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THE SIZE OF THE SOUTH AFRICAN PROPERTY SECTOR 

Foreword 
The gazetting of the Property Sector Code in June 
2012 was a significant milestone for the property 
industry in general and the Property Sector 
Charter Council in particular. Our members on 
various committees and within the Council itself 
have invested great energy and commitment to 
reach this goal and we are grateful for each and 
every contribution.  
  
The gazetting of the sector code is just the 
beginning. As per Section 9.1 of the Broad Based 
Black Economic Empowerment Act, the Property 
Sector Charter Council must monitor 
transformation in the industry in line with the 
requirements of the code. We will be required to 
assess and record the progress (or lack thereof) 
of transformation in the property industry, in 
compliance with the Department of Trade and 
Industry’s BEE requirements, and to produce 
annual reports for the relevant bodies, setting 
out our findings.  
  
There is a quote that is famously attributed to 
management guru Peter Drucker which says: “If 
you can’t measure it, you can’t manage it,” – and 
that is exactly why this research is important. If 
we are to deliver meaningful reports, we need to 
know what we are measuring and we need a 
baseline from which to begin. First, we have to 
assess the size and composition of the market. 
This will provide us with a starting point from 
which we could determine what the scope of our 
measurements should be. We have 
commissioned IPD South Africa to undertake this 
research on our behalf.  
 
The research will be carried out in various phases 
which include measuring the market size; listing  

 
the industries within the property sector; 
assessing the scale of different services and 
activities within the sector; and finally, 
determining the BEE transformation figures in 
line with the scorecard. The aim of the research is 
to create a consolidated body of knowledge 
about the property industry, in order to foster a 
consistent understanding of the sector for the 
purposes of measurement and evaluation. In 
scope, it covers all various industries in the 
property sector. 
 
We would like to extend our sincere thanks to the 
Public Investment Corporation (PIC) for 
sponsoring this research. We would also like to 
thank our research committee for their tireless 
efforts in ensuring that this project moved swiftly 
from concept to reality. Everyone involved is an 
expert in their particular field and has made a 
selfless and forward-looking contribution to the 
project. The research committee includes the 
following members: Musa Ngcobo (chair), 
Francois Viruly, Phillip Barttram, Mashilo Pitjeng, 
Kgaogelo Mamabolo, Elaine Wilson, Kura Chihota, 
Yondela Simelani and Portia Tau-Sekati (CEO of 
the PSCC).  
  
This study marks the beginning of an ongoing 
research process, by means of which our 
information on the property sector will be 
updated annually. As work progresses, we hope 
to build a better and clearer picture of our 
industry. We welcome any contributions from 
experts and industry participants which will assist 
us in improving the quality and accuracy of the 
research.  
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Chairperson: PSCC Research Committee  



THE SIZE OF THE SOUTH AFRICAN PROPERTY SECTOR 

Introduction 
This research aims to create a hub of knowledge about the size of the SA property sector, 
consolidating information and developing a common and consistent understanding of the sector for all 
participants.  

The intention is to provide an initial indication of the size of the SA property sector as a starting point 
against which various transformation charter imperatives can be assessed. The primary measure for 
market size is value and not physical size, although where available this is considered in concert. 

This report provides a snapshot of the SA property sector as at the end of 2010. The effect of property 
cycles on the total value can be significant, and so it is anticipated that this research will be regularly 
reviewed and updated. 

This report therefore constitutes the first step of a larger project by the Property Sector Charter 
Council – the subsequent phases will also involve the undertaking of an analysis of ownership and 
activity patterns within the sector, and will be informed by input received from this report. 

 

Headline results 

 

South African  
property sector 

R4.9 trillion 

Non residential 
R780 billion 

Residential 
R3.0 trillion 

Public 
R570 billion 

Zoned urban land 
R520 billion 

Retail  R340 billion 

Office R228 billion 

Industrial R187 billion 

Hospitality, leisure, 
other R25 billion 

National R188 billion 

Provincial R342 billion 

Local R37 billion 

SOE R6 billion 
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Table 1: Summary of SA property sector size 
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Methodology 
In principle there are many approaches that can be used in 
estimating the size of the SA property sector. This is largely 
determined by available information and bodies that have 
knowledge over their particular sector/segment.  

