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4.1.

4.2.

INSTRUCTIONS

We have been instructed by the representatives of Ivora Properties, on the 04 May 2010, to carry out an updated valuation of the subject
property to be known as “The Bay” township, for the purpose of advising you of our opinion of the “as is / with development approval /
net realisation less profit” of the land’s Market Values. We were requested to utilise the Residual Methodology in order to derive Market
IDENTIFICATION

The subject property/s are situated off the R512, travelling from Rustenburg / Pretoria and Johannesburg, towards Brits. The R512 is
accessed from Randburg, past the Lanseria airport, towards the Hartbeespoort dam; the R104 intersects the R512 from the Pretoria N4
Platinum highway. The R512 intersects the R560 from the N4 highway from Rustenburg.

DATE OF INSPECTION

The subject property was physically inspected on: 09 November 2009

REGISTERED PROPRIETOR

We have not had sight of the relevant Title Deed, however the Deeds Office enquiry indicates that the property is held as follows:

Portion 2 (Remaining Extent) of the Farm De Rust, 478, JQ

Title Deed number : T150610/2007

Registered description : Portion 2 (Remaining Extent) of the Farm De Rust 478, JQ

Registered owner : Clidet No 696 Pty Ltd

Date of purchase : 14 December 2006

Purchase price : R 85 000 000.00

Site area : 1363103 m2 or 136.3103 Ha

Mortgage bonds registered : Nedbank Ltd. B180848/2007. R 300 000 000.00
Sharemax Bay Estate Development Fund Ltd. B180849/2007. R 150 000 000.00

Servitudes/Endorsements : 1-7467/1997C-K636/42 (Interdict) S
CL-Hartebeestpoortdam TLC

Comments : None

Portion 166 of the Farm De Rust 478, JQ

Title Deed number : T150611/2007
Registered description : Portion 166 of the Farm De Rust 478, JQ
Registered owner : Clidet No 677 Pty Ltd
Date of purchase : 14 December 2006
Purchase price : R 85 000 000.00
Site area : 1561582 m2 or 156.1582 Ha
Mortgage bonds registered : Nedbank Ltd. B180848/2007. R 300 000 000.00
Sharemax Bay Estate Development Fund Ltd. B180849/2007. R 150 000 000.00
Servitudes/Endorsements : Consolidation From JQ, 478, 164
Consolidation From JQ, 478, 165
Comments : None

LOCATION DESCRIPTION

The site is located off the R512 (P31) from Randburg / N1 inter change or the Lanseria airport off ramp via the N14 Krugersdorp highway

or from the N4 Rustenburg Platinum Highway. The route is also via Hartbeespoort to and from Johannesburg to Sun City / Pilansberg.

The properties position, being at the intersection of the proposed highway will provide excellent opportunities for a retail centre on this
side of the dam, providing facilities for a residential market expected to develop at a rapid pass towards the latter parts of 2010,
predominantly of upper to affluent income earners.

The property has an excellent location being on the southern edge of the Hartbeespoort dam and on the waters edge, within close
proximity to the Cradle of Humankind (world heritage site) and is very central to Johannesburg as well as Pretoria.

The rapid growth of the platinum mines that have been commissioned over the past couple of years in the Rustenburg and surrounding
area have also generated the robust demand in residential developments in the area. The demand in residential properties has grown
from that of a secondary / weekend use to that of permanent residences, with residents commuting to Johannesburg, Pretoria and the
Rustenburg areas on a daily basis. The proposed new highway from Johannesburg will only increase the desirability.



One of the mitigating factors is the climate, not being as severe as the high-veld and the abundance of extramural activities on the
doorstep. The atmosphere of the area is that of a semi rural / agricultural aspect, with nature reserve areas, an abundance of water and
secure residential estates.

The growth in the area is born out by a third retail centre in progress on the north east side (Xanadu).

The property is semi rectangular in shape, dissected by a provincial road. Situated along the north facing slope of the Witwatersberg
mountain range (the upper slopes are partly nature reserve area) and bordering the southern side of the Hartbeespoort Dam, also with
nature reserve restrictions as well as a 1:100 year flood line.

