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Although still the most popular “semi-grant” repeat
home buyer destination, the less affordable and
drought-ravaged Western Cape has lost some of its
appeal to these “migrants”
The latest 2017 FNB Inter-provincial Repeat Buyer Migration study still puts
the Western Cape as the most popular repeat buyer destination. However,
its popularity appears to have dwindled somewhat, and the pace of net
migration into the province slowed noticeably in 2017.
We had anticipated this slowdown, on the back of residential property
affordability in the region having deteriorated markedly after a strong
housing market run in that region in recent years. In addition, the region’s
severe drought conditions may also be starting to dampen sentiment of
aspirant “semi-grants” towards the region.

KEY POINTS
• The inter-provincial repeat buyer migration picture shows 2017 to have
been another year of increase in the rate of inter-provincial migration relative
to total repeat home buying. From 15.9% of total repeat property buying
being estimated to be inter-provincial repeat buyer migration in 2016, the
estimate rose to 16.2% in 2017. This is now significantly higher than the 6.2%
lows reached around 2009/10 just after the last recession.
• the Western Cape had the strongest net inward migration (inward
migrating of repeat buyers minus outbound ones) rate of repeat buyers from
other provinces, of all 9 provinces, but also saw the most significant
weakening in its net inflow rate in 2017.
• The Net Inflow of Repeat Property Buyers to the Western Cape was
estimated at +8.4% of total repeat home buyers in that province, still strong
but well down from the +13.7% estimate for 2016, the net result of a higher
departure rate in 2017 along with a lower arrival rate.
• Gauteng, on the other hand, had the most significant improvement off the
lowest base, improving (diminishing) its net outflow of repeat home buyers
from -6.9% of its total repeat buyers in 2016 to a lesser -3.4% in 2017.
• We believe that 2018 could see more improvement for Gauteng, and
weakening in the Western Cape, the latter province being hampered by
significantly worse home affordability along with a severe drought. Gauteng
of late experiences a relatively affordable housing market, which drives very
strong 1st time buying and also, perhaps, persuades a greater number of
aspirant “semi-grants” to the Western Cape region to stay where they are.
• These latest repeat buyer migration figures contribute further to our
belief that the Western Cape housing market could underperform in 2018.

EXECUTIVE SUMMARY
While much inter-provincial repeat home buyer migration is driven by economic opportunity, we believe that it has
increasingly been due to a greater search for “quality of life” or “lifestyle” by the country’s higher income people.
This includes a significant number of working people who have the financial and increasingly the technological
means to work remotely from their place of employment, or away from their business or their client base, and
relocate across the country in search of greater quality of life.
It also includes a very significant number of retiring people, especially from the great Metros of Gauteng, searching
for a “quieter” coastal or rural life, either in a coastal city or in a smaller town, coastal or inland.
Great technological advancements, along with the emergence of low cost airlines making transport increasingly
affordable for higher income individuals, may have been key in promoting a significant portion of repeat home
buyer migration between provinces.
The Western Cape Province has over the past decade or so been benefiting from this search for quality of life,
having managed to successfully brand itself as a great “lifestyle” province, in addition to being one which has been
relatively well run at provincial government level, as well as at local government level in may districts, including
most notably the City of Cape Town Metro. The natural environment of the region has also helped to promote its
attractiveness as a “semi-gration” destination.
In 2017, the Western Cape maintained its competitive advantage in terms of attracting and retaining repeat home
buyers, repeat home buyers being important because they represent a significant portion of the country’s skilled
labour force along with higher income retirees. This competitive advantage is seen the fact that, according to this
study, that province had the strongest net inward migration (inward migrating repeat buyers minus outbound ones)
rate of repeat buyers from other provinces, of all 9 provinces. However, also clear from the 2017 numbers was that
the Western Cape saw a very significant weakening in this net inflow rate in 2017. The Net Inflow of Repeat Property
Buyers to the Western Cape was estimated at +8.4% of total repeat home buyers in that province, still strong but
well down from the +13.7% estimate for 2016, the net result of a higher departure rate in 2017 along with a lower
arrival rate.
The Eastern Cape’s net inflow rate also declined from +1.7% in 2016 to +0.8% in 2017.
However, 2 of the Big 4 provinces saw improvements in their net outflow rates, KZN from -3.3% of total repeat
buying in 2016 to -2.5% in 2017. Gauteng had the most significant improvement off the lowest base, improving its
net outflow of repeat home buyers from -6.9% of its total repeat buyers in 2016 to a lesser -3.4% in 2017.
We believe that 2018 will see more improvement for Gauteng, and weakening in the net inflow into Western Cape,
the latter province being hampered by significantly worse home affordability along with a severe drought. Gauteng
of late experiences a relatively affordable housing market, driving very strong recent 1st time buying and, perhaps,
beginning to persuade a greater number of aspirant “semi-grants” especially to the Western Cape region to stay
where they are at least for the time being.
These latest movements in repeat buyer migration figures contribute in part to our belief that the Western Cape
housing market could underperform in 2018, while Gauteng could be heading into a significantly stronger property
period, and may yet become the outperforming major region.
Finally, we examine the most popular destinations for each province’s repeat buyer “semi-grant” populations. For
Gauteng, the Western Cape is the most popular destination for its “semi-grants”, with 52.96% of its outbound
repeat home buyers heading for that province in 2017. Of the Big 4 provinces, the other one whose “semi-grants”
overwhelmingly favour the Western Cape are those from the Eastern Cape, with 47.44% of that province’s
outbound repeat home buyers heading for the Western Cape. KZN, however, saw 47.97% of its outbound repeat
buyers heading for Gauteng in 2017, making Gauteng still their most popular destination, followed by 35.16% of its
outbound repeat buyers heading for the Western Cape. For outbound repeat home buyers from the Western Cape,
Gauteng remains the most popular destination, with 65.93% of this group headed there in 2017, followed by 12.97%
headed to the Eastern Cape

