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1. Brief 
 
I refer to a request to determine the market value of various erven located off Potsdam Road 
Racing Park, (hereafter the “subject property”) to be acquired from Cape Killarney Property 
Investments (PTY) Ltd (hereafter “the owner”) by the City for Housing Purposes. The subject 
property, which measures ±17.4128 ha in extent, is shown on Annexure A. The individual 
erven involved as well as Erf 35148 Milnerton are shown on GP 5491/2006 and SG diagram 
408/2007 annexed as B and C. Remainder Erf 38368 Milnerton is shown on plan LIS 1714v0 
annexed as D. 
    
2.  Background 
 
The owner, through his representative Mr Tembile Manata, offered the subject property 
(which consists of various erven as described below) to the City at a total purchase price of 
R89 000 000 exclusive of VAT. We were therefore requested to determine whether the offer 
was realistic and market related. 
 
It is to be noted that the extent given for Rem Erf 38368 Milnerton on the title deed is 12.9866 
ha while the plan LIS 1714v0 indicates 12.4316 ha. For purposes of this valuation the extent 
on the title deed will be used to determine the value.  
 
An initial valuation of the subject property reflected a market value of R58 000 000. A letter of 
intent dated 17 July 2017, indicating the City’s interest to purchase the subject property, 
included an offer in the amount of R58 000 000. The owners responded on 25 July indicating 
that the lowest price at which they would be willing to dispose of the subject property is 
R77 000 000.  
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The owners subsequently responded that Erven 35161 and 35162 were no longer available 
for sale with the result that the extent of the relevant erven are to be excluded from the total 
land extent under consideration.  
 
On 2017-08-07 a letter was sent to the owner advising that the City was aware that certain 
roads and services had been installed in respect of remainder Erf 38368 which is identified 
for future industrial use. The applicant was further advised that in the event of the City 
considering such contributory value of the installed services it would be necessary for the 
owner to provide certificates issued by an independent, professional registered engineer 
confirming that such services have been installed according to the required specifications 
and are still in a good state of repair. 
 
The owner advised that it does not have the finance to cover such an expense but that the 
City can include it as a condition of sale. The City has confirmed that it would be prepared to 
consider the inclusion thereof as a suspensive condition of sale. 
 
This report therefore deals with the value of the property taking the following into account: 
 
The exclusion of Erven 35161 and 35162. 
 
The inclusion of the impact (contributory value) of the serviced road constructed on Rem Erf 
38368 Milnerton.  
 
3.  Date of Valuation 
 
2017-09-30  
 
4.  Date of Inspection   
 
2016-03-13  
 
5.        Caveats 
 
The reader is forewarned of the following:  
  

(i) The valuation is for internal requirements only and must not be made available to the 
owner/public without prior written consent from the Head: Market Valuations. 

(ii) All values in this report exclude VAT or transfer duty.  
(iii) This report has been prepared in conformity with recognized standard procedure 

regarding the acquisition of immovable property for City purposes. 
(iv) The valuation is carried out on the assumption that all information as obtained which 

forms an integral part of the report is correct. Should it subsequently transpire that any 
such information obtained was incorrect, we reserve the right to amend the valuation if 
need be.  

(v) Erf 35158 is improved with an industrial building which will be impacted by the 
proposed acquisition of the subject property. The valuation is based on the 
assumption that the owners/sellers of the subject property will negotiate and come to 
an amicable agreement with the owners of the said property with the view of 
facilitating the potential acquisition. Erven 35159 and 35160 are vacant and also in 
private ownership. In this regard the valuation is based on such similar assumption. 
The potential financial impact of such private ownership on the potential acquisition 
was thus not considered for purposes of the valuation. 
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(vi) An amount of R1 527 325 is apparently outstanding in lieu of development 
contributions. It is further understood that the property rates in respect of the property 
is in arrears. The valuation is carried out on the premise that all outstanding amounts 
will be settled by the owner prior to transfer of the subject erven.    

