
KZN’S KEY CHALLENGE - TO IMPROVE ITS SKILLS RETENTION AND ATTRACTION 

Retention of skills by KZN is not too bad by all 9 provinces’ standards, but it falls short on the 

attraction of skills from elsewhere, if its ability to attract repeat home buyers from other 

provinces is an indication.        

           10 May 2016 

Given that many people vote with their feet, studying migration patterns between regions in South Africa can 
provide a good indication of household perceptions towards regions, perceptions of economic opportunity, lifestyle 
or other factors. Deeds Office data offers us the opportunity to gain an indication of a region’s attractiveness by 
trying to quantify the migration of repeat property buyers between regions, in this case between provinces.  

For this purpose, we identify all purchases by individuals (“natural persons”) where there is a corresponding sale by 
the same individual within 6 months either side of the purchase. The bulk of these “repeat buying” transactions are 
within the same province, but a portion of these purchases, 12.9% in 2015, were in a province other than where the 
corresponding sale took place. This figure represents our estimate of the year’s inter-provincial re-location rate or, 
alternatively put, the “repeat buyer semi-gration” rate. It isn’t an exact science, as some holiday property buying 
may “slip through””, while aspirant 1st time buyers who have re-located do not get included into this figure. 
Nevertheless, we believe it to be a good indicator of a large portion of “semi-gration” flows.  

The inter-provincial repeat buyer migration 
picture shows 2015 to have been another year of 
increase in the rate of inter-provincial repeat 
buyer migration. From 11.1% of total repeat 
property buying being estimated to be inter-
provincial repeat buying in 2011, the estimate 
rose to 12.9% in 2015. This is now significantly 
higher than the 6.4% lows reached around 2008/9 
just after the recession. 

This rise since 2011 is the lagged response to the 
economic growth recovery that started back in 
2009, and still continued to 2015 despite 4 years 
of slowing economic growth since 2012, such are 
the leads and lags. 

Improved economic growth increases the level of 
employment and economic opportunity, in turn raising the mobility of labour, which drives a greater level of inter-
regional migration. While economic growth has already been slowing for a while, that heightened mobility lingers for 
some time after. 
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KZN doesn’t fare too badly in terms of retaining repeat home buyers 

When examining the level of repeat home buyers 
leaving each province, KZN does not fare too badly 
in terms of retention of members of this repeat 
buyer group. Of the province’s total repeat home 
buyers, in 2015 only 12.2% were estimated to 
have departed from the province, with their 
repeat purchase being in one of the other 8 
provinces. We say “only 12.2%”, because this is a 
relatively low percentage of estimated departees 
compared with the “smaller” economic regions. 
The “small 5” provinces, by comparison are all 
upward of 25% of repeat buyers buying 
elsewhere, with the most extreme estimate being 
Mpumalanga, where 31.9% of repeat home 
buyers from that province are estimated to have 

bought property in a different province in 2015. It is far lower than these smaller economic provinces, we believe, 
because it possesses a major city in Ethekwini (Durban-Pinetown), which provides superior economic opportunity to 
those smaller regions in an ever-urbanising country. 

Nevertheless, KZN did still have a higher level of repeat buyer departees than did the 2 major economic 
“powerhouses”, those being Gauteng (10.6% “outward migration”) and the Western Cape ((7.3% “outward 
migration”).  

Our FNB Estate Agent Survey, which only surveys 
the 6 major metro regions, also places the 
estimated KZN percentage of sellers “selling in 
order to relocate to another region” a little higher 
than the 2 Gauteng metros or Cape Town. 
Whereas Ethekwini’s selling in order to relocate to 
elsewhere in South Africa is estimated at 12% of 
total home selling, on par with Mandela Bay, 
Tshwane is slightly less at 12%, Joburg 10%, and 
Cape Town a lowly 5%. 

