GENERAL
VALUATION ROLL
2019 – 2024

The ultimate in innovation and sustainable development
Layout and design by Polokwane Municipality (Communication and Marketing)

website: www.polokwane.gov.za
For enquiry please contact:
015 290 2341/2059/2240

GENERAL VALUATION ROLL 2019 – 2024

INTRODUCTION

T

he Polokwane Municipality has commenced with a process to undertake a
General Valua on Roll (GV) of all proper es to update the valua on roll. The
implementa on of General Valua on of all the proper es in the jurisdic on
of the municipality is a compliance with the Local Government: Municipal Property
Rates Act no 6 of 2004 as amended (Herea er referred as “MPRA”), which requires
that a valua on roll of all proper es be compiled every ﬁve years.

IMPORTANT CONCEPTS
Market Value:
Is the amount a property would have realised if sold on date of valua on on the
date of valua on in the open market by a willing seller to a willing buyer. (Sec 46
of MPRA).

Date of valua on:
This is the date upon which the market value of your property is assessed.
(Sec 31 of MPRA).

The date of implementa on:
This is the date on which the municipality will implement their valua on roll.
(Sec 32 of MPRA).
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GENERAL VALUATION ROLL PROCESS 2018 - 2024
Polokwane Municipality will be compiling new General Valua on Roll which is going
st
th
to be implemented from 1 July 2019 and valid for ﬁve years ending 30 June 2024.

MUNICIPALITY'S RIGHT OF ACCESS TO PREMISES
The occupier of premises in a municipality must give an authorised representa ve
of the municipality or of a service provider access at all reasonable hours to the
premises in order to inspect in terms of the Municipal Systems Act 32 of 2000.

INSPECTION OF PROPERTY FOR VALUATION RELATED PURPOSES
The inspec on of property will be done for the valua on in terms of Sec on 41 of
Municipal Property Rates Act 6 2004 as amended,
(1) Subject to any legisla on that restricts or prohibits entry to any speciﬁc property,
the valuer of a municipality, assistant municipal valuer, data-collector or other
person authorised by the municipal valuer in wri ng, may(a) between 07:30 and 19:00 on any day except a Sunday or public holiday, enter any
property in the municipality that must be valued in terms of this Act; and
(b) inspect that property for the purpose of the valua on.
(2) If a person authorised by a municipal valuer in terms of subsec on (1) is not in
possession of an iden ty card in the prescribed format containing a photograph of
that person, the municipality must issue to that person such a card.
(3) When entering any property in terms of subsec on (l), a municipal valuer,
assistant municipal valuer, data-collector or other person authorised in terms of
that subsec on(a) must, on demand by a person on that property, produce his or her iden ty card;
(b) may be accompanied by an interpreter or any other person whose assistance
and may reasonably be required in the circumstances.
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KNOW MORE ABOUT VALUATION
Municipal property rates is a legisla ve requirement that requires every
municipality, like the Polokwane Municipality to adopt a Rates Policy annually. This
includes governing the property ra ng process by deﬁning the diﬀerent categories
of property as well as speciﬁc categories of property ownership that may qualify for
rates rebates and exemp ons.
To fulﬁl this legisla ve requirement, proper es need to be rated. The levying of
property rates starts with the valua on process. Property valua on data is
compiled in a general valua on roll document, which consists of property
informa on of all rateable proper es, inclusive of the market value and property
category.

Frequently Asked Ques ons: General Valua ons Roll 2019 - 2024
WE ANSWER SOME OF YOUR VALUATION QUESTIONS
What is a General Valua on Roll?
A General Valua on Roll (GV) is a legal document that consists of property
informa on of all rateable proper es within the boundaries of a municipality. It is
determined and produced every ﬁve years by Polokwane Municipality as s pulated
within the Municipal Property Rates Act 6 of 2004 as amended (MPRA).

What is the purpose of a General Valua on Roll?
The General Valua on Roll assigns a value to all proper es in a municipality with the
objec ve of genera ng rates on an equitable basis.

Why a new Valua on Roll?
The last Polokwane Municipality valua on roll was implemented with eﬀect from 1
July 2014, and by law the Municipality needs to review its GV every ﬁve years as per
MPRA amendment. The general valua on is ed to a speciﬁc date for the en re
period of the valua on roll, and must be at most one year from the date of
implementa on. This is referred to as Date of Valua on, at which all property values
are “pegged” or “ﬁxed” and will be 2 July 2018. The values must reﬂect the market
value of the proper es in accordance with the market condi ons which applied at
that date.
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When can I inspect the GV?
The 2019 - 2024 valua on roll must be handed to the Municipal Manager by 31
January 2019. The Municipality will therea er publish the Valua on Roll and open
it for inspec on at the municipal oﬃces and on its website (within 21 days) by a date
to be conﬁrmed. All property owners will also be no ﬁed of their new values in
wri ng. The roll will be made available for public inspec on for a period of no less
than 30 days, when property owners can exercise their rights, in terms of sec on 50
of the MPRA and object to their values or any other property value that is deemed
to be incorrect. Objec ons can only be lodged against a speciﬁc individual property
and not against the valua on roll.

What is the meaning of eﬀec ve date of valua on?
The eﬀec ve date of valua on refers to the implementa on of the General
Valua on Roll. This is usually coincides with the date of the new ﬁnancial year of the
municipality. It means that a person may be levied rates according to the new
general valua on roll from the eﬀec ve date. The eﬀec ve date of the General
Valua on Roll 2019 - 2024 is 1 July 2019.

