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CITY OF CAPE TOWN
ISIXEKO SASEKAPA
STAD KAARSTAD

REPORT TO SUBCOUNCIL 10

1. ITEM NUMBER:

2. SUBJECT: GRANTING OF IN-PRINCIPLE APPROVAL FOR THE SALE, BY PUBLIC
COMPETITION OF ERVEN 43830, 43831, 43832 AND 43833 (UNREGISTERED
PORTIONS OF ERF 45085), KHAYELITSHA SITUATED AT PHALA CRESCENT,
KHAYELITSHA

ONDERWERP: TOESTAAN VAN BEGINSELGOEDKEURING VIR DIE VERKOOP DEUR
OPENBARE MEDEDINGING VAN ERF 43830, 43831, 43832 EN 43833 79843
(ONGEREGISTREERDE GEDEELTE VAN ERF 45085), KHAYELITSHA, GELEE IN
PHALASINGEL, KHAYELITSHA

ISIHLOKO: UKUVUNYELWA NGOKOMTHETHO-SISEKO KOKUPHUNYEZWA
KOKUTHENGISWA NGOKOKHUPHISWANO LOLUNTU KWEZIZA-43830, 43831,
43832 NO-43833  (ESINGABHALISWANGA  ESISISQEPHU SESIZA-45085),
EZISEKHAYELITSHA, EPHALA CRESCENT, EKHAYELITSHA

. [LSU: K3790]
3. PURPOSE

The purpose of this report is to inform Subcouncil 10 of the City's intention o
seek in-principle approval from Council for the sale, by public competition of
Erven 43830, 43831, 43832 and 43833, Khayelitsha, measuring approximately 1
333m2 {combined), all érven zoned Generai Industrial 2 (Gl 2) and located off
Phala Crescentin the residential area of Umrhabuio Triangle, Khayelitsha.

4. FOR NOTING BY
Xl Thisreport is for noting by Sub-council 10
The legal provision for this non-delegable authority can be found in Section 14

of the Murnicipal Finance Management Act No, 86 of 2003, and Regulalion 5
of the Municipal Asset Transfer Regulations of 2008.

5. EXECUTIVE SUMMARY

PURPOSE To inform Subcouncit 10 of the City's intention fo seek in-
' principle approval from Council for the sale, by public
competition of Erven 43830, 43831, 43832 and 43833
(unregistered portion of Erf 45085), Khayefitsha, measuring
approximately 1 °333m2 (combined), ofl érven zoned
General Industrial 2 (Gl 2) and located off Phala Crescent
in the residential area-of Umrhabulo Tiangle, Khayelitsha,
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Property description | Erven 43830, 43831, 43832 and 43833, Khayelitsha, Pala

Crescent, Umrhabuio Triangle, {Refer 1o Annexure A

Site Extent 1 333m? (combined total)
Cuirent Zoning General Industrial 2 (Gl 2)
Current Usage Vacant _
Proposed Zoning General Residential 1

Public participation | No Objections
outcome sumrviary

Transport In’reg’raié.d Urban Management has ho objection to the
Development disposal of the subject properties for residential infil

Avthority development,
Comments

WARD NOTICE DATE WARD
COUNCILLOR 20 February 2019 93
Thando Pimpi

DISCUSSION/CONTENTS

BACKGROUND

Erven 43830, 43831, 43832 and 43833 {unregisiered portion of Erf 45085),
Khayelitsha {hereafter the subject properties) are located off Phala crescent

in the residential suburb of Umrhcbulo Triangle in Khayelitsha. The subject

property is zoned General Indusirial 1 and has a combined total area of
approximarely 1 333m2 (refer o Annexure A). The subject property is
surounded by both residential and commercial properties, as well os
undeveloped community and environmental areds. The location s
strategically placed just off Jeff Masemola/Govan Mbeki Road that runs
through most suburbs within the greater Khayelitsha area and in close
proximity to the N2 highway. The subject property is- also very coenvenienily
located with regards to existing and planned public-transport routes.

This Property Transaction is in response to a request from the public via the
Subcouncil 10, to have fhe subject properties packaged for General
Residential 1 {residential apartiments) to. compliment the IRT network, which
provide for o bus station less than 50 meters from the site. The infention is to
consolicdate the subject properties for walk-up, multi-sforey residential
apartments.

