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Ekurhuleni outperforms

Key takeaways
• All three of Gauteng’s major metros continue to show low single-digit house price 

growth. 

• Ekurhuleni, which has a higher concentration of middle-priced properties, has 
outperformed the other Gauteng metros over the last few quarters.

• Price growth in the higher-priced sub-regions remains weak, as market conditions 
continue to favour buyers.   

• However, pressure is now spilling over to some of the more affordable areas, such 
as Soweto in Johannesburg and Mabopane/Soshanguve in Tshwane.

• While Tshwane is the worst performer in terms of price growth, market activity 
indicators remain relatively intact, with healthy levels of first-time buyer 
participation and the average length of time it takes to sell a property.

Softening prices in Gauteng’s major metros 
Using deeds data, we compiled a set of house price indices for the main sub-
regions in Gauteng’s major metros. The 2Q19 data showed that all three of 
the province’s major metros, namely Johannesburg, Tshwane and Ekurhuleni, 
continue to show low single-digit house price growth. While the disaggregation 
of the data by sub-regions in each of the metros gives a mixed picture, a common 
theme appears to be a price decline in the affluent regions. The latest data shows 
this pressure to be spilling over to the lower-priced areas as well, particularly in 
Johannesburg and Pretoria. 

The City of Johannesburg averaged 2.6% y/y in 2Q19, below the 2.9% in the 
previous quarter. Data shows house price growth to be softening more among 
the “affluent” sub-regions, with northern regions such as Sandton and Randburg 
experiencing a price decline of 1.4% and 0.3% in 2Q19 respectively, their worst 
performance in a decade. Likewise, southern sub-regions, which include suburbs 
such as Glenvista, Mondeo and Winchester, have also drifted lower in the last two 
years, averaging 1.5% y/y in 2Q19, from 2.2% in the previous quarter. Nevertheless, 
these sub-regions appear to be doing relatively better than their similarly priced 
northern counterparts. More positively, traditional Johannesburg suburbs, which 
include the CBD, Rosebank, Houghton, etc., appear to be holding up relatively well, 
registering 6.3% in 2Q19 up from 5.5% in the previous quarter. In contrast, Soweto 
has come off from double-digit growth just a year ago (12.9% y/y in 2Q18), to a 
meagre 1.1% in 2Q19, suggesting that economic pressures are starting to affect 
those markets as well. However, the Lenasia/Orange Farm area, which has similarly 
priced properties, has remained relatively buoyant, ticking up to 8.2% y/y in 2Q19, 
from 7.5% in 1Q19.
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Figure 1: Gauteng metros HPI – 2Q19

Source: FNB Economics

Figure 2: City of JHB sub-regions – 2Q19
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Figure 3: City of Tshwane sub-regions – 2Q19

Source: FNB Economics
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In Tshwane average house prices ticked up slightly to 1.5% y/y in 2Q19, from 
1.45% in the previous quarter. Like the City of Johannesburg, higher-priced 
areas such as Pretoria East and Centurion remain under pressure, averaging 
-0.2% and 1.2% y/y in 2Q19 respectively. The southern parts of Pretoria East, 
such as Waterkloof, Groenkloof, Monument Park, etc., have been particularly 
hard hit, with prices declining by as much as 8.1% y/y in 2Q19. The central parts 
of Pretoria appear to be enjoying healthy house price growth. In contrast, the 
Mabopane/Soshanguve areas have come under pressure of late, coming off 
from 13.4% y/y in 2Q18 to -1.7% in 2Q19.  

Ekurhuleni, which has more middle-priced properties by Gauteng standards, 
appears to be holding up relatively better, with average house price growth of 
4.3% y/y in 2Q19, up from 3.9% in 1Q19. While there are no clear patterns, it 
is worth noting that some of the higher-priced sub-regions in the metro, such 
as Olifantsfontein, Kempton Park and Edenvale, are holding up relatively better 
than similarly priced properties in Johannesburg and Pretoria. 

Survey data shows a relatively stronger market in 
Pretoria
The FNB Estate Agents Survey results show that while market activity has 
generally drifted lower in the last few quarters, Pretoria regions are holding up 
relatively better than their Johannesburg counterparts. 

This is supported by the shorter time a property remains on the market. The 
survey shows that it takes a relatively healthy 11 weeks and 4 days to sell a 
property in Pretoria, versus 14 weeks and 4 days in Johannesburg. 

This is also substantiated by the lesser extent to which sellers in Pretoria must 
drop their initial asking price to strike a deal. Sellers in Pretoria dropped their 
prices by an average of 6% in 2Q19, down from 8% in 1Q19. Discounting is 
estimated to be much higher in Johannesburg, at 11% in 2Q19, which is up 
from 10% in the previous quarter. 

Outlook
Looking ahead, housing market trends will remain heavily dependent on 
developments in the broader economy. Although lower borrowing costs should 
provide some underlying support in the near term, the weak labour market is likely 
to continue to exert a drag on sentiment and activity.

Figure 4: Ekurhuleni sub-regions – 2Q19
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Figure 5: Time on market by region – 2Q19

Source: FNB Estate Agents Survey

Figure 6: First-time buyers  –  JHB vs Tshwane

Source: FNB Estate Agents Survey

The information in this publication is derived from sources which are regarded as accurate and reliable, is of a general nature only, does not constitute advice and may not be applicable to all circumstances. 
Detailed advice should be obtained in individual cases. No responsibility for any error, omission or loss sustained by any person acting or refraining from acting as a result of this publication is accepted by 
Firstrand Group Limited and/or the authors of the material.

 A division of FirstRand Bank Limited. An Authorised Financial Services provider. Reg No 1929/001225/06.

11.4
13.1
13.5

14.1
14.4

16.1

0 5 10 15 20

Tshwane
Mandela Bay

Cape Town
Average

Joburg
Ethekwini

Weeks, days

2
10
18
26
34

2Q06 3Q09 4Q12 1Q16 2Q19

% 

Johannesburg Tshwane