The property has been stripped of most of the indigenous plants, from the provincial road towards the dam, as the majority of this land
was used as agricultural land in the past. The general terrain pattern is that of bush veld basin with sections of central highlands. Old
show house appears to have been demolished and new "sales" house constructed. The property is valued as vacant land and no value
or replacement value for this structure has been included.

The demand for exclusive residential properties within the subject area is ever increasing. Hartbeespoort Dam has attracted a
permanent community seeking a living outside of the traditional urban sprawl. The ongoing upgrading and new road infrastructure with
new schools and shopping centres planned will fulfil the need of families who have settled here. The whole character of the subject
area, created by means of secure estates between mountains and water, amidst greenbelts and protected nature zones ensures healthy
demand. The demand is proven and is also projected to enhance land values as land set aside for development continues to decrease.

ZONING AND TOWN PLANNING CONDITIONS

Local Authority : Madibeng Municipality

Permitted : As per Amended Layout Plan approved 29 September 2009

Zoning Land Use No Units Area HA Area m2 % Total Area
Residential 1 Single Res. 744 74.54 745 400.00 28.53%
Residential 2 Clusters 3 5.39 53 900.00 2.06%
Residential 3 Units 18 6.67 66 700.00 2.55%
Residential 4 Hotel 1 2.30 23 000.00 0.88%

Business 1 Retail, Shops, Filling Station 2 18.70 187 000.00 7.16%

Special Golf Clubhouse 1 2.10 21 000.00 0.80%

Special Workshop 1 0.71 7 100.00 0.27%

Special Boathouses 1 2.00 20 000.00 0.77%

Special Staff Housing 1 0.25 2500.00 0.10%

Special Golf Course 8 106.50 1 065 000.00 40.76%

Special Services 1 0.31 3100.00 0.12%

Special Private Roads 28 15.60 156 000.00 5.97%

Private Open Space Parks 23 26.23 262 300.00 10.04%

Totals 832 261.30 2 613 000.00 100.00%

Permitted : As per approved Conditions of Establishment 14 October 2008

Zoning Height Coverage Density F.AR Building Lines Parking

Residential 1 2 Storeys 60% 1/Erf - 2m away from any -

2 boundaries other

than internal

access way.
Residential 2 2 Storeys 50% 20/Ha - - -
Residential 3 2 Storeys 60% - 0.8 - -
Residential 4 (Hotel) 3 Storeys 60% - 0.8 - -
Business 1 1 Storeys 60% - - - As per scheme

Special - Clubhouse 2 Storeys 50% - - - -
Special - Boathouses 2 Storeys 60% - - - -
Special - Staff Housing 2 Storeys 50% - - - -

Please note attached Permitted VS Proposed for further details



10.

SERVICES AND AMENITIES

The subject property is at current vacant agricultural land with secured Township Development Approvals. An Engineering Services
Agreement in respect of a temporary electricity services connection from Pecanwood Extension 18, of 2MVA supply capacity, to The Bay
Golf Estate.

SURVEY

The properties have been surveyed, however it is a condition of the township development application that this will have to be carried out
again and that the Surveyor General’s approval is obtained, in order to have the township and all properties registered in the deeds
office.

DESCRIPTION OF IMPROVEMENTS
(Including age, condition, area and dimensions)

The show unit and structures dotted around the property have been ignored in the subject valuation and were not considered relevant as
we assume that these will be demolished, in order to complete the proposed development.

Proposed

Residential Life Style “Golf Estate” with an eighteen hole golf course and ancillary facilities, close to the water front, with the golf course
acting as a natural buffer and green zone. The golf course will be the first Dale Hayes signature golf course in South Africa.

Marina

Commercial / retail land

Residential Life Style “Eco Estate” on the upper slopes of the property, with excellent views.

Please note attached "Synopsis of proposed erven" for details of proposed erven, sizes, location within township as well as
proposed sales prices.

MARKET COMMENTARY

Golf Estates are not ideally directly comparable, due to the overall design, location, signature classification, topography, scope of
landscaping, quality of soils and track record of the developer and professional team etc.

