
Mr Stene Maduna

Reference : HEU001-05/2025

Attention : Date :

Dear Madam,

VALUATION OF: Unregistered and Unsurveyed Portion of Erf 950 CELTISDAL EXT 20 

Your enquiry refers:

Enclosed is our valuation report with reference to the above.
We thank you for the instruction and assure you of our best services at all times.
If there are any further enquiries please do not hesitate to contact the undersigned.

Sincerely

Hangwani Matidza
Professional Valuer (Reg: 4953/7)

Mr Stene Maduna 8-5-2025

Erf 950 CELTISDAL EXT 20 CITY 
OF TSHWANE METROPOLITAN 
MUNICIPALITY GAUTENG

Tel: 012 658 0665 |  Cell: 081 278 2545  | Email: affordablevaluations@gmail.com

Address: 13D Riley Road, BEDFORDVIEW, 2008 | Website: www.aaps.co.za
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: R237 000

: N/a

: 8-5-2025

Mr Stene Maduna

Cell: 073-352 5591
Email: gm@heuwelsig.com

Hangwani Matidza

Email :
Cell: 081 278 2545

Tel no : 012-030 3050

Unregistered and Unsurveyed Portion of Erf 
950 CELTISDAL EXT 20 

MARKET VALUATION 

Affordable Appraisals & Property Solutions

MARKET VALUE:

Replacement cost

Property

Address

hangwani@aaps.co.za

PREPARED BY:

Erf 950 CELTISDAL EXT 20 CITY OF 
TSHWANE METROPOLITAN 

MUNICIPALITY GAUTENG

6776 Witrugeend Street, Heuwelsig Estate

REQUESTED BY:

DATE OF VALUATION:
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UnregisteredandUnsurveyed Ptn of Erf 950 Celtiridge X20 - Report

(REF:

1. BRIEF

We were instructed by 

Representing

“MARKET VALUE ” is defined as follows: 

2. DATE OF VALUATION : 8-5-2025 Inspected on : 7-5-2025

Title deed no : T30726/2023

Legal description : Unregistered and Unsurveyed Portion of Erf 950 CELTISDAL EXT 20 

Date of registration : 2023.05.26

Purchase price :

Land Extent (sqm) : 773 sqm

Required portion (sqm) : 307

Municipality :

Bonds :

Endorsements : Unknown

4. OWNERSHIP :

5. MUNICIPAL 
INFORMATION

:

Zoning : Private Open Space

Permitted : Residential 3, 4 & 5

Coverage :

FAR :

Height

Building lines

Parking

Municipal Valuation: : R1 500 2020

Rating Period: : 2024/2025 4

Usage Category: : COMMERCIAL COMMERCIAL

Comments : 

6. IMPROVEMENTS

Property :

Accomodation :

Finishes :

Condition : 

CITY OF TSHWANE METROPOLITAN MUNICIPALITY - GAUTENG

NEDBANK;1643500;B19424/2023;"20230526

R 100 (Possibly Land Only)

6776 Witrugeend Street, Heuwelsig 

To  determine the value of  the subject property for the purpose of establishing the market value.

While the Market value is defined as the probable value that a property will achieve, given a willing and informed buyer and seller and a 
reasonable period of exposure to the open market.

CELTISDAL EXT 20 HOMEOWNERS ASSOC

Mr Stene Maduna

HEU001-05/2025)

N/a

N/a

N/a

3. PROPERTY DESCRIPTION

The subject property is a vacant piece of land.

CELTISDAL EXT 20 HOMEOWNERS ASSOC

200402372207

Year of Valuation:

Estimated Monthly Rates:

Usage:

Municipal valuation is not market related.

sqm (Unsurveyed)

Per Site development plan

Per Site development plan

Per Site development plan

Per Site development plan

Per Site development plan

Actual use : Vacant
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UnregisteredandUnsurveyed Ptn of Erf 950 Celtiridge X20 - Report

Accomodation Area
Dwelling size : N/a sqm
Outbuildings : N/a sqm
Double garage : N/a sqm
Patio N/a sqm
TOTAL N/a sqm

Adjusted size : N/a sqm

Street :

Access :

Surrounding suburbs :

Trends :

Amenities & services :

Sale # - Township
Physical 
address

Date of sale Purchase price
Land extent 

(sqm)
Building Size 

(Sqm)
R/sqm

Subject property

Erf 950  CELTISDAL EXT 20 
6776 

Witrugeend 
N/a

R 100 (Possibly 
Land Only)

2005.10.26 307 N/a

Comparable sales

5. Erf 1070 CELTISDAL EXT 
39

Kyalami STREET 2024/02/10 R1 200 000 838 0 R1 432

2. Erf 1074 Kyalami STREET Kyalami STREET 2022/10/04 R950 000 805 0 R1 180

3. Erf 770 Kliplyster STREET
Kliplyster 
STREET

2021/04/30 R970 000 983 0 R987

4. Erf 575 Rooikeelflap 
CLOSE

Rooikeelflap 
CLOSE

2021/04/12 R860 000 873 0 R985

5. Erf 579 Witrugeend 
STREET

Witrugeend 
STREET

2021/05/17 R1 000 000 1201 0 R833

Minimum : R833
Median : R987

Maximum : R1 432
Average : R1 083
Applied : R950

Sale 1  :

Sale 2  :

Sale 3  :

Sale 4  :

Sale 5  :

Accessed via Rumte Road and R55 (which connects to R24)

7. LOCALITY & ENVIRONS

6776 Witrugeend Street, Heuwelsig Estate

Reasonable demand and average supply with a number of transactions registered in the 
past year.

