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Report from the Chairperson  
 

It is my honour and privilege to present to you the seventh Annual General Meeting 

Chairperson’s report. Indeed we have come far and our dreams could have been 

realized. 

Please ladies and gentlemen, allow me to quote Martin Luther King Jr, from the 

speech he delivered on 28 August 1968, at the Lincoln memorial in Washington DC. 

“I have a dream that one day this nation will rise up and live out the true meaning of 

its creed: "We hold these truths to be self-evident, that all men are created equal. 

And so even though we face the difficulties of today and tomorrow, I still have a 

dream: Let us not wallow in the valley of despair” 

26 November 2013 these Directors are saying: We have a dream; that one day and 

very soon, Heuwelsig Estate will have roof-tops, swimming pools in every gate, a 

crèche, a clubhouse and all the other amenities that will make the Estate a true 

home for us all.  

The difference between the possible and impossible lies only in the person’s 

determination; we are determined both as outgoing Directors and residents of the 

Estate that this will be achieved. 

Overview 

Challenge has a considerable psychological impact on the human mind.  To the 

fearful it is threatening because it means that things may get worse. To the hopeful it 

is encouraging because things may get better. The gem cannot be polished without 

friction, nor man perfected without trials. 

When things are bad, we take comfort in the thought that they could always be 

worse.  And when they are, we find hope in the thought that things are so bad they 

have to get better.  I believe that imagination is stronger than knowledge; myth is 

more potent than history; dreams are more powerful than facts; hope always 

triumphs over experience; laughter is the cure for grief and love is stronger than 

death. When you do nothing, you feel overwhelmed and powerless.  But when you 

get involved, you feel the sense of hope and accomplishment that comes from 

knowing you are working to make things better. 

This past year was characterized by many things, some unfortunate or bad, and 

many experiences that these outgoing directors will live to remember.  Only as a 
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warrior can one withstand the path of knowledge.  A warrior cannot complain or 

regret anything. His life is an endless challenge, and challenges cannot possibly be 

good or bad. Challenges are simply challenges.  At any given moment there is an 

orthodoxy, a body of ideas of which it is assumed that all right-thinking people will 

accept without question. It is not exactly forbidden to say this, that or the other, but it 

is not done to say it …  Anyone who challenges the prevailing orthodoxy finds 

himself silenced with surprising effectiveness. A genuinely unfashionable opinion is 

almost never given a fair hearing. 

We could reduce the future that we can build for our children if we respond to the 

challenges in the wrong way. In whatever we do, we have to take care of the security 

and improvement of our estate, the character of our people and the future of our 

children. We must respond in a way that is consistent with the larger obligation that 

we all have to build a more integrated community. 2013 was the year that wasn’t.  It 

was the year that was typified by financial instability created by some of our owners.  

There was a period wherein we were not sure whether we were coming or going. 

Due to this great team of Directors, we soldiered on; we knew we were faced with a 

mountain. It was up to us whether to climb or stay, but we chose a direction that 

finally left us content. 

True stability results when presumed order and presumed disorder are balanced.  A 

truly stable system expects the unexpected, is prepared to be disrupted, and waits to 

be transformed.  There’s a difference between interest and commitment. When 

you’re interested in doing something, you do it only when circumstance permit.  

When you’re committed to something, you accept no excuses, only results.  

Some people think only intellect counts: knowing how to solve problems, knowing 

how to get by, knowing how to identify an advantage and seize it. But the functions 

of intellect are insufficient without courage, love, friendship, compassion and 

empathy.  This was what held us together. 

The easiest period in a crisis situation is actually the battle itself.  The most difficult is 

the period of indecision—whether to fight or run away.  And the most dangerous 

period is the aftermath.  It is then, with all his resources spent and his guard down, 

that an individual must watch out for dulled reactions and faulty judgement. 
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What man actually needs is not a tensionless state but rather the striving and 

struggling for some goal worthy of the struggle.  What he needs is not discharge of 

tension at any cost, but the call of a potential meaning waiting to be fulfilled by him. 

What exactly am I trying to say here? We are not in a crisis but we are facing a 

challenge for which this AGM must find sober solutions. 

During the year under review, from 1 April 2012 to 31 March 2013, the Celtisdal X20 

Homeowners Association (HOA) was mandated by its members to continue to 

pursue the strategic objectives set some 3 years ago which primarily focused on 

sustainable safety and security, improved financial viability, efficient operations and 

value enhancement.  

The Board of Directors, as elected by members to steer their interests, as well as the 

staff of the HOA have managed to comply with these strategies; with mixed results.    

 

Security 

The Security services of the Estate were internalized as from 1 April 2012. 

Previously, the HOA had experienced less than satisfactory service and value for 

money from Security Contractors and the step to employ all Security staff had been 

taken on the basis of more security manpower for less money. This decision has 

proven to have been the correct one; firstly reportable incidents have declined 

dramatically from a total of 42 car break-ins and 10 house break-ins during 

2011/2012 to two car break-ins and 2 house break-ins during the year under review.  

The Estate’s threat profile has however not changed for the positive and as very little 

influence on improving these threats can be exerted by HOA management; it has 

been necessary to counter these threats by means of effective security procedures, 

both with technological improvement as well as innovative human capital 

deployment. The Estate’s threat profile continues to be influenced by several factors, 

headed up by the continuous development of new homes. The main threat 

emanating from this activity is based on a constant presence of approximately 30 

building contractors per developing property; around 1 500 contractors are on site 

DAILY. Historical data suggests that the Estate residents’ experience of criminal 
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activities like burglary and car break-ins were gained mainly from building 

contractors’ staff. There are also still some 100 undeveloped stands that clearly add 

to this threat. 

The second threat identified during the previous year (2011/2012), that of tenancy 

which had been largely an uncontrolled activity; has greatly diminished to the point 

where it can no longer be deemed a threat. This success can be reported singularly 

as a result of the tight controls that HOA management has installed following the 

mandate to do so from the owners during the 2011/2012 Annual General Meeting. 

As at the end of the current reporting period, some 35 Rental agents had been 

accredited to rent out properties and unwanted tenants are listed to ensure that 

repeat leases are not granted. During the next 2 years, the number of accredited 

rental agents will be managed down to the identified optimum level of 5 agencies. 

The structure of the 44 complexes where resident vehicles are not kept under locked 

garages; also remain a threat, apart from it being a sheer inconvenience. After the 

42 car break-ins experienced by such complex unit dwellers in the previous reporting 

year that ended in March 2012, it is a relief to report that this past year only 2 of 

these events took place. Again the targeted cars were in complexes in gate 5, and 

the general trend from the reports were the stealing of valuable goods - mainly 

laptops and wallets. Subsequent to these 2 incidents, further risk assessment and 

detailed event re-construction were done and it became clear that the perpetrator or 

perpetrators had to be either resident in or very frequent visitors to, Gate 5.  