The similarity in current developments is that they all have 18 hole tournament / signature quality courses and selling price range but for
a few exceptions. We have scrutinised several golf course estates in the Gauteng region, namely:

- Roodepoort

- Dainfern

- Eagle Canyon

- Jackal Creek

- Pecanwood

- Blue Valley

- Blair Athol

- Gardener Ross

- Eye of Africa (Actual costs known to writer)
- The Hills

Golf course sites fetch from R500 000, for sites that are perceived to be in a poor position next to the boundary and external roads /
without views / smaller erven, up to R1.8m and R2.5m for larger 1 ha sites with water / fairway frontage / view sites.



11.

According to statistics obtained from ABSA house prices has decreased with 5% to 10% in nominal terms and up to 15% in real terms
since 2007. Although estate agents report an increase in demand for residential property, especially in the R 750 000 to R 2,5m market,
the reluctance of banks' to finance property acquisitions prevents a high percentage of those people currently looking to come into the
market from purchasing property. This places the property market in a difficult position since it does not take much to realise that
residential prices are down since no transactions are taking place, estate agents however find that sellers have become less reluctant to
negotiate due to the increase in market activity. The result is that property prices most probably will not increase from its current levels
until interest rates go down, the market segment showing significant demand for residential property is particularly sensitive to changes
in the interest rate, and banks change their lending patterns. The proposed tariff hikes by Eskom is thus in particular bad news for the
residential property market due to the nock on effect that these increases could have on inflation, which could result in a increase or
prolonged period of no change in interest rates, which will put further downward pressure on property transactions taking place.

VALUATION METHODOLOGY / RATIONALE
Residual land value, with township approval

The Residual Method of determining land value is not popular with the courts of our country due to the large amount of assumptions
required to derive a value. It has been argued that the Residual Method does not determine market value but rather what a developer
could afford to pay for land with the view of generating a desired profit with the development of such land.

Neither South Africa’s legislation nor our case law lays down a specific method of valuation, although our courts have clearly indicated
that the comparable sales method is the most acceptable norm or measure of proof of market value. This methodology however
becomes difficult and subjective when a valuer is faced with agricultural land where the change of such land use have been approved
(to Residential: Golf Course & Ancillary uses in the case of the subject property, which was obtained as far back as 2005). An Record of
Decision regarding the proposed development of the properties has been obtained as well as the Conditions of Establishment
of the proposed township. Approval to amend the layout plan of the proposed township was obtained as recent as September
2009.

In view of these approvals being in place, coupled with the fact that detailed cost estimates regarding the servicing of the proposed
township has been obtained, many of the required assumptions are reduced. The Residual Method of valuation nhow becomes a prudent
choice as primary method for the determination of market value for the subject property.

Since the residual value, in essence, are determined by subtracting the cost to develop the proposed township from the revenue that
can be derived from selling the end units, it is heavily reliant on accurate estimates of costs and sell out value.

In the case of the subject development the estimated costs to service the proposed township, design and construct the golf course as
well as ancillary costs have been provided by the various appointed professionals who are familiar with this type of development. The
costs are now considered to be within market norms, when compared to other golf estate developments, recently completed or in
progress.

The projected sell out value applied to the residential stands is within the current average of sales values achieved in golf course /
lifestyle estates.

We have not drilled down to each site on an individual basis, nor that of the different precincts as it is the writer's opinion that certain
precincts may have improved elevations as almost all the properties should have views of the Dam and most defiantly the Mountain
Range as the natural topography allows for this. Another positive factor is the reduction in the density, from the previous design. The
proof will be provided once the initial phase/s is sold out and the markets appetite for the following phase/s becomes evident. It is at this
point that one would be able to differentiate these variances accurately.

Nil value has been applied to the golf course, however this forms the core of the estate and the additional value derived is part of the
price of the stands.



12. COMPARABLE MARKET EVIDENCE IN SUPPORT OF SELL OUT VALUE

When using the direct comparable methodology in order to determine the sell out value of multiple erven within a township itis
prudent to accept that the erven within the township would be most comparable to each other. A sale of an erf within such
township would thus be most indicative of the value of other erven in the township, assuming that such sale adheres to the
definition of market value.

We have been provided with a list of erven sold to date (please note attached Synopses of proposed erven for a listing) and found that
the sales occurred from May 2008 to February 2010. The majority of the erven were however sold during 2008. The layout of the
development was slightly changed, for which approval was obtained during September 2009. The developers re-launched the
development during February 2010.