A dual approach has been implemented in estimating the 
market size for this report, covering a breakdown of the 
broader market by owner category and by property type.  

To maintain a relevant scope for the research, emphasis has 
been placed on the sectors/segments where the greatest 
activity exists – namely residential and commercial property 
ownership. It is important to ensure that the market 
segmentation is both meaningful and relevant, and that it 
does not distort the bases against which transformation 
ratios are developed. 

Any approach must ultimately permit the estimation 
exercise to be regularly reviewed, both initially and over the 
longer term and as new information surfaces. The baseline 
assumption requires that a date is agreed upon as the 
baseline date and to this end the report reflects a position 
as at end 2010. 

There are various sources that can be used to estimate 
market size, each presenting their own unique challenges 
and shortcomings not to mention that they can overlap 
significantly implying risk of overestimation. 

In principle, a value based approach offers a very good 
methodology for obtaining market size estimations as it 
covers the entire country, property types, owners, and it 
can be distinguished by zoning information, albeit that this 
is not consistently applied across the country. The main 
downside however include the following: utilising the 
valuation roll of municipalities and local governments is 
simply not practical as each entity draws up their own 
register and there is no co-ordination in SA as yet. It may 
well be a good approach in years to come if this aggregation 
is permitted, but this will probably not occur for some time 
to come. 
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South African  
property sector 

R4.9 trillion 

Non residential – by property sector 
R780 billion 

Retail  R340 billion 

Office R228 billion 

Industrial R187 billion 

Hospitality, leisure, 
other R25 billion 

The SACSC 2010 report estimates ‘traditional’ retail at 18m m² and formal 
shopping centres at 19m m², or 37m m² in total. The formal shopping centre 
market was segmented by type (source: OMP Research) and an average value 
allocated according to the specific property type (source: IPD Digest), while an 
average value of R6,800/m2 (source: IPD Digest) was applied to the traditional 
retail segment. The result was a total value of approximately R340 billion.  

The SAPOA Office Vacancy Survey provides a figure of about 15million m² of 
office space; this excludes certain areas within markets and average of 
around 85% coverage. The estimate of other areas including non-metro and 
rest of SA is at R14million m². This provides a total of circa 30 million m². 
which is converted to value using an average of R7,600/m² (factored down 
IPD average), resulting in a total of R228bn. Future improvements to this 
estimation should include an attempt to segment the totals into CBD and 
other property types. 

Limited aggregate information exists for the industrial sector. An analysis of 
building plans passed and buildings completed in conjunction with a report 
completed by BMI places the total industrial and warehousing space in the 
country at around 55 million m2. Applying an average value of R3,400/m2 (a 
factored down IPD average) provides a total value of R187bn. 

There is no definitive data on the hospitality and leisure industry. Any analysis 
undertaken tends to be done using a myriad number of sources and is 
normally very geographically based. One of the reasons behind the paucity of 
data is that grading is voluntary and also that the registration of 
accommodation businesses is presently not compulsory.  

Information gleaned from a Statistics SA report on Accommodation Industry 
(2009) statistics says that the carrying value of all accommodation assets as at 
end 2009 was R33.2 billion, with land and buildings having a value of R23.2 
billion. Some R947 million was expended on new property which serves as a 
useful ratio regarding growth assumptions to be applied (i.e. 4% growth, 
which in turn appears close to real GDP growth), from which the 2010 value 
of land and buildings can be estimated at around R25 billion. 
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South African  
property sector 

R4.9 trillion 

Non residential – by owner category 
R780 billion 

Corporate property 

Investment property 

For the corporate listed sector (covering the JSE listed companies comprising 
all sectors of the economy), McGregor BFA has balance sheet information on 
a sample of land & building values, although does not provide for the 
breakdown between land and property. The estimated value is about R600 
billion which includes the listed property sector comprising about R120 billion 
thereof. Listed property is included separately in the investment property 
section of this report. 

