CERTIFICATE OF VALUE

IN RESPECT OF PROPERTY AT PLOT 65, 310 CLOSE, 3RD AVENUE, ZONE P,
BANANA ISLAND, IKOYI, LAGOS
FOR THE BENEFIT OF TAVIA TECHNOLOGIES LIMITED

aanda/valuation/51/19

Purpose and Limitation of Report
This report is provided to assist the instructing client in consideration of the subject property in
relation to the purpose stated in the report. The report does not in any way constitute a building
(structural) survey or due diligence assessment. It remains the responsibility of the client and
where appropriate the borrower(s) to confirm the accuracy and validity of the information
provided.
Whilst reference may be made within the report to the aspects of tenure, title, planning and other
statutory obligation, all such aspects should be verified by solicitors acting on behalf of the client.
In accordance with our standard, we wish to state very clearly that this reports issue for the use
of the addressee only and no responsibility will be accepted from any third party either for the
whole of its content than the addressee of this report; the basis and the scope of the valuation
should be stated.
If it is proposed to publish the figures, it is desirable that the form and content in which they are
to appear should be approved by us beforehand.
This valuation will be invalid without the seal of the Estate Surveyors and Valuers Registration
Board of Nigeria No. ESV A1901.

Client:

First City Monument Bank

Purpose of Report:

Secured Lending

Person’s Interviewed:

Kazeem (08033842781)

Date of Inspection:

22nd November 2019

Undertaken by:

Ebunoluwa Egunjobi

Approved for issue by:

ESV Opeyemi Adegbonmire

We appreciate that there may be many parties involved in consideration of this report and as such this report
(inclusive of photographs, maps, site and floor plan) will be provided by electronic mail in pdf file format and on our
website with the login details forwarded to the instructing client. However, we recommend that our client rely only
upon an authenticated hard copy of the report which has the aanda’s seal and stamp.

aanda 2019

Page 2

Table of Content
1.0

Terms of Reference
1.1
1.2
1.3
1.4
1.5
1.6
1.7
1.8

2.0

Location/ site Description
2.1
2.2
2.3
2.4
2.5
2.6
2.7
2.8
2.9

3.0

Market Analysis and Comparable Evidences
Methodology
Opinion of value

Appendices

Appendix I:
Appendix II:
Appendix III:
Appendix IV:

aanda 2019

Title Description
Name of Property Owner
Social Status of Property Owner
Town Planning/Zoning Regulation
Tenancy
Restrictive Covenant, Right of Way & Easement
Highest and Best Use

Valuation commentary
4.1
4.2
4.2

5.0

Address of Property
Locational description
Site
Property description
Services
Condition
Equipment
Building Method
Year of Construction

Legal Commentary
3.1
3.2
3.3
3.4
3.5
3.6
3.7

4.0

Brief
Scope of Valuation
Basis of Valuation
General Information and Specific consideration
Assumption
Limitation
Date of inspection/Date of Valuation
Name of Borrower

Definition of terms
Pictures
Floor Plan
Google Earth Images

Page 3

TERMS OF REFERENCE
1.1

BRIEF

In accordance with your formal instruction via email on Thursday 21st November 2019
requesting us to determine the MARKET VALUE of the interest in above-mentioned
property, we have carried out inspection of the property, reconnaissance and market
survey of similar properties in the neighbourhood and now report as follows.
1.2

SCOPE OF VALUATION

This exercise is designed to report the complete valuation of a block of 4 nos 3 Bedroom
Apartment and 1 no 5 Bedroom Maisonette together with its ancillary structures on
2025.725squaremetre land situated at Plot 65, 310 Close, 3rd Avenue, Zone P, Banana
Island, Ikoyi, Lagos. The scope is defined by the complexity of the valuation exercise and
the reporting requirement of this valuation report includes; definition of market value;
definition of basis and the following:
1.

Physical visual inspection of the interior and exterior of the subject property.

2.

Inspection of the neighbourhood and collection of necessary data.

3.

Research, interpret and verify collated data.

4.

Present the analysis, opinion and conclusion in this valuation report.

For this valuation, the required information was gotten from FCMB Personnel, through
market/industry survey, physical inspection and tape/laser measurement of the subject
property and from Estate Surveyors and valuers in the neighbourhood.
1.3

BASIS OF VALUATION

MARKET VALUE
In accordance with the International Valuation Standards (IVS), Market Value is the
estimated amount for which an asset or liability should exchange on the valuation date
between a willing buyer and a willing seller in an arm’s length transaction, after proper
marketing and where the parties had each acted knowledgeably, prudently and without
compulsion. The market value will reflect its highest and best use which is the use to
which an asset when put, will maximize its potential.
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Therefore, market value is determined following the assumptions below:
a.