The developer informed us that their intended target market regarding the single residential properties are residents of Johannesburg's
Northern Suburbs. They are of the opinion that it is an easy commute from the subject development to Sandton CBD and would be a
good alternative as a primary residence if you want to get away from the hustle and bustle of the City. Due to this factor we will
specifically investigate sales of erven in estates surrounding the subject, which could be an alternative options to their target market. We
will however include information regarding golf estates where stands are currently sold, which do not compare to the subject in terms of
locality as additional information. We will also include sales to support the Res 2 & Res 3 erven.

We have not drilled down to each site on an individual basis, nor that of the different precincts as it is the writers opinion that certain
precincts may have better views but are prone / exposed to wind / weather and / or are south facing, therefore other sites facing north,
with trees providing shelter may be preferred. The proof will be provided once the initial phase is sold out and the markets appetite for
the following phase becomes evident. It is at this point that one would be able to differentiate these variances accurately.

Sales of erven within subject development

To date 126 erven was sold (including pending and reserved erven) of which 4 are Res 3 erven. After analysing the sales it became
clear that most of the properties sold are those priced below R 1m and located on a fairway. The sales of the units are spread over 6 of
the phases, although the majority is in phase 1, 7 and 3, the only phases currently being sold. These sales are considered indicative of
the value of the erven and support the pricing at which the erven are pitched. Some of the erven in Phase 7 were sold below list price, it
will be noted that such sales are some of the most recent and assumed to be part of promotional offers that occurred during that period.
These sales are not considered indicative of the value of the erven since they were sold under promotional circumstances and not that
of the open market as dictated by the definition of market value. We have included some of the latest sales, please note attached
Property Detail List for full disclosure of sales that occurred to date.

Comments Erf No. Sales Date Size (m?) Sales Price Rate /m2

Phase 1, Res3, Fairway 1 N/G 5156 R 8 120 000.00 | R1574.86
Phase 1, Resl, Fairway 6 01-05-2009 525 R 830 000.00 R 1580.95
Phase 3, Resl, Estate Stand 195 18-12-2009 806 R 850 000.00 R 1 054.59
Phase 3, Resl, Estate Stand 182 22-02-2010 714 R 750 000.00 R 1 050.42
Phase 3, Resl, View Site 139 15-12-2009 1135 R 950 000.00 R 837.00

Phase 7, Res1, Green Zone 599 22-09-2009 589 R 953 000.00 R 1618.00




Leloko Lifestyle Estate

Although Leloko Estate is not fully comparable in terms of amenities provided and that envisaged for the subject development we
have included such due to Leloko's close proximity to the subject property. It would be only natural for purchasers in the subject
development to compare the prices erven are offered at with surrounding developments and make value adjustments in order to
decide whether to purchase in the subject development or not.

Township Erf No. Sales Date | Size (m?) Sales Price thdej/gzt:]if:tre Adjz/;ted zztﬁj?tini:]?
Kosmos Ext 7 720 24-Oct-09 620 R 415 000 R 669.35 32.50% R 886.90
Kosmos Ext 7 944 23-Jan-09 619 R 162 000 R 261.71 32.50% R 346.77
Kosmos Ext 7 727 05-Jun-09 876 R 176 000 R 200.91 32.50% R 266.21
Kosmos Ext 7 707 23-Jan-09 775 R 145 000 R 187.10 32.50% R 247.90
Category
Time 80%
Location 90%
Exclusivity 50%
Amenities 50%
% Adjusted 32.50%

Conclusion and assumptions
a) Considering that Leloko might be less desirable than the erven sold in the subject development it is clear that the erven sold in
the subject estate at present are priced to compete in the current market. Purchasers willing to wait until mid 2010 will most
definitely consider the subject development to be a viable option compared to Leloko.

The Islands Estate
The Islands Estate is located between the subject property and Pecanwood. It is not a golf course estate but provides the purchasers

with the novelty of developing on a canal, as is the case at the highly successful St Francis Bay in the Eastern Cape. This type of
estate is not for all, it is however included as a comparable to the subject due to its location.

