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NEDGROUP TRUST 

MRS Adri Jacobs 

AdriJ@nedbank.co.za  

 

 
 

 
18 DECEMBER 2024 

 

Dear Adri,  

 

RE: ELA TILL FAMILY TRUST– PORTION 31 OF FARM MODDERFONTEIN 76, IR 

We refer to the above matter and your instruction to attend to the market and forced sale valuation 

herein.  

 

We enclose herewith our Valuation Report. Our invoice will follow in due course.   

 

We thank you for the opportunity and trust this meets with your approval. We look forward to your further 

instructions herein. 

 

Yours sincerely 

 

 
Kagiso Lefala 
Professional Valuer 
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CERTIFICATE OF VALUATION: 

 FORCED SALE VALUE 
 

 
REF: JS/kw/N380 

 
 

 
I, the undersigned, 

 

Kagiso Lefala 

 

Professional Valuer appointed in the terms of the Provisions of Section 20(2)(a) of the Property Valuer’s 

Profession Act, 2000 (Act No. 47 of 2000) instructed by Claremart Auctioneers situated at, Unit SP8 A-

C, Somerset Square, 55 Somerset Road, Green Point, do hereby state that on 10th of DECEMBER  

2024, I valued the Immoveable Property, being PORTION 31 OF FARM MODDERFONTEIN 76, IR 

(more specifically set out in Annexure “A” hereof) in the matter of ELA TILL FAMILY TRUST and value 

same to the best of my knowledge and belief on a FORCED SALE VALUE at: 

 

R 16,200,000.00 (Sixteen Million Two Hundred Thousand Rand Only)  

 

 

 

   

 

 

Kagiso Lefala 
Professional Associated Valuer 
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CERTIFICATE OF VALUATION: 

 MARKET VALUE 
 

 
REF: JS/kw/N380

 

 

 

 
I, the undersigned, 

 

Kagiso Lefala 

 

Professional Valuer appointed in the terms of the Provisions of Section 20(2)(a) of the Property Valuer’s 

Profession Act, 2000 (Act No. 47 of 2000) instructed by Claremart Auctioneers situated at, Unit SP8 A-

C, Somerset Square, 55 Somerset Road, Green Point, do hereby state that on 10th of DECEMBER 

2024, I valued the Immoveable Property, being PORTION 31 OF FARM MODDERFONTEIN 76, IR 

(more specifically set out in Annexure “A” hereof) in the matter of ELA TILL FAMILY TRUST and value 

same to the best of my knowledge and belief on a MARKET VALUE at:  

 

R 27,000,000.00 (Twenty Seven Million Rand Only) 

  

   

 

 

Kagiso Lefala 
Professional Associated Valuer 
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1. INSTRUCTION 

 

Claremart Auctioneers (Pty) Ltd was instructed by Ms Adri Jacobs to attend to the valuation of the 

subject property known as PORTION 31 OF FARM MODDERFONTEIN 76, IR to determine the Market 

& Forced Sale Value.  

  

Market value definition: 

The definition of ‘Market Value’ is defined as:  

“The estimated amount for which an asset or liability should exchange on the valuation date between a 

willing buyer and willing seller in an arm’s length transaction, after proper marketing and where parties 

had each acted knowledgeably, prudently and without compulsion.”  

 

The term ‘Forced Sale’ is often used in circumstances where a seller is under compulsion to sell and/or 

a proper marketing period is not available. The price obtainable in these circumstances will not meet 

the definition of Market Value. The price that could be obtained in these circumstances will depend 

upon the nature of the pressure on the seller or the reasons why proper marketing cannot be 

undertaken. It may also reflect the consequences for the seller of failing to sell within a specified period. 

The price that a seller will accept in a forced sale will reflect its particular circumstances rather than 

those of the hypothetical willing seller in the Market Value.  

 

As a point of reference, a record of transfers at the Deeds Office has been inspected and various 

organizations have been consulted in order to provide a comparison, which may have relevance to 

the subject property. 

 

2. PROPERTY INFORMATION  

 
Property address:  31 Modder B Road, 

Modderfontein, Gauteng 

Date of instruction: 10 December 2024 

Property vacant/occupied:  Vacant Land  

 

3. TITLE DEED INFORMATION  

 
Location: Portion 31 of Farm Modderfontein 76 IR, 31 Modder B Road,  

Modderfontein, Gauteng  

Registered Owner: ELA TILL FAMILY TRUST 

Title Deed Number: T39173/2005 

Purchase date:     Unknown 

Registration Date:   01/04/2005
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3. TITLE DEED INFORMATION - CONTINUED 

 

Purchase Price:    Unknown 

Municipal area:    Ekurhuleni  

Erf size:     2,357,779 m²  

Endorsements:    None 

 

4. ZONING & MUNICIPAL INFORMATION  

 
4.1 Town Planning Information - Permitted 

Zoning:    Agricultural 

Height:     2 Storey 

 

Town Planning Information – Actual  

Zoning:    Agricultural 

Height:     2 Storey 

 

 

 

4.2  Municipal Valuation:   R 2,360,000 (2023)  
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5. LOCALITY  

    

The Subject Property is located along Modder Bee Road, Modderfontein, and is further located within 

a predominantly mixed node with residential, commercial and mining activities noted within the 

immediate and wider radius. The Subject Property further falls within the boundaries of the City of 

Ekurhuleni Metropolitan Municipality. The Subject Property is located within close proximity to the major 

hubs of Benoni and Springs and is further located within close proximity to major arterial routes. Benoni  

and Springs are both known as well-established residential towns originated as mining hubs during the 

gold and coal mining booms. 