After sharing this information with key residents and the Wierdabrug SAPS, solid 

information was forthcoming and in a combined exercise between the Wierdabrug 

SAPS as well as the SAPS unit for serious and organized crime; two residents of 

Gate 5 were apprehended and arrested; hopefully bringing this scourge to a 

welcome end.  

Another success story to share would have to be the arrest of 2 cool-headed 

prostitutes in Gate 1 after they calmly tried to walk out the gate with a treasure-trove 

pocketed during a would-be steamy session with 2 residents. The 2 residents 

narrowly escaped injury after being injected with brake fluid by the 2 ladies of ill 

repute. 
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As reported towards the end of the previous year under review, coverage of the 

Estate with close camera television (CCTV) concentrated inside the Estate, not 

necessarily on the boundaries and this reality has contributed greatly toward the 

drop in reportable incidents. Tightening of perimeter and access control has also 

proven to have contributed positively toward the improved security incidents, as did 

the security fence upgrade two years ago. Improved visitor access control by using 

electronic visitor access devices and implementing anti-pass-back flow control to 

inhibit dual pedestrian entry made significant further contribution. Another 

recommendation suggested improving guard visibility through optimizing the security 

structure. In this regard, the design and implementation of an optimal organizational 

security model resulting in an increase of security personnel from 51 to 72 (an 

equivalent of 40% increase in security personnel and better supervision) was 

completed. Since the last reportable incidents in early April 2012, 8 months 

transpired until December 2012 before one incident, which was the direct result of 

the negligence of the resident.  

Asset Value 

Sadly, the planned investment in asset growth has not materialized, The project 

mandated by members in general meeting in August 2011 and 2012 to install 

rooftops over all the Estate entrances was only one of the asset growth projects that 

could not be incepted. This project deserves further progress reports to the 

members. All plans for rooftops over existing guard-houses in all gates (Gates 1, 2, 

3, 4, 5, 6 as well as the Office Park, Lingmoor and Longridge) have been finalized 

and approved by the Board of Directors. Unfortunately, during the lengthy process of 

Council approval, it was pointed out to the General Manager that the location of the 

guard-houses in Gates 1, 3, 4 and 6 were all significantly incorrectly placed BY THE 

DEVELOPER. In the case of Gate 4 as an example, the guard house is situated 

more than 30 meters OUTSIDE the Estate’s boundary. Obviously, the Council will 

not approve plans for a structure that is placed on Council property, so the Gates 

thus affected (Gates 1, 3, 4 and 6) requires further investigative work. Another major 

contributing factor to the fact that the rooftops project has not yet been completed is 

obviously the poor condition of the HOA’s cashflow.  
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Likewise, the creation of parks where the developers left areas barren, has come to 

a complete standstill, as has the laying of walkways. This is all due to a severe 

decline in the collection of levies, especially from individualized complex unit owners.  

Rental levels of property in the Estate have increased again during the past year: 

currently 912 sectional title complex units and 20 full-title houses are on long-term 

leases to tenants. This translates to a 70% complex unit rental and a lower 8% full-

title house rental. The overall rental rate remained at 58%, meaning that more than 

half of all properties in the Estate are rented out. It is important to note that more 

than 7 out of every 10 Complex Units are rented out, intensifying the level of 

management and administration required from HOA staff.  

Lastly, it is necessary to be aware of what COULD have been achieved had all 

owners contributed as they should have. HOA management launched a 

comprehensive assessment survey during June & July 2013 to determine the need 

of residents regarding nursery schools, crèches, primary school etc. There was an 

overwhelming response to the survey, with clear demand for these facilities. Just the 

number of children who would be using the crèche, amounted to more than 350, so it 

is very clear that the establishment of these facilities should be a priority. 

Unfortunately, the HOA’s current dilemma does not even warrant a discussion in this 

regard. 

Financial Viability 

Debtors 

In order to understand the extent of outstanding amounts owed by owners as at 31 

March 2013, the following shows the total amounts overdue by owners in every gate:  

Gate 1   -R    31 892 

Gate 2   R   586 935 

Gate 3   R   348 073 

Gate 4   R   704 609 

Gate 5   R   322 586 

Gate 6   R1 863 483 
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The current major liability remains the Propel Loan of R4,8 million, which was used 

to finance mainly the Biometrix, alarms and electronic visitor’s access devices, The 

balance due as at 31 March 2013 declined to R4,2m, compared to R4,6m as at 31 

March 2012. The last monthly installment is due in August 2014.  

Cash and equivalents have declined from its healthy levels above R1mil in March 

2012 to an unhealthy R540k and this has been a trend, which has resulted in the 

Home Owners Association not being able to to pay all its creditors in full and on time. 

More concerning, this situation ensured that staff were not paid on time every month 

from January 2013. The serious decline in levy collection has also brought its 

destruction to the normal monthly operational expenses. 

In spite of this position, it is critical to acknowledge that capital expenditure will be 

required for the next several years, and inflationary pressures require an increase in 

the levy. The increase implemented by the Board of Directors is R60 from the current 

rates of R570 to R630, an increase of 10.5%. The increased levy was billed as from 

1 September 2013.  

The future of Heuwelsig Estate is dependent on enhancement of value. All the 

technology implementations including CCTV, electronic visitors devices, electric 

fence and improved biometric operations are collectively contributing positively 

towards the enhancement of value. Furthermore, there are now 8 out of the 13 parks 

in Gates 1, 2, 3, 4, 5 and 6 that have been completed and are utilized by all residents 

for all kinds of recreational activities.  

In summary, the past financial year saw the Home Owners Association continuing to 

move in the right direction to fulfill the strategic objectives, despite the strong 

headwinds that were faced. Unfortunately, the risk in certain areas increased during 

this past year and in the humble opinion of the current outgoing Board the risk posed 

by less-contributing owners toward the Association’s financial obligations cannot be 

ignored. 

In this current year it would be prudent for the Home Owners Association to be 

allowed to facilitate a process that will allow for the overall decrease in the risk 

associated with sustainability of Heuwelsig Estate properties. In addition, the safety 

and health risk is increasing, resulting in several fires and near misses. This shows 
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the vulnerability of the estate especially against certain types of fire. A 

comprehensive health and safety plan needs to be developed and implemented in 

the estate.   

It will be unthinkable to finish this chairperson’s statement without giving an overview 

about directors who were integral in sailing this ship. The dedicated assistance of 

Mamolewa Modiba as the Vice Chairperson will be missed; she is able to bring a 

sobering realism to any process. All Directors deserve the gratitude of members for 

their unwavering and selfless dedication to ensuring the Association remains 

relevant. I must thank all the board members who had served during this past 

financial year and assisted me; sometimes in difficult circumstances: Vernon 

Nemaorani (Maintenance); Harris Valoyi (Governance), Victor Kgopa (Finance); 

Danny Naicker (Technology); Mathews Kau (Asset Value); Joe Olivier (Security) and 

Roger Bagnall (Communication) who is currently working in China and resigned 

during May 2013. I must also express our gratitude to Marko van Wyk, our General 

Manager, and the rest of the HOA staff who have shown tremendous dedication and 

skill in challenging circumstances. Please join me in expressing our best wishes to 

Joyce Mcosani, who had to leave the HOA due to an injury sustained after being 

knocked down by a vehicle on her way home after work. 