The proposed disposal of the subject properties would ensure highest and
best use of the City's immovable property. There is currently an acute housing
shortage and under-supply of iand for commercial development within the
urban fringe. Availing the subject properties in‘the land market would ensure
achievement of the Cily's socio-economic objectives. |1 is envisaged that the
Property Transaction would be completed via o public competitive process.

PUBLIC PARTICIPATION
In. accordance with the authorty obtained kom the DBirector: Property

Management on 4 February 2019, Council's intention to sell the subject
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properties was adverfised ({refer fo Annexure B, for the public adverts) as

foliows:
Cape Argus & Die Burger 15 February 2019
Advertising { Ward Councilor . 20 February 2019
_ Sub-counc Mc:nc:ger . 120 February 2019
Quicome No objection _ o ' '

6.3  VALUATION

City's Professional Valuers on 31 January 2019 déem the market value of the
subject property [refer to Annexure C) 1o be R 150 000 {excluding VAT and.
costs, subject 1o the following conditions;

i, The sales prices shall escalate at 8% per annum compounded.
annually on.a pro rata basis commencing é months after date of
valuation {i.e.-as from 2019-08-01} until ddte of registration.

i,  The market value is to be reassessed if the fransaction i i not
approved by the relevant decision making authority of Counclil
within 18 months from date of valuation {i.e. by 2020-08- 01).

6.4  CONSTITUTIONAL AND POLICY IMPLICATIONS

6.4.1 Chapfer B of Counclil's policy relating to the Management of Certain of the
City of Cape Town'’s [immovabie Property, as- approved by Council on 26
August 2010 (C 54/08/10) permits the sale of immovable property,

6.4.2 A resolution fo proceed with the sale of the- proper’ry is supported by the
applicable legislation and policies.

6.5  SUSTAINABILITY IMPLICATIONS

Does the achwfy in this reporf have clny sus?amqbllify No IE

TV sl]
¢ implications for the City2 |

6:5.1 The proposed development will have a significant positive impact on socio-
economie sustainability, It will provide much needed, appropriate resi idential
opportunities within the urbar fringe.

6.5.2 The proposed development is line with jhe Integrated  Metropolitan
Environmental Policy (IMEP, promoting clean, healthy. safe and efficient living
environments, which fakes into account the needs of the community and the
surrounding  environment, Further, the proposal is & fangible exercise in
creating @ more compact metropolifan area, thus maoving away from
snvironmentally draining practice of unceontrolled urban expansion, which
threafens the resources of the City of Cape Town and lead o uhwanied
social, environmental ahd economic costs. IMEP will further be impiemented
in Environmental Management Plan for the implementatfion phase, as well as
the provision of indigenous vegetation as port of landscaping of the
environment, thus incredsing the footprint of species within the Cape: rloralistic
Kingdom within the area.

Page 30f9
Report 1o Subcouncil 10




6.6

6.6.1

6.6.3

6.6.4

LEGAL IMPLICATIONS
Compiiance with legislafive regime applicable to the proposed fransfer

The proposal complies with Section 14 of fhe Municipal Finance
Management Act No.5é of 2003,

The sdle of municipal capital assets is governed by Chapter 2 of the
MATR.

Council may in terms of Reg S(1)(b)(i) of the MATR transfer or sell non-
exempied capital assets after it has - in a meeting open to the public -
made the determinations required by Sec 14{2)(a) and (b) of the
MEMA, namely that;

« the erf {asset} is not needed for basic municipal services;

» the fair market value of the asset dand the economic and community
value fo be received ih exchange for fhe asset have been

considered.

in terms of Reg 7 of the MATR, Council must take into account a number
of factors {highlighted in bold} when considering the fransfer or sole of
non-exempted capital assets, and it is herewith confimed that:.

o Factor A: Whether the asset is required for municipdglity’s own use at
later date (also Sec 14(1), Sec 14(2)(a) of MFMA)
Council's service branches confirmed that the asset is not required
for own purposes.

o Factor B: Loss or gain expected to result from proposed transfer

Council will not make a loss, but will gain in receipt of foir market
value, future rates and taxes.

e Factor C: Significant economic or financial cost or benefit fo
municipality/ compensation

Council will receive a financial benefit in the form of the sales price
as well as future rates and taxes in respect of the property. A deskiop
valugtion (Annexure C) carried out by Property Management's
Market Valuations Branch estimates the Market value of the property
to be in the region of R1 150 000 exclusive of VAT and transfer costs.