  
6.  Physical Address  
 
Various erven off Winning Way, Cooper Close and Furlong Drive Racing Park  
 

 
 
7.  Municipal Valuation   
 
See table below (Heading 8) 
 
8.  Salient Title Deed Information  
 
The most relevant title deed information listed in the table below is as follows: 
 
Description Extent 

m² 
Title Deed  Zoning Municipal 

Value 
Encumbrances Comments 

Erf 35163 1 742       CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35164 1 303       CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35165 1 212       CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35166 1 233       CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35167 1 233 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35168 1 475 CRT 
90891/2007 

GI Not valued - Fully serviced 

Subject property 
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Erf 35169 2 257 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35170 1 976 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35171 1 461 CRT 
90891/2007 

GI Not valued Unregistered 
subdivision of 

455m². Structure 
built thereon. See 

SG 276/2012 
Annexure E 

Fully serviced 
Unencumbered 
extent 1 006m². 
Subdivision 
required.  

Erf 35172 1 662 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35173 1 576 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35174 1 494 CRT 
90891/2007 

GI Not valued - Fully serviced 

Erf 35175 2 059 CRT 
90891/2007 

GI Not valued Pipeline servitude 
shown on SG 

3093/2010 and 
3095/2010 

Annexure F  

Fully serviced 
Unencumbered 
extent ±1 182m² 
split  

Erf 35176 1 649 CRT 
90891/2007 

GI Not valued Pipeline servitude 
shown on SG 

3094/2010 and 
3096/2010 

Annexure G 

Fully serviced 
Unencumbered 
extent 989m² 

Erf 35148  21 930 CCT 
51489/2009 

GI R8 772 000 - Fully serviced 

Erf 38368 129 866 D/T 
23868/1999 

AG Not valued 5.5698ha affected 
by Flood plain. 

Encumbered by a 
constructed road, a 

storm water and 
sewer pipe. 

Unencumbered 
extent 7.4168 

Total extent  174 128      

 
9.  Physical description of the subject property  

 
The subject property forms part of the industrial development known as Racing Park which is 
located next to the informal settlement of Doornbach. In turn, both these properties are 
located opposite the formal/informal area known as Du Noon. 
 
The subject property comprises a number of fully serviced and appropriately zoned erven as 
well as a large tract of land which is zoned Agriculture. The larger tract of land is impacted by 
the 1:20, 1:50 and 1:100 year flood plain of the Diep River which renders ±5.5 ha thereof 
undevelopable. This portion is also low lying and prone to flooding during winter. 
 
10.   Approach to valuation    
 
We have been tasked with determining the market value of the subject property, which is 
defined by International Valuation Standards Committee (IVSC) as:  
 

The estimated 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, after 
proper marketing and where the parties acted knowledgeably, prudently and without 
compulsion.   
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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. 

 
11.   Highest and best use of the subject property  
   
The highest and best use of the individually serviced erven is general industrial. 
 
The zoning of Erf 35148 Milnerton is indicated as part industrial and undetermined in terms of 
the City’s GIS System. A discussion held with Mr C Lovember - City Town Planner indicated 
that a rezoning application to general industrial had in the past been submitted in respect of 
the property. In addition the necessary roads and services had been installed. The approved 
General Plan was however not acted on. For all intents and purposes the highest and best 
use is considered to be that of general industrial.  
 
Further discussions held with Mr Lovember indicated that a rezoning application had in the 
past also been submitted in respect of subject Erf 38368 Milnerton. It became apparent that 
the Racing Park Industrial Development consisted of a number of phases for which a number 
of proposals had in the past been submitted. The rezoning application that provided for part 
industrial and part open space use in the past was not approved due to the fact that the 
owner apparently did not comply with certain environmental requirements. The lack in market 
demand at the time was contributory in that regard. The proposal was apparently withdrawn 
and the property remained agriculture. It is noted that a road has since been constructed on 
the component of the property that was earmarked for industrial use. The highest use of the 
portion of Erf 38368 located outside the flood plain area is considered general industrial 
whereas the flood plain area is open space with no development potential. 
 
