
Cape Town Collective Ratepayers’ Association 
 

QUICK GUIDE FOR OBJECTING AGAINST MUNICIPAL PROPERTY VALUATIONS 
__________________________________________________________________________________________________________________ 

● The City of Cape Town collects information on properties in Cape Town to perform general valuations every 
three years (maximum 4 years). These valuations define the market value of each property and, subsequently, 
the property's monthly municipal rates. The Municipal Property Rates Act provides that properties must be 
valued using recognised valuation practices, methods and standards. Valuations are generally made using analysis 
of current market trend and the attributes and features of properties using computer-assisted mass appraisal 
(CAMA). While the City has the right to inspect a property for a valuation, this is not often done and is not a 
prescribed requirement on the City.   
 

● Once valuations are published, property owners can object to the City’s valuation. This must be done within the 
prescribed time period, in the prescribed manner and must contain reasons for the objection and evidence of 
those reasons. CTCRA has compiled some tips on this below. It is up to the objector to prove the City’s market 
value assessment wrong.  
 

● The municipal valuator considers the objection after submission and will adjust the valuation (down or up), or 
dismiss the objection. The valuator will provide a written decision after considering the objection and the 
objector can request written reasons for the valuator’s decision within 30 days of receiving the outcome. The 
valuator then has 30 days to provide the reasons. Should the objector disagree with the reasons, the decision of 
the valuator can be appealed within 21 days of receiving the written reasons. Should an adjustment of more than 
10% be made after the objection is received, the decision will automatically be submitted to the Valuation Appeal 
Board, which is independent of the City (a meeting will then be convened to consider the decision).  
 

● An appeal will be referred to the Chairperson of the Valuation Appeal Board who will convene a meeting. All 
parties concerned will be informed of the date and time (recently Zoom meetings have been introduced). The 
council valuator and a panel from the Appeals Board will attend, together with the objector. Objectors may be 
represented by legal representatives or an independent professional valuer.  
 

● Appeals need to be properly motivated – the City can seek a cost order against appellants who submit frivolous 
or unsubstantiated appeals.  
 

● The only valid grounds for an objection or an appeal is against the value attributed to a property (or the use 
category of the property, existing servitudes affecting the value, etc).  The Municipal Rates Act states that only 
actual, comparable sales of similar properties in the area, around the date of valuation (1 year prior up to 3 
months after) – in this instance 01/07/2025, may be used in the support of a change in value. Reasons other 
than these (ie your neighbours’ property values are lower) will be disregarded by the City valuation 
department. 
 

IMPORTANT LINKS:  
● The CoCT 2025 General Valuation Roll can be accessed here. This also where you download your objection form 
● The CoCT has published a list of FAQs here. These are well worth a read before considering to object.  
● The CoCT has also created this video in 2022 to explain how to view your property valuation and rates 

estimation.  While the video is from 2022 it is still applicable and no updates have been posted 
● The prescribed objection form can be accessed on the CoCT e-Services portal or via the Valuation Roll link above 

by clicking on the link of your property’s valuation and clicking “Dispute Forms”.  

 
 

USING THE WEBSITE TO FIND YOUR VALUATION: 

https://web1.capetown.gov.za/web1/gv2025/SearchProperty
https://resource.capetown.gov.za/documentcentre/Documents/Procedures,%20guidelines%20and%20regulations/GeneralAndSupplementaryValuationsFAQs.pdf
https://www.youtube.com/watch?v=4zPy4VsvHOs
https://eservices.capetown.gov.za/irj/portal
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● Finding your property on the Valuation Roll website can be a bit tricky. We suggest using the Site Address. Enter 
your house number and Street name (without “road”, “street”, “lane” etc) 

 
 

● After clicking on “Search” you will get a screen like this one below. Scroll and go to next pages (little blue numbers 
at bottom left under the table) until you find the property you are looking for. Notice that all valuations are public 
information  
 

  
 

● After clicking on the reference number you will see the details of the valuation as well as some further options 
on the left: 
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o “View Sales”: shows properties in your area that have recently been sold 
o “Rates Estimation”: shows an estimation of the rates you will be expected to pay 
o “Dispute Forms”: this is where you can download the dispute forms in English or Afrikaans 
o “Notice Information”: clicking on this link downloads the original valuation notice 
o “View Objections”: information on any objection and appeals lodged 
o “Submit your dispute online”: this does not seem to work (could be linked to browser settings). Submit 

your objection and appeal using email instead 
 
IMPORTANT TIMELINES:  

● Objections must be submitted electronically via CoCT’s e-services portal (the City’s preference) or via email (to 
ValuationsObjection@capetown.gov.za) by 30 April 2026.  

● Once you receive the outcome of your objection, you have 30 days to appeal this decision if you disagree with 
it.  