It must be noted that many of these listed companies have dual listings in 
other markets, including real estate assets, and this should be taken into 
consideration so as not to distort the picture. The data is not broken down by 
type. It is accepted that there will also be a marginal distortion of the figures 
for foreign assets included in South African owned funds. 

The corporate unlisted (private) sector is one of the most difficult to estimate 
since information is difficult to obtain. CIPC does provide an estimate of the 
number of registered owners but there is no related property information 
and some significant assumptions are required and if this approach is to 
provide a credible one then these assumptions need to be carefully made and 
tested. The data is not broken down by type. 

Investment property is held in professionally managed funds for the purpose 
of receiving rental income. Generally there are three main types of 
investment funds: life and pension funds; listed property funds and private 
equity funds. The total for investment property are compiled as a bottom up 
exercise by analysing the property holdings of each property fund identified 
in the South African market and was estimated to be around R300 billion as at 
end 2010. 

Page 5 



THE SIZE OF THE SOUTH AFRICAN PROPERTY SECTOR 

South African  
property sector 

R4.9 trillion 

Residential 
R3 trillion 

According to the Affordable Land + Housing Data 
Centre (AL+HDC) which draws deeds data from the 
South African deeds registry and survey data from 
StatsSA and other sources, the South African deeds 
registry includes a total of 6 million privately held 
residential properties. Of these, about 3.5 million 
properties (58%) fall within affordable areas – 
areas where the average property value is less than 
R500,000.  

An extract from a Shisaka (2004) study: If operating 
effectively, a secondary housing market will offer 
low-income households a significant opportunity to 
accumulate housing assets incrementally and to 
realise capital value through sale. The value of 
properties in black townships is currently estimated 
at R68.3 billion. These properties could therefore 
provide significant collateral for low income 
households to secure credit for a range of non-
housing uses such as investment in a business and 
other income generating opportunities. 

According to a report by Luüs (2005) based on the 
Absa residential property market database: The 
residential property market in South Africa 
comprises approximately seven million formal 
dwellings with total housing including formal 
informal, traditional and other at around 10.8 
million units as per SAIRR. A BMI report quoting 
Stats SA community survey 2008, suggests that in 
fact there are 13.1 dwelling units in South Africa.  

 

According to this report, the 13.1 million dwelling 
units in South Africa have an estimated value of 
R3.72 trillion (land excluded). This estimate is 
derived based on a number of average ratios from 
the series Buildings Completed (Stats SA) as well as 
judgments related to the relative values of 
equivalent type and size of houses owned or 
occupied by the various race groups. The same 
report shows that the total value of residential 
property occupied/owned by South Africans of all 
race groups (i.e. formal residential) is estimated at 
some R2.5 trillion at 2008 values (land excluded).  

Using an average unit size of 125m2 (within the 17 
year range given by BMI) but an average size of 
36m2 for social housing (as quoted by City of 
Johannesburg) gives a total area of around 790 
million m2. This is converted to value at an average 
of R3,800/m2 resulting in a total of around R3 
trillion. 

Alternatively, assuming that formal housing is now 
around 4 million units presently at an average price 
of R600k (a low to fair estimate) = R2.4 trillion; and 
informal at around 4 million at an average price of 
say R100k = R400bn implies a residential market in 
the order of R3 trillion and can be considered 
against any other estimates obtained or calculated. 
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South African  
property sector 

R4.9 trillion 

Public 
R570 billion 

National R188 billion 

Provincial R342 billion 

Local R37 billion 

SOE R6 billion 

The majority of public sector assets fall under the National Department of 
Public Works as the national custodian of public property, whether at a 
national, provincial or local level, or as part of a State Owned Enterprise 
(SOE). It should be noted that there are reported shortcomings in the real 
estate asset register information which have been re-iterated by the Auditor 
General, accordingly this research represents a first attempt to quantify the 
totals pending the availability of other prospects. According to the National 
Department of Public Works (2010), the total extent of the national property 
portfolio is 37.4 million m2, which is converted to value at a rate of R5,021/m2 
(source: IPD Digest) resulting in a total of R188 billion. 