» Factor D: Management of risk

No operational or control risk to the City.
o Factor E: Impact on credit rating, financial position, cash flow of
municipality
Na Impact.
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s Factor F: Limitations and conditions altached to capital assets
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Norie

Factor G: Cost of fransfer or sale

The normal costs related to fransfer wilt be the responsibility of the
purchaser,

Factor H: Transfer of liabilities and reserve funds associated with the
assef

None.

» Factor I: Stakeholder conmiments and recommendations

The City’s intenfion to intention fo seek closure of being a public
place and in-principle approval from Council for the sale, by public
competition of Erven 43830, 43831, 43832 and 43833 {unregistered
portion of Erf 45085}, Khayelitshg, was duly advertised to the public in
the Cape Argus and Die Burger on 20 February 2019. The relevant

Sub-Council Manager and Ward Councilor were nofified  for

comment and nofification  purposes. Transport  Development
Authority: Cape Town supporis the disposal of the subject property.
No objections were recejved.

Factor J: Views from National and Provincial Treasury

National:and Provincial Treasury fumished no comment.

Factor K: Interests of all affected Organs of State, frategic, legal, and
economic and local community interests

None of these interests will be compromised through alienation of
the asset; in fact, they will be supported.

Factor L1 Compliance with legislative regime that is applicable to
proposed transfer or sale

Alienation of the dsset is compliant with the MFMA and Municipal
Asset Transfer Regulations, Reg 12{1).

STAFF IMPLICATIONS

Does this report impact on sfaff resources, budget, grading,
remuneration, allowances, desigriation, job description, location or
your organizational structure?

No
Yes- O
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6.8  OTHER SERVICES CONSULTED

The proposed sale of the property was circuloted fo the relevant
departmenis of the City and to external departments for comment. No.
objections were received. A summary of all Service Branch commenis is
attached maorked Annexure D.

7.  RECOMMENDATIONS [LSU: K3790]

Not delegated: for decision by Councit and hoting by Subcouncil 10

it is recommended that:

a) In terms of sectlions 14{2}{a) and (b] of the Local Gevernment: Municipal
Finance Managemerit Act (MFMA} Act 56 of 2003:

i) Council resoive that Erven 43830, 43831, 43832 and 43833 {unregistered
porfion of Erf 45085); Khayelitsha, measuring approximately 1 .333m?
{combined). dil erven zoned Generdl Industrial 2 (Gl 2) and located off
Phala Crescent in the residentiol area of Umrhabulo Triangle, Khayelitsha,
shown on Plan LIS 2079. (Annexure A), not be reguired for the provision of
the minimum level of basic municipal services;

i} Council confirm that the fair rarket value of the asset described in [a)fi)
and the economic and community valus o be received in exchange for
the dsset described in (a){i) have been considered;

b}  Interms of regulation 5(1){b) of the Municipal Asset Transfer Regulations (MATR),
R. 878 promulgated on 22 August 2008, Council approve in principle the transfer
of Erven 43830, 43831, 43832 and 43833 (unregistered porfion of Erf 45085),
Khayelitsha, as described in {a){i};

c)  Erven 43830, 43831, 43832 and 43833 (unregistered portion of Erf 45085),
Khayelitsha be trcnsferred of by public competition, subject to conditions to be
imposed by the Director: Property: Management in the exercise of her
delegated authority:

AANBEVELINGS [LSU: K3790]

Nig Qedelegeer nie: vir besluitneming deur die Raad en vir kennisname deur
subraad 10