12.  Method of Valuation    
 
Our primary valuation method in this exercise is the comparable sales method, which is the 
valuation method most-preferred by South African courts. The comparable sales method 
entails:  
 

o Identifying recent sales transactions of similar properties in the same neighbourhood 
(or further afield if need be) for which information is available. 

o Comparing the comparable properties’ value-forming characteristics with those of the 
subject property, namely location, stand size and encumbrances etc.  

o Adjusting the sales price of the comparable properties for effluxion of time between 
their sales dates and valuation date, if necessary. 

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

o The subject portion of land does not comprise a separate deeds entity but forms part 
of a larger whole and is thus valued accordingly. 
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13.   Findings 
  
13.1  Comparable Sales Transactions 
 
No Description Date Price Extent R/m² 

 
1 Erven 34726 & 34727 Milnerton  

27 & 29 William Street Racing 
Park 

2014-12 R2 559 090 
for both erven 

 

1 177m² & 1 574m² 
respectively. 

Total extent 2 751m²  

R930/m² 

2 Erven 35223 & 35224 Milnerton 
5 & 7 Tyrell Close Racing Park   

2015-01 R1 738 275 
for both erven  

1 053m² & 1 053m² 
respectively 

Total extent 2 106m² 

R825/m² 

3 Erf 35183 Milnerton 
11 Cosworth Cres Racing Park 

2015-05 R909 500 1 015m² R896/m² 

4 Erf 35204 Milnerton 
36 McClaren Drive Racing Park 

2015-02 R1 272 240 1 440m² R884/m² 

5 Erf 34739 Milnerton 
53 Williams Way Racing Park 

2015-04 R861 840 1 008m² R855/m² 

6 Erf 35205 Milnerton 
34 McClaren Drive Racing Park  

2016-05 R934 800 1 170m² R799/m² 

7 Erf 35199 Milnerton 
13 Tyrell Road Racing Park 

2017-08 R750 000* 1 003m² R747/m² 

 
*Sale not yet registered.  
   
Transaction 1 
 
These properties are located furthest away from the informal settlement and also offer good 
exposure from Potsdam Road. Unit rate indicative of upper end of value range for serviced 
industrial erven in the area at date of sale.  
  
Transaction 2 
 
Located some distance from the informal settlement and has poor exposure. Located directly 
opposite subject Erf 35148. The properties have since been developed. Reasonable indicator 
of value for industrial land at Racing Park during 2015.  
 
Transaction 3 
 
Located some distance from the informal settlement and offers good exposure from Potsdam 
Road. More favourable location than subject erven from an exposure perspective.  
 
Transaction 4 and 6 
 
Located within closer proximity to the informal settlement, with access via Furlong Drive off 
Potsdam Road. Unit rate of transaction 6 (R799/m²) at lower end of value range for serviced 
industrial erven at Racing Park.  
 
Transaction 5 
 
Located within developed extension and on western periphery of Racing Park. Furthest away 
from the informal settlement and abuts the railway line.  
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Transaction 7 
 
Located within developed extension directly opposite Erf 35148 which the City proposes to 
purchase. A discussion held with a property broker that is active in and familiar with the 
subject area indicated that the seller of the property was very keen to sell. 
 

 
 
Further discussions held with the relevant property broker indicated that he recently sold a 
vacant site in Cosworth Crescent measuring approximately 1 000m² at a unit rate in excess 
of R1 000/m². Due to the sensitive nature of the transaction no specifics were provided. 
Based on the above sales and market information it is considered that the value of the 
individual erven located next to the informal settlement is in the region of R650/m² - R900/m² 
depending on extent and the impact of the encumbrances/servitudes. 
 
