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1 The proposition, stated honestly

A published AssetProof sample. A real, complete record with every identifying detail removed — no address, no owner or

agent name, no contact details, and no image showing a street frontage, a neighbouring property or a vehicle registration.

A two-bedroom, two-bathroom house on a corner plot in Cape Town's City Bowl, with a single garage, gated off-

street parking from two roads, a courtyard plunge pool and a covered braai deck. It is part-furnished, it is structurally

sound, and it is not presently in the condition it should be sold or let in.

That last sentence is the reason this document exists. Every prospectus written for this house could have led on the

Smeg kitchen and the hardwood floors and left the reader to discover the green pool on the second viewing. This

one puts the work in front of the numbers, with the cost of putting it right, because a buyer who finds it themselves

discounts twice — once for the defect and once for having been shown a document that did not mention it.

2 The property

3 What the record establishes

15
AREAS FULLY

RECORDED

358
ITEMS SCHEDULED

230
CONDITION FINDINGS

R1.46m
CONTENTS,

REPLACEMENT VALUE

Type Freehold house — 2 bedroom /

2 bathroom, plus a guest

cloakroom

Location City Bowl, Cape Town

Reference SAMPLE-B Position Corner plot, one shared

boundary; vehicle access from

both a back and a front road

Parking Single garage on an motorised

door, plus gated off-street

parking

Outdoor Courtyard plunge pool, covered

braai deck, lawn and planted

borders

Condition Sound; a defined schedule of

works set out below

Furnishing Part-furnished — see the

contents schedule

Security Electric perimeter fence, burglar

bars throughout, motorised

gate, security trellis, DSC alarm

Record date 20 July 2026
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4 Accommodation

SPACE WHAT IS THERE

Entrance and

exterior

Sage-painted plaster boundary walls, a motorised wood-slat sliding gate on a galvanised surround,

exposed-aggregate driveway paving, lawn and planted borders, and a flat roof terrace.

Lounge Open living room with a Jetmaster built-in fireplace, honey-toned solid pine flooring, a grey L-shaped

sectional, a leather two-seater, a Samsung television on a timber console and a DSC alarm panel.

Dining Solid pine floor, a light-timber dining table with four wishbone-style chairs, open to the kitchen.

Kitchen Fitted white joinery with hardwood counters, a Smeg freestanding range with a five-burner gas hob, an

integrated dishwasher, a Defy side-by-side fridge/freezer, a Defy four-slice toaster and a full run of

overhead lift-up cabinets.

Main bedroom

suite

Double bedroom with a full wall of built-in wardrobes and an en-suite bathroom with a double vessel-

basin vanity, a bath and a separate shower.

Bedroom 2 Double bedroom with a built-in melamine wardrobe run and venetian blinds.

Second

bathroom

Full bathroom with a bath, a shower, a timber-topped vanity and a WC.

Guest powder

room

Cloakroom off the circulation space.

Garage, laundry

and storage

Single garage on an motorised door with a fitted white cabinetry run, a laundry bay, the distribution

board and the household plant.

Pool courtyard Enclosed courtyard with a plunge pool, a white paved surround, loungers and a rainwater tank.

Braai courtyard Covered deck with a built-in Jetmaster braai and prep counter, a rattan lounge suite and a security trellis

to the rear entrance.

5 The work, and what it costs

Taken directly from the condition inspection. Cost bands are planning figures at South African rates, not quotations.

WORK PRIORITY INDICATIVE COST

Pool: shock treatment, filtration run, vacuum the sediment off the steps

and floor, re-test and re-inspect

BEFORE SALE OR

LET

R4,000 – R9,000

Pool plant: locate, inspect and record the pump, filter and backwash

equipment — it appears nowhere in the record and its condition is

unknown

BEFORE SALE OR

LET

R0 – R25,000

(unknown until

inspected)

Electrical: enclose and terminate the exposed cabling at the alarm

control box; issue or refresh the electrical certificate of compliance

BEFORE SALE OR

LET

R2,500 – R6,000

Alarm: clear the panel fault, walk-test every zone, confirm it arms clean BEFORE SALE OR

LET

R1,500 – R4,000

Gas: obtain the certificate of compliance for the Smeg gas hob

installation

STATUTORY R1,200 – R2,500
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WORK PRIORITY INDICATIVE COST

Detection: install smoke and carbon-monoxide detection — none was

observed anywhere in the property

BEFORE

OCCUPATION

R1,500 – R4,000

Damp: clean back and investigate the damp-like staining and moss on

the unfinished concrete wall section

INVESTIGATE R2,000 – R15,000

(scope-dependent)

Dishwasher: replace the torn and lifting door seal FUNCTIONAL R600 – R1,500

Grounds: scarify, top-dress and re-seed the patchy lawn; pressure-wash

and treat the algae on the steps, paving and driveway

PRESENTATION R6,000 – R14,000

Making good: fill and paint the unfinished concrete patch, the bare wall

niches and the unpainted timber strip at the door head

PRESENTATION R5,000 – R12,000

Blinds: re-level and re-tension the venetian slats in both bedrooms PRESENTATION R800 – R2,500