Comments / Complex Erf No. Sales Date | Size (m?) Sales Price Rate/mz before _% Rat_e/mz after
adjustment Adjusted adjustment

The Islands Estate Ext 2 373 29-10-2009 766 R 875 000.00 R1142.30 0.00% R1142.30
The Islands Estate Ext 2 222 17-04-2009 889 R 807 000.00 R 907.76 0.00% R 907.76
The Islands Estate Ext 2 397 30-03-2009 1126 R 1 100 000.00 R 976.91 0.00% R 976.91
Category
Time 100%
Location 100%
Exclusivity 100%
Accommodation | 100%
% Adjusted 0.00%

Conclusion and assumptions
a) The comparable sales occurred during 2009, with the comparable which has been listed first was sold towards the end of the
year and reflected the highest rate of all the sale during this period.

The Islands Estate stands for sale

R875,000

Vacant Land - The Islands,
Hartbeespoort

Web Ref: 120841

Excellent stands available from R875 000
to R2 800 000 in this estate!

Read more...

Erf Size: 1 153m:



A deeds search of Pecanwood revealed that six sales of vacant land and 33 of dwellings occurred in the estate during the last quarter
of 2009 and the first quarter of 2010. This is an dramatic increase of sales compared to the first three quarters of 2009 and a
promising sign for the subject development. Although Pecanwood is an older estate the amenities and facilities provided within the
estate makes it a popular choice as a primary residential address in the area.

Comments / Complex Erf No. | Sales Date | Size (m?) | Sales Price | Rate/m?before % Rate/m? after
adjustment Adjusted adjustment

Pecanwood Estate Ext 11 950 10-12-2009 669 R 830 000.00 R 1 240.66 0.00% R 1 240.66
Pecanwood Estate Ext 11 989 09-01-2010 611 R 890 000.00 R 1 456.63 0.00% R 1 456.63
Pecanwood Estate Ext 11 1010 20-01-2010 583 R 600 000.00 R 1029.16 0.00% R 1029.16
Pecanwood Estate Ext 11 1009 20-01-2010 583 R 600 000.00 R 1029.16 0.00% R 1029.16
Pecanwood Estate Ext 14 1196 03-09-2009 541 R 700 000.00 R 1 293.90 0.00% R 1 293.90
Category
Time 100%
Location 100%
Exclusivity 100%
Accommodation | 100%
% Adjusted 0.00%

Conclusion and assumptions
a) The sales of vacant land found during the 4th quarter of 2009 and 1st quarter of 2010 are all of smaller erven reflecting rates

above R 1 million per meter square. These erven compares well to those at the subject estate currently being sold. We are of
the opinion that these sales are reflective of the current market and supports the currents sales prices being achieved at the

subject property.

Pecanwood Estate stands for sale

R850,000
Golf Estate - Pecanwood,
Hartbeespoort

Web Ref: 78110

EXCLUSIVE SOLE MANDATE!!! Build your
dream home on this stand!

Read more...

Erf Size: 501m.



R 695,000 Property # 287234
EMFULENI GOLF ESTATE, VANDERBULPARK Vacant land Residential

Beds: 0.0 Baths: 0.0 Garages: 0
Buld. Size: Stand Size: 600

Vacant stand overiooking the Sth Farway
Nick Nicholas |, .

R 695,000 Property # 288736
EMFULENI GOLF ESTATE, VANDERBULPARK Vacant land Residential

Beds: 0.0 Baths 0.0 Garages: 0
Build. Sige: Stand Size

Corrie Van Lill E'} . E

Emfuleni Golf Estate. The average cost of a full title stand is R 450 000. The average investment, including site and home is approximately R 1.3 million.

There are approximately 300 full title home sites, with building line restrictions to enhance privacy, where you can build your own property.

R500,000

Golf Estate - Magalies Golf Estate &
River Club, Hartbeespoort
Web Ref: 108924

Golf Estate and River Club stands from
R500,00

el Read more...
Erf Size: 474m’
I Mark as viewed 4 4

© FuLL DETALLS © AbpTOMYLIST ) AGENT DETAILS

R900,000

Golf Estate - Hartbeespoort, North
West Province
Web Ref: 57854

MAGALIES RIVER CLUB!! Vanous stands
available direct from developer - no
transfer...

Not comparable to the subject development in terms of quality and signature, a good indication that the subject development is correctly priced.