13.2  Summary of value for the individual erven. 
 
Description Extent 

m² 
Revised 
extent  

R/m² Value Comments 

Erf 35163 1 742  R850/m² R1 480 700 -  

Erf 35164 1 303  R875m² R1 140 125 - 

Erf 35165 1 212  R875/m² R1 060 500 - 

Erf 35166 1 233  R875/m² R1 078 875 -  

Erf 35167 1 233  R875/m² R1 078 875 -  

Erf 35168 1 475  R850/m² R1 253 750 -  

Erf 35169 2 257  R850/m² R1 918 450 -  

Erf 35170 1 976  R850/m²  R1 679 600 -  

Erf 35171 1 461 1006 R800/m²  R  804 800 Portion built upon, 
developable 

extent  
±1 006m² 

Sale 7 
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Erf 35172 1 662  R800/m² R1 329 600 Abuts informal 
settlement  

Erf 35173 1 576  R800/m² R1 260 800 Abuts informal 
settlement 

Erf 35174 1 494  R800/m² R1 195 200 Abuts informal 
settlement 

Erf 35175 2 059  R650/m² R1 338 350 Impacted by 
servitude, 

developable 
extent ± 1 182m² 

Erf 35176 1 649  R725/m² R1 195 525 Impacted by 
servitude, 

developable 
extent ± 986m² 

Total extent  22 332 21 887  R17 815 150  

 
13.3  Value of Erf 35148 Milnerton  
 
As indicated earlier in the report Erf 35148 Milnerton is shown on approved General Plan GP 
5491/2006 and approved SG Diagram 408/2007 as being subdivided into 19 smaller 
individual erven ranging in extent from 1 042m² to 1 640m² but these are unregistered.  
 
The City’s ISIS viewer indicates that Erf 35148 Milnerton, in extent 1 123 m², is zoned 
Industrial. The balance of the site is not demarcated under a particular zoning use. Therefore, 
for purposes of this valuation it is assumed that the entire extent of 2.1930 ha is appropriately 
zoned and capable of subdivision.  
 
The following sales of larger tracts of land have been noted: 
 

Sale Transactions 

# Description 
Area  
(Ha) 

Date of Sale 
Sale’s price 

R R/m² 

1 
Erf 37376 Milnerton 
Stable Way The Stables 

3.4607ha 2014-03-14 
  R55 447 320 * 

R48 638 000 
R 1 405/m² 

2 
Erf 35551 Milnerton 
Stable Way The Stables 

1.5048ha 2013-04-05 R11 518 560 R765/m² 

3 
Erf 129 Rivergate  
Rivergate Drive  

7.9987ha 2014-04-24 R65 589 000 R820/m² 

4 
Erf 37831 Milnerton Killarney 
Junction 

0.6653 ha 2016-01-22 
   R10390655  
R9 114 610* 

R1 370 

5 
Erf 37832 Milnerton Killarney 
Junction 

0.6099 ha 2016-01-22 
R8 233 650  

R9 386 361*  
R1 350 

6 
Erf 37833 Milnerton Killarney 
Junction 

1.3000 ha 2016-07-22 
R18 850 000  

R21 489 000* 
R1 450 

  
* Registered selling price in deeds office deemed to be VAT inclusive. 
 
Sales I and 2 are located in the development commonly known as ‘The Stables’. The 
transactions are recorded for completeness purposes due to its close proximity to the subject 
area. The selling price of transaction 1 is considered excessive if compared to the balance of 
the sales as it comprised vacant land at date of sale. Sale 2 comprises a property that was 
improved with a warehouse at date of the transaction. The unit rate of R765/m² is indicative 
of land and buildings during April 2013. A lesser unit rate than R765/m² will thus apply to 
subject erf 35148 in this regard. 
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Sale 3 is located at the more recently established Rivergate Industrial Development located 
fairly close to the subject area and off the N7/Potsdam Interchange. The property is located 
in a more sought after and superior area than the subject area. The unit rate of R820/m² is 
indicative of the value of a more superior industrial site that sold during April 2014 and that 
measures 7.9 ha. A broader market research indicated that smaller, serviced industrial erven 
(109, 123, 124) located at Rivergate and measuring between 1 200 m² and 2 800 m² sold 
during 2014 at an average unit rate of R1 230/m². In this regard a ratio of 1 to 1.50 in value is 
indicated between smaller serviced erven and the larger erf 129 at Rivergate. 
 