Finally, we are also grateful to our business partners and to you, our home owners, 

for the support during this year. 

 
 
 
 
Mr Mogau Mabapa  
 
Chairperson 
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General Manager’s Report 
 

The Board of Directors are the representatives of all members as elected at the 

Annual General Meeting (AGM) on 23 August 2012. In order to determine if the 

objectives set by all owners were being progressively met, an assessment of the 

progress achieved in realizing the strategic direction set in the previous year was 

conducted. Most of the original priority deliverables were indeed met: 

 Directors have been entrenched as non-executive overseers. They are normal, 

working members with all the normal pressures experienced and then also the 

added burden of overseeing the Estate’s operations. They cannot be expected to 

become involved in the management of Estate activities and therefore their non-

executive status requires from them only to oversee and assist where required; 

 The General Manager position as the single official executive to operationalize 

the wishes of the Directors as mandated by their constituents, as well as 

decisions taken by members in general meeting; is entrenched; 

 A full TQM (Total Quality Management) system has been implemented in the 

offices of the HOA and all procedural documentation is now controlled in a 

systematic process; 

 The Estate web-site is in place and active. It has become the pivotal 

communication tool from HOA to owners and vice versa. It has become an active 

part of all residents’ supplier lookup process as is confirmed by the average 

20 000 unique hits on the site monthly; 

 Although the HOA staff structure has been optimized, re-organising of the staff 

complement to ensure maximum cost and operational efficiency is an on-going 

process; 

 A credit policy has been implemented and due to the poor collection results, this 

policy was proceduralised during the current Board’s tenure with the aim of 

conveying the message to all owners that THEY REMAINED RESPONSIBLE 

FOR PAYING THEIR LEVIES timeously in advance every month, whether a 

statement reminder has been received or not; 

 The Estate is operating its own bank accounts and rule documentation has 

effectively precluded the possibility of being managed via a Managing Agent 

again; 
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 A total of R185k cumulative taxation savings has been attained by re-submitting 

older tax returns which had been calculated incorrectly; 

 All Security staff are now in-house, in other words there is no longer a contracted 

middle-man for security. This act has also saved owners approximately R1mil per 

annum; 

 Debit orders are now available WITHOUT ADDITIONAL cost (Constantia 

Sectional Title Management charged owners utilizing a debit order an additional 

R10 per month); 

 The Estate has finally reached the tipping point in March 2013 where there are 

now more occupied full title properties than there are empty and dormant 

properties; 

Some of the priority deliverables would become sustained medium or long-term 

activities: 

 As at 31 March 2013, 45 stands were in development as opposed to 41 at the 

same time in 2012. A total of 154 houses were inhabited at 31 March 2013 

against the 109 as at 31 March 2012, leaving 145 stands which were barren as 

the day sold for the first time; 

 Although measures to improve arrear levies collection have been implemented 

and the outsourced function spread over a base of 5 agents, more needs to be 

done as a total of R4,2mil remained outstanding at 31 March 2013, compared to 

R3,4mil at 31 March 2012; 

 Properties in Heuwelsig Estate now not only enjoys preferential financing status 

with most major finance institutions, but the Estate’s properties have become 

residences of choice for rental units. An interesting fact is that the average period 

of “no return” for landlords in the Estate is industry-low at 7 days per annum; 

 Security incidents of a criminal nature has remained so stable at its current low 

incidence rate that the HOA has been able to procure an Estate-specific 

insurance policy for its residents and its Bodies Corporate with an automatic 

discount on premium structures of 40%; from Alexander Forbes. Residents 

interested in investigating this cost-saving product can complete the short wizard 

on the Estate’s website home-page. 
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Again the strategic priorities towards which the HOA’s activities and operations have 

been structured followed the original 6 strategic pillars: 

1. Create and maintain credible &sustainable estate security; 

2. Create efficient operations; 

3. Enhance relationships with all stake-holders, especially residents; 

4. Instill operational governance; 

5. Improve financial viability; 

6. Enhance asset values. 

1. Security 

The estate has continued its membership of the Community Policing Forum. Co-

operation between SAPS divisions and HOA management have resulted in a strong 

intelligence base as well as shared information about criminal tendencies and modus 

operandi. It has also been the basis upon which HOA Security staff have been able 

to assist in the arrest of a total of 19 criminals identified as being residents or regular 

visitors to the Estate. 

The days of crime incidents are now a distant memory and other problems that had 

always existed but had been overshadowed by the criminal incidents; are more 

visible now. A worrying factor is the behavior of residents. During the year under 

review, we had 32 incidents of residents and their visitors deliberately damaging 

Security Infrastructure like booms and several of these incidents included residents 

or visitors swearing at Security officers; in one case even assaulting the officers. I 

have inserted a new rule into the Operating Procedures of Security: any officer who 

is sworn at by a resident or a visitor is under instruction to report all pertinent detail 

and the General Manager shall accompany these officers to the WierdaBrug Police 

Station where a complaint of crimen injuria or assault WILL be laid. The case will 

also be followed up to ensure it is acted upon. 

Perimeter and access Control: 

The new electric fence remains a pivotal part of the total Security Infrastructure. Its 

technology base is fully utilized with the breach warnings to residents residing in the 

vicinity of breaches. The responsibility for both preventative and reactive 
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maintenance on the fence is now the responsibility of the HOA’s Infrastructure 

department. This is in line with the directive issued by the Board of Directors to work 

toward empowering the HOA’s own employees to eventually be self-sufficient in 

every aspect.  

The biometric access control system has been optimized with stringent measures in 

place and the cessation of access officers’ boom-opening capability. The previous 

as-installed state of decentralized biometric control has been replaced by a 

centralized system which has made logistics in this regard easier.  

User-friendly visitor access systems are now in place to ease the flow of vehicles 

whilst full control over unwanted access is maintained. 

Estate Environment: 

After the previous guarding supplier’s services were contractually terminated and 

security services were internalized in an effort to both save costs and also to directly 

manage this priority service. This has been attained in a spectacular confirmation 

that the decision was correct. Since 1 April 2012, when the internalized service 

started, until 31 March 2013, a year thereafter; incidents of crime have been 

negligible. Most importantly, compared to an industry average annual staff turnover 

of 20% to 30%, we can report to our members that this figure for the HOA came to 

4%! 

The surveillance camera project was also completed during the year under review 

after a fibre-optic backbone network had been installed to enhance the use and flow 

of modern technology to secure the Estate. 