 

6. DESCRIPTION OF THE PROPERTY  

 

6.1 Site 

Portion 31 of Farm Modderfontein 76 IR, being the Subject Property, is located within the boundaries 

of the City of Ekurhuleni Metropolitan Municipality at the location noted as Modder Bee Road, 

Modderfontein. As a corner site, the Subject Property enjoys exposure and accessibility along Modder 

Bee Road, Kingsway Road and Benoni Road. The Subject Property comprises a single portion of land 

with no perimeter boundary fencing and is accessible directly from the 3 roads mentioned above. The 

site / land is considered to be irregular in shape and uneven in gradient, as expected for a property of 

this size and nature. 

 

6.2 Buildings & Improvements: 

The Subject Property comprises a single portion of land with no perimeter boundary fencing and is 

accessible directly from the adjacent roads. As mentioned earlier in this report, the current 
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improvements located on the Subject Property have been disregarded as they are assumed to belong 

to unverifiable occupants of the land, as no proof of permission to occupy the land has been provided 

to the valuer. The Subject Property has therefore been treated as vacant land in its entirety. Please 

see the condition to the valuation report. 

 

NOTE:The Subject Property comprises predominantly of vacant land. However, the northern part of 

the Subject Property accommodates 2 shafts with supporting improvements forming part of Gravelotte 

Mines Limited. The shafts are located on the Subject Property and have further been fenced-off with 

other supporting facilities and structures within the fenced-off yards. The valuer has not been made 

aware of any agreements that may be in place between the property owner and Gravelotte Mines 

Limited for the occupation and use of the land. Furthermore, a portion of the southern part of the 

Subject Property appears to have been encroached upon by occupants of the adjoining Kingsway 

township.The valuer has further not received information regarding the permitted occupation (if any) 

of this southern portion of the Subject Property. As such, for the purposes of this valuation, the valuer 

has valued the Subject Property in its entirety as vacant land as per the instruction received and due 

to the fact that no information has been made available indicating the permitted occupation of the 

Subject Property by the above-mentioned entities along the northern and southern parts of the 

Subject Property.  

This valuation is therefore subject to the successful eviction of the current above-mentioned 

(assumed unverifiable) occupiers of the land, as the Subject Property has been valued and 

treated as vacant land in its entirety.  

Should additional information become available in future having a material impact to this valuation 

report and the contents of this report, the valuer reserves the right to amend this valuation report 

accordingly where materially necessary.
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7. VALUATION METHOD  

 
The International Valuation Standards (IVS 2017) define the three recognised and acceptable methods 

of valuation that could in principle be applied to determine the value of immovable property in Item 10 

of the document as follows: 

Consideration must be given to the relevant and appropriate valuation approaches. The three 

approaches described and defined below are the main approaches used in valuation. They are all based 

on the economic principles of price equilibrium, anticipation of benefits or substitution. The principal 

valuation approaches are: 

• Market approach - The market approach provides an indication of value by comparing the asset 

 with identical or comparable (that is similar) assets for which price information is available. 

• Income approach - The income approach provides an indication of value by converting future 

cash flow to a single current value. Under the income approach, the value of an asset is 

determined by reference to the value of income, cash flow or cost savings generated by the 

asset. 

• Cost approach - The cost approach provides an indication of value using the economic principle 

that a buyer will pay no more for an asset than the cost to obtain an asset of equal utility, 

whether by purchase or by construction, unless undue time, inconvenience, risk, or other factors 

are involved. The approach provides an indication of value by calculating the current 

replacement or reproduction cost of an asset and making deductions for physical deterioration 

and all other relevant forms of obsolescence. The value of a partially completed asset will 

generally reflect the costs incurred to date in the creation of the asset (and whether those costs 

contributed to value) and the expectations of participants regarding the value of the property 

when complete, but consider the costs and time required to complete the asset and appropriate 

adjustments for profit and risk. 

 

Valuation method applied 

The comparable sales method, which is regarded as the most accepted method for the valuation of 

immovable assets, will be applied. The valuation requires that the open market value of the subject 

property as at the date of valuation is defined. It measures the value of an asset by comparing recent 

sales or offerings of similar or substitute property and related market data. However, it is rarely 

possible to find such evidence relating to identical assets. 

 

8. HIGHEST AND BEST USE:  

 

The highest and best use is the use of an asset that maximises its potential and that is possible, legally 

permissible and financially feasible. The property is currently used as a commercial vacant land  
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9. MARKET INFORMATION & COMPARABLE SALES:  

 

Current properties on the market in the surrounding area: 

 

 

COMPARABLE SALES: 

 
There are no comparable sales available for this valuation. 
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10. MARKET ANALYSIS:  
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10. MARKET ANALYSIS (CONTINUED):  
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10. MARKET ANALYSIS (CONTINUED):  

 

 
  
 

11. VALUATION MOTIVATION:  
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Conclusion (continued): 

 
 

12. VALUATION CONDITION:  
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