An able and willing buyer.

b.

A willing seller.

c.

An asset or liability should be exchanged.

d.

There must be a valuation date

e.

A reasonable period within to negotiate the sale, taking into account the
nature of the property and the state of the market.

f.

The transaction is assumed to take place between unrelated parties each
acting independently

g.

The parties involved in the transaction will act knowledgeably, prudently and
without compulsion.

h.

Values will remain static throughout the reasonable period of negotiation.
FORCED SALE VALUE

The basis of Valuation on account of forced sale is the estimated amount which an asset
might reasonably be expected to realise in a sale in event of foreclosure or where the
business has gone into compulsory liquidation in which case the sale must be effected
within rather limited time scale which would make conditions under open market
operation unrealistic.
The International Valuation Standards (IVS) thus considers a “Forced Sale” as a
description of the situation under which the exchange takes place, not a distinct basis
of Value.
The term “forced sale” is often used in circumstances where a seller is under compulsion
to sell and that, consequently, a proper marketing period is not possible, and buyers may
not be able to undertake adequate due diligence. The price that could be obtained in
these circumstances will depend upon the nature of the pressure on the seller and the
reasons why proper marketing cannot be undertaken. It may also reflect the
consequences for the seller of failing to sell within the period available. Unless the nature
of, and the reason for, the constraints on the seller are known, the price obtainable in a
forced sale cannot be realistically estimated.
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The price that a seller will accept in a forced sale will reflect its particular circumstances,
rather than those of the hypothetical willing seller in the Market Value definition. A
“forced sale” is a description of the situation under which the exchange takes place, not
a distinct basis of value.
If an indication of the price obtainable under forced sale circumstances is required, it will
be necessary to clearly identify the reasons for the constraint on the seller, including the
consequences of failing to sell in the specified period by setting out appropriate
assumptions. If these circumstances do not exist at the valuation date, these must be
clearly identified as special assumptions.
A forced sale typically reflects the most probable price that a specified property is likely
to bring under all the following conditions:
a.

consummation of a sale within a short period,

b.

the asset is subjected to market conditions prevailing as of the date of valuation
or assumed timescale within which the transaction is to be completed,

c.

both the buyer and the seller are acting prudently and knowledgeably,

d.

the seller is under compulsion to sell,

e.

the buyer is typically motivated,

f.

both parties are acting in what they consider their best interests,

g.

a normal marketing effort is not possible due to the brief exposure time, and

h.

payment will be made in cash.

1.4

GENERAL INFORMATION AND SPECIFIC CONSIDERATION

The information contained in the report has been obtained as follows:
(i)

The property is valued “as is” basis.

(ii)

As regards the descriptive and accommodation details of building; from visual
inspection and information given to us on site.
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(iii)

We have not arranged nor carried out structural surveys, mechanical or electrical
test on any part of the property included in this report, limiting our examination
to the outward physical appearance and to information received as to the history
and condition of the property.

(iv)

We have adopted IPMS 1 in taking the measurement of the subject property.
Though we could not access some areas, we had used a common-sense approach
in determining the extent.

(v)

We were only granted access to one of the 3 Bedroom apartment on first floor for
internal measurement and inspection

(vi)

The property shared the same address with the adjoining property

1.5

ASSUMPTION

In valuing this property, we have assumed that:
i.

The information with which we were supplied is correct.

ii.

The title to the property is good and marketable.

iii.

The property is not adversely affected by or subject to compulsory acquisition,
road widening, new road proposals or planning schemes.

iv.

The property is free from all onerous charges and restrictions.

v.

The value is static and refers to the date of the valuation only.

1.7

DATE OF INSPECTION/DATE OF VALUATION

The property was physically inspected on Friday 22nd November, 2019
1.8

NAME OF BORROWER

Tavia Technologies Limited
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LOCATION/SITE DESCRIPTION
2.1

ADDRESS OF PROPERTY

The property is identified as Plot 65, 310 Close, 3rd Avenue, Zone P, Banana Island, Ikoyi,
Lagos
2.2