Daar word aanbevee| dat:

a} Ingevolge artikel 14(2){a} en (b} van die Wet op Plaaslike Regering: Munisipale
Finansi¢le Bestuur (MFMA), Wet 58 van 2003:

i) Die Raad besluit dat erf 43830, 43831, 43832 en 43833 {ongeregistreerde
gedeelte van erf 45085), Khayelitsha, ongeveer 1333m? groot
[gekombineer), dlle efwe cigemene nywerheid 2 [Gl 2} gesoneer en
geled uit Phalasingel in die residensisle gebied van Umrhabulc Trangle,
Khayelitsha, aangetoon op plan LIS 2079 (bylae A), nie benodig word
vir die voorsiening van die minimum viak basiese munisipale dienste nie;

_ B B Page & of 9
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)

b)

c)

it} Die Raad bevesiig dat die billke markwaorde van die bate beskryf in
{ali) en die ekonomiese en gemeenskapswadrde wat in rull vir die
bate beskryf in (a)li) opfvang sal word, corweeg is:

Ingevolge regulasie 5(1){b} van die regulasies oor die oorcrag van munisipale.
bates [MATR}, R.B78, afgekondig op 22 Augustus 2008, die Raad die verkoop
van erf 43830, 43831, 43832 en 43833 {ongeregistreerde gedeelte van erf
45085}, Khayelitsha, soos beskryfin (a){i) in beginse! goedkeur:

Erf 43830, 43831, 43832 en 43833 |ongeregistraerde gedeshe ven erf 45085},
Khayelitsha, deur middel van openbare mededinging oorgedra word,

oriderworpe oon die voorwaardes. wat die direkteur eiendomsbestuur
ingevolge haar gedelegeerde bevoegdheid oplé;

IZINDULULO [LSU: K3790]

Azigunyaziswanga: isiggibo seseBhunga nokuba zigwalaselwe liBhungana-10

Kunduluiwe ukuba;

Ngokwamacandelo-14(2){a) no-(b} oMthetho wobuRhulumente  boMmandia
ongolawulo iweziMali zikaMasipala (MFMA} ongunomb.56 wango-2003:

i [Bhunga malithabathe siggibo sokuba iziza-43830, 43831, 43832 no-
43833. [isigephu  esingabhaliswanga sesiza-45085), eziseKhayelitsha,
ezibukhulu  obumalunga ne-1333 m? (zddibene), zorke zicandwe
njengomzi-mveliso ngokuphdngdleleyo 2 (Gl 2] kwaye ezifumaneka
ePhala Crescent, kummandia  wokuhlala  i-Umrhabulo Triangle,
ekhayeilisha, ezibonakaliswe kwiplani engu- LIS 2079 (Isihiomelo-A},
azifuneki  ngante  ukuba  zibonelele  ngeenkonzo ezingundogo
Zkamasipala;

it) IBhunga maliginisekise ukuba kuye kwathathelwa ingqgdlelo ixabiso
lobulungisa  lasemakethi  njengoko  lichazwe kKu-{a}fi}] nexabiso
lezoqogosho neloluntu  eliyakuthi  fifumaneke ngekutshintshelwana
kweempahla ezicaciswe. ku-{a)(i);

Ngokomgaqgo-5(1}(b) weMigago engokuTshintshelwa kweMpahla kaMasipala

[MATR}, R, 878 owamiselwa ngowama-22 kweysThuphd (Agast) 2008, Bhunga

maliphumeze ngokominetho-siseko Ukunikezelwa kweziza-43830, 43831, 438372

no-43833  (isigephu  esingabhaliswanga sesiza-45085),  eziseKhayeliitsha,

ezidweliswe ku-ali) ngentla apha;

ziza-43830, 43831, 43832 no-43833 {isiqgephu esingabhaliswanga sesiza-45085),
eziseKhayelitsha, mazinikezelwe ngokokhuphiswano loluniu, ngokushomekeke

kwimiqathange eyakuthi  inyonzeliswe nguMiowuli  wolawulo  lwePropati

esebenzisa amagunya akhe awagunyozisiweyo;
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B ANNEXURES

Annexure A: Plaris LIS 2079
Annexure B Advert _
Annexure D: Valuation report dated 31 January 2019
Annexure k; summary of branch commaents

Page Bof 9

Report to Subcoungil 10




FOR FURTHER DETAILS CONTACT:

