GENERAL PROPERTY VALUATION 2009

Dr Lesley Shackleton, STCA
I encourage all Simon’s Town property owners not only to find out what their new 2009 Property Valuation is, but also to investigate its reasonableness and accuracy. I have done some investigations for properties in the Froggy Farm, Murdoch Valley area (and some in Simon’s Kloof) utilizing the City’s web page. I have found increases in property value since the 2006 valuation ranging from 297% to -8%.  The data is available on the City’s web page: HTTP://www.capetown.gov.za. Click on Services on the left, then under P on Property Valuation. Then on the left click on Search the Valuation, and at the bottom of that page click on the 2009 or 2006 valuation. Enter the Erf number (or street number and name).  Once you have found your property, click on the Reference number. This will provide information about your property and also if you click on the Sales button on that page, you will get information about 2009 and 2008 sales in your area.
Your property value determines your contribution towards the City’s rates relative to others. The actual amount you pay in rates will be determined by the rate in the rand which is still to be announced. What is at issue now with the property valuations, is how fair is the City’s assessment of what proportion you should be contributing?  This proportion is directly related to your valuation.

As Mr Gavor, the City’s Director of Property Valuations, will no doubt tell us at the AGM on Wednesday, there are too many properties to visit individually, so the City uses a computer model (CAMA) to determine property values. This model was designed in the United States and works for uniform suburbs (eg some of the new developments north of the City) but is not very good in areas which are diverse comprising a mixture of mountain-side properties, coastal, old cottages, and modern mansions – ie Simon’s Town and Glencairn.
I believe that it is reasonable to accept that in coastal areas in Cape Town property values have probably not decreased since 2006, although the rate of increase in value has been less due to the recession. In support of this, Absa reported that property sale prices in Cape Town increased by 5,2% in 2009. I thus think it is reasonable to assume that property values could have increased between 2006 and 2009 by 10% - 15%.  However, looking at values on the City’s web page, I cannot find any consistency or any indication as to how the new valuations have been arrived at. 

Concerns

1. Increases from 2006 to 2009 in my area for house values range from -8% (one property) to 114%.  Examples are: 49%, 17%, 25%, 30%, 9%, 27%, 11%, -8%, 26%, 10%, 94%, 24%, 27%, 114%, 70%, 29%, 25%, 61%.  How have the new valuations been calculated? Why is there not a consistent percentage increase in the area?
2. Plot valuations have increased beyond all reason – examples: 286%, 281%, 209%, 209%, 297%, 174%. I can only assume that these increases are based on erroneous data. Two properties on the City’s web site are listed as plots, but have houses on them (they were recently sold for R4 950 000 and R3 400 000 respectively).  There are plots in our area that have been on the market for years at R1 500 000 and not sold, the City now believes that a normal sized plot should be valued at R2 500 000 to R3 million. How accurate are the data used in the model? From where does the City get the idea that plot prices have increased so significantly? 
3. By legal definition, the valuation is based on ‘market value’ – which is defined as what a ‘willing buyer will pay a willing seller’. Accordingly one expects that a valuation would be based on a recent sale price. An analysis of the 2009 valuation of houses that were sold in 2008 and 2009 against the actual sale prices shows considerable variation. Valuations are higher than sale price by 24%, 15%, 124%, 9%, 46%, 21%, 10%, 87%, and 30%. I encountered only two house valuations that were below sale price. Why does the market value of a property differ so erratically from the actual sale value? Why does it differ at all from what a willing buyer had clearly paid a willing seller?
Before the AGM on Wednesday please take a look at your valuation and valuations in your area and encourage your neighbours to do the same. Hopefully, your area will not be as wildly inconsistent and inaccurate as our area is.  Also be sure to submit an objection before the 30 April if you are not happy with your valuation. It is important for Simon’s Town residents to raise their voices when we have the opportunity. 
See you at the STCA AGM!