R360,000

Golf Estate - Brits, North West
Province
Web Ref: 170408

Act now and secure this lovely stand in
this upmarket Seasons Golf Estate.

¢ ‘ Read more...
Erf Size: 902m:

A golf course and eco estate in one, would be considered a secondary residential option by the target market of the subject development due to its
location / distance.

R600,000

Golf Estate - Gardener Ross Golf Estate
(Knopjeslaagte ), Centurion
Web Ref: 90877

BARGAINI I}

Read more...
Erf Size: 913m:

I Mark as viewed

@ rulLpetans @ apptomy uist &) AGENT DETAILS

R630,000

Golf Estate - Gardener Ross Golf Estate
(Knopjeslaagte), Centurion
Web Ref: 132029

Good value!

Read more...
Erf Size: 813m’

Considered as a less expensive option to target market of subject development, we have had the opportunity to speak to owners of land in Gardener Ross
who indicated that the holding cost of the erven will prevent them from keeping them for much longer. We also spoke to an owner who indicated that he
sold his erf for a R160 000 loss during 2009 after holding it for two years.



Vacant Commercial Land Auction Sales

Auctioneer Date Comments a]zg Size (Ha) | Sales Price | Rate/m? Rate/Ha
Aucor 26-02-2009 |Residential land, Agulhus Road, Just| 81 000 | 8.1000 R 6100000 | R75.31 R 753 086.42
off Rondebult and North Boundary
Roads, Klippoortje, Boksburg, 300
stands on completion of subdivision
Bidline 03-03-2009 |57 Maple Street c/r Constantia] 16 022 | 1.6022 R 4900 000 | R 305.83 | R 3058 294.84
Avenue, Pomona
Bidline 02-06-2009 |Vacant industrial land, 12 and 5th| 40 000 [ 4.0000 R 2700000 | R67.50 R 675 000.00
Road, Brentwood Park, Benoni
Bidline 02-06-2009 |Development land, overlooking the| 20000 | 2.0000 R 1250000 | R62.50 R 625 000.00
Serengeti Estate, 426 6th Street,
Bredell
Alliance 10-06-2009 |56 Residential stands with bulk| 25385 | 2.5385 R 6500 000 [ R 256.06 | R 2560 567.26
Group services in place, 'Nirvana' gated
estate, 428m2 - 614mz2, off Beyers
Naude Drive, Muldersdrift, Honeydew
Park Village | 09-06-2009 |Holding 5 of Salfred Agriculturall 24931 | 2.4931 R 3200000 | R128.35 | R1283542.58
Properties Holdings, Fourways. Development
land, 2.4931 Ha
Vacant Commercial Land Currently being Marketed
Comments Size (m?) | Size (Ha) | Sales Price | Rate/m? Rate/Ha
This property is zoned Residential 1 and Special with a 2 storey| 510 000 51.0000 [R59000000( R115.69 | R1 156 862.75
height restriction. 380 full title stands of 800m?
Urgent sale - reduced price. A small holding for development| 100 279 10.0279 |R14000000| R139.61 | R 1396 104.87
purposes.
Sale includes full title waterfront stands, 28 completed| 1080 000 | 108.0000 | R 49 160000 R 45.52 R 455 185.19
townhouses and a further 80 townhouses still to be completed.
1,797,000 (ZAR)

MEERHOF
HARTBEESPOORT, SOUTH AFRICA

Property Type

Stand S

Conclusion on sell out value.

Property Description

Property Features

Property Costs

Vacand Land Commercial For Sale -

We believe the erevn are realistically priced and are within the norms comparable stands are currently bought and offered at. We are
further of the opinion that the current pricing will allow the developer to continue with to escalate the prices on a regular basis. By
analysing the sales already achieved in the complex we have noted that prices are escalated between 11% and 25% per year
depending on location, phase and extent. We have noted in all the surrounding complexes, as well as at the majority of golf course
estates investigated, hardly any sales occurred during the first three quarters of 2009 although more sales were noted towards the end
of 2009. Sales in Pecanwood, Xanadu and Meerhof is reflective of a renewed demand for vacant residential stands in the area. Its is
clear that the more developed nodes are attracting higher quantities of sales at present, it is thus not unrealistic to assume that sales at

The rate of sales and subsequent rate of escalation achieved at this type of development has to be estimated to conduct a residual
value calculation and constitutes the largest risk to the future cash flow. Although we have noted that sales has occurred at the subject
property and neighbouring Pecanwood this risk has to be mitigated by adjusting the discount rate.