● You may ask for the valuator’s reasons within 30 days of receiving the outcome of the objection. This stays the 
appeal period (i.e., your time to appeal does not start to run until you receive the written reasons). If you have 
asked for reasons, you have 21 days from receipt of the written reasons to lodge your appeal if you still disagree 
with the valuation.  

 
IMPORTANT REQUIREMENTS FOR YOUR OBJECTION: 

● Your objection must be submitted on the prescribed objection form. Every field on the objection form must be 
completed. If a field is not applicable, mark it as “N/A”. 

mailto:ValuationsObjection@capetown.gov.za
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● Your objection is motivated using market related information as at the date of the valuation (e.g., comparable 
sales in the period 1 year prior and 3 months later, so from 1/7/2024 to 1/10/2025). For this valuation roll this 
date is July 1st 2025. 

● Choose your comparable properties wisely: the closer the house is located to your, and the more similar it is to 
yours, the better. Choose 3 to 5 of these sales as the comparative sales to motivate a valuation decrease.                                      
Do not just give the Council a CMA Valuation report (Comparative Market analysis) that has not been adjusted 
to the correct date of the comparable sales ie close to date of valuation and without giving the City more 
detail on the comparable properties that draw a direct comparison to the subject property (they will most 
likely disregard it as this is just as non- specific as the City’s method of valuation and one’s mind appears not to 
have been applied). 

● Many attributes that determine value and are weighted differently – the council seem to put most emphasis 
on site size, house footprint, number of bedrooms, bathrooms and living rooms and of course locality (views 
etc). 

● Be as unemotional as possible and be holistic (do not only emphasize the negative aspects of your house). 
● Mention % increase only if you have to, for instance if it is outrageously higher than the average for the area, 

as this is not a valid reason for objection in terms of the Municipal Rates Act – the only valid reason in terms of 
the Act is that the market value is incorrect. 

● Do not mention neighbouring houses being valued at less / more (if yours is wrong, theirs is likely to be so too 
so not an argument or valid reason to object according to the Act). 

● We would like to suggest that you ask for the comparative sales that Council used to determine your value, so 
that you have this information for a possible appeal later. This is in order not to waste time and money while 
waiting for the City (sometimes it takes over a year for these matters to be finally resolved). 

● Finally, follow up with the City once the objection period is closed. Save all correspondence in a file so that 
you always have proof of what you sent when, and to whom. 

● Your objection form is accompanied by appropriate supporting documentation (e.g., in the case of structural 
defects, use photographs).  

● Your objection must be against the valuation of the property and not the amount payable for rates.   
● Each property valuation must be objected to on its own objection form – you cannot object to the valuations of 

multiple properties using a single form.  
● Your objection form must be submitted on time. For this valuation roll the deadline is April 30 th 2026, but it is 

better to submit one day early to be safe 
● If you are away and not able to Object timeously, at least request and extension of time. If this does not work, 

insist that the property be added to the first Supplementary valuation roll when you are back home so as not to 
lose an opportunity to object at that time. Failing to do this means the increased valuation will be “locked in”. 

 
APPEALING 

● If the City do not concur with your assessment of value, continue with the process and Appeal the decision. 
According to the Municipal Rates Act, if an objection is above or below 10% of their given value, the objection 
must go to the Appeal Board.  

● When you appeal you have a right to ask the City for the sales they used in determining value and they then 
send you a brief report similar to the below table. You are then given the opportunity to respond regarding the 
sales they have given you directly ie do you agree with those properties being the most comparable and if not, 
why not. Is the information the City has on those sales even correct (such as house size, accommodation, 
condition etc)? 
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WHAT HAPPENS: 
● If my property’s address or my name is incorrect on the valuation roll? 

o You can object to this for rectification using the objection process and this will be referred for 
investigation. 

● If my property has been omitted from the valuation roll? 
o Properties which do not appear on the General Valuation Roll will be valued on a Supplementary 

Valuation Roll, which can happen anytime between General Valuation Rolls 
● Once I submit my objection? 

o The City will issue an official acknowledgement notice when it receives the objection. This should be 
retained as proof of the objection. You will also need this when communicating with the Valuations 
Office.  

● Can I appeal if I have not objected? 
o No. You must first have objected to the property’s valuation during the objection period.  
o However, if you have missed the objection period for any valid reason, you can request that the 

property be revalued in a subsequent Supplementary Valuation roll. Bear in mind that this can take a 
few years. 

● Do I need to speak in the appeal meeting? 
o Yes – you would be required to state why you don’t agree with the valuation of your property.  

● Can I ask my neighbour to go to the appeal meeting for me? 
o Not unless your neighbour is your legal representative (attorney or advocate) or a valuer, either of whom 

may help you state your case at an appeal meeting.  
● Do I need to pay the higher municipal bill starting Junly 1st, pending the objection / appeal? 

o No, you may choose not to pay the increase as a result of an increased valuation. No debt collection 
procedures should be started against you, but you do run the risk of a very high bill if the 
objection/appeal is denied. We therefore advise that while the objection/appeal process is underway 
you pay the rates linked to the council valuation. If your objection/appeal is successful your municipal 
account will be credited retroactively. You will not receive a refund but instead your rates will be credited 
monthly after the appeal decision until your credit has run out. 
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QUICK HINTS FOR WRITING YOUR OBJECTION:  

● Ensure that your property details are correctly filled in on the objection form and mark that you are objecting to 
the valuation of your property.  
 