CONTACT

Numpge 214004026

NAME SHELTON NHIWATIWA

L

| E-malL i
{5 SHELTON, NHIWATIWA@CAPETOWN.GOV.7A LI N

ADDRESS

ECONOMIC OPPORTUNITIES AND ASSET

MANAGEMENT Fite REF NO | i4’/3{3{2{5/1??;//6\37. }

DIRECTORATE

P

SIGNATURE ACTING MANAGER : PROPERTY

| DISPOSALS & AcQusmons  ANALEWS

DIRECTOR: PROPERTY MANAGEMENT AS NOMINEE FOR EXECUTIVE DIRECTOR:
ECONOMIC OPPORTUNITIES AND ASSET MANAGEMENT

NAME RuBY GELDERBLOEAM COMMENT:

SIGNATURE éb,wh,[ O,

SUBCOUNCIL 10 MANAGER
NAME ALD: MANDLENKOS! SITONGA COMMENT:

DATE

SIGNATURE
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M. H.

SAPE ARGUS, Friday, February 15, 2019
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CITY OF CAPE TOWN
ISIXEKO SASEKAPA
STAD KAAPSTAD

ASSETS AND FACILITIES MANAGEMENT
PROPERTY MANAGEMENT

_ Michael John Spaans
Professionat Associated valuer

1:021 4002731
£ michasjohn.ipacns@copeiowngovaa
Ref: 7278 Your Ref: 14/3/3/2/5/13%/3/A37

DATE 2018-11-09
To Head: Optimisation and R’a‘tionélis’ation
ATTENTION Godfrey van Wyk | |

VALUATION REPORT

MARKET VALUATION OF CITY LAND, BEING ERVEN 43830 - 43832 KHAYELITSHA

1. Brief

We were requested by Godfrey van Wyk,
Head: Optimisation and Rationalisation, to i
determine the coliective market value of the -
following four erven, at Umrhabulo Triangle,
Khayelitsha (hereafter collectively ‘the subject
property’), for transfer/disposal purposes:

i. Erf43830 Khayelitsha, shown as ABCD |

_ on Annexure A, in-extent £398m?:

ii. Erf43831 Khayelitsha, shown as EFGH
on Annexure A, in extent £313m3,

iii. Erf 42832 Khayelitsha, shown as JKLM
on Annexure A, in extent £311m?;

v, Erf42833 Khayelitsha, shownas NPQR
on Annexure A, in-extent +310m?;

These four erven have proposedly been packaged for a medium-density residential
development due to proximity to local fransport route/network. It has been conveyed that the
intention is to consolidate the four erven in order to develop a walk-up multi-storey residential
apartment development. It is proposed that the properties be rezoried to General Residential

1 upon consolidation.
2. Date of Valuation
2019-01-31

3. Date of Inspection

2018-12-19

CIVIC CENTRE IZIKO LOLUNTU BURGERSENTR{M
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4. Caveats

The reader should nofe the following:

{iy ~ The valuation is for internal requirements only and must not be distributed to the public
 without prior writter consent from the Head: Market Valuations,
(i) Al values in this report exclude VAT or transfer duty.
(i) This report has been prepared in conformity with recognized standard procedure
regarding the sale of City property.
(iv)  The subject properties have been valued as if consolidated and correctly zoned.

5, Physical Address

60 - 66 Phala Crescent, Umrhabulo Triangle, Khayelitsha

6. Details of subject property

Description

Erven 43830, 43831, 43832 and 43833 Khayelitsha

Extents 397m?, 313m?, 312m? and 311m? (Total: 1 333m?)
Owner/s City of Cape Town
Zoning Genéral Industrial 1

{proposed rezoning to General Residentiat 1 upon consolidation}

Branch commenis

This fransaction is a response to a request by the public via the
Subcouncil 10 1o have the subject properties packaged for GI1
(residential apartmentis) to compliment the IRT network with a
bus station less than 50 meters from the site. The intention is to
consolidate the above properties for walk-up multi-storey
residential apartments.

No information regarding limiting or restrictive conditions were.
included in our brief, thus taking into account all factors, we

deem the subject properties to have full utility for the puiposes

of this valuation.

Proposed Usage

Medium-density residential.

