
 

 

 

PROPERTY BAROMETER  

FNB Gauteng Sub-Region House Price Indices 

Major Metro Gauteng residential regions still showing real 

house price decline, with certain higher priced sub-regions 

seemingly the weaker markets. 

Our 4th quarter 2017 Gauteng Metro and Major Council House Price Indices 

continued to mostly show low single-digit rates of growth well-below 

general consumer price inflation, translating into further price decline in real 

terms (when adjusted for consumer price inflation). This ongoing 

affordability improvement has been reflected in solid levels of 1st time home 

buying in Gauteng’s major metros and a reasonable market balance, 

according to the FNB Estate Agent Survey. 

THE BROAD GAUTENG METRO PICTURE 

Using Deeds Office Data, we construct a set of house price indices for key sub-

regions within the province of Gauteng, the aim being to evaluate this regional 

housing market’s performance in more detail. 

We have then rolled up this set of sub-regions into overall house price indices 

for each major metropolitan council region as well as for each district 

municipal region in those areas outside of Gauteng’s 3 metros. 

All 3 of Gauteng’s major metros continue to show low single-digit house price 

growth. 

In the 4th quarter of 2017, the City of Ekurhuleni’s estimated average house 

price growth rate was 3.92% year-on-year, slightly stronger than Tshwane’s 

3.84% and City of Joburg’s 2.71%. 
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REAL HOUSE PRICE PERFORMANCES 

With Gauteng Consumer Price Index (CPI) 

Inflation at 4.7% year-on-year for the 4th quarter 

of 2017, these low nominal house price growth 

rates translate into house price declines in real 

terms (when adjusted for CPI), Tshwane to the 

tune of -0.8% year-on-year, Ekurhuleni -0.8% and 

Joburg -1.9%. 

The 3 Gauteng Metros thus continued their 

broad decade-long correction which started 

around 2008. 

Since the 1st quarter of 2008, Tshwane’s 

cumulative real house price decline has been          

-22.5%, Joburg -24.1% and Ekurhuleni -25.7%. 

A VIEW OF THE CITY OF JOBURG’S MAIN REGIONS 

None of the City of Joburg’s sub-regions have had an extremely strong house price growth performance in the past 

5 years, when one considers for example that certain of Cape Town’s sub-regions inflated by over 100% during this 

period. Since the end of 2012, the lowest income region, i.e. the former “township” region of Diepkloof-Soweto-

Meadowlands-Pimville has shown the strongest cumulative growth of 52.42%, with the Midrand-Diepsloot region 

second-strongest with 26.17% cumulative growth. The highest value region, i.e. “Sandton and Surrounds”, has 

grown the slowest growth off the highest base, i.e. 16.16%. 

 

More recently, the Diepkloof-Soweto-Meadowlands-Pimville region remains the highest estimated house price 

growth region at 13.88% year-on-year in the 4th quarter of 2017. Caution must be exercised when it comes to Repeat 

Sales House Price Indices using deeds data for low income regions, however, because social housing is often initially 

registered at values not related to market value, artificially inflating a repeat sales house price index more than the 

market reality. 

2nd strongest  house price growth was experienced in the 2nd-most affordable sub-region in the 4th quarter of 2017, 

namely Lenasia-Orange Farm-Ennerdale-Lawley, to the tune of 4.5%. 

The highest priced “Sandton and Surrounds” sub-region was the weakest in terms of price growth, turning negative 

to the tune of -0.97%. 



 

 

 

TSHWANE – ALSO HINTING AT SLIGHTLY STRONGER LOWER END MARKETS 

In Tshwane, over the past 5 years, the cumulative performance doesn’t point to a strong pattern of low end vs high 

end outperformance or vice versa. 

Over the past 5 years, cumulative house price growth within Tshwane is estimated to have been the strongest in 

the Winterveldt-Mabopane-Soshanguve-Ga-Rankuwa-Hammanskraal region, to the tune of 59.95%, and this is the 

lowest priced region. However, the same cautions apply here as they do to former “township” regions in 

Johannesburg, i.e. care must be taken with interpretation due to the price distortions created by Government 

subsidized homes that are transferred to their new owners. 

 

  



 

 

In the 4th quarter of 2017, however, the higher end did look weak-ish, with the 2 most expensive regions, i.e. 

Pretoria East and Pretoria South East, recording lowly year-on-year house price growth of 1.81% and a negative         

-1.57% respectively. 

Some of the more affordable “former suburban” regions fared a little better, Pretoria West with 7.99% year-on-

year house price growth, Akasia with 7.02% year-on-year price growth, and Pretoria North with 5.7%. 