13. VALUATION CALCULATION

The residual methodology has been used to derive the land value for the subject properties. The residual value is heavily reliant on
accurate estimates of development cost and the sell out value of the end units. We have confirmed that the cost estimates provided by
the developer has been compiled by professionals well versed in this type of development and were found comparable to cost occurred
at similar developments currently taking place. We further confirmed that sales prices of the erven are considered market related and
has room for growth as the development progresses.

The developer provided us with a time frame in which they intend to complete the development, we have used such time frame in order
to spread the development cost (as provided) in our cash flow. The rate of expenditure for each phase were based on a simple S curve
in order to relate these cost to our cash flow.

The majority of the assumptions made to derive value where during the preparation of the income cash flow. The developer informed us
that they priced the erven at roughly half that of comparable developments within the immediate vicinity of the subject and hope to
escalate the sales prices of the erven over time in order to sell phase 9 within the same price range. While analysing the sales of the
subject erven to date we found that sales prices has already been escalated with 11% to as high as 25% over the past year. It appears
as if the escalated prices have been accepted in the market.

Based on the current property market and general evidence that developments takes longer to sell out compared to two or three years
ago we made the following assumptions in order to determine the income portion of our cash flow. Transfers will commence the month
following completion of each phase, only twenty units per phase will be transferred per month until 80% of units in the phase has been
transferred, after which transfers will be based on 10 units per month until sell out. Only phase 8 & 9 will be transferred within a period of
two months due to the relative long time provided to sell the erven and since it is the last and arguably the prime erven in the
development. At that stage the Golf Course would be completed and purchasers would not entirely have to rely on sketches and
renderings to envisage the completed erven.

We have escalated current sales prices by 7% with every passing six months after the re-launch of the development taking place during
February 2010. We have already confirmed that there is room to escalate the prices of the erven in the subject development and have
noted that such escalation already implemented with sales in the complex have been accepted by the market. These escalations takes
us to an average purchase price of approximately R 2 000 000 per erf for phase 9 that is estimated to be transferred during 2013.

We believe we made realistic assumptions and subsequently included our income to the cash flow at realistic time frames and
escalated such at realistic rates. The risk generated with assumptions of this nature is generally found in the timing of cash
inflows and the escalation of cash inflows. Should the phases take longer to sell out as envisaged in this valuation the value of
the land (as determined using the residual methodology) could decrease dramatically. The same result would be forced should
the sales prices not escalate as assumed in this report. In order to mitigate these risk factors we escalated our discount rate
with 4% and a further 0.5% for the sector. We consider this node of Hartebeestpoort to be a stable and upmarket area
(upmarket areas have not been as dramatically effected by the downturn in the property market as middle income areas) and
have thus not escalated the discount rate for the area. The fact that Hartebeestpoort Dam is in many aspects still a secondary
market - although signs are there that it is becoming a primary residential area - where considered during the determination of
the 4% risk factor applied.

Please note attached DCF Input Sheet for full disclosure of application of assumptions and Residual Calculation for detailed
value calculation.

Nil value has been applied to the golf course, however this forms the core of the estate and the additional value derived is part of the
price of the stands.

The in and outflow of Vat and interest where not taken into account during the calculation of the residual value.

Value Calculation

Accumulated Discounted Cash In R 784 474 487
Less Developers Profit R 117 671 173
Residual Value R 666 803 314

Rounded Land value R 667 000 000



14.

15.

16.

17.

18.

ENVIRONMENTAL / CONTAMINATION COMMENT

The approval of the subject land use from agriculture to residential, golf course and ancillary use was obtained in June 2005 and
includes numerous conditions that are to be complied with, in terms of the said approval of the township that included an environmental
impact assessment (E.I.A.) for a development within eco sensitive areas and the developer is to provide an environmental management
plan.

The application in terms of the township development proposal includes a very detailed procedure regarding the environmental issues.

Due to the property only being developed in certain areas, the impact of the development should provide adequate harmony for the flora
and fauna and resident animals. The contamination issue is dependant on the management of the reticulation of the sewerage works /
grey water, limiting seepage to porous sub surface material.

