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Understanding the dynamics that shape the 
affordable land and housing market in South Africa

+hdcal
Affordable Land & Housing Data Centre

Overview

The Absa house price index 
(September 2010) estimates 
that the average nominal value 
of a home in the small houses 
(80m²-140m²) segment of the 
market is about R837,100. Yet 
over 70% of South Africans can 
only afford to buy houses of less 
than R500,000. While most of 
South Africa’s population live in 
such houses, very little is known 
about this market segment.

The Affordable Land and 
Housing Data Centre (al+hdc) is 
a tool for understanding this 
market better.  Drawing on 
deeds registry data and offering 
this together with survey data, 
the al+hdc provides information 
on properties that are affordable 
to the majority of South 
Africans.

The ‘affordable property’ market 
is unique and its monitoring and 
analysis warrants special 
attention. Deeds data shows 
that it is thinner than other 
markets and, in some cases also 
undervalued.  Information within 
the market is limited, with fewer 
market facilitators, and often 
buyers and sellers who are in 
the property market for the first 
time. While information is easily 
accessed for the overall market 
in South Africa, and even 
segmented into affordable, mid-
value and luxury, it has not been 
possible to evaluate local, 

neighbourhood-level property performance.  For instance, 
what is the impact of state investment on local property 
markets?  Is there a change in local property markets that 
are near soccer stadiums, for example, Soccer City in 
Soweto?  What is the trade value of government subsidised 
properties in different areas and is it as much as the state 
invested?  The levels of trade (rate of churn) in the affordable 
market are significantly lower than that in higher income 
markets.  This means that it becomes less possible to 
generalize.  The al+hdc offers a neighbourhood-level of 
analysis to help policy makers, researchers, private sector 
practitioners and investors get to know the affordable market 
better.  

How it works

The al+hdc is a data base of properties in neighbourhoods 
in South Africa where there are average property values of 
less than R500,000.  The data base currently comprises 
about 2,400 neighbourhoods. The primary interface of the 
al+hdc is a website which consolidates the data for public 
access. In addition a quarterly newsletter will be published 
outlining new developments in the affordable property 
market. 

The al+hdc website brings together two different types of 
data: Survey data and Deeds Registry data. In bringing 
these different data sets together, the al+hdc provides an 
opportunity to better understand the dynamics that shape 
the affordable property market in South Africa and to identify 
trends and plot progress and developments. 

Survey data

The website includes survey data to help users understand 
the wider socio-economic context of the property markets 
they are exploring.  Currently, the website includes the 
following five surveys: 

Township Residential Property Market Survey, FinMark • 
Trust and partners (2003/2004)
General Household Survey, Stats SA (2008)• 

Defining the 
“affordable” property 
market
The affordable 
property market in 
South Africa is 
commonly understood 
as housing for 
households earning 
less than about R15k a 
month.  The type of 
housing in this market 
includes existing stock 
found in the former 
‘Black, Coloured and 
Indian townships’, 
government subsidized 
housing, and, to a 
lesser extent, new 
housing developed by 
the private sector. 

The target market of 
the al+hdc is defined 
at the neighbourhood 
level, by the average 
value of properties.  
Neighbourhoods where 
the average property 
value is less than 
R500,000 are included 
in the al+hdc.  This 
definition, and the 
neighbourhoods 
included in the al+hdc 
will be refined over 
time as understanding 
of this market segment 
increases.



+ ++
Housing Finance Demand Survey, Development • 
Innovations Group (2008)
Informal Transaction Survey, Urban LandMark • 
(2006/2007)
Western Cape Housing Occupancy Survey (2008)• 

Simple cross tabulations of the data can be accessed for 
each survey.  Over time, it is hoped that more surveys will be 
added so that the survey section of the website offers a rich 
basis of both quantitative and qualitative data around which 
the users of the website can contextualise their property 
market investigations.