LOCATIONAL DESCRIPTION

Ikoyi is the most affluent neighbourhood under Eti-Osa Local Government Area of Lagos
State. It lies to the northeast of Obalende, encompasses the eastern half of Lagos Island
and lies at the edge of the Lagos Lagoon. Ikoyi harbours Banana Island, Parkview Estate,
Dolphin Estate, Osborne 1 and 2, 2nd Avenue Estate and other luxurious buildings that are
springing up making it an attractive location for the elites and foreigners.
Ikoyi is a medium density residential neighbourhood with pockets of commercial,
recreational, religious and educational land uses and mostly accommodates high income
earners.
Banana Island is situated within Ikoyi and it is a well-planned mixed development with
dedicated areas for residential, commercial and recreational activities. On the residential
side of the Island, planning permission is not granted for dwellings over 3 storeys high.
It was designed as a high-class residential estate for the very important people in the
society. The estate is located just after park view Estate and Onikoyi Chieftancy Family
layouts Phase 1 & 2. It is bordered in the north, east and west by the Lagos Lagoon. It is
classified under the Eti-Osa Local Government area of Lagos State.
The subject of valuation can be accessed from the Banana Island entrance gate, the first
turning to the right is 2nd Avenue. Ogun Street is the seventh turning to the left on 2 nd
Avenue. Ogun Street opens up to 3rd Avenue and 310 closes is the first turning to the right
from this direction on 3rd Avenue. it is adjacent to Ogun Street. The property is sitting in
a corner piece and on the right flank through this route.
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Notable landmarks in the neighbourhood includes UBA Bank, Airtel Head Office, Bayview
Apartments, CICO-BEN international company amongst others
2.3

SITE

Using the geographical coordinates, the site is located on coordinates Point:
A:

6°27'41.44"N and 3°27'42.70"E

B:

6°27'42.84"N and 3°27'41.95"E

C:

6°27'43.48"N and 3°27'43.06"E

D:

6°27'42.20"N and 3°27'43.77"E

E:

6°27'41.80"N and 3°27'43.53"E

The subject property is a corner piece site which appears flat with slightly irregular shape,
well drained and sits on 2025.725square metres of land. The site accommodates the main
building, utility house, boys’ quarter, gate house, swimming pool and an external toilet.
The unbuilt area is interlocked with a coverage area of about 1088.49. The property is
delineated along perimeter lines with Sandcrete block walls plastered and painted
externally and internally with emulsion. Access into the site is via a remotely controlled
sliding metal gate.
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2.4

PROPERTY DESCRIPTION

The development on site consists the following
1. Main Building
2. Utility Building
3. Boy’s quarter
4. Gate House
5. External Toilet
6. Swimming Pool
Main Building
The main building is a 3-floor irregular structure centrally located on site. It sheds 4 nos 3
Bedroom apartment and 1 no 5 Bedroom Maisonette. The 4 numbers 3 bedrooms flat
accommodates a portion of the ground and first floor while the Maisonette
accommodates the back portion and the pent house. The gross external area of the
structure is 1487.46m2. The 3 Bedroom apartment sheds an anteroom, a guest toilet,
living room, 2 bedrooms, a utility room, kitchen, toilet and a master’s bedroom
Construction Details
Floor:

Vitrified tiles

Walls:

Sandcrete block wall plastered and painted externally and internally with
emulsion. Some areas on the upper level are cladded with quality strong
timber frames.
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Windows: Anodized Aluminium sliding windows
Doors:

Timber flush doors

Ceiling:

Suspended POP

Roof:

Pitch designed with long span aluminium roofing sheet on concrete coping

Accommodation
3 Bedroom Apartment
Living Room
Balcony
Lobby
Kitchen
Ante Room
Guest Toilet
Corridor
Balcony
Room I
Bath/Toilet
Room II
Masters
Bath/Toilet
Utility room

33.02
6.56
3.47
14.00
7.43
4.73
1.67
15.46
13.56
5.06
16.17
18.75
4.98
2.15

Boy’s Quarter.
The boy’s quarter is an irregular shaped bungalow situated on the right wing on site. It
shares boundary with the utility house and has a gross floor area of about 135.88m2. It
accommodates 7 single rooms, kitchen, 2 toilets and Laundry.
Construction Details
Floor:

Ceramic tiles

Walls:

Sandcrete block wall plastered and painted externally and internally with
emulsion.

Windows: Anodized Aluminium sliding windows
Doors:

Metal Doors

Ceiling:

Suspended POP

Roof:

Concrete roof with granite stones toppings
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Gate House
The Gate house is an irregular shaped structure situated by the entrance gate and shares
boundary with the perimeter fence on the left wing of the site. It sheds the security house
and a toilet and has a gross external area of about 11.58m2.
Construction Details
Floor:

Ceramic tiles

Walls:

Sandcrete block wall plastered and painted externally and internally with
emulsion.