 

 

 

We then ask, in our agent survey, a fairly open-
ended question as to “why sellers are relocating”, 
where agents can give more than key 1 reason. In 
Ethekwini’s case, as is the case for the coastal 
metros in general, a very high percentage of 
agents (83.3%)cite relocation for work purposes as 
the key reason. This is far higher than Joburg’s 
51.8% 

 

 

 

However, it is perhaps less on the retention side and more on the “attraction” side that KZN is challenged. Although 
the province’s percentage of repeat buyers leaving the province is not overly high, one has to consider the net flow 
of repeat buyers, i.e. those departing versus those arriving. Here, we observe KZN as having a net outward migration 
of repeat buyers to other provinces, to the tune of -2% of total repeat buying in KZN in 2015.  

31.9%

31.0%

29.2%

29.2%

28.2%

14.7%

12.2%

10.6%

7.3%

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0% 35.0%

MPUMALANGA

FREESTATE

LIMPOPO

NORTHERNCAPE

NORTHWEST

EASTERNCAPE

KWAZULUNATAL

GAUTENG

WESTERNCAPE

2015
Outflow of Repeat Individual Buyers
- Expressed as a percentage of total repeat buying

2015 Outflow of Repeat Buyers - expressed as a percentage of total repeat buying

10%

11%

10%

12%

5%

13%

13%

13%

9%

0% 5% 10% 15%

South Africa

Namibia

Joburg

Tshwane

Cape Town

Mandela Bay

Ethekwini

Windhoek

Swakopmund/Walvis Bay

Sellers Selling in order to Re-Locate to 
another Region - % of Total Selling

67.90%

88.90%
83.30% 83.30%

85.70%

51.80%

20%

40%

60%

80%

100%

South Africa Nelson mandela 
Bay

Cape Town Ethekwini Tshwane Johannesburg

The Prominance of Work Related Relocation Selling

Work Related Relocation - Percentage of Agents citing Work-related relocation as the reason 
sellers are selling



This percentage is not out of line with Gauteng’s net outward migration of -3.5% of total repeat buying in that 
province, and indeed this should be of concern to Gauteng too, with both Gauteng and KZN seemingly being 
outcompeted in the “skills race” by the Western Cape. 

However, we believe that Gauteng may not yet be in too bad a position. Although we have no hard proof, we do 
suspect that Gauteng benefits from a relatively strong inflow of young skilled people, starting out in their careers 
and lured to what is still by far the country’s biggest and most diversified economy. These would often be aspirant 1st 
time buyers, and as such do not show up in our repeat buyer study. 

In addition, especially Gauteng may lose significantly less skills than what its repeat buyer outflow estimate suggests. 
We say this because our estate agent survey points towards a significantly lower estimate of sellers relocating away 
from Joburg for work reasons, with the retirement  relocation motive far more prominent in that region’s case. This 
suggests that many outbound repeat buyers from Gauteng do not reflect a loss of productive labour. Furthermore, a 
significant portion of Gauteng’s departees relocates to North West Province, often merely to the Hartbeespoort Dam 
commuter belt, but remain active in the Gauteng economy. 

The City of Cape Town and surrounding areas has the benefit of a perceived high quality lifestyle compared to many 
other of SA’s cities, and it is this combination of good economic opportunity along with lifestyle that appears to be 
proving to be the winning recipe in attracting both wealth and skills to the province in relatively abundant quantities. 

So we believe that KZN is in a big “skills war” with the other 2 major provinces, i.e. Gauteng and the Western Cape. 
Whilst Gauteng has long since attracted skilled labour from the major coastal regions, the competition from the 
Western Cape appear to be far more recent. That poses a key challenge to KZN, because the Western Cape is both a 
place of very good economic opportunity as well as competing head on with KZN as a “lifestyle province”, something 
Gauteng has never really done (having only competed economically). 