Individual Responsibility: 

During the year under review, emphasis has been placed on ensuring that all 

residents possess an alarm system in functional condition and linked to the Estate’s 

Control room. 220 Alarms that had always been installed in units in the Estate, have 

been made active and are being used by residents. During the current year, this 

emphasis will be maintained in an effort to have EVERY residence linked to the 

Control room with at least burglar and panic capability. 
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Furthermore, the HOA has taken control of all tenancy contracts via a clearance 

process of all new prospective tenants to the estate. Several owners are still 

attempting to rent out their properties via non-accredited agents and HOA staff have 

started denying access to tenants so procured in an effort to ensure that the rental 

process is a closed loop process controlled by the HOA. 

2. Efficient Operations 

Efficiency and Productivity has further been enhanced by internalizing more 

previously outsourced functions and this practice has evolved into a cost-saving 

mechanism of its own. In addition to routine maintenance like Garden Services, Park 

cleaning and empty stand maintenance, the CSTM demise necessitated quick 

administrative response. Instead of again trusting residents’ funds and resources to 

a managing agency, the HOA has established its own full accounts office, 

capacitated by competent staff; geared and positioned for further growth should it be 

required. 

Maintenance Practices have become more resident-oriented, with the resident 

base being able to effectively complain about maintenance issues. The drive of 

curtailing out-sourced service supply is being carried over to general maintenance by 

identifying maintenance requirements like the painting of perimeter walls and 

enabling existing staff to accomplish this via cross-over training. 

Furthermore, in a drive to achieve both cost-savings and less security risks, 28 full-

title households and 6 complexes with 222 households are now making use of the 

HOA’s garden services at a cost of less than half that charged by outside 

companies. 

3. Building Relationships 

Improved communication has been achieved via the use of the www.heuwelsig.com 

website, but also via regular sms’s and emails to all residents and owners. The 

General Manager is also using twitter to keep residents updated of what is 

happening on the Estate and already has 280 followers via this method of 

communication. 

http://www.heuwelsig.com/
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Customer Service has been improved via a transparent complaint and enquiry 

process with an average response turnaround time of 22 hours. 

4. Operational Governance 

Articles of Association has been reviewed and as required by the new Companies 

Act (No 75 of 2008), has been converted to the more concise Memorandum of 

Incorporation, which is now ready to be approved by the members in General 

meeting. It incorporates more relevant and applicable measures for the unique 

circumstances the Estate faces. 

Performance Management as a measurement tool for all staff was initiated during 

the 2010/2011 year and has been maintained and expanded. 

Financial Management has been one of the priorities on which a lot of management 

attention has been concentrated. This has resulted in a full set of management 

accounts being available monthly via a formal accounting system with constant 

measurement against approved budgets in terms of income, cash-flow, debt 

management etc. as well as corrective actions where required. 

A comprehensive Control system for supplier management has been 

implemented where previous contracts have mainly been to the detriment of the 

HOA. Supplier contracts currently encompass mutual benefits with measurable 

deliverables and penalties applicable. In addition, Procurement management has 

been formalized and the HOA management takes pride in its current stature of 

ensuring the best service or product at the best value from the best supplier. 

A Code of Conduct for current and future directors elected has been adopted to 

ensure stringent executive oversight and control of the HOA, without hampering the 

HOA management to deliver what owners expect. 

5. Financial Viability 

The Estate’s poor debt collection rate remains low at 62%. In fact, arrear levies owed  

amounted to R4,3mil. Although every possible avenue of collecting the arrears were 

followed, the largest portion of the total arrears was still owed by full-title empty stand 

owners. The average owner’s position amounted to : 
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Debt:  Bank (Bond)   R  300 000 

  Tshwane (Rates)  R  200 000 

  HOA (Levies & NDL) R  150 000 

  Total Debt   R  650 000 

 

Potential Sale value (Unforced)  R  350 000 

 

Shortfall (Unforced)    R  300 000 

 

This picture gives some insight into the position of 20 of our empty stand owners, 

accounting for R3,0m of the total amount of R4,3m in arrears. 

Another contributing situation has emanated from the instruction of some complexes 

to the HOA to invoice each complex unit owner individually and no longer the entire 

complex in bulk. An amount of R600 000 of the arrears is as a result of these 

individuals not paying. 

The slow pace of collecting is directly responsible for the weak cash position of the 

HOA as expenditure had been cut to the absolute necessary; far within budget. 

 

5. Debtors by Gate 2012/13 X

 R -500 000

 R -

 R 500 000

 R 1 000 000

 R 1 500 000

 R 2 000 000

Gate 1 Gate 2 Gate 3 Gate 4 Gate 5 Gate 6

Stands (Built-up) Stands (Empty) Complexes



Celtisdal X20 Homeowners Association, trading as Heuwelsig Estate 
 

Annual Report 2012/13 Page 20 

Total income for the year under review had increased from R11,6m to R13,1m, or an 

increase of 14%, mainly due to additional income incentives launched during the 

year. The theoretical surplus for the year amounted to R111 737, close to the 

planned surplus of zero. 

Against this background it is thus prudent to say the overall financial position of HOA 

is healthy. Financial Sustainability has been greatly improved by adopting stringent 

credit control measures without affecting the operational cost of the HOA, but a lot 

still needs to be done. Needless to say, stringent cost control is exercised at senior 

management as well as Director level and is not an event, but rather a process. 

Cash Flow Improvement is going to be a challenge despite strict credit control. The 

owners that owe the Estate 90% of the arrears levies are not in a position to “pay 

their dues”. Most of them have already been liquidated and although the HOA has 

the option not to issue consents for transfer until the debt has been settled, this is 

theoretical in nature. The macro economic situation that all face, is grave and without 

shortcuts. The value of the property is less than 50% of what is owed on it; leading to 

very difficult; if not impossible; settlement requirements. 

On top of all this, the Estate is approaching 9 years of existence. The perimeter walls 

are in dire need of repair and upliftment, an enormous expense given the scope of 

the task; total required area to be painted is 14km on both sides = 28000 meters long 

and 2.1 meters high = 58 800 square meters. Just this task alone will require 10 000 

litres of paint, although the manpower capacity may be found within the HOA’s own 

staff. 

6. Value Proposition 

After a mandate from members during the previous AGM, plans for structures to 

enhance the Estate Access Gates were approved by the Board of Directors and 

submitted to Tshwane Council for plan approval. All plans for rooftops over existing 

guard-houses in all gates (Gates 1, 2, 3, 4, 5, 6 as well as the Office Park, Lingmoor 

and Longridge) have been finalized and approved by the Board of Directors. 

Unfortunately, during the lengthy process of Council approval, it was pointed out to 

the General Manager that the location of the guard-houses in Gates 1, 3, 4 and 6 

were all significantly incorrectly placed BY THE DEVELOPER. In the case of Gate 4 
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as an example, the guard house is situated more than 30 meters OUTSIDE the 

Estate’s boundary. Obviously, the Council will not approve plans for a structure that 

is placed on Council property, so the Gates thus affected (Gates 1, 3, 4 and 6) 

requires further investigative work. Another major contributing factor to the fact that 

the rooftops project has not yet been completed is obviously the poor condition of the 

HOA’s cashflow. 