Windows: Anodized Aluminium sliding windows
Doors:

Side hung Aluminium glazed door

Ceiling:

Concrete coping

Roof:

Flat Concrete roof

Utility House
The Utility house is a regular shaped structure situated on the corner right wing on site.
It accommodates the generator house, water treatment section, the cleaner’s cupboard
and some inner offices which we could not access. It has a gross external area of about
65.86m2.
Construction Details
Floor:

Ceramic tiles

Walls:

Sandcrete block wall plastered and painted externally and internally with
emulsion.

Windows: Anodized Aluminium sliding windows
Doors:

Metal grill gate for the generator house while the other doors are metal

Ceiling:

Concrete coping

External Toilet
The External toilet is a regular shaped structure situated on the corner left wing on site
by the swimming pool area. It has a gross external area of about 4.80.
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IPMS 1(GROSS EXTERNAL AREA)
IPMS 1
Property Description
Main Building

Floor/Level
Level (0)
Level (1)
Level (2)

Area(m2)
487.01
506.42
494.03
1487.06

IPMS 1 Total
Boy’s Quarter
Utility House
Gate House

External Toilet
2.5

Level (0)
Level (0)
Level (0)

135.88
65.86
11.53

Level(0)

4.80

SERVICES

➢

Electricity is from the public mains with a dedicated generator

➢

Liquid waste and effluents are discharged into septic tank and soakaway pit dug
within the premises.

2.6

CONDITION

The subject property appears to be in a very good state of decorative repairs. However,
we did not carry out any survey to determine its structural condition. The asset is being
managed by a facility management company and as such adequate and proper
maintenance of the property is evident from physical inspection.

2.7

EQUIPMENT

The subject property affords modern equipment which include car control access into
apartment and remotely controlled vehicular access

2.8

BUILDING METHOD

Traditional
2.9

YEAR OF CONSTRUCTION

We could not ascertain the year of construction, but we reliably gathered that it was built
almost 6 years ago.
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LEGAL COMMENTARY
3.1

TITLE DESCRIPTION

We sighted a registered deed of assignment between Mrs Olasumbo Odunsi and Mr. Ayoola
Ajibola Olashoju dated 30th May, 2014 and has its root from a Certificate of Occupancy with
registration No 60/60/89 commencing from 3rd day of December, 2001 which infers 81
unexpired years.

3.2

NAME OF PROPERTY OWNER

The title sighted revealed that the property is owned by Mr. Ayoola Ajibola Olashoju

3.3

SOCIAL STATUS OF PROPERTY OWNER

Our scope is limited to the valuation of the interest in the property and we are not privy to
such information.
3.4

TOWN PLANNING/ZONING REGULATION

We have not seen the planning consents and have assumed that the property has been
erected and used in accordance with all necessary consents and that there are no
outstanding statutory notices.
3.5

TENANCY

We were reliably informed that the 3 nos of the 4 nos 3 Bedroom apartment are tenanted while
the 5 Bedroom maisonette is owner occupied.

3.6

RESTRICTIVE COVENANT, RIGHT OF WAY & EASEMENT

The Certificate of occupancy issued in respect of the property restricted the property for
being used for other purposes other than for residential purpose.

3.7

HIGHEST AND BEST USE

Highest and best use as defined by the international valuation standard (2015) is the use of an assets
that maximizes its potential that is physical possible, legally permissible and financially feasible.
The property seems to be in its highest and best use; however, a comprehensive feasibility and
viability appraisal report will be required to determine otherwise.
aanda 2019
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VALUATION COMMENTARY
4.1

MARKET ANALYSIS AND COMPARABLE EVIDENCE

Ikoyi has some of the most exotic residential facilities in Nigeria and it is believed to be
among the top 3 most expensive real estate markets throughout not only Nigeria but
Africa as a continent. Due to the limited supply of land however, many of the new
developments are vertical apartment.
Banana Island is an artificial island built on reclaimed land in Ikoyi with a shape like
banana. It sits on about 1.6 million metre square of land. It is the most highly priced
neighbourhood in Lagos and a prime location for the affluent in the society hence the
demand for real estate investment is high and this is apparent as price per square meter
is between #300,000 to #400,000 per square metre depending on the size, soil and
location.
The neighbourhood is most sought because of its exclusivity, underground electrical
systems, good water supply networks, proximity to other the different part of Lagos

3 Bedroom apartment with standard facilities in likeness with the subject property is
within the range of N10,000,000 to N14,000,000 while 5 Bedroom detached houses are
within the range of N15,000,000 to N25,000,000.00 per annum
We have considered the following similar properties which are comparable in terms of
use, size, layout and neighbourhood.
Comparable Evidences: Rental Value

