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It was an eventful year for me to familiarize myself with the building and its inherent matters and 

at the same time to address all the different issues. 

 

It is now a year since the last AGM where various matters were raised. I will summarize the key 

points below and hopefully it will answer some of your questions. 

 

First on the list are the arrear levies which are currently standing at R 455,000.  There was an 

increase of R 65,000 since the previous AGM. I had meetings with arrear owners where applicable 

and at the same time implemented a more streamlined collection policy by reducing unnecessary 

legal reminders. It is of utmost importance that all levies must be collected and the attorneys have 

been made aware of this urgency. 

 

Security was also a major point of concern.  It was noted that no cameras were working in the 

residential area, the general number of cameras in the building were not sufficient and there was 

only one monitor for the cameras on A-level.  A new camera system of 22 cameras and 5 monitors 

(one per security station) were implemented. In addition to this all the access tags were re-

programmed based on a new access policy. 

 

At the same time the 4 rented radios from Enforce that were not working properly were replaced 

with our own 5 radios linking all the security guards on site. This already resulted in a saving of R 

6,000 for the first year, after capital expenses, and will result in a future saving of R 15,000 per 

year. 

 

We have also employed our own building manager, Tracey Paulsen, who had been working in the 

building for over 10 years as a security manager for Enforce. With her added duties we will not 

only benefit from having a representative on site to monitor quality of maintenance and assist 

with daily matters, but we are already saving R 98,000 per year. 

 

This slightly reduces the current security budget of R 1.1 million for the year.  I wish to mention 

that we are looking at a hybrid security plan by restructuring the current 10 guards and 3 security 

supervisors in the building. This will lead to a more manageable and consistent security 

framework.  There are logistical matters to attend, but even after salary increases and with a legal 

firm to handle all contractual and disciplinary matters there could be a substantial saving of 

around R 600,000 per year.  

 

To explain this more fully, there are regulations in place for security companies and what they may 

charge, but the difference in savings would be between what the security company charge the 

body corporate and what they pay the guards. 

 



I also inherited a long history of “viewpoints” regarding access to the swimming pool and gym 

located in the residential area.  For the time being a facility permit card was implemented to 

monitor and control access to these facilities.   

From an electricity saving and maintenance perspective we can look at covering the pool during 

the winter period when it is not being used. The new signs placed up around the pool area, states 

the conduct rules regarding noise, music, alcohol etc. New umbrellas were bought and some of 

the broken deck chairs will be replaced in due course.  

 

Any notices can now be viewed at the two new notice boards on J-level and ground foyer, paid for 

from revenue received form a short film shoot at one of our garage entrances. We also have a new 

website www.theadderley.co.za where interested parties can access insurance claim forms, 

previous annual financial statements and other details.  

 

On the cleaning side, the residential passages were sealed, hopefully preventing the porous tiles to 

stain any further and also to give it a more “lively” feel. 

After numerous owners’ complaints and several meetings with the current cleaning company, we 

decided to terminate the cleaning contract.  

From June 2012, after a lot of logistical work, four cleaning staff in uniform and with name tags, 

employed by the body corporate, will be working in the building under the supervision of Tracey 

Paulsen. I must compliment Tracey on running with this initiative. I foresee a more shiny future for 

the building with a budget saving of R 197,000 for the first year.  

There is also a quarterly “rope accessible” windows and gutter cleaning program in place for the 

whole building, including the residential section.  The same process was followed for the drains in 

the building. During the recent winter service, 55 drains were serviced in the building. The current 

cost for windows and drains are R 25,000 per year. 

 

One of the owners Mr. Gilhooly was instrumental in getting Murray and Roberts back to attend to 

the flower boxes and cracked walls around the residential courtyard. M&R have attended to 

cosmetic repairs as they blame the architect for the design and the architect blames them for 

substandard construction. M&R are also attending to leaks reported to them during previous 

years. 

 

Furthermore we have requested a structural report and submitted it to Murray & Roberts. A site 

meeting was held with Murray and Roberts’ chief engineer and other parties.  

It is important to note that there had been various role players over the years as the building was 

build in stages with more than one contractor and engineer involved. We were informed that the 

building requires general maintenance, long due since its completion date in 2004. My question 

was addressed that the building was not going to fall over, but we will need to attend to the 

settlement cracks especially in the parking area. However, before I can close this chapter we need 

to provide the original engineers with a second independent structural report. 

 

Our second largest budget entry is electricity use, of which the biggest consumption is the parking 

lights. I can start of with that we had about 900 tubes and have since removed the central lights 



(keeping the corner lights) on all the floors and also started removing one tube per ballast over the 

parking bays. On some ballasts the one tube approach was not working as the ballast required 

both tubes to operate. This exercise is already saving the body corporate about R 15,000 per 

month according to the current monthly municipality bill. (+/- R 180,000 for the year) 

 

This exercise is ongoing as there are various other options that are being looked at for example 

single tube ballasts, day light timers, and also Eskom rebates on LED tubes. At the same time we 

have to keep in line with the Health and Safety Act according to illumination levels and also 

balance capital expenses vs. savings.  

 

On the green side the flower boxes were replanted with indigenous water wise plants and a new 

company was appointed on a bi-monthly period instead of monthly. This resulted in a small saving 

of R 4,000 per year. The body corporate also now owns the pot plants in the foyers, saving a 

monthly rental cost of R 5,800 per year. We can always replace a plant when needed.  

 

A waste recycling system was implemented a month ago at no cost to the body corporate. Formal 

notices will be sent to all residents in how they can participate. 

 

There are various other matters in the pipeline, for example more bird netting is required in 

parking levels and also we need to look at alternative materials; the painting of the railings, 

balconies and gutters in the residential area, outside signage of the building, in-house supervisor 

for small maintenance matters and then there are big items to be addressed like the overall 

painting of the building. 

 

I don’t know if the coming year is going to be any easier, we had our fair share of burst geysers, 

flooded apartments and hotel rooms, car break-ins and even the ongoing theft of toilet paper. 

However, despite all these issues the body corporate is at least starting to operate much more 

cost effectively. We can now start looking at building up a much needed maintenance reserve for 

any unbudgeted items. 

 

I wish to thank everybody for their assistance during the past year. 

 

Thank you 

 

George Wolfaardt 

Chairman 

 