Sales 4 to 6 comprise serviced industrial sites located at the Koeberg/Blaauwberg Road 
Intersection. The relevant erven measure between 0.6099 ha and 1.3 ha in extent, offer 
excellent exposure on Potsdam Road with good access. Unit rates of between R1 350/m² 
and R1 450/m² are indicated during 2016. It is evident that a considerably lesser unit rate 
than R1 350/m² will apply to the larger and inferior located subject erf 35148. 
Based on the table of sales recorded under heading 13.1 above, the value of an approximate 
1 500 m² serviced industrial stand located at the subject area (Racing Park) is determined at 
R850/m². In the event that a value ratio difference of 1 to 1.35 is applied due to difference in 
extent, a unit rate of R630/m² is indicated in respect of larger subject erf 35148 which is 
considered to be reasonable and market related. The value of subject Erf 35148 is 
considered to be in the order of R650/m² which equates to R14 254 500.  
       
13.4  Value Remainder Erf 38368 Milnerton 
 
The total extent of this property is 12.9866ha of which 5.5698ha is located in the 1:20, 1:50 
and 1:100 year flood line and is therefore not developable. This has been confirmed by Ben 
De Wet: Head Catchment Management for the area. 
 
This portion is also low lying and is prone to flooding in winter. It is also traversed by 2 
uncanalised storm water channels. The relevant portion of the subject property offers no 
contributory value and is potentially a liability as the owners will have to ensure that it is not 
inhabited and is kept clean. For purposes of this valuation only the balance of the land, in 
extent 7.4168 ha will attract value. 
 
The 7.4168 ha portion is zoned agriculture but is located within the Urban Edge and therefore 
has development potential. The value of the property would have to take cognisance of the 
fact that a rezoning and subdivision would be required. A further factor would be that within 
the existing development there are still a number of unsold erven which is an indication of the 
lack of demand for Industrial property in this location. (A road with certain services has been 
constructed over a portion of the land however a subdivision was not approved in this 
regard.) 
 

Sale Transactions 

# Description 
Area  
(Ha) 

Date of Sale 
Sale’s price 

R R/Ha 

1 Cape Farm 223 10.0891 2013-10-28 R6 500 000 
R644 260 

(R64.43/m²) 

2 Erf 36925 Milnerton 13.7638 2010-09-06 R9 000 000 
R653 889 

(R65.39/m²) 

3 Erf 1 Atlantic Hills 72.3749 2015-06-22 R175 000 000 
2 417 965 
(R242/m²) 
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Sale 1 indicates a property that was acquired by the owners of the adjoining property (Rem 
Cape Farm 224) namely Milnerton Estates. It comprised a smallholding that was acquired to 
be included in the greater Rivergate Development.  
 
Sale 2 consists of a 13 ha smallholding known as Doornbach that was acquired by the City 
for human settlement purposes. The relevant land is situated adjacent to the subject property 
(Racing Park). The price of R65/m² paid during 2010 is indicative of the fact that there were 
informal settlers on the relevant land. The price was determined at a ratio of 25% of the open 
market value of the land which is calculated at R260/m² at the time.      
 
Sale 3 comprises a large tract of land located east of the N7 Freeway and adjacent to Atlas 
Industrial Park. The sale indicates a rate of R242/m² in respect of 72 ha of land that offered a 
mixed use (retail, industrial etc.) zoning at date of sale during June 2015. The land already 
had development rights and is more favourably located. It does however require considerable 
capital expenditure in terms of bulk services upgrades. The developable component of 
subject Erf 38368 (7.4 ha) is considerably smaller in extent. 
  
Additional market information 
 
The City acquired Rem Erf 36554 Milnerton in extent 71.8286 ha at a price of R162 000 000 
which included bulk services infrastructure of R15 000 000. The sale was concluded during 
November 2016 and after provision is made for the extensive overhead power line servitude, 
the unit rate paid in respect of the usable extent of 60 ha amounts to R270/m² (162 000 000 ÷ 
600 000m²). The property is more favourably located but considerably larger in extent with 
considerable bulk services upgrade required.  
 
In light of the above it is evident that the value of the developable component of subject Erf 
38368 will be in excess of R270/m². 
 
It is therefore considered that the value of the developable extent of 7.4168ha of Erf 38368 is 
in the region of R400/m² which equates to say R29 667 200. 
 