Deeds Registry data 

The website provides access to 
data from the Deeds Registry 
on properties in the target 
market that have been 
transacted upon between 2004 
and 2009. Currently, website 
access is limited to 
neighbourhoods in the nine 
largest cities of South Africa 
including Cape Town, 
Johannesburg, eThekwini, 
Buffalo City, Nelson Mandela, 
Tshwane, Ekurhuleni, 
Mangaung and Msunduzi. Over 
time, neighbourhoods from all 
areas across South Africa where 
the average property value is 
less than R500,000 will be 
included- just under 50% of all 
suburbs (and 58% of all 
properties) in South Africa.
 

Focus of the al+hdc
The South African 
deeds registry includes 
a total of 6 million 
privately held 
residential properties. 
Of these, about 3.5 
million properties fall 
within affordable areas, 
with an average value 
of less than R500,000. 
These are the focus of 
the al+hdc. The levels 
of transactions in these 
neighbourhoods are 
much lower than 
elsewhere – about 
1,2% were sold in 
2009 (about 43 500 
properties).

www.alhdc.org.za

The website provides a Google Earth™ generated picture of 
the neighbourhood, with flags showing individual properties 
where there has been a transaction, providing data on the 
erf size, purchase date and price, as well as the type of 
buyer and seller. At the neighbourhood level information is 
provided on the number of residential properties, average 
erf size, level of trade or churn, average sales price, the 
proportion of sales that are financed with a mortgage bond, 
market share of the different banks and average time 
between purchase and registration. Simple cross tabulations 
of the data can be performed for each neighbourhood, and 
users can also compare neighbourhoods.  Broad, contextual 
descriptions of some suburbs are also provided, and users 
are invited to submit additional information for sharing on the 
website.
Should users of the al+hdc require more complex analysis 
of the data, or wish to interrogate the entire data base 
including neighbourhoods not currently on the website, a 
request for further data and analysis can be made to the 
al+hdc. 

Who should use it

The al+hdc is intended for use by policy makers and 
regulators, researchers, students, NGOs, property 
professionals, estate agents, financiers, and other  private 
sector practitioners to increase their understanding of this 
segment of the market. In addition the al+hdc can be used 
by households to understand the property dynamics and 
prices in their neighbourhoods, or to access information on 
a neighbourhood where they may wish to buy.  

Growing in the future 

The al+hdc will grow over time. New surveys will be added 
as they become available. The data from the Deeds Registry 
will be updated quarterly and will be expanded to include 
additional cities and their neighbourhoods.  Ideas are always 
welcome and the website will be responsive to suggestions 
for improvements.
South Africa’s residential property market is an important 
sector of the national economy and widely reported on in the 
press. Almost daily, newspaper articles report on whether 
house prices are up or down and the implication this has on 
general consumer confidence and the economy. However, 
this reporting generally excludes the affordable segment of 
the market, where most South African households live. The 
dearth of reporting and analysis in the affordable market 
makes it especially difficult to identify market opportunities 
and encourage both lenders and developers to engage in 
this market. 
To access the al+hdc go to www.alhdc.org.za. The al+hdc 
welcomes inputs, comments and questions.” Please contact 
Kecia Rust, at FinMark Trust on:
Kecia@iafrica.com or +2783-785-4964 or send an email to 
info@alhdc.org.za 
The al+hdc is a joint venture between FinMark Trust and 
Urban LandMark, with support from Lightstone Property 
Services and Eighty 20.

South Africa’s property sector is changing rapidly.
As a result of the housing subsidy programme, Government 
is currently the primary deliverer of housing in South Africa, 
delivering more residential properties than the entire private 
sector put together.  Every year, the government delivers at 
least 40%, and possibly as much as 100% more units, 
focused at the low income population, than the private sector 
delivers for the entire housing market. The impact of this 
substantial effort on the property market and particularly the 
affordable segment of the market is not fully understood. It is 
hoped that the al+hdc will assist in increasing an 
understanding of this and other issues.