Stoneridge Country Estate, Heuwiloord, Raslouw, Monavoni extensions

Larger vacant land. Similar location.

Engen Monavoni Service Station;Sasol Circle Centre; Sasol Rooihuiskraal; Health Worx; 
Intercare Mall55; De Wet Marinda Kiniese; Riversands Primary Farm School ;Doxa Deo 
Christian School ;Lucas Motshabanosi Secondary School ;Celtis Ridge Shopping Centre 
;Raslouw Lifestyle Centre Located within 2km radious

8.2   Schedule of comparable sales 

The following relavant sales transactions were drawn from Lightstone :

Slightly larger vacant land within the estate

Larger vacant land. Similar location.

Larger vacant land. Similar location.

Larger vacant land. Similar location.

8. VALUATION MOTIVATION

8.1  Methodology -  Comparable Sales

Comparables sales - This comparative approach consider the sales of similar or substitute properties and relate market data and 
establishes a value estimate by a process involving comparison. In general, a property being valued (a subject property) is compared with 
sales of similar properties that have been transacted in the market. Listing and offering may also be considered. (International Valuation 
Standards, Seventh Edition).

8.3  Analysis of comparables
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UnregisteredandUnsurveyed Ptn of Erf 950 Celtiridge X20 - Report

 - Property is located adjascent to the main entrance gate which may affects its marketeability.

8.4 Conclusion

R291 650 or R950  /sqm

Property Description Land Use Size(Ha) Rate/Ha Value

Market Value of Property as 
a whole

Vacant land 773 R 950 R 734 350

Market Value of Required 
portion

Vacant land 307 R 950 R 291 650

R 292 000

Remarks:

Sub-division : R21 500

Town planning : R20 000

Transfer fees : R13 864

Total estimated costs : R55 364

R 236 636

R 237 000

Market value

R237 000

Reg. No.: 4953/7

Date signed     : 

The property is currently zoned for the "Commercial" in line with other similar properties within the estate. The owner will 
have to have the property surveyed and consolidated with costs. Our research reveals that the subdivision costs will be as 
follows: 

Value of  required portion less Professional fees

Rounded Value of property

 - The land will have to be incorporated/ consolidated to the existing property at a cost. i.e Professional fees etc.

 - The location and the shape of this land limits its marketeability and  use.

 - The boundary of the land will be in line with the neighbouring property.

In light of the above we have applied a cautious approach in selecting the rates applied. It is our opinion that the subject property would 
fetch at the bottom of the rates determined above. i.e R833 to R1432/sqm.

MARKET VALUE OF REQUIRED PORTION

We are of the opinion that the property value of the subject property is estimated at : 

The above-mentioned sales were sold at R860000 to R1500000. The subject property falls in the lower end of the said parameters. 

The following should be mentioned about the subject property:

The above-mentioned sales transactions are all located in the subject area, few meters away from subject property. 

The property is similar to all transaction in terms of location(in the estate) and surroundings. However subject properties are better in 
zoning and potential.

8-5-2025

PROFESSIONAL VALUER

NDREES (Prop Val),IDQ in Comm 
(Unisa),MIVSA

Excl VAT & Transfer Fees

9. VALUATION CERTIFICATE

SIGNED   :        H P Matidza

I, HANGWANI PETRUS MATIDZA, Professional Valuer , certify that to the best of my skill and knowledge, a just and proper valuation of the 
above-mentioned property is:  

Amount in words

Two Hundred and Thirty Seven Thousand  Rands

Date of valuation

8-5-2025
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UnregisteredandUnsurveyed Ptn of Erf 950 Celtiridge X20 - Report

10. CAVEATS

·         Full Disclosure

This valuation has been prepared on the basis that full disclosure of all information and factors which may affect the valuation have been made to
ourselves and we cannot accept any liability or responsibility whatsoever for the valuation, unless such full disclosure has been made. 

·         Valuation Standard

This valuation has been prepared in accordance within the guidelines of the South African Institute of Valuers for valuation reports.

·         Statutory Notices and Unlawful Use

We have assumed that the property and its value are unaffected by any statutory notice or condition of Title where Title Deeds have not been
inspected, and that neither the property nor its condition, nor its use, nor its intended use, is or will be unlawful.

·         Confidentiality

This valuation is produced exclusively for 'CELTISDAL EXT 20 HOMEOWNERS ASSOC' and for the specific purposes to which it refers. It may be
disclosed to your other professional advisers assisting you in respect of that purpose.  We accept no responsibility whatsoever to any parties other 
than yourselves who make use of this valuation.

·         Non-Publication

Kindly note that neither the whole nor any part of this report, nor any reference thereto may be included in any published document, circular or
statement, nor published in any way without our prior written approval as to the form or context in which it may appear.

Annexures

A:   Photographs

B:   Property ID

C:   Title Deed Information
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UnregisteredandUnsurveyed Ptn of Erf 950 Celtiridge X20 - Report

A:  PHOTOGHRAPHS
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B: LOCALITY MAP
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C: TITLE DEED INFORMATION
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