
The Impact of Government’s investment  
in Housing Delivery  

 
 

Since 1994, the government has helped deliver between 2 and 3 million homes across South Africa, making up almost 
one-quarter of the entire formal residential property market.1 While an essential human service, these homes are 
increasingly recognized as a significant investment in the net worth of thousands of families across the 
country.  The government has acknowledged constraints on continuing this level of output. Understanding 
what has been the impact of this investment is important in policy priority considerations going forward, 
including leveraging the value of that effort amongst partners in the housing sector and in particular 
for the homeowners themselves.2  
 
The importance of registering residential properties cannot be overstated.  As residential properties are registered 
through a process with the South African deeds registry, homeowners are ensured security of tenure, and with legal title, 
they can raise credit against the security of those assets, and can climb the housing ladder by selling their home and 
buying a new home.  To municipalities, valuation rolls can be made more accurate and services can be delivered more 
appropriately.  To those working in the housing sector, the registry creates a rich source of data which can be analysed 
for market opportunity.   
 
This report provides a brief snapshot of the impact of those properties which were delivered through some sort of 
intentional government intervention, such as direct subsidies, substantial government financing, or legacy programs 
implemented prior to 1994.  How have these initiatives impacted the property market, and what opportunities do they 
present currently?  
 
What is the share of the government-sponsored segment of the whole market? 
 
South Africa’s residential property market in 2013 is about 5.8 million registered properties (Figure 1).  Of these, about 
1.42 million have been identified and mapped as government-sponsored, comprising about 24% of the total residential 
property market.  In 2013, residential properties on the deeds registry grew by about 52 000, about 16 000 of which 
(about 30%) were identified as government-sponsored properties.  For each of those four years, the rate of new 
government sponsored properties is higher than its percentage of total market share (24%), meaning that the proportion 
of these units in the residential market is growing larger each year.   

 
 
These homes are distributed by province and by major metro, from greatest market share to least, in Figure 2.    
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                           
1Government sponsored properties are not explicitly identified as such when placed on the deeds registry, so the numbers used here are estimates based on proxy 

indicators developed by Lightstone, using several indicators and datasets to identify estimated government sponsored properties.  

  
2 This report was prepared by the Centre for Affordable Housing Finance in Africa (CAHF) in June 2015, drawing on analysis from its Citymark dashboard. 

Citymark uses data up to 2013, the most recent year for which latest when full data is available. Given the lag in registrations, prior years’ data is analysed in the 
last quarter of the following year.  CAHF, and the Citymark dashboard, is supported by the National Housing Finance Corporation.  

2010 2011 2012 2013
Total residential properties on the deeds registry 5 637 324 5 702 826 5 756 958 5 808 964

Annual increase in the number of residential properties 55 404 65 502 54 132 52 006
Total (est.) government sponsored properties on the deeds registry 1 359 826 1 383 489 1 404 990 1 421 041

Percent of all residential properties that are government-sponsored 24% 24% 24% 24%
Annual (est.) delivery of govt-sponsored properties recorded on the deeds registry 27 691 23 663 21 501 16 051

Percent of total increase that is government-sponsored (est.) 47% 36% 40% 31%

Figure 1   Properties on the deeds registry, 2010 - 2013 

Figure 2  Distribution of Government Sponsored Properties, 2013 

Province
Number of Govt 

Sponsored 
properties (est)

Number of 
Residential 
properties

Percent 
Goverment 

Sponspored

Eastern Cape 224K 585K 38%

Free State 165K 458K 36%

Northern Cape 52K 167K 31%

Mpumalanga 83K 296K 28%

North West 70K 267K 26%

Limpopo 45K 183K 25%

KwaZulu-Natal 180K 789K 23%

Western Cape 237K 1 069K 22%

Gauteng 364K 1 996K 18%

Total 1 421K 5 809K 24%

Metro
Number of Govt 

Sponsored 
properties (est)

Number of 
Residential 
properties

Percent 
Goverment 

Sponspored

Nelson Mandela Bay 85K 224K 38%

Buffalo City 32K 103K 31%

Mangaung 41K 169K 24%

eThekwini 90K 437K 21%

City of Cape Town 143K 712K 20%

Ekurhuleni 100K 536K 19%

City of Johannesburg 129K 690K 19%

City of Tshwane 84K 508K 17%

Total 705K 3 379K 21%



Figures 3 and 4 show the locations of these units as a 
percentage of the total neighbourhood property 
market (a darker shade indicates a higher percentage) 
in Johannesburg, the country’s second- largest 
residential property market, and Nelson Mandela Bay, 
the metro with the largest percentage of units on the 
deeds registry likely to be government-sponsored 
(38%). 

 
What is the share of government-sponsored 
properties in the new and resale markets? 
 
These homes were often developed at scale and are 
thus often the majority property stock in their areas.  As 
they were transferred to households, these made up the 
predominant share of new property transfers.  Below in 
Figure 5 are maps of government-sponsored housing 
distributed within Cape Town, the country’s largest 
housing market, and new transfers as a percentage of 
all transfers (including resales of existing homes).  As 
shown, those areas with government sponsored homes 
(on the left) make up a significant portion of the new 

transfers in a housing market (on the right), stimulating 
market activity as resales in later years.  
 