In closing, I wish to thank the Board of Directors for the assistance given to myself 

and other senior staff of the HOA. In particular, I wish to thank both the Chairperson 

and Vice Chairperson of the Board for their leadership. I believe, despite the 

challenges ahead that the HOA has again been a positive role-player for owners and 

residents and undertake that we shall strive to continually improve both service-

delivery and cost-efficiency. 

 

 

 

Marko van Wyk 

General Manager 
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Mission Statement 
 

Celtisdal Ext 20 Home Owners Association is a non profit company. It regards its 

primary goal as  

To create a secure, value-enhancing, homely and sustainable environment for all residents 

The HOA runs the affairs of Heuwelsig Estate in Centurion. It recognises the 

importance of having a safe environment, while enhancing the value of the property. 

 In line with this mission, the Association’s core values are: 

1. Service Excellence 

2. Commitment to Safety 

3. Trust and transparency 

4. Build Relationship 

5. Good Neighborliness 

Function 
 

The Home Owners Association, in the pursuance of its goals, assumes the 

responsibility for  

1. Formulating and implementing strategies to ensure a sustainably safe and 

secure environment for the residents of Heuwelsig Estate; 

2. Ensuring a viable financial position to allow for continued business activities 

as per its mandate without disruptions; 

3. Build relationships with all the stakeholders especially the residents, home-

owners, and the surrounding community; 

4. Establish a governance and risk framework to ensure adequacy and 

effectiveness of control designed to mitigate risks; 

5. Enhance the value of the property through development and deployment of 

technology to improve the overall aesthetics of the Estate.   
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Operational Review  
 

Safety and Security  

 

A total of 2 (2011/2012 = 57) security incidents took place in the past financial year, 

both being house break-ins. The bulk of this obvious success is attributed to the 

internalized security services with the remaining success attributed to the increased 

quantity of officers posted, especially on night-shift. Many other factors, like the use 

of PTZ cameras; the rotation of all officers, the larger quantities of supervisory staff 

as well as dedicated on-the-job training; all contributed to the drastic decline in crime 

incidents. Further, a concerted effort to encourage residents not to leave any 

valuables in vehicles parked in carports has clearly also paid off. Another big positive 

is the strong bond forged between HOA Senior Security staff and the Wierdabrug 

SAPS as well as the SAPS intelligence community. 

During the 2010/2011 year, gate number 4 had been the most targeted gate, 

experiencing 12 incidents of crime; whilst in the 2011/2012 year, this gate 

experienced only 6 incidents out of the total of 57. In this year under review, Gate 4 

experienced no incidents of crime. 

Analysis of statistics has made it clear that the level of resident involvement in 

security awareness is directly related to the number of reportable incidents that affect 

the same residents. 

It is also very encouraging that the complaints against security officers have shown a 

sharp decline since the internalization of security services. As employees, a 

continuous investment in human capital is maintained in order to achieve the 

ultimate security experience for residents balanced against a zero tolerance 

approach to access procedures and safety precautions being breached. 

The security area is starting to bear results because of an appropriate mixture of 

flexibility and functionality that focus on homeowners’ needs. This demonstrates the 

need for all stake-holders to work together to make sure at any given time that all 

defenses are functional. 
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External Environment 

The HOA is an active member of the greater Heuweloord Residents Association and 

participate via HOA management with all initiatives. Contact has already been made 

with persons representing the owners of the new shopping mall by the name of 

Forest Hill. It has become apparent through discourse with such parties that the area 

around Heuwelsig is the current growth-node for Centurion. A total of 6 000 

households are expected to re-locate to this area within the next 4 years. Some 

major positive impacts like higher property value and 

better infrastructure can be expected. 

 

From an HOA perspective, the initiatives to ensure a 

safer external environment include: 

 Repeated applications to the Metro Police and 

Home Affairs to patrol access roads in order to determine 

the level of criminal elements that have infiltrated bona 

fide job-seekers have not borne much fruit, so again 

residents are urged to consider casual work placement 

as potentially unsafe; 

 In an effort to assist Estate residents as well as 

the bona fide job-seekers a database of general workers 

which can be accessed by residents on the web-site has 

been initiated; 

 Participation in the Sector 3 Police Management 

has been maintained, resulting in 7 instances of raids on 

houses and complex units of interest inside Heuwelsig 

Estate, with suspect residences being kept under surveillance. This is part of 

an ongoing and dedicated crime detection and eradication exercise; 

 There is a growing relationship and partnership with police, allowing them to 

also patrol inside the estate; 

 

 

 

 

Electronic Device for visitor registration and 

monitoring  
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Access Control 

 The electric fence is fully functional and also includes an early breach warning 

system via sms to residents residing in the vicinity of the detected breaches; 

 Estate management is aware of the latest practice by criminals to bridge 

electric fences by using “conduit-piping” to stretch an opening wide enough for 

criminal access. Measures to counter this were designed and are being 

installed currently; 

 Electric fences have been augmented by technologically-advanced equipment 

in previously targeted areas in K52 (Roboguards). These are fully functional 

and sends penetration signals to the control room; 

 Due to the high rate of tenancy in the Estate (58%), the integrity of visitors 

allowed by residents cannot be guaranteed. Therefore, a policy of positive 

identification of visitors has been adopted and visitor access is now controlled 

via existing databases with flagging of potential “high-risk” individuals; 

 Access control has been specifically tightened around contractors.  

Estate Environment 

 Biometric enrolments are now real-time and centralized. Furthermore, the 

data and intelligence gathering of individual people movement has been 

finalised. Access records for individuals are now available; 
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 Proper radio communication from the central control room to all gates has 

been established and radio contact between supervisory 

and patrolling security staff and guard-houses is also a 

reality;Static cameras at every access gate have been 

overhauled and is now monitored by dedicated staff 24 

hours per day; 7 days a week; 

 A high-end state of the art fibre-optic network has 

been installed underground throughout the estate, 

making use of broadband data and video technology 

possible via ultra-high speed transmission modes; 

 CCTV camera surveillance is also now a reality, 

with ultra-optic zoom capability as well as day and night 

vision. These cameras are also monitored 24 hours per 

day, 7 days a week and have already proven to be a 

major benefit in pro-active crime fighting and prevention. 

 

Individuals & Properties 

 Forums (website, stake-holder meetings) exist for 

lodging all complaints and concerns 

 Residents are urged to assist security vigilance by 

triggering reactionary capabilities such as armed 

response etc. The only way to do this is to have a basic 

alarm system installed, maintained and used; 

 The transmitting components of alarm systems are 

provided free of charge to first time installing owners; 

 The HOA has appointed an alarm technician for 

the benefit of residents; being able to repair faulty alarms 

at short notice and all of this at subsidised rates; 

 It remains unfortunate that currently, not all 

completed houses have alarm systems.   