R555 451 {total)

Municipal Value (2015)

Comments

it must be noted the neighbouring property (Erf 43820

Khayelitsha) encroaches substantially onto one of the subject

properties, namely Erf 43830 Khayelitsha. The subject property
is currently vacant, but there are remnants of a concrete slab
and the area is currently used as a pedestrian thoroughfare.
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7. Description of the subject property and general neighborhood

The predominantly residential area of Umrhabuio Triangle, Khayelitsha, is located
approximately 35km south-east of Cape Town CBD and was initially developed as a medium-
density residential suburb along with the surrounding suburbs within the greatér Khayelitsha
area.

The subject property is surrounded by both residential and commercial properties as well as
undeveloped, community and environmental areas. The location is strategically placed just off
Jess Masemola/Govan Mbeki Road that runs through most suburbs within the greater
Khayelitsha area and in close proximity to the N2 highway. The subject propetty is also very
conveniently located with regards to existing and planned pubiic transport routes.

8. Approach to Valuation

We have been tasked with determining the market value of the subject properties, which, is
defined by International Valuation Standards Committes {IVSC) as:

The esfimated amount for which an asset or liability- should. exchange on the date of
valuation between a willing buyer and a willing seller in an arm’s length transaction, affer
proper marketing and where the parties acted knowledgeably, prudently and without
compulision,

Implicit in the market value of a property is the notion of highest and best use, which the IVSC
defines as:

The most probable use of a property which is physically possible, appropriately justified,
legally permissible, financially feasible, and which results in the. highest value of the
property being valued,

8. Highest and Best use of Subject Property

Given the nature of the surrounding properties, the areaftocation in general, proximity to
transport routes, we deem the highest and best use of the subject property to befor commercial
use and, more specifically, some retail use (e.g. factory shops), and hence we valued it as
such.

10. Method of Valuation
We applied the comparable sales method, which entails:

o ldentifying recent sales transactions of simitar properties in the same neighbourhood {(or
further afield if need be) for which information is availabie. _

o Comparing the comparable properties’ value-forming characteristics with those of the
subject property, viz. iocation, stand size, etc. _

o Adjusting the sale’s price of the comparable properties for effluxion of time betweaen their
sale’s date and valuation date, ) _

o Deducing the market value of the subject property after taking due cognisance of all
incomparable characteristics and their potential influence on the sale's price.
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11. Findings

We used the following sales evidence to deduce the market value of the subject properties:

Land Sales : .
# _ Erf No (m?) information Comments
1 | Erf 29184 Khayelitsha, 899 Fi‘zg;(?gf;lo Smaller extent, but an inferior
65 Niazane Road S=naizy | lOCation. Zoned Gi2.
(R723/m?)
. 2016-08 Smaller extent, but an inferior
2 | 3904 Khayelisha, | 1000| R700000 | location. Zoned GI2. Purchased
' (R700/m* | by a church. _
_ Larger extent. Similar location.
(E;::i nEZ;?;ggég)Zm 69 2016-07 Rezoned from GI2 to GB4.
3 Khé elitsha 2741 R2800000 | Application  submitted  for
Khwséz'i C'reécent' (R1021/m?) | proposed development of retail
' ' store with flats above.
o . 201804 . . s
4 Erf 29160 Khayelitsha, 760 R940 000 Smaller extent, but similar
Khwezi Crescent (R1 237/m?) location. Zoned GI2.

12. Conclusions

Based on the above, we deem the market value of the subject properties in the order of:
1333m?2 X R850/m? = R1 150 000 (exchuding VAT)

13. Recommendations

it is recommended that should Erven 43830, 43831, 43832 and 43833 Khayelitsha, measuring

1 333m? in land extent, be sold/transferred the price be in the order of R1 150 800 (excluding

VAT and costs), subject to the following;

i.  The sales prices shali escalate at 8% per annum compounded annually on a pro rata
basis commenicing 6 months after date of valuation (i.e. as from 2019-08-01) until date
of registration.

ii.  The market value is to be reassessed if the transaction is not-approved by the relevant

decision making authority of Couneil within 18 months from date of valuation {i.e. by
2020-08-01).