Charts in Figures 6 show the percent change in number 
of properties, and percent change in government-
sponsored properties from the prior year (from highest 
to lowest in 2013).  In five metros (Cape Town, Tshwane, 
Nelson Mandela Bay, Buffalo City and eThekwini), the 
increase in government-sponsored properties over the 
past five years has exceeded the increase in all properties 
overall.  The cities with greater increases in government-

sponsored properties also tend to have greater 
increases in properties overall.  It is important to note 
that new registrations can also include existing yet 
previously unregistered properties.  Thus these trends 
recognize efforts by some of the metros to prioritize 
registering these properties, and it is having an impact 
on the growth of residential property markets in the 
metros.  
 
What portion is the overall value of government 
sponsored housing as a portion of the value of the 
whole market?  
 

Government-sponsored properties 
are worth about 5% of the overall 
national residential property 
market, and about 6% of the value 
of the overall metro residential 
property market.  The average 
value of these units nationally is 
almost R140 000, or about 22% of 
the national average residential 
property, which is worth about 
R650 000.  In the metros, the 
government sponsored properties 
are worth more, R155 000, and 
20% of the average metro of 
R760 000.  The charts in Figure 7 
below show the wide range of 
market share of government-
sponsored properties by value in 
provinces and metros in 2013.  

Municipality Name 2010 2011 2012 2013
City of Cape Town 5.3% 7.9% 12.6% 15.7%

City of Tshwane 2.8% 4.3% 9.4% 14.2%
Nelson Mandela Bay 1.2% 4.8% 7.2% 8.3%

Mangaung 1.2% 3.4% 5.2% 5.8%
Buffalo City 0.3% 0.7% 1.7% 4.1%

City of Johannesburg 0.3% 1.4% 2.9% 3.4%
Ekurhuleni 1.3% 1.9% 1.9% 2.0%
eThekwini 0.7% 1.5% 1.6% 1.9%

Change in govt sponsored properties from 2009

Municipality Name 2010 2011 2012 2013
Mangaung 0.8% 7.0% 8.9% 9.6%

City of Tshwane 1.1% 2.0% 3.5% 5.3%
City of Cape Town 1.4% 2.3% 3.8% 5.0%

Nelson Mandela Bay 0.7% 2.2% 3.6% 4.3%
City of Johannesburg 0.7% 1.8% 3.0% 4.2%

Buffalo City 0.8% 1.6% 2.1% 3.2%
Ekurhuleni 0.9% 1.8% 2.2% 2.7%
eThekwini 0.5% 1.0% 1.2% 1.7%

Change in number of properties from 2009

Figure 4 

Figure 3 

Figure 5  Distribution of 
properties and new transfers 

Figure 6:  Change in number of properties from 2009 

  



In the case of government sponsored properties, the 
registration value is often listed as the subsidy amount, 
rather than a true market value or sales price, so these 
values are likely an underestimate. 

The charts in Figure 8 show however the rate at which 
the government-sponsored market value has increased 
since 2009 compared to the market overall, nationally 
and within the metros.  In both markets, the value of the 
government-sponsored market has grown at least 10% 
higher since 2009 than the overall market.  While the 
value of the overall property has grown by 30%, 

government-owned property sector has grown by 43% 
since 2009.  This means that the proportionate market 
share of the government sponsored property values 
is growing larger as a share of the market overall.   
 

                                                           
3 2011 StatsSA census subplaces. 

Furthermore, Figure 9 shows those markets with greater 
percentages of government housing experienced 
greater appreciation of average property values.  
While there are many reasons for this (smaller cities 
experience greater per-property average 
appreciation), it is possible to recognize that 
government sponsored housing has not negatively 
impacted property values over time.  These increased 
values directly benefit the homeowners, providing them 
with more housing options in moving up the housing 
continuum, as well as expanding policy and 
development options in terms of affordability and 
sustainability.  

Figure 9  Change in average property values, from 2009 

How is this growth in property values reflected at the 
local level?   
 
Figure10 (left) shows the percent change in average 
property value per neighbourhood3 from 2009 to 2013 
in Cape Town.  It is possible to see those 
neighbourhoods with higher percentages of government 
sponsored housing also have some of the highest rates 
of increased values.  Figure 11 shows percent change in 
average property values by suburb from 2009 and 
2013 for Johannesburg.  It is possible to recognize the 
dark green areas of higher value appreciation as 
Diepsloot, Cosmo City Ebony and Ivory Park, and 
Jabulani and Protea Glen in Soweto, all areas with high 
levels of government sponsored housing.   
 