 

 

 

 

CCTV Control room in the HOA offices 

monitoring the environment of Heuwelsig 

Estate including access control  

 

PTZ Dome Camera 

 

Picture of a monitored house in a control 

room 

 

 

Screen monitoring the environment at 

Heuwelsig estate  
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In-sourced security  

Whilst security remains a key focus area for the HOA and a certain level of stability 

has been attained, it also remained the largest single contributor to the HOA cost 

structure. This, combined with the operational difficulties as 

presented by the previously out-sourced basis; has necessitated 

an in-depth value proposition analysis. The process included an 

invitation to 20 security service suppliers to tender for this 

contract after the Persas contract for guarding services came to 

an end. In evaluating the proposals received it became evident 

that internalization of security services was an obvious choice 

for the HOA to make and this process commenced on 1 April 

2012. Not only has it been cost effective compared to the 

outsourced model, but it also allowed for the increase of the 

complement by 40% from 51 security officers to 72 officers. 

Furthermore, this new structure allowed for better supervision, 

with a Supervisor in charge of two gates per shift and then a 

Superintendent managing the overall shift, similar to a structure 

below. 

 

 
 
All the required infrastructure and logistics were put in place, including policies, 

procedure, rules and regulations and technical training.   

Security 
Manager  

Security 
Administrator  

Security 
Superitendent  

Security 
Supervisor  

Gate 1 
Security 
Offiers  

Gate 2 
Security 
Officers  

 

Our security officer  

 

Our CCTV and Alarm response 

controller 
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Financial Overview   

 A loan of R4.8m with a credit financing house was raised and utilized primarily 

to settle two rental contracts with highly detrimental terms to the HOA. This has 

had a resultant positive impact on the asset base of the HOA and contributed 

toward a reduced operational expense base. 

 

 The demise of CSTM in May 2011 presented a potentially disastrous financial 

impact, but has instead been the catalyst to create a comprehensive financial and 

administrative infrastructure for the HOA. Furthermore, this came at a cost lower 

than that paid to the managing agent. 

 

 A concern is however raised with regard to the continued increase of arrear 

levies due. This non-payment of levies due impacts negatively on the 

development of the estate and general maintenance of operations. Already strict 

collection processes have been further enhanced to ensure that monies due to 

the estate are received. 

The HOA’s financial health has again improved, although when compared to 

previous financial years; it has done so at a slower rate. Simply put the HOA 

financial statements as at 31 March 2013 testify to the good health of the 

Association’s finances. More work still needs to be done; specifically on arrear levy 

collections to mitigate internal and external risk that may harm the results so far 

achieved. 

Financial Results (Refer pg 28)  

Note 1 

Normal Income (Levies and Arrears Interest) has increased year on year by 10.2% 

while total income increased by 13,9%. This higher growth in income other than 

levies is the first positive signal that the drive towards acquiring income increasingly 

from sources other than levies; is bearing fruit. 
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Note 2 

Abnormal Income increased on a year on year basis by 32.3%, mainly as a result of 

the implementation of a more appropriate accreditation fee for Estate Agents as from 

1 April 2012. This accreditation fee will be increased steeply over the next 3 years 

while the quantity of accredited agents are expected to decline as a result to perhaps 

5 active agents  

Note 3 

Operating expenses increased by 18,7%, mainly due to the impact of the Security 

internalization exercise and also the increased depreciation charges. 

Note 4 

The surplus for the year decreased by 80%, which is positive in the sense that any 

large surplus is a figure that only increases the HOA’s liability for tax. 



Celtisdal X20 Homeowners Association, trading as Heuwelsig Estate 
 

Annual Report 2012/13 Page 30 

 

Levy Collections 

In line with standard accounting practice revenues are not a reflection of funds 

collected but rather amounts billed out. As a result, the level of revenue reflected for 

the year ended 31 March 2013 does not necessarily relate to cash inflows for the 

HOA. Cash inflows attributable to contributions from members (levies) are directly 

determined by the diligence of every single member in maintaining timeous 

payments. In the financial year under review, an overall collection rate of 62% was 

achieved. Current collections amounted to 80%, but arrear collections only achieved 

50%. This emphasizes the trend that arrear payers and especially empty stand 

owners in arrears and individualized complex unit owners in arrears are not fulfilling 

their obligations toward the Estate. Whilst the HOA BOD has appointed an additional 

4 Debt Collectors to Hugo & Ngwenya Attorneys to deal with home-owners who 

default with their levy payments beyond terms the desired result has clearly not yet 
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been achieved.  The non- payment of levies by home-owners negatively impact the 

operational efficiencies and the development of the estate in that there’s not enough 

money to focus on development. It is disconcerting that some owners still see the 

payment of their HOA levies as a liability without tangible benefits, this despite their 

membership of the Association and its obligations. During the year under review, 

staff members were all paid later than the last date of the month on 3 occasions. 

What should have happened with our Cash-inflows? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Arrears Owed     

Mar 2012 (R3.4m) 

Other Income 

Billed (R2.2m) 

Normal Levies 

Billed (R9.4m) 

Full tank of funds to 

spend on expenses 

AND developments 

(R15.0m) 
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BUT….. 

What did happen with our Cash-inflows? 

 

 

 

 

 

 

 

 

 

        
          

 

 

SO 

 

How much were we short by? 

 

 

      
The result will be seen in owners’ property values! 

Actual Funds 

received (R9.8m) 

Arrears Paid (R1.8m) Levies Paid (R7.5m) Other Paid (R0.5m) 

The money we 

needed to paint the 

walls and build the 

rooftops (R5.2m) 
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Operational Expenses 

On a year to year basis, operational expenses increased by 18%. Cash operational 

expenses increased by 13% and non-cash expenses by 85%, mainly due to 

increased depreciation charges on the capitalized items previously leased from UTL 

(United Technologies Leasing) and the intensive investment made in security 

infrastructure. The increase in cash expenses is directly due to the increased 

security complement to provide adequate security for the 9 sectorised areas of the 

Estate. The main contributors to cash operating expense increases were the 

following: 

 Salaries and wages arising out of the need to strengthen the HOA delivery 

capacity after the collapse of CSTM.  

 Costs of internalizing Security Services 

The main contributors to non-cash operating expense increases were the following: 

 Depreciation expenses on the increased asset base, both as a result of the UTL 

rental items capitalized; as well as the fibre-optic network and the CCTV 

surveillance cameras. 

Taxation 

In previous years, the HOA taxation liability has been excessively high, mainly due to 

Article10(1)(e)(i)(cc) of the Companies Act No. 71 of 2008, which prescribes taxation 

at normal Companies tax rates for any income other than Normal Levies. The HOA 

has achieved a radical saving in this taxation by the principle of cost-matching; 

where accurate records of expenses incurred to produce Abnormal Income has been 

matched to the related income; reducing tax liability. 
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Budget 

 

Income 

An increase of 10.5% amounting to an additional R60 (from R570 to R630 per 

month) to the HOA levy as from 1 September 2013 has been applied. It was 

necessary to apply a margin to the levy to ensure basic development of the 

estate by continuing to invest in value and capacity enhancing projects. It is 

planned that intensified cost control efforts will positively contain the contractual and 

incidental price escalations within the existing levies spend.  