Mike Spaans Paul Pendlebury
Professional Associated Valuer Head: Market Valuations
q\i\ 2019-01-28
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Annexure A
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Annexure
VALUATION SYNOPSIS: CITY LAND, BEING ERVEN 43830 - 43832 KHAYELITSHA
Brief and Background

We were requested by Godfrey van Wyk, Head: Optimisation and Rationalisation, to determine
the collective market value of the following four erven, at Umrhabulo Triangle, Khayelitsha
(hereafter collectively 'the subject property’), for transfer/disposal purposes:

(D Erf 43830 Khayelitsha, in extent £398m?;
(i)  Erf43831 Khayelitsha, in extent £31 3m2
(i) Erf42832 Khayelitsha, in extent £311m?;
(iv)  Erf42833 Khayelitsha, in extent +310m2

These four erven have proposedly been packaged for a medium-density residential
development due to proximity to local transport routes/networks. More specifi ically, it has been
conveyed that the intention is to consolidate the four erven in order to develop a walk-up multi-
storey residential apartment development. It is proposed that the properties be rezoned to
General Residential 1 upon censolidation.

Our date of valuation is as at 2018-01-31.
Approach to Valuation
We have been tasked with determining the market value of the subject. properties, which, is

defined by International Valuation Standards Cormimittee {IVSC) as:

The estimated amount for which an asset or liability should exchange on the date of
valuation between a willing buyer arid a willing selffer in an'arm’s length fransaction, aftei’
proper marketing and where the parties acted knowledgeably, prudently and without
compulsion.
Implicit in the market value of a property is the notion of highest and best use, which the IVSC
defines as:

The most probable use of a property which is physically possible, appropriately justified,
legally permissible, financially feasible, and which results in the highest value of the
property being vaiued.

Highest and Best Use
Given the nature of the surrounding properties, the areaflocation in general, proximity to
transport routes, we deem the highest and best use of the subject property to be for commercial

use and, more spe(:iflcal]y_. some retfail use (e.g. factory shops), and hence weé valued it as
such.

Method of Valuation
We applied the comparable sales method, which entails:
o ldentifying recent sales transactions of similar propertles in the same neighbourhood (or

further afield if need be) for which information is available.
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o Comparing the comparable properties’ value-forming characteristics with those of the
subject property, viz. locafion, stand size, efc. _ _

o Adjusting the sale’s price of the comparable properties for effluxion of time between their
sale’s date and valuation date..

o Deducing the market value of the subject property after taking due cognisance of all
incomparable characteristics and their potential influence on the sale's price.

Findings:

We used the following sales evidence fo deduce the market value.of the subject properties:

" Erf No Land Sales

- (m?)_| information Comments
Erf 29184 Khayelitsha 2016-11 | o aller extent, but an inferior
1 ' A 899 | R650 000 naller extent, bu

65 Nlazane Road (R723/m?) locatien. Zoned GI2. -

- 2016-08 Smaller extent, but an inferior

2 | g Khayelitsha, | {000 | R700000 | location. Zoned Gl2. Purchased
TR {(R700/m3) | by a church.

. irgzn;?;ggég)zgmg 2016-07 | Larger extent. Similar location.

3 Khayelitsha, 2741 | R2800000 |Zoned GI2. Purchased by a

Khwezi Crescent (R1021/m?) | church.

: 2018-04 o
4 £rf 28160 Khayelitsha, 760! Rodoogo | Smaller extent, but similar

Khwezi Crescent (R1 237/m7) focation. Zoned GI2.

Conclusion.

Based on the above, we deerm the market value of the subject properties in the order of:
1333m*  «x R850/m* = R1 150 000 (excluding VAT)

Recommendations

Itis recommended that should Erven 43830, 43831, 43832 and 43833 Khayelitsha, measuring

1 333m? in [and extent, be sold/transferred the price be in the order of R1 150 000 {excluding

VAT and costs), subject {a the following:

() The sales prices shall escalate at 8% per annum compounded annually on a pro rata
basis commencing 8 months after date of valuation (i.e. as from 2019-08-01} unfil
date of registration.

(it The market value is to be reassessed if the transaction is not approved by the

relevant decision making authority of Council within 18 months from date of valuation
{i.e. by 2020-08-01).
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Mike Spaans Garth Johnson
Professional Assocjated Valuer Principai Professional Valuer

2019-01-28
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