 

Municipality Name
Value of Govt 
Subsidized 
properties

Value of 
Residential 
properties

% Goverment 
Sponsored 

Value 

Nelson Mandela Bay R 11.6B R 97.6B 12%

Buffalo City R 5.1B R 53.9B 9%

Mangaung R 4.4B R 68.7B 6%

Ekurhuleni R 18.2B R 322.3B 6%

eThekwini R 12.4B R 295.6B 4%

City of Johannesburg R 25.0B R 648.4B 4%

City of Cape Town R 22.0B R 709.6B 3%

City of Tshwane R 10.3B R 375.9B 3%

Total R 109.0B R 2 572.1B 4%
Average R 154 651 R 761 268 20%

Value of Government Sponsored Properties, metros, 2013

Province Name
Value of Govt 
Subsidized 
properties

Value of 
Residential 
properties

% Goverment 
Sponsored 

Value 

Free State R 18.9B R 146.9B 13%

Northern Cape R 6.6B R 55.0B 12%

Eastern Cape R 28.7B R 250.1B 11%

Mpumalanga R 11.0B R 136.8B 8%

North West R 10.6B R 133.8B 8%

Limpopo R 6.3B R 85.4B 7%

KwaZulu-Natal R 23.5B R 493.9B 5%

Gauteng R 59.1B R 1 465.3B 4%

Western Cape R 33.4B R 992.4B 3%

Total R 198.2B R 3 759.6B 5%

Average R 139 470 R 647 208 22%

Value of Government Sponsored Properties, nationally, 2013

Figure 7  Market Share of Government Sponsored properties, 
2013 

Figure 10 and 11 Growth in property values, Cape Town and 
Johannbesurg, 2013 

Figure 8  Change in government and overall market value 

Municipality Name
Change in avg govt 

prop value, 
2009 - 2013

Change in avg prop 
value, 

2009 - 2013

Avg govt 
property 

value, 2013
Ekurhuleni 33% 27% 181 473R         

Buffalo City 33% 26% 158 325R         
eThekwini 33% 25% 138 089R         

Nelson Mandela Bay 33% 24% 136 338R         
City of Johannesburg 32% 24% 193 437R         

Mangaung 35% 24% 108 826R         
City of Tshwane 27% 22% 121 541R         

City of Cape Town 31% 22% 153 836R         
Average 32% 24% 148 983R        



Figure 12 
shows Nelson 
Mandela Bay, 
the metro with 
the greatest 
percentage of 

government-
sponsored 
properties 

(38% of all 
properties, 

12% of all 
values). 

The 

neighbourhoods with the highest rates of growth are by 
contrast nearly indistinguishable from the government-
sponsored properties, suggesting integrating these 
properties across the city has positively affected the 
values of the entire property market.  

 
Figure 13 shows maps of government sponsored 
properties within city of Tshwane, and the 
corresponding increase in average property values 
from 2009 to 2013 for the city.  The growth in property 
values is focused in areas of government investment.   
 
What does this mean for the homeowners?   
 
One contributor of this growth in recent years is the 
titling efforts by municipalities to bring the properties 
onto the deeds registry.  This is a critical intervention 
that cities can undertake: the registration of these homes 
increases property values, and creates assets which can 
be traded by the homeowners.  In that process, cities 
must be careful that the values associated with these 
properties more accurately represent the home value, 
so that it does not temporarily reduce the value of the 
surrounding homes, and homeowner’s value.   
 

The increase in the value of one’s home is one of the 
most effective means of lifting families out of poverty.  
Equity, the value of homes less any outstanding debt, 
can make homeownership more affordable by reducing 
the amount of the bond or increasing the amount of 
house which can be bought.  Figure 14 shows the 
percentage growth of equity for homes below 
R600 000 compared to the market overall.  In all 
metros, equity under R600 000 has grown more over 
the period 
than the 
market 
overall.  
Homes 
under 
R600 000 
are less 
likely to 
have a 
bond, and 
have 
increased 
in value 
more quickly 
than the market overall.  For example, a homeowner 
can afford a higher priced home, or borrow less, with 
the equity gained from the sale of their government-
sponsored home.     
 
This equity created by the government’s investment in 
housing can help in part to fill the housing gap and 
provide the means by which families who received the 
homes can move up and into the housing continuum. As 
the government urgently seeks to deliver the next phase 
of its housing mandate, there is a tremendous 
opportunity to create new affordable housing markets 
more efficiently by leveraging the asset value of those 
homes.

Municipality Name All residential 
properties

Properties 
under R600 000

Buffalo City 20% 24%

City of Cape Town 17% 24%

City of Johannesburg 19% 25%

City of Tshwane 20% 24%

Ekurhuleni 22% 24%

eThekwini 19% 22%

Mangaung 17% 25%

Nelson Mandela Bay 20% 23%

Growth In Equity, 2009 to 2013

Figure 13  Change in 
Average property values, 

Tshwane, 2009 to 2013 

Figure 12  Change in average property 
values, Nelson Mandela Bay 

Figure 14  Growth in equity, metros, from 2009 

The Centre for Affordable Housing Finance in Africa 
(CAHF) is a non-profit mission-driven company with a 
vision for enabled affordable housing finance 
systems in countries throughout Africa, where 
governments, business, and advocates work together 
to provide a wide range of housing options accessible 
to all. CAHF’s mission is to expand Africa’s housing 
markets for all of its residents, through disseminating 
research and market intelligence, and supporting 
cross-sector collaborations and a market-based 
approach. Funded in part by the National Housing 
Finance Corporation.  

Find us on the web at www.housingfinanceafrica.org 

 