According to BMI (2007), the total size of the public sector portfolio is 115 
million m2. The provincial allocation was calculated as the balance after 
estimating the national, local and SOE components, leaving 68.2 million m2. 
This is converted to value at a rate of R5,021/m2 (source: IPD Digest) resulting 
in a total of R342 billion. 

The value of local government property assets (excluding infrastructure) were 
drawn from annual reports for the following municipalities: City of 
Johannesburg, City of Cape Town, Ethekwini, Tshwane, Ekurhuleni and 
Buffalo City. To this was added an estimate of the remaining municipalities.  
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The value of property held by State Owned Enterprises must be added to the 
public sector total. To this end estimates were obtained from various annual 
reports, totalling 2 million m2 in size and R6 billion in value. 
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South African  
property sector 

R4.9 trillion 

Zoned urban land 
R520 billion 

From the report presented to the Minister of 
Agriculture and Land Affairs (2007) on foreign land 
ownership in SA, of the nearly 122 million hectares 
of land in SA, the following estimates are provided: 
Industrial / Commercial 274,549Ha (2.75 trillion 
m²) or 0.2%; Urban Residential 1,299,784Ha (13 
trillion m²) or 1.1%. Residential properties can be 
divided into three distinctive market categories, viz. 
low (below 80m2), middle (between 80m2 and 
440m2 or with a value below R2 million) and 
high/luxury (bigger than 440m2 or with a value 
more than R2 million).  

In terms of land use, most of South Africa is under 
natural pasture (73.2%), approximately 12% is 
arable productive agricultural land, and about the 
same proportion is allocated to nature 
conservation while only about 1% of the land is 
currently used for urban and residential purposes. 
An alternative breakdown offered is state land 
(excluding local authorities) = 20.4%, Trust land = 
3.4% and Private = 76.2%.  

The report also makes reference to corporate 
ownership across the four main land uses and by 
value, head count and size; to this end in terms of 

urban residential freehold corporates are deemed 
to own 63.6% by value, 4.67% by head count and 
4.13% by size; in terms of sectional title the ratios 
are 37.97%, 16.26% and 75.93% respectively. 

In a report on land-use for South Africa in 
1994/1995 based on data obtained from the 
National Land-Cover Project at the CSIR Satellite 
Application centre: They show that the major land-
use for South Africa in 1994/1995 was natural 
vegetation (94,999,306Ha or 77.9%), followed by 
agricultural land – cultivated (14,753,264Ha or 
12.1%), nature reserve and conservation 
(5,539,320Ha or 4.5%), other land (2,459,611Ha or 
2.1%), forest land (1,761,649Ha or 1.4%) and land 
underlying buildings and structures (1,378,952Ha 
or 1.1%). 

The value of zoned land was calculated as the total 
of building areas (approximately 1 billion m2 as the 
sum of residential, non-residential and public 
buildings), then applying acceptable rates of a land 
cost ratio of 15% and a rate per square metre of 
R3,500/m2 to provide a total value of 
approximately R520 billion. 
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Conclusion 
This report reflects the initial findings and workings of a 
larger research project, and most importantly therefore 
represents the start of an on-going process. The information 
has now effectively been arranged into an organogram-type 
structure with due cognisance of important issues and 
assumptions to form a baseline survey. 

This report is presented to the industry as a working 
document and we encourage participation and 
collaboration to not only strengthen the data contained 
within but also to develop future updates. 

We therefore welcome contributions from market leaders 
within each of the segments included in this report, so that 
the data and accuracy of the report can be enriched. 
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Glossary & Acronyms 
 

AL+HDC Affordable Land & Housing Data Centre 

BMI BMI Building Research Strategy Consulting Unit 

CBD Central Business District 

CIPC Companies and Intellectual Property Commission 

CSIR Council for Scientific and Industrial Research 

DPW Department of Public Works 

GDP Gross Domestic Product 

IPD Investment Property Databank 

JSE Johannesburg Stock Exchange 

OMP Old Mutual Property 

SACSC South African Council of Shopping Centres 

SAIRR South African Institute of Race Relations 

SAPOA South African Property Owners Association 

SSA Statistics South Africa 

SOE State Owned Enterprise 

TRPM Township Residential Property Market 
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