 

EKURHULENI SUB-REGION PERFORMANCE 

Ekurhuleni also appears to have experienced greater market strength at the lower end. Some of the strongest 

cumulative house price growth over the past 5 years was seen in the lowest average priced areas, namely Nigel 

with 42.14%, Tokoza-Vosloorus-Katlehong with 37.96%, Springs with 29.97%, and Brakpan with 27.66%. Those 4 

regions are the 4 lowest average house price regions in Ekurhuleni. Olifantsfontein region, a relatively high priced 

region by Ekurhuleni standards, in excess of R800,000 showed very strong growth of 35.91%, but we believe that 

this is in part due to difficulty in eliminating much of the “land-to-building” effect on the repeat sales index, as this 

is a relatively new area with possibly more building activity than others in recent years. 

Other higher end areas with average prices above R800,000 (higher by Ekurhuleni standards) such as Alberton 

(18.32%) and Edenvale (16.45%) had relatively low cumulative house price growth. 

 



 

 

In the 4th quarter of 2017, it remained the lower average price end that seemed to do better, with Nigel (21.3%), 

Tokoza-Vosloorus-Katlehong (6.06%) and Springs (6.05%) being the strongest 3 regions price growth-wise. 

 

CONCLUSION 

At a Major Metro level, all 3 Gauteng Metro residential markets continued to see low single-digit average house 

price inflation, below Gauteng CPI inflation, and thus negative in real terms. This means that Gauteng’s broad 

improving housing affordability trend of the past decade or so continued in the final quarter of 2017. 

There are no strong patterns apparent when viewing the various sub-regions’ house price indices within the major 

metro regions, although we do believe that lower-priced sub-regions still show vague signs of outperforming high 

priced regions. 

In Gauteng’s housing markets there appears to have been a general search for affordability in recent years, with 

solid 1st time buying levels, driving stronger markets at the lower priced end relative to more expensive sub-regions. 

The high priced areas such as the Sandton region of Joburg by comparison may have suffered at the hands of a 

significant outflow of affluent households to high end areas in Cape Town, in what has become a well-documented 

“migration” in recent years. 

The slow price growth in recent years in 

Gauteng, implying significant affordability 

improvements, has arguably been reflected in 

strong rates of 1st time home buying relative to 

other major metro regions, according to the FNB 

Estate Agent Survey. For the final 2 quarters of 

2017, 1st time buying estimated as a percentage 

of total home buying in Johannesburg was 

23.18%, and in Tshwane a massive 31.65%. This 

stands in contrast to Cape Town’s lowly estimate 

of 8.38% after that city’s significant home 

affordability deterioration of recent years. 

 



 

 

The Gauteng major metro regions’ demand and 

supply balances has also remained better 

balanced than certain other metro regions, and 

this is reflected in the containment of the 

average time that homes remain on the market 

before being sold. 

For the final 2 quarters of 2017, the sample of 

agents participating in the survey estimated 

Tshwane’ average time on the market to be the 

shortest, at 13.43 weeks, with Greater Joburg 

slightly longer at 14.71 weeks. This is significantly 

faster than Nelson Mandela Bay’s 21.64 weeks 

and Ethekwini Metro,s 25.5 weeks. Cape Town 

was still at a lowly 14.14 weeks average, but we expect that that city’s poor affordability, along with its severe 

drought impacting negatively on its economy and housing market, will start to lengthen that average time on the 

market. 

We therefore believe there to be a good chance that Gauteng’s underperformance in house price growth in recent 

years may have made it the most realistically priced major region of the country (when thinking house prices 

relative to income levels in the region), which could turn it into a relative outperformer in 2018. 



 

 

HOUSE PRICE GROWTH SUMMARY TABLES 

 

 

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

CITY OF JOHANNESBURG TOTAL 3.33% 2.97% 2.72% 2.71% 235.20% 22.78%

Johannesburg 3.82% 2.85% 1.94% 1.42% 262.18% 20.88%

Johannesburg South 3.72% 3.32% 2.93% 2.75% 255.60% 20.17%

Diepkloof-Soweto-Meadowlands-Pimville 4.90% 6.99% 10.11% 13.88% 884.44% 52.42%

Midrand_Diepsloot 4.41% 3.69% 3.09% 2.43% 223.98% 26.17%

Randburg 3.21% 2.81% 2.23% 1.51% 178.77% 18.18%

Roodepoort 2.15% 2.74% 3.53% 4.25% 190.05% 20.60%

Sandton and Surrounds 1.55% 0.60% -0.25% -0.97% 153.16% 16.16%

Lanasia-Orange Farm-Ennerdale-Lawley 5.67% 4.26% 3.71% 4.52% 379.26% 19.90%

Quarterly year-on-year percentage change

CITY OF JOHANNESBURG SUB-REGIONAL HOUSE PRICE INDICES – AVERAGE GROWTH RATES 



 