In addition to the levy increase, abnormal income projects will be pursued actively to 

augment total income 

Expenditure 

 Security 

Due to the internalization of guarding services, the major component of security 

costs have been moved to salary expenses. The remaining expenses budgeted 

Additional comments

INCOME

Levies  1100 R 10 176 807 R 11 243 520 10.5%

 Levy increased from R570 to R630 as 

from 1 Sep 2013 

Other Income R 3 020 914 R 1 911 680 -36.7%

 Abnormal Items budgeted lower due 

to a single event not repeating 

TOTAL INCOME R 13 197 721 R 13 155 200 -0.3%

EXPENSES

Security R 1 224 514 R 1 433 980 -17.1% See Internalisation analysis

Administration R 902 474 R 661 267 26.7%  Savings obtained from all line items 

Maintenance R 1 694 975 R 821 200 51.6%

City Council R 194 968 R 236 000 -21.0%

Employee Expenses R 6 958 226 R 7 637 314 -9.8%

 Average increases = CPI+2%. 

Security increase unknown, but 12% 

on lower grades expected 

Non-Cash Operating expenditure R 1 583 098 R 1 600 000 -1.1%

 Depreciation & Provision for Doubtful 

debt 

Finance Charges R 827 728 R 758 000 8.4%  Finance charges on Propell Loan 

TOTAL OPERATING EXPENDITURE R 13 385 983 R 13 147 761 1.8%

INCOME (BILLING-BASED) 

(SHORTFALL) /SURPLUS -R 188 262 R 7 439 -104.0%

CAPEX REQUIREMENT R 1 900 000 R 1 500 000 -21.1%

2013/14 Celtisdal Ext 20 HOA Budget vs 2012/13 Actual
2012 / 2013 

ACTUAL

2013 / 2014 

BUDGET VARIANCE (%)
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for will be less than the actual due to most of the ramp-up expenses having been 

absorbed in the previous year. 

 Administration 

 

Tight expenditure control will see the 2013/2014 expenses in administration 

decline sharply.  

 

 Maintenance 

 

A 51% decrease in budget as compared to actual cost is as a result of matching 

cost elements related to stand-cleaning etc. to the associated abnormal income. 

Planned maintenance activities include painting of the boundary walls, 

maintenance of the storm water dam in gate 3, street light maintenance and the 

normal routine planned maintenance activities of park and landscaped area 

maintenance.  

 

 City Council 

 

Several increases in utility costs are expected. These increases are incorporated 

in the budget estimates. 

 

 Employee Costs 

 

Apart from normal cost-of-living increase provisions at the HOA’s policy rate of 

CPI + 2%, the unknown factor is the increase to be granted to lower-level security 

staff, which has been planned for at 12%. 

Capital Expenditure 

A total of R1,5m  is planned for capital expenditure. Investment in the following 

initiatives is envisaged: 

 Procurement of vehicles for security services, 

 Security access control by investing in enhancements and replacements of the 

vehicle access systems, 

 Park development 
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The construction of rooftops is NOT included in the capital budget as the funds will 

not be generated from normal levy income or abnormal income as planned.  

 

Value enhancement  

  

 

The Board has attempted, within the continuing confines of economic restrictions; to 

uphold its intended realization of enhanced value addition – to be felt by every owner 

of every property, small or large. To attain the eventual goal of increased property 

values, the 5 activities above would have to be realized in full first. 

 The website’s establishment is complete and functional; 

 The electric fence is fully functional; 

 The consolidation and internalization of security infrastructure and guarding 

have been completed; 

 Visitor’s access has been improved, with better monitoring and traceability, 

while the information of the visitor is better protected; 

 It has taken considerable time and effort to correct most of the wrongs of the 

past in terms of Biometric systems. Initial hardware and other infrastructural 

corrections have been completed at most gates and access procedures have 

been structured in parallel; 

 The item that will take the longest to achieve in terms of restoring value to the 

Estate, will be the creation of parks and the up-grading of existing unsightly 

leisure areas. In an attempt to enhance this process, residents will once again 

0
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be approached during the coming year to assist in 

the formation of gate-driven owner development of 

parks etc. 

 Rooftop plans have been developed and final 

approval from the City of Tshwane has been 

granted except in cases where Estate 

infrastructure has encroached municipal ground. 

This project is behind schedule, but even to 

construct those roof-tops where full approval has 

been granted, will require funding the HOA does 

not currently have. 

Stand and un-developed Park cleaning 

Until September 2010, the HOA had the responsibility of 

cleaning 7,7 hectares of undeveloped parks without the 

required infrastructure to do so, which resulted in a 

contractor being sourced to accomplish this task at a cost 

of R200k per annum, with no recovery possible. 

During December 2010, the Board approved the 

establishment of infrastructure within the HOA to clean all 

empty stands and un-developed parks on a regular basis. 

The aim was to clean every empty stand and un-

developed park four times during the growing season, 

from October to May. The actual cost of cleaning a stand 

was determined at R350 per stand per cleaning session, 

which has increased since 2010 to R450. The current 

practice ensures that all empty stands as well as the 

parks are kept clean in this way. Owners should note that 

no exceptions will be granted and the cost for the coming 

year will be R450 per stand per cleaning session. 

It has now also been entrenched in the rules of the 

Estate that empty stand owners no longer have the 

 

Gate 2 Park near the main entrance  

 

Improved walkway 

 

Sprinkler system to keep the area in good 

condition 
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option of cleaning their stands themselves, as this presents both a security and pest 

risk to those residents already residing in the Estate 

Park Development 

It is a well-known fact that the Developers left the HOA with a total of 13 totally un-

developed parks area. It is still ironic to recall the sales brochures of property in the 

Estate: “Settle your family in a safe Estate with rolling green lawned parks.…”. 

The development of these parks, a total area of 7,7ha; has defaulted to the HOA. 

Clearly, this will not be a single exercise, but rather a process to be accomplished 

over several years. Nevertheless, 8 out of the 13 parks in Gates 1, 2, 3, 4, 5 and 6 

have been completed and is utilized by all residents for all kinds of recreational 

activities. One of the 2 parks in Gate 3 is due to be developed next, but again it can 

only be done once funding is available. 

Access Routes and Side-walks 

The Estate has a unique challenge in being sectioned into 9 different gates as a 

result of existing and planned municipal and provincial thoroughfares. 

Whilst several successful requests to the Tshwane Council have resulted in, 

amongst others; improved road signage at the Gate 1 roundabout; traffic lights at the 

Spinetail & R55 intersection and street lights along the R55; a lot still needs to be 

done within the Tshwane Council areas of responsibility. 

At own initiative, the HOA has attempted to address the previously down-run 

appearance at the Seedcracker & Spinetail intersections by rough-rocking the main 

circle and middle-man. In addition, sprinkler systems and anti-parking barricades 

have been installed along the Gate 3 sidewalk of Seedcracker St. 