How does the Municipality Value your property?
The purpose of the valua on project is to determine a market value of all
proper es, which implies the most probable price that a property would realise on
the date of valua on, if sold on the open market by a willing seller to a willing buyer.
There are several types of proper es in the municipality – residen al, sec onal
tle, non- residen al and agriculture. Each is valued on diﬀerent basis, although
they all relate to the market value. For example, residen al property (including
sec onal tles) is valued on a comparable sales method. Most commercial property
(including retail, oﬃces, warehousing) are valued on an income basis, while
ins tu onal proper es such as schools, hospitals and clinics are valued on a cost
basis.
When valuing the proper es, the Municipal Valuer establishes the market
condi ons, and this is based on recent sales and market informa on ac vity in the
various areas. Therefore, this will take into considera on areas where values have
declined, increased or remained stagnant due to the current state of the economy
as on the Valua on date.
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Did You Inspect my property?
How does the Municipality establish the property market value?
As this is a mass valua on, the Municipal Valuer uses a computer aided mass
appraisal (CAMA) system to determine the values of all proper es. This is based on
sta s cal analysis and geographical informa on systems (GIS), and therefore
requires reliable and accurate data.
For residen al property, obtaining access to all proper es is not possible, and as
such, the Municipal Valuer makes use of advanced technology that allows the
collec on of data. This includes the use of building plans and Pictometry, which is
the state of the art 3D aerial photography that allows the valuers to see the
proper es from all angles, and be able to measure the extents and heights of the
buildings, as well as other informa on rela ng to quality, condi on and other
improvements. This is augmented by the used of street level video footage which is
collected by driving down each street and recording the street frontages. This
method is acceptable in terms of the MPRA, and endorsed by the Interna onal
Associa on of Assessing Oﬃcers (IAAO) the interna onal body that sets standards
to mass appraisal importantly endorses more. However, in cases where the aerial
photography and other imagery is not useable, usually in the cases where
proper es have a lot of foliage, or high security walls, then physical inspec on of
the site is undertaken.
The data collec on process is independently reviewed for quality assurance
purposes to ensure the data collectors are consistent in their approach and the data
they record is correct for the subject property. For non-residen al proper es, ﬁeld
visits are undertaken to obtain data such as the property use, rentals and ﬁnancial
records of businesses.

What do I do if I disagree with my property valua on?
Legisla on makes ample provision for any person to object to an entry in a General
Valua on roll, provided that such objec on takes place in the prescribed manner
and within the prescribed objec on period. An objec on will be considered by the
Municipal Valuer and a Valua on Appeal Board, should a property owner wish to
appeal against the ﬁndings of the former. Each new valua on roll must be
adver sed in a prescribed manner, and such roll must be made available to the
public for inspec on and objec on.
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Once the inspec on period has closed no more objec ons will be accepted. Speciﬁc
details on the objec on dates and venues will be advised in the individual no ces to
owners regarding their property valua ons (sect 49 no ces).

What can't I object against?
Legisla on allows you to object to any entry or omission from the General Valua on
Roll but not the roll in total. A property owner can also not object to the rates that
you are paying or are due to pay; Council is responsible for approval of tariﬀs (cent
in rand) for each ﬁnancial year.

Do I need a Lawyer to represent me at the Appeal Board?
The Appeal Board is not a court of law, and you do not need to bring a lawyer, unless
you wish to do so. You may also bring any other expert to assist you during your
appeal hearing. However, this will be for your own account.
The Valua on Appeal Board will consist of a Chairperson with legal qualiﬁca ons
and suﬃcient experience in the administra on of jus ce. The remaining members
will be made up of not fewer than two and not more than four other members with
suﬃcient knowledge of, or experience in, the valua on of property. At least one
must be a professional valuer registered in terms of the Property Valuers Profession
Act 47 of 2000. The Appeal Board is an independent Body appointed by the MEC
Local Government.

How long will an objec on take to be resolved?
The number of objec on received will have an eﬀect on the process period. The
Municipal Valuer will review the objec ons taking in considera on the informa on
that was provided on the objec on form. The outcome of the Municipal Valuer
decisions will be mailed to objectors in phases as per comple on. It is therefore
important to substan ate your objec on to avoid delay.

To what extent is the Municipal decision ﬁnal?
Sec on 52(2) of the MPRA states that if the Municipal Valuer changes the value of a
property that was objected to by more than 10% upwards or downwards the
Appeal Board must review the objec on, conﬁrm, amend or revoke the decision of
the Municipal Valuer.
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I have objected to the new value of my property. Must I con nue to
pay my rates even though I think I am paying too much?
The MPRA Sec on 50 (6) states: "The lodging of an objec on does not defer liability
for payment of rates beyond the date determined for payment".
Therefore the account must s ll be paid un l the objec on process has been
ﬁnalised.
The MPRA Sec on 55 (2) states: "If an adjustment in the valua on of a property
aﬀects the amount due for rates payable on that property, the municipal manager
must:
1. calculate A. the amount actually paid on the property since the eﬀec ve date;
and
B. the amount payable in terms of the adjustment on the property
since the eﬀec ve date; and
2. recover from, or repay to, the person liable for the payment of the rate the
diﬀerence determined in terms of paragraph
3. plus, interest at a prescribed rates.

What happens to proper es that are built a er the compila on of
the general valua on roll?
The Municipality is compelled by legisla on to reﬂect all changes to proper es in a
Supplementary Valua on Roll.

What is a supplementary valua on?
The Municipality is compelled by legisla on to reﬂect all changes on proper es in a
Supplementary Valua on Roll. Supplementary valua ons are performed during
each ﬁnancial year, according to the relevant legisla on, to supplement the current
general valua on roll with any new proper es and/or changes to property values
contained in the current general valua on roll. The aim is to correct or update
errors, omissions, subdivisions, consolida ons, rezoning, township development,
building altera ons, the construc on of new buildings and any other excep onal
reason that may change or aﬀect the value of a property, subsequent to the
compila on and publica on of the "Main" Valua on Roll”.
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