 

 

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

CITY OF TSHWANE ROLL UP 4.52% 4.46% 4.21% 3.84% 217.35% 29.11%

Akasia 2.26% 3.62% 5.48% 7.02% 258.37% 27.29%

Bronkhorstspruit-Cullinan-

Rayton-Ekangala-Refilwe
4.32% 4.89% 4.47% 4.40% 278.04% 19.37%

Centurion 4.66% 4.37% 4.24% 4.30% 187.22% 30.54%

Pretoria-Roodeplaat 4.42% 4.32% 3.62% 2.67% 192.18% 24.72%

Winterveldt-Mabopane-

Soshanguve-GaRankuwa-

Hammanskraal-Kudube-

Themba

9.68% 8.13% 7.21% 5.91% 565.52% 59.95%

Pretoria Central 3.64% 4.08% 3.26% 1.76% 331.35% 18.88%

Pretoria East 4.60% 3.73% 2.81% 1.81% 163.25% 25.35%

Pretoria North 3.91% 4.46% 4.93% 5.70% 203.79% 24.58%

Pretoria North East 7.00% 7.96% 6.68% 4.18% 273.94% 29.29%

Pretoria South East 0.20% 0.08% -0.17% -1.37% 190.05% 17.75%

Pretoria West 7.86% 9.11% 9.09% 7.99% 381.50% 36.92%

PRETORIA ROLL UP 5.00% 5.09% 4.33% 2.91% 219.46% 26.20%

Quarterly year-on-year percentage change

CITY OF TSHWANE SUB-REGIONAL HOUSE PRICE INDICES – AVERAGE GROWTH RATES 



 

 

 

 

 

  

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

EKURHULENI 4.02% 3.96% 3.93% 3.92% 274.22% 23.47%

Alberton 2.70% 2.87% 2.89% 2.96% 220.48% 18.32%

Benoni 1.78% 2.18% 3.35% 5.10% 200.52% 17.65%

Boksburg 2.44% 1.77% 1.28% 1.00% 203.46% 16.62%

Brakpan 7.01% 7.51% 6.32% 3.58% 301.92% 27.66%

Edenvale 0.68% 0.59% 0.76% 1.68% 201.98% 16.45%

Germiston 4.71% 4.94% 4.50% 3.79% 248.81% 22.41%

Kempton Park 4.38% 4.06% 3.64% 3.09% 248.33% 21.03%

Nigel 10.67% 12.97% 16.57% 21.30% 472.05% 42.14%

Olifantsfontein 2.14% 0.05% -1.20% -2.18% 989.19% 35.91%

Springs 3.83% 3.90% 4.68% 6.05% 319.25% 29.97%

Tokoza-Voloorus-Katlehong 3.94% 4.30% 5.52% 6.06% 723.38% 37.96%

Quarterly year-on-year percentage change

CITY OF EKURHULENI SUB-REGIONAL HOUSE PRICE INDICES – AVERAGE GROWTH RATES 



 

 

 

 

 

 

 

 

 

 

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

EMFULENI 3.35% 2.96% 4.24% 6.17% 371.85% 24.68%

Evaton-Sebokeng 12.65% 10.49% 11.86% 12.67% 684.50% 68.85%

Vaal-Vanderbijlpark 2.21% 3.97% 9.14% 16.32% 387.65% 32.23%

Vereeniging 2.78% 1.76% -0.09% -2.48% 284.76% 14.80%

Quarterly year-on-year percentage change

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

MOGALE CITY 3.23% 3.25% 2.60% 1.94% 231.36% 24.14%

Krugersdorp-Magaliesburg-Mogale 3.44% 3.29% 2.82% 2.62% 213.72% 22.91%

Randfontein 2.17% 4.63% 6.05% 4.97% 249.58% 19.52%

Quarterly year-on-year percentage change

Q1-2017 Q2-2017 Q3-2017 Q4-2017
Cumulative 15-

year growth

Cumulative 5-

year growth

LESEDI -1.85% -4.63% -5.17% -5.69% 221.30% 8.43%

MERAFONG 3.19% 3.05% 3.38% 3.61% 298.32% 11.46%

MIDVAAL 6.02% 8.96% 10.70% 11.06% 330.79% 38.75%

WESTONARIA 14.75% 11.75% 5.73% -0.87% 453.02% 24.47%

Quarterly year-on-year percentage change