13.5 Infrastructural costs 
 
As mentioned under heading 2 above the owner has requested that the cost of the road and 
services be taken into account. 
 
Although not appropriately zoned nor subdivided, the owner has constructed a fully serviced 
road on Rem Erf 38368 to industrial standards; the length of which is approximately 210m. 
 
On the assumption that the City is successful in acquiring all the land mentioned in this 
report, the intended use would be for residential type purposes and therefore the cost of the 
Road will be based on a standard residential road with a width of 6m. 
 
The Aecon construction cost guide for 2017 indicates that for a service road 10m wide the 
cost is R15 700 per metre and therefore, on a pro-rata basis the cost of a 6m wide road is 
deemed to be in the order of R10 000 per linear metre. 
 
210 m x R10 000 per metre  R2 100 000 
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14 Additional market information  
 
In is noted that various brokers operating in the area are advertising individual sites for sale 
in Racing Park as follows: 
 
2 erven, in extent 1 250m² and 1 008m², are on the market for R1 125 000 and R846 700 
which equates to R900/m² and R840/m² respectively. 
Adjoining erven 35196, 35197 and 35198 measuring in total extent 3 381m² is offered on the 
market at an asking price of R4 200 000 or R1 242/m².  
 
In addition, Erf 35148 is also on the market for R23 027 550 which equates to R1 050m².  
 
15 Further Considerations 
 
Information provided by Mr Johan Massyn (City Engineer – Roads and Stormwater 
Blaauwberg) revealed that a development contribution amounting to R1 527 325 is still 
outstanding by the owners in respect of Racing Park that directly impacts on the value of the 
subject property. The said amount together with other amounts due is payable on transfer of 
the serviced subject erven. Such amounts will have to be settled by the owner prior to 
transfer of the subject erven. 
 
16 Value Calculation 
 
Individual Erven 35163 to 35716 
 
± 21 887m²      = R17 815 150   
            
 
Erf 35148 
21 930 m²   @ R650/m²  =  R14 254 500   
 
Rem Erf 38368  
± 5.5 ha      = R                - 
± 7.4168 ha   @ R400/m²  = R29 667 200   
 
Road and services allowance    = R  2 100 000    
     
Total        R63 836 850 
             
Rounded       = R64 000 000 
 
17 Negotiations 
 
Extensive negotiations have taken place with the owner through his representative Mr 
Tembile Manata. 
 
From the outset of negotiations Mr Manata was requested to provide a mandate from the 
owner indicating that any sales commission will be paid by the owner from the proceeds of 
the sale of the land. Correspondence provided by the sellers indicated that Mr Tembile 
Manata may submit an offer from the City for their consideration but was silent on the 
payment of commission. 
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At a meeting on 2019-09-28 Mr Manata indicated that the owner would likely accept the 
City’s revised offer of R64 000 000 exclusive of VAT provided that any debt owed to the City 
is written off and that his commission is paid by the City. 
 
Mr Lwazi Nobaza, Manager: Urban Integration has indicated that in his opinion Mr Manata 
does not have a mandate from the City and therefore the City is not obliged to pay his 
commission. He has further indicated that in his opinion the onus is on the property owner to 
negotiate and agree with Finance on how the debt will be settled. 
 
Mr Manata has requested a letter from the City to this effect and has verbally indicated that 
he will approach the Provincial Government: Western Cape to purchase the subject property.  
 
Recommendation 

 
That the value of the subject property which comprises of the various erven as described 
above in the report be determined at R64 000 000 (Sixty-four million rand) Excl of VAT.  
     
 
  
 
Graham Harms       
Professional Associated Valuer (Reg. no. 3445/8) 

 
 
 

 
Paul Pendlebury 
Head: Market Valuations 
 
2017-10-16 
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Annexure A 
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      Annexure B
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      Annexure C 
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Flood plain area  

At point H on plan LIS 1714v0 
with telecommunication 
infrastructure on Erf 35161 on left  

Facing towards turning circle 

At turning circle with 
informal settlement in 
background 