● If there are administrative queries i.e. owner name, rateable extent, mark these as applicable on the right under 
1.2 Objection Category and then fill in the correct information under 2.1 
 

 

 
● It is worth noting that the City does not afford a lot of space to set out the reasons for your objection on the 

prescribed objection form but does provide for the provision of annexures. Append your substantiated 
objections as an annexure to the objection form and be sure to mark that annexures are attached and how many.  

 
 

● Some categories of objections that you may consider using:  
 
Property characteristics and condition of the dwelling(s)  
 

✔ Is your house fully built as demonstrated on your building plan? It might be that the City valued the 
property on the final design while it is not yet ready 

✔ Property shape – do you have an odd location or a weirdly shaped property which would make the 
property less palatable to buy by prospective purchasers? Point this out.  

✔ Is your house in pristine condition or is it in a condition requiring maintenance? Point this out. 
✔ Does the City have servitudes over your property? Calculate the area and point out to the City that 

realistically this space is not fully available to you to use as you please (you should be able to see such 
restrictions on your title deed).  

✔ The City uses computer-assisted mass-appraisal to value properties. This uses details around, for 
example, the surrounding area and it is entirely possible that the assumptions it uses are incorrect. For 
example, it may assume that your home has four bedrooms and is in pristine condition, when in reality 
it has three bedrooms and could use a lick of paint. Remember that valuations should be indicative of 
market value – these are considerations that reduce what a willing buyer would pay for the property an 
should be called out. Assume that you are correcting the valuer’s assumptions – provide details of your 
property and note defects that substantively affect the value. 
  

Amenities 

✔ What amenities are lacking in the area? Is there a paucity of schools, public transport, sewerage, postal 
services etc. that would make your property less attractive to buyers?  
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Historical valuation 

✔ What was the property valued at previously? Is the jump from the previous valuation to the current 
reflective of market conditions? Does the jump reflect the value of sales reached in the area recently? 
 

Sales and value of surrounding properties 

✔ Only use sales data from 1/7/2024 to 1/10/2025 as older/younger data will not be accepted 
✔ Look up recent sales via “View Sales” when you click on your valuation link on the Roll. These can be 

used to motivate the market value of your property.  
✔ Independent valuations (by accredited valuators) can also be used to motivate the market value of a 

property. It is unethical to undervalue property.  
✔ Try and get accurate information of the built sizes, accommodation, quality, condition, amenities (such 

as a pool etc) of the comparable sales you have chosen and draw direct comparisons between your 
home and those sales where you can. The result you want is that the reader is left with little option 
but to agree with your opinion of value. 

✔ The City states that comparing your property valuation to that of neighbouring properties does not 
imply that your property valuation is wrong and cannot be used as motivation for an objection. It cannot 
be so used as the sole motivator – but if your property is valued completely different to that of your 
neighbours’ and you can back up the data with recent sales information, you could try to submit this as 
further motivation as to what a fair market value of your property would be.   

 
Property type / rate categorisation 

✔ The use of A01 (Residential ) and J01 (agricultural) or J02 (smallholding / rural agricultural) seems to be 
inconsistent across Noordhoek, although it does determine the height of rates considerably  

✔ You can look up your property type/ rate categorisation in GV2022 by going to “Rates estimation” and 
scrolling down. 

 
✔ Changing the rating category is possible, although not straightforward 
✔ If rating categories are applied inconsistently across the properties that you are comparing your 

property with in your objection then this is certainly something to mention 
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Membership 

The information in this document has been collected by the Cape Town Collective Ratepayers’ Association, with the 
kind assistance of the Noordhoek Ratepayers Association and Noordhoek residents who are also real estate agents and 
professional property valuators. The greatest care has been taken in putting it together, but we cannot be held 
responsible for its contents. 

Please consider becoming a member of your local ratepayer association if you are not already. Your membership will 
assist them to claim more representation when engaging with city council. This helps them in getting things done, such 
as improved service delivery.  

Should your ratepayer association not be a CTCRA member then they can reach out to secretary@CTCRA.org for 
enquiries.  

 

APPENDIX: 

- A: Annotated objection form 

 

mailto:secretary@CTCRA.org
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APPENDIX A – Annotated objection form 
 

 

  

  

 

 

 
See annexure A 

X number 

 

 

This part will be prefilled by CoCT when you download the form 
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Section 5 is only applicable 

to sectional title units 

 

 

See annexure A (if you list these features there) 

 