2017 REPEAT BUYER INTER-PROVINCIAL MIGRATION STUDY FINDINGS
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 how well a region is run perhaps. 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. Repeat home buyers are those who sell a property and buy another one within a
reasonably close time period to each other.
A BRIEF DESCRIPTION OF THE METHODOLOGY.
For the purpose of this study, we identify all purchases by individuals (“natural persons”) where there is a
corresponding sale by the same individual within a period 6 months prior to their purchase (some who relocate
may purchase a new home in advance of the sale of their old one), to up to 18 months after that purchase (an
adjustment from prior studies where we took a shorter period of only up to 6 months subsequent to the purchase).
The bulk of these “repeat buying” transactions are within the same province, but a portion of these purchases,
16.2% in 2017, were in a province other than the one 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 semigration” 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 within the formal housing market.
THE NATIONAL INTER-PROVINCIAL REPEAT HOME BUYER MIGRATION PICTURE
The inter-provincial repeat buyer migration picture shows 2017 to have been another year of increase in the rate
of inter-provincial migration relative to overall repeat home buying. From 15.9% of total repeat property buying
being estimated to be inter-provincial repeat buying in 2016, the estimate rose to 16.2% in 2017. This is now
significantly higher than the 6.2% lows reached around 2009/10 just after the last recession.
For a time, following the 2008/9 recession, we
believe the rising trend from 2011 was largely
the lagged response to a return to positive
economic growth after the 2008/9 recession.
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.
However, from 2012 onward economic growth
stagnated once more, and while that heightened
mobility can linger for some time after a good
growth period, we don’t believe that this
ongoing rise in the inter-provincial migration
percentage could solely be due to the lagged
impact of that post-2009 economic recovery.
Rather, we believe that it has also been very much due to a greater search for “quality of life” or “lifestyle” by the
country’s higher income people. This includes a significant number of working people who have the financial and
increasingly the technological means to work remotely from their place of employment, or away from their business
or their client base, and relocate across the country in search of greater quality of life.
It also includes a very significant number of retiring people, especially from the great Metros of Gauteng, searching
for a “quieter” coastal or rural life, either in a coastal city or in a smaller town, coastal or inland.

THE WESTERN CAPE REMAINED THE MOST POPULAR REPEAT BUYER DESTINATION IN 2017, BUT HAD
DIMINISHED SIGNIFICANTLY IN POPULARITY COMPARED WITH 2016
Great technological advancements, along with the emergence of low cost airlines making transport increasingly
affordable for higher income individuals, may have been key in promoting this heightened migration level between
provinces.
The Western Cape Province has over the past decade or so been benefiting from this search for quality of life,
having managed to successfully brand itself as a great “lifestyle” province, in addition to being one which has been
relatively well run at provincial government level, as well as at local government level in may districts, including
most notably the City of Cape Town Metro. The natural environment of the region has also helped to promote its
attractiveness as a “semi-gration” destination.
At the same time, the region has become a Services-dominant economic powerhouse, thus offering very significant
employment and business opportunities for “semi-grants”.
In addition to a very strong inflow of repeat home buyers from other provinces in search of this much-vaunted
lifestyle, the popularity of the Western Cape has also been seen in that it has for some years had the lowest
percentage of repeat home buyers leaving the province, of any of the 9 provinces.
However, while our latest 2017 Inter-provincial Repeat Buyer Migration study still puts the Western Cape as the
most popular repeat buyer destination, its popularity appears to have dwindled somewhat, and the pace of net
migration into the province slowed noticeably in 2017.
We had anticipated this slowdown, on the back of residential property affordability in the region having
deteriorated markedly after a strong housing market run in recent years, while the region’s severe drought
conditions may also be starting to dampen sentiment of aspirant “semi-grants” towards the region.
THE INTER-PROVINCIAL REPEAT BUYER MIGRATION ESTIMATES
The Western Cape maintains its competitive advantage in terms of attracting and retaining repeat home buyers,
which represents a significant portion of the country’s skilled labour force along with higher income retirees.
This competitive advantage is seen firstly in the
province having the lowest percentage of repeat
buyers leaving the province, i.e. 11.6% of total
repeat buying in the province.
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These relatively low rates of departure from the
3 major economic regions are reflective of the
importance of economic opportunity as
“attractors and retainers” of skilled labour.