Soft furnishings: professionally clean the sectional chaise and the

outdoor cushions; the leather two-seater is heavily worn and should be

recovered or replaced

PRESENTATION R3,000 – R26,000

(clean vs replace)

Cosmetic round: the remaining scuffs, smudges and marks recorded

across the house

COSMETIC R3,000 – R8,000

6 The single number a buyer will ask for

The single number a buyer will ask for

On the bands above, a full pre-sale or pre-let programme sits in the region of R32,000 to R130,000, and the width of that range is

honest: it is driven almost entirely by three unknowns — the state of the pool plant, the extent of the damp behind the stained

concrete, and whether the leather two-seater is cleaned or replaced. Each of those can be resolved in a single morning's inspection,

and doing so before going to market is worth considerably more than it costs.

7 What is included in the sale

CLASS ENTRIES REPLACEMENT, EXPECTED (R)

Fitted joinery, sanitaryware, flooring, gates, braai and pool shell 58 288,500

Loose furniture, appliances, tools and household contents 300 1,173,850

Whole schedule 358 1,462,350

8 Rental positioning

One live comparable was identified in the immediate area at the date of the record. The figure is converted from a

published US-dollar nightly rate and is an estimate, not confirmed booking data.

COMPARABLE BEDS
INDICATIVE

ADR (R)
RATING BASIS

This property, once the

works above are complete

2 To be set Not yet

rated

Two en-suite-standard bathrooms, a garage, gated

parking and a pool courtyard put it in the upper half

of the local two-bed set
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COMPARABLE BEDS
INDICATIVE

ADR (R)
RATING BASIS

Two-bed / two-bath

rental unit, same area

2 3,035 4.97 Converted from a published rate of about US$164 a

night at roughly R18.5 to the dollar — an estimate, to

be confirmed against the live listing

9 Risks and disclosures

Everything a buyer would find on their own survey, said first.

MATTER POSITION

The pool Severely green and algae-affected with sediment on the submerged steps at the date of the record.

Treatable, but it must not be presented as ready for use until it has been cleared and re-inspected.

The pool plant Never recorded. Its presence and condition are an open question, not an assurance.

Compliance

certificates

No electrical or gas certificate of compliance was on file at the date of the record.

Detection No smoke or carbon-monoxide detection was observed anywhere in the property.

Damp Damp-like staining and moss on an unfinished concrete wall section. Recorded, not diagnosed — no part

of the fabric was opened up.

Roof and

rainwater goods

Not recorded at close range; the rainwater-harvesting tank is present and in good order at ground level.

Geyser Not recorded. Believed to be in the garage roof space.

Room attribution Three rooms — a single-bed room, an empty tiled room and a taupe-walled room — are recorded in full,

but the record does not establish which named bedroom each is. They are carried separately rather than

filed against a room they may not be.

Boundary Corner plot with one shared neighbour. Vehicle access from two roads.

10 The property as recorded

Plate 001  Built-in fireplace recess with black

metal gas/radiant fire insert

Plate 002  Built-in fireplace recess with black

metal gas/radiant fire insert

Plate 003  Built-in fireplace recess with black

metal gas/radiant fire insert
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Plate 004  Built-in fireplace recess with black

metal gas/radiant fire insert

Plate 005  Grey woven-fabric wingback

armchair

Plate 006  Grey woven-fabric wingback

armchair

Plate 007  Grey woven-fabric wingback

armchair

Plate 008  Grey woven-fabric wingback

armchair

Plate 009  Grey woven-fabric wingback

armchair

Plate 010  Grey woven-fabric wingback

armchair

Plate 011  Grey/charcoal fabric L-shaped

sectional sofa with chaise section

Plate 012  Grey/charcoal fabric L-shaped

sectional sofa with chaise section

Plate 013  Tan/caramel-brown leather sofa Plate 014  Tan/caramel-brown leather sofa Plate 015  Tan/caramel-brown leather sofa

Plate 016  SAMSUNG flat-screen television Plate 017  SAMSUNG wireless satellite

speakers

Plate 018  SAMSUNG wireless satellite

speakers

www.AssetProofSolutions.com · WhatsApp +27 82 221 4313 Page 6 of 7



Important. AssetProof is not an insurer, loss adjuster, assessor, broker or certified valuer. This document is a structured record based on

the media and information supplied for the property and on visual assessment of it. Replacement and reinstatement figures are 

opinions of value and a point of departure for discussion — they are estimates, not certified valuations, and a certified valuer should

sign off the final figure for any high-value, insured or disputed item. Confirmed facts, owner-supplied information and estimates are

distinguished throughout. Condition statements describe what was visible on the recorded date; they are not a structural, electrical,

gas, damp or compliance survey, and no part of the fabric was opened up, moved or tested. Cost bands are planning figures at South

African rates and are not quotations. Rental figures are estimates from public signals, not confirmed booking data, and are not a

forecast of income. 
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