S/N
1

Description
3 Bedroom apartment with
a room boys’ quarter

Location
Plot 65, 310 close, Zone
P, Banana Island

Rent
14,000,000.00

Comment

2

3 Bedroom apartment

Bayview Apartments,
302 Close

9,500,000.00

3

3 Bedroom townhouse with
a boy’s quarter

Off 3rd Avenue

12,000,000

4

3-bedroom terrace and a
room boy’s quarter

D Close, Ondo street

10,000,000.00

The estate has
several vacant
apartments and we
have assumed that
the rent was reduced
to attract prospects
Asking Price and
subject to
negotiation
Asking Price and
subject to
negotiation

Asking Price and
subject to
negotiation.

5
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Comparable Evidences: Capital Value
S/N
Description
1
3 Bedroom apartment with a room
boys’ quarter

Location
BayView Apartment, 302
Close

Rent
187,000,000.00

Comment

310 Close, Zone P

500,000,000.00

Asking Price and
subject to negotiation

322 close

250,000,000.00

Asking Price and
subject to negotiation

4

5 Bedroom Semi Detached Duplex
on about 250sqm of land with
wimming pool and roof top terrace
3 Bedroom Terrace duplex with a
boy’s quarter
5 Bedroom Semidetached duplex

3rd Avenue

400,000,000.00

5

3 Bedroom Apartment

Off 3rd Avenue

160,000,000.00

Asking Price and
subject to negotiation
Asking Price and
subject to negotiation

2

3

Asking Price and
subject to negotiation

From our market survey and analysis, most of the figures we got as comparable does not
reflect the current market situation as this is evident in the number of vacant apartments
in the neighbourhood generally. There is obviously scarcity of cash in the economy which
is majorly a driving factor of demand.
In arriving at our value however, we have given principal regard to the investment method
of valuation, the market approach together with our extensive knowledge of the
behaviours of participants in the demand and supply of real estate properties in the
neighbourhood while we also consider today’s market reality in arriving at our opinion.
4.2

METHODOLOGY

(i) Income Capitalization Approach: This comparative approach considers income and
expenses data relating to the property being valued and estimates value through a capitalization
process. The approach is assumed a “Highest and Best Use” concept.
Furthermore, in arriving at the ‘Market Value’ of the structures inspected and valued, we gave
cognizance to the market forces and these include location, population, socio- economic and
other environmental factors.

Various methods are used to indicate value under the general heading of the income approach,
all of which share the common characteristic that the value is based upon an actual or estimated
income that either is, or could be, generated by an owner of the interest. In the case of an
investment property, that income could be in the form of rent, in an owner-occupied building like
the subject property, it could be an assumed rent (or rent saved) based on what it would cost the
owner to lease equivalent space.
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(ii) Sales Comparison Approach: This comparative approach considers analysis of recent sales
transactions of similar or substitute properties in the neighbourhood to determine the capital
value of the property being valued.
Property interests are generally heterogeneous (i.e. with different characteristics). Even if the
land and buildings have identical physical characteristics to others being exchanged in the market,
the location will be different. Notwithstanding these dissimilarities, the market approach is about
the best approach and usually applied for the valuation of real property interests.
According to IVSC, the reliance that can be applied to any comparable price data in the valuation
process is determined by comparing various characteristics of the property and transaction from
which the data was derived with the property being valued. Specific differences that should be
considered in valuing real property interests include, but are not limited to:
(a)

the type of interest providing the price evidence and the type of interest being valued,

(b)

the respective locations,

(c)

the respective quality of the land or the age and specification of the buildings,

(d)

the permitted use or zoning at each property

(e)

the circumstances under which the price was determined, and the basis of value required,

(f)

the effective date of the price evidence and the valuation date, and

(g)

market conditions at the time of the relevant transactions and how they differ from
conditions at the valuation date.
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APPENDICES
Appendix I
Definition of Terms

aanda

Means adegbonmire & associates whose registered office is at 5th floor, investment
House annexe, 21/25 broad Street, Lagos

client

Means the person or body from whom the instruction to prepare the report have
been received.

Inspection Date
Valuation date

means the date on which aanda representative carried out the inspection of
property
Means the date as of which the valuation is stated to be expressed

IPMS

means International Property Measurement Standard

IPMS 1

aanda 2019

Means The sum of the areas of each floor level of a building measured to the outer
perimeter of external construction features and reported on a floor by floor basis.
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Appendix II
Picture Gallery
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Appendix III
Floor Plan- 3 Bedroom Apartment
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Appendix IV
Satellite View
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