The smaller economic regions have extremely high rates of repeat buyer departure, Northern Cape estimated to
be the highest, losing 40.6% of its repeat buyers, Limpopo 40%, Mpumalanga 38.2%, and Free State 27.1%, which
ties in with South Africa’s strong long term urbanization theme.

Of the Big 4 Economic Provinces (Gauteng, KZN, Western Cape and Eastern Cape), 2 experienced lower repeat home
buyer departure rates last year, namely Gauteng
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Buyers
repeat buyers in the province in 2016, the
20.0%
- expressed as a percentage of the province's total repeat buying
Eastern Cape’s repeat home buyer departure
18.0%
17.2%
rate slowed to 17.2% in 2017. Gauteng’s
16.0%
15.1%
14.9%
14.0%
percentage also slowed slightly, from 15.6% in
12.0%
2016 to 14.9% in 2017. KZN’s departure rate
11.6%
10.0%
almost “treaded water” in 2017, rising only
8.0%
slightly from 15% in 2016 to 15.1% in 2017.
6.0%
4.0%
2.0%
0.0%
1999

2001

2003

WESTERNCAPE

2005

2007

GAUTENG

2009

2011

2013

KWAZULUNATAL

2015

2017

EASTERNCAPE

Major Provinces Gross Inflow of Repeat Home
Buyers
25.0%

- expressed as a percentage of the province's total repeat buying

20.0%

19.0%
17.9%

15.0%
13.0%
12.1%

10.0%
5.0%
0.0%
1999

2001

2003

WESTERNCAPE

2005

2007

GAUTENG

2009

2011

2013

KWAZULUNATAL

2015

2017

EASTERNCAPE

However, the Western Cape’s repeat buyer
departure rate, although still well below the
other provinces, rose more noticeably from
10.1% in 2016 to 11.6% last year.

Also noticeable was the Western Cape having
the most significant decline in the estimated
level of repeat home buyers inbound from other
provinces, expressed as a percentage of the
province’s total repeat buyer numbers, of the
Big 4 provinces.
At 19% of total repeat buyers in 2017, the
Western Cape still had the highest inflow rate of
repeat home buyers from other provinces, of
the Big 4 provinces, but this had declined from
22.4% in 2016.
The Eastern Cape also saw a decline in its repeat
buyer inflow percentage, from 20.1% in 2016 to
17.9% in 2017. KZN, by comparison, had a slight