We can perhaps deduce something about who the key regional competition for skills is by examining the major 
destinations of repeat buyers believed to be departing from each of the big 4 provinces. Indeed, while 46% of KZN’s 
repeat buyer departees were estimated to be headed for Gauteng, a very significant 31.2% were headed in the 
Western Cape’s direction. That alone says little, as we have to look at the reverse too. Here we see that of the 
Western Cape’s departees, 46.5% were estimated to have relocated to Gauteng in 2015, versus a very low 10.12% 
moving to KZN. More telling though is arguably viewing the departures of the 2 “neutral” major provinces. The 
Eastern Cape, sandwiched in between KZN and the Western Cape, and with great coastal lifestyle opportunities 
itself, is possibly telling. Of that province’s repeat buyer departures in 2015, 62.9% relocated to the Western Cape, 
while only 7.47% went in the KZN direction. 
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From Gauteng, too, a greater 41.47% were estimated to have relocated to the Western Cape, versus a lesser 17.89% 
to KZN. 

 

The inter-regional battle for South Africa’s scarce skills is on. While skills are ultimately what drives a modern 
economy, it is economic performance that is one of the key drivers of skills attraction and retention to a region….a 
chicken and egg situation 

At present, it would seem that KZN has stiff competition from that other major coastal province, the Western Cape. 
The challenge? To grow the economic opportunity, but not to neglect the physical environment which contributes 
greatly to a region’s attractiveness as a “lifestyle” region. While most people relocate for work, lifestyle can be a 
major attraction, especially for retirees who can still benefit an economy by bringing with them significant 
purchasing power. 

KZN certainly has lifestyle attractions. But 
economically it lags the Major 2 provinces. On an 
economic growth basis, the province has more or 
less matched the growth rates of the2 major 
provincial economies averaging 3.3% growth per 
annum from 2005 to 2014, according to 
IHSGlobalinsight estimates (Gauteng was also 3.3% 
and Western Cape 3.4% by comparison . 
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However, KZN comes off a far lower base in terms 
of its level of economic development economic 
development, being the 3rd poorest province on a 
per capita income basis, averaging R39,069 per 
capital income in 2014 compared to Gauteng’s 
R72,418. 

Therefore, in terms of economic opportunity, KZN 
lags Gauteng and the Western Cape considerably. 
This contributes to its net outflow of repeat home 
buyers, which we believe represents something of 
a proxy for skilled labour flows. 

In order that the province achieves its 
development needs, crucial is finding a solution to 

reversing this apparent net outflow of skills and purchasing power, for which we believe that the estimated net 
outflow of repeat home buyers represents something of a proxy. 

Data source for Provincial GDP and Per Capita Income: IHSGlobalinsight 

Boosting economic growth and per capita income in the province, in turn, would be the solution to making its 
housing market more affordable. Perhaps ironically, at present, it is the 2 poorer provinces of the “Big 4”, namely the 
Eastern Cape and KZN, that have the less affordable housing markets of the Big 4. This is not because they are the 
most expensive in terms of house prices. They are not. It is because of their significantly lower per capita and per 
household incomes. 

Examining average house prices by province, using 
FNB’s estimates, we see KZN at R1.017 million 
being only marginally lower than Gauteng’s R1.032 
million, but more significanty lower than the 
Western Cape’s R1.353 million 

 

 

 

 

 

 

 

However, when compiling Home Affordability 
Ratios, which are a ratio of Average House 
Price/Per Household Income, we see Gauteng to 
be the most affordable market with a ratio of 4.38, 
followed closely by the Western Cape with 5.14, 
but with a noticeable gap between these 2 and 
KZN’s 6.13 ratio and the Eastern Cape’s 6.40 ratio. 

Housing affordability, therefore, has much to do 
with economic performance and income, not just 
about house price levels or building costs. 

 

 

 

How does a province devise a strategy for economic growth? There are many facets to it, but one of them is doing 
the right things to attract and retain skills and higher income purchasing power. That doesn’t mean planning 
cities/regions solely around the needs of the wealthy. If the poor aren’t taken care of everyone ultimately pays the 
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price. But it is about a balanced approach to urban and regional development, always remembering that skilled 
labour is the segment in the labour force that is in short supply, that skilled labour is key in leading economic growth 
and job creation. And skilled labour often looks for more than just employment, with lifestyle a stronger 
consideration in this society as time goes by.  

The winning recipe thus appears to be the “economic opportunity-lifestyle” mix.  
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