Subsequent to the 2005 approval the developers obtained Conditions of Establishment approval during 2008 and an amended layout
plan was approved during 2009. These approvals indicate that the developers designs and management plans adhered to requirements
set in land use approval and EIA.

HERITAGE LISTING

Not applicable.

LAND TITLE CLAIMS

Our research did not find any land claim applications over the subject properties. The township development approval would not have
been successful should the properties have been subject to land claims.

DETRIMENTAL FEATURES

The geotechnical report suggests that construction of dwellings will require special design factors, depending on each stands footprint
areas and the relevant soil conditions, detailed in the report. This is predominant in the area.

EXECUTIVE SUMMARY

The initial pricing of the stands applied or opted for in this report, are in our opinion, realistic. The escalated sell out rates could become
problematic with uncertainties regarding the future of the residential property, all expectations are that the market will return to positive
growth rates during 2010, but factors like electricity price hikes and possible increases in the interest rates could stem this tide. It is our
opinion that once the development is in progress and the market can conceptualise what the development will offer (it must also noted
that almost everyone travelling to and from Johannesburg must pass this development) the escalation of stand prices will more readily
accepted in the market.

Verifiable assumptions:

The town planning details contained within the approval of the proposed township have been relied upon in our valuation.

The development is completed in accordance with the plans and details presented to the valuer.

The valuation assumes that the development will proceed to be undertaken not later than May 2010.

We have assumed that the estimated construction costs are adequate. This will be qualified once the contracts have been awarded to
third party contractor/s.

The rate of development and subsequent sales will proceed as indicated by developer.

Power allocations from the City of Tshwane being secure as indicated by the developer.

Opinion:
Historic interest rate fluctuations have imposed severe financial impacts on property developments where these developments have
been taken over three years.



19. VALUATION

We are of the opinion that the Open Market Value of the subject property, situated on situated on Remaining Extent of Portion 2 and
Portion 166 of the Farm De Rust 478, JQ, North-West Province, as at 05 May 2010 is in the order of :

R 667 000 000.00 (Six Hundred Sixty Seven Million Rand) Excluding VAT.

The signatory/ies to this document hereby confirms that he / they has / have no present or contemplated interest in this or any other
properties or any other interests, which would affect the statements or values contained in this valuation report. The valuation enclosed
herewith was therefore undertaken on a completely independent basis.

el

H.J.P Fouché
Professional Associated Valuer
Registration number: 5053/9

05 May 2010
Date of Signature

Appendices:

Property Detail List
Permitted VS Proposed
DCF Input Sheet
Residual Calculation
Photo's

Deed Search

SG Diagram

Site Identification
Invoice
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Active Blue
Valuation Solutions CC

CK No.: 2004/117064/23 + Vat Reg. No.: 454 022 6497

VALUATION CERTIFICATE

Client Details Clidet No 696 Pty Ltd & Clidet No 677 Pty Ltd
Name c/o Mr. C. Duminy

Company Ivora Properties (Pty) Ltd

Address PO Box 66196, Highveld, 169

I, H.J.P. Fouché hereby declare that | have inspected and valued the following property to the best of my abilities and knowledge.

Property Description ; “The Bay” Golf Estate on the Remaining Extent of Portion 2 and Portion 166 of the Farm
De Rust 478, JQ, Hartbeespoort Dam, North-West Province

Registration Division : JQ

Extent : 2924685 m? or 292.46850 Ha
Registered Owner : Clidet No 677 Pty Ltd

Date of Valuation : 05 May 2010

We are of the opinion that the Open Market Value of the subject property, situated on Remaining Extent of Portion 2 and Portion 166 of
the Farm De Rust 478, JQ, North-West Province, as at 05 May 2010 and as per the scenarios requested, are as follows:

R 667 000 000 (Six Hundred Sixty Seven Million Rand) Excluding VAT.

Signed at Lonehill on this 05 May 2010

/ ———

H.J.P Fouché
Professional Associated Valuer
Registration number: 5053/9



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.

. Plans
All plans included within the Valuation Report are supplied for the purpose of identification only and are not necessarily to scale.

. 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 IVORA Properties (Pty) Ltd 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.



