fleurhof’s workforce consists of unskilled 
workers from previously disadvantaged 
backgrounds; 7–10% of them are women

Case Study:  Fleurhof Project (South Africa)

The Fleurhof Project seeks to address Soweto’s 
housing needs with an integrated residential 
and business community, while reversing its 
apartheid-era spatial planning by integrating 
Soweto with the neighboring town of Roode-
poort, historically populated by white residents.

Fleurhof is a joint venture between International 
Housing Solutions (IHS), a private equity man-
ager focused on affordable housing projects, 
and Calgro M3, a listed development com-
pany specializing in mixed-income residential 
construction. Under the partnership, IHS has 
provided the majority of the equity financing 
and performs the financial structuring, while 
Calgro M3 manages and oversees the project.



The Emerging Markets Private Equity Association (EMPEA) is an independent, global membership 
association whose mission is to catalyze private equity and venture capital investment in emerging 
markets. EMPEA’s 300 members include the leading institutional investors and private equity and 
venture capital fund managers across developing and developed markets. 
Contact us at www.empea.org  Email: empea@empea.net  Phone: +1 202 333 8171

Beyond the Bottom Line
The Fleurhof development plans to provide 
affordable community housing to over 30,000 
people. With 100% of the project’s units 
priced at less than ZAR517,000 (US$68,000), 
the project will fully comply with South Af-
rica’s financial sector housing guidelines and 
address the segment of the country’s housing 
market in most need of investment.

Moreover, in undertaking the Fleurhof Project, IHS 
and Calgro M3 seek not only to help meet the 
region’s middle-income housing needs, but also to 
change the way communities in the region are built. 
Unlike during the apartheid era, when movement 
in black-populated neighborhoods was carefully 
controlled through limited entry and exit points, 
Fleurhof’s design emphasizes openness and commu-
nity integration with the inclusion of neighborhood 
schools, business centers and parks.

During construction, the Fleurhof Project will be a 
source of employment for local workers. Today, the 
project employs about 1,000 mainly unskilled workers 
with over 90% of the project’s unskilled workforce 
coming from previously disadvantaged backgrounds 
and nearly all coming directly from the community. 
Since the project is not expected to be completed 
until 2016, these workers have the prospect for fairly 
long-term employment and, given their experience on 
the project, shall have an improved chance of finding 
employment after it is complete. Furthermore, women 
comprise 7–10% of the current workforce.

Additionally, as part of its regular reporting, IHS hired 
the University of Cape Town in November 2011 to 
evaluate the social impact of all the fund’s projects on 
residents as well as on employment. High-level results 
from this study show 100,000 man-years of employ-
ment being created in the 10-year life of the SAWHF, 
with some of these jobs remaining in perpetuity. 
Moreover, the audit found that a high percentage of 
the residents in the Fleurhof project are experiencing a 
significant improvement in their quality of life.

“The pressing lack of supply 
in the moderate-income 
market in South Africa means 
that market risk for well-
positioned quality housing 
is practically insatiable—
lowering the risk for investors 
while offering strong returns.” 
Soula Proxenos,  
Managing Partner, 
International Housing 
Solutions

u total—and includes households with 
incomes too high to qualify for public sector 
housing programs but too low to afford most 
market rate properties. The gap in urban 
housing for middle-income South Africans is 
estimated at between 600,000 and 800,000 
units. As a result of this shortage, labor mobility 
in the country is constrained and jobs in the 
regionally important mining, infrastructure 
and tourism industries are left unfilled.

The South African Workforce Housing Fund 
targets this “missing middle” by helping to 
bridge the gap between supply and demand 
for housing in this segment. In addition to 
providing the majority of the equity financing 
in the Fleurhof Project, which gave local banks 
confidence to provide debt for its development, 

 

Quarter
Number of 
Units Sold

Value of Units 
Sold (ZARm)

Q3 2011 1,028 296

Q4 2011 1,093 310

Q1 2012 1,348 388

Financial Metrics of Fleurhof Project 
(Q3 2011–Q1 2012)
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Improvements in Living Conditions for 
Fleurhof Residents

the SAWHF also purchased 162 units of the 
development for rental, which it will hold in 
its portfolio through the life of the project.

Fleurhof is capitalized with an initial equity 
investment of ZAR125 million (US$16 million) 
and initial debt financing of ZAR190 million 
(US$24 million). To be completed over a period 
of seven years, the project will also draw on 
an additional ZAR2.1 billion (US$280 million) 
in proceeds from the completion of early 
sections of the development in order to finance 
subsequent phases. As of early 2012, the 
project was well underway with mortgage loan 
approvals in place for more than 1,200 units, 
816 units completed or under construction, 
and over 600 units already occupied.