Walkways for pedestrians designed in such a way as to discourage vehicular 

access, have also been installed in several locations and will be expanded to cover 

the Estate eventually, as funding allows. 
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Efficient Operations  

The BOD has striven to establish the infrastructure required to enable more effective 

communication. This was started during 2010/2011 and was completed during 

2011/2012.  

 

Today, the HOA and residents communicate effectively with each other via the HOA 

web-site and twitter. 

An upgrade of the web-site was completed during February 2013 and is now a more 

user-friendly and “info at a glance” web-site.  
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Registered users of the website have steadily increased to 2112 by end of 

March 2013. Residents are urged to make use of this user-friendly and direct 

interactive means of communication.  
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Resident Complaints 

 

Since inception of the Complaints ‘tracking system in September 2010, the 

number of complaints lodged as well as unresolved, has declined steadily. 

 

Of all of the complaints received since September 2010, the biggest contributing 

topic until March 2011 had been Security Infrastructure. This was reduced to virtually 

zero after the Estate parted ways with Risktec. In the year thereafter, ending in 
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March 2012, the biggest single contributor to the total complaints received; has been 

complaints which should have been directed at Bodies Corporate. In the year under 

review, ending in March 2013, the bulk of communication from residents were 

enquiring of nature. 

Business Risk 

The identified lack of operational governance resulted in a process of putting in place 

controls to ensure adequate financial management by documenting and approving a 

governance framework that touches on all aspects of finance, especially supply 

chain management, and the management of the estate. A review of the articles of 

association was also necessitated to devoid the mishaps of the past and ensure that 

owners do not only give power to directors entrusted to manage the estate but also 

manage that power and ensure that there is no abuse or exploitation  thereof. 

An Operational Governance Control Policy was adopted by the Board of Directors 

and has been in use since September 2010. 
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Governance was established in the form of systems and processes by which the 

Board of Directors and Management would lead, direct and control their functions to 

achieve the set objectives, procurement and quality services and by which they 

relate to residents and stakeholders. This guiding document combines the principles 

of financial accountability with management accountability and it moves towards 

minimised risk which should result in company sustainability. 

The highlights of the governance documents are: 

 Directors cannot execute a project more than R0.5m and or more than 3years 

without an AGM or SGM resolution  

 All the clauses of the financial and procurement controls in this document 

cannot be changed without AGM resolutions  

 Transparent Procurement processes; 

 Strict control over gifts etc. 

 No business dealings will be entered into with any entity involved with a 

serving Director; 

 The Directors Code of Conduct is signed and adhered to by all Directors 

Statement of Internal Control  

Three main weaknesses were found by the previous External Auditors, during the 

course of their interim and final audit of the books and records for the period ended 

March 2011: 

1. CSTM raises levies pre-charged  

2. Expense descriptions are in some cases not identifiable  

3. 58% of the outstanding debtors are older than 120 days 

During the audit for the period ended March 2012, no weaknesses could be found by 

the external Auditors.  

During the latest audit for the period ended 31 March 2013, the auditors once again 

identified no weaknesses. 
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Thompson Case (Latest Update from Bento Inc) 

 

Re: THOMPSON GUARDING SERVICES CC v CELTISDALE HOMEOWNERS 
ASSOCIATION 

(NGP CASE NUMBER 45958/08) 

 

I refer to the above matter and wish to report that agreement had been reached with 

the Plaintiff’s attorney that the matter be removed from the trial roll of 1 March 2012.  

The agreement for the removal from the roll is conditional upon the attorneys 

approaching the Registrar of the North Gauteng High Court with a request for the 

allocation of a preferential trial date that suits both parties’ advocates. I insisted on 

this so that there is no repeat of the previous round of setting the matter down for a 

date when our advocate is not available. 

This has not happened so right now the situation is unchanged from a year ago. 

My next report will follow in due course. 

Risk Focus   

The new Board of Directors as elected at the AGM during 2013, would have to 

direct HOA management to pay specific attention to some of the most relevant 

risks remaining: 

 

Managing Agents 

The demise of CSTM dealt the members of the HOA and specifically the owners of 

Complex units; a severe financial blow. Despite all complexes currently being 

managed by reputable Managing Agents, the lessons learnt from the CSTM event 

should not be forgotten or ignored going forward. A total of R4.0m was lost and given 

the current impasse with the Estate Agency Affairs Board (EAAB), statutory 

cushioning for affected Bodies Corporate may not materialize. 

One of the single biggest contributors to this catastrophic loss was the fact of CSTM 

having operated a single “Trust” account for all the entities managed. At the very 

least, Bodies Corporate should insist on an own bank account with sign-off from 2 or 
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more trustees. In addition an insurance policy with a reputable insurer should be 

maintained containing sufficient fidelity and trustee liability cover. 

Having learnt this lesson, it could be a logical follow-up step to consider using the 

bulk buying power of the Complex owners and centralize a management function at 

a far-reduced rate by a body capable of doing so. On average, Complex unit owners 

currently disburse around R100 per month per unit for the management function or 

R1,55mil per year in total for all complexes in the Estate. 

Rental Agents 

Following the CSTM situation, the Estate owners who had made use of an 

accredited Rental Agent have recently been dealt another blow when this Rental 

Agent closed doors and disappeared. Scores of tenants’ rental funds have not been 

paid to owners and total uncertainty still exists about the deposits paid by tenants. 

It should be noted that the Estate currently has a 58% tenancy rate for Complex 

Units. In clearer terms, 695 of the 1198 complex units are not inhabited by the 

owner, but rather rented out to tenants. After a mandate from owners during 2010, 

the HOA now only allows the use of rental agents who are accredited by the HOA or 

the owners in person. All tenants are pre-screened before being allowed access to 

the Estate and this is seen to have contributed greatly to the relative improvement in 

the security incident figures. 

To avert a repeat of such events where owners and/or tenants are left stranded with 

funds having disappeared and/or utility charges due, it could also be considered to 

terminate the access and right to conduct business by all Rental Agents. The HOA is 

in a position where, with a small increase in infrastructure, all rentals could be 

administered, obviously at a far-reduced cost to the owner. 

Health and Safety 

With one gas-bottle explosion, 2 fires in complex units and another at a full-title 

dwelling inside the Estate all having occurred within the past 2 years; all with huge 

destructive implications, but fortunately no loss of life or injury; it would be imprudent 

not to consider an overall Health and Safety Emergency plan for the Estate. 
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Short – term Insurance 

Due to the excellent security record the Estate has built up over the past 2 years, we 

have been able to put a group policy scheme in place for all Heuwelsig residents 

with Alexander Forbes. 

Residents automatically qualify for a 40% discount in premiums and Bodies 

Corporate which are serious about saving money for their complexes and thereby 

lowering the complex levies, should consider obtaining a quote for their insurance 

policies. It will not help to instruct the Managing Agents to obtain quotes, as it is a 

well known fact that Managing Agents have an interest in the insurance policies 

provided and will not easily allow them moved. 

 

 