increase from 12.2% in 2016 to 13% in 2017.
But it was Gauteng which, off the lowest base, had the most noticeable increase in its percentage inflow, of the Big
4 provinces, from 9.8% in 2016 to 12.1% in 2017.
All of this translates into the Western Cape having the strongest net inward migration (inward migrating repeat
buyers minus outbound ones) rate of repeat
buyers from other provinces, of all 9 provinces,
Major Provinces Net Inflow of Repeat Home
but nevertheless also having seen a very
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The Net Inflow of Repeat Property Buyers to the
Western Cape was estimated at +8.4% of total
repeat home buyers in that province, still strong
but well down from the +13.7% estimate for
2016, the net result of a higher departure rate in
2017 along with a lower arrival rate.
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The Eastern Cape’s net inflow rate also declined
from +1.7% in 2016 to +0.8% in 2017.
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The other 2 of the Big 4 provinces saw
improvements in their net outflow rates, KZN
from -3.3% of total repeat buying in 2016 to
-2.5% in 2017. Gauteng had the most significant
improvement off the lowest base, improving its
net outflow of repeat home buyers from -6.9%
of its total repeat buyers in 2016 to a lesser
-3.4% in 2017.
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GAUTENG…..2018 “OUTPERFORMER”?
The recent shifts in net repeat buyer migration may be one key indicator of a shift in the relative regional housing
market performances that we have expected for some time.
Our expectation for 2018 has been that Gauteng’s housing market may become the top performing market in 2018,
while the Western Cape, after some recent years of “outperformance”, may now become the “underperformer.
We have expected this major region “swing” due to Western Cape home affordability having deteriorated the most
of any major South African region in recent years, due to its significantly higher average price growth until very
recently.
This affordability deterioration, we believe, is a part contributor to the Western Cape’s strong net inward migration
of repeat home buyers having slowed in 2017, drought conditions being the other potential key contributor. We
anticipate further slowing in this net inflow in the near term, and renewed improvement will probably depend
highly on drought conditions being alleviated at some point, hopefully in the 2018 winter rain period.
Gauteng, by comparison, has had very little house price growth in recent years, leading to improved home
affordability in terms of Average House Price/Per Household Income Ratio, superior affordability which is arguably
visible in the region’s very strong estimates of 1st time home buyer levels (1st time buyers on average more sensitive
to home affordability changes than older repeat buyers), which emanate from the FNB Estate Agent Survey.
In the FNB Estate Agent Survey, estimated 1st
time buying for Tshwane Metro, expressed as a
percentage of total home buying in that region
averaged 31.65% for the final 2 quarters of 2017.
Greater Johannesburg was also a healthy
23.18% in the same period.
At the other end of the scale, however, Cape
Town had slumped to a lowly 8.38% estimate,
and we believe that this reflects a significant
affordability deterioration in homes in Cape
Town, to the extent that aspirant 1st time home
buyers battle far more significantly to enter the
housing market there than in the rest of the
country, especially compared to Gauteng.
We believe that Gauteng normally benefits most from young labour market entrants migrating to that region to
start their careers, while the Western Cape benefits more from the net inflow of older repeat home buyers from

other provinces. We can’t prove the inward migration of young skills to Gauteng with statistics in this study, as this
only relates to repeat home buyers. But our surveys are at least telling us that Gauteng’s 1st time buyer levels have
become very strong of late. This, coupled with an apparent slowing in the net outward migration of repeat home
buyers to other regions, notably the Western Cape, could, we believe, see Gauteng’s housing market outperform
the rest of South Africa in 2018.
To date, what we can say about major regions’
housing market performances is that the FNB
Western Cape House Price Index’s year-on-year
growth rate has already slowed to 4.4% by the
4th quarter of 2014.
On the other hand, KZN, Gauteng and the
Eastern Cape all having showed mild year-onyear growth accelerations, KZN to reach 7.9% in
the 4th quarter of last year, Gauteng still a lowly
2.4%, and Eastern Cape 1.5% after having seen
some deflation earlier last year.
So, while Gauteng is not yet the outperformer,
the Western Cape’s price growth has slowed
considerably from a multi-year high of 11.1% as
at the 1st quarter of 2016.
CONCLUSION
The Western Cape remained the province with the strongest net inward migration of repeat home buyers in 2017.
However, the strength of this net inward migration had weakened considerably from 2016.
On the other hand, Gauteng showed a noticeable improvement (diminishing) in its net outflow of repeat home
buyers off the lowest base, the most noticeable improvement of the Big 4 Provinces.
We believe that 2018 will see more improvement for Gauteng, and weakening in the Western Cape, the latter
province being hampered by significantly worse home affordability along with a severe drought. Gauteng of late
experiences a relatively affordable housing market, driving very strong 1st time buying and, perhaps, beginning to
persuade a greater number of aspirant “semi-grants” to the Western Cape region to stay where they are at least
for the time being.
These latest repeat buyer migration figures contribute further to our belief that the Western Cape housing market
could underperform in 2018, while Gauteng could be heading into a significantly stronger property period, and may
yet become the outperforming major region.
MOST POPULAR DESTINATIONS FOR THE 4 MAJOR PROVINCES’ “SEMI-GRANTS”
For Gauteng, the Western Cape is the most popular destination for its “semi-grants”, with 52.96% of its outbound
repeat home buyers heading for that province in 2017. Of the Big 4 provinces, the other one whose “semi-grants”
overwhelmingly favour the Western Cape are those from the Eastern Cape, with 47.44% of that province’s
outbound repeat home buyers heading for the Western Cape. KZN, however, saw 47.97% of its outbound repeat
buyers heading for Gauteng in 2017, making Gauteng still their most popular destination, followed by 35.16% of its
outbound repeat buyers heading for the Western Cape.
For outbound repeat home buyers from the Western Cape, Gauteng remains the most popular destination, with
65.93% of this group headed there in 2017, followed by 12.97% headed to the Eastern Cape.

MAIN DESTINATIONS OF REPEAT HOME BUYERS WHO DEPART THEIR PROVINCE, BY PROVINCE

