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“Sport has the power to change the world. It has the power to 

inspire. It has the power to unite people in a way that little else does. 

It speaks to youth in a language they understand. Sport can create 

hope where once there was only despair.” 

-Nelson R. Mandela 
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1. Executive Summary       

 

Afesis-corplan appointed Ubuchule Design Studio to conduct an inspection of the Glenmore 

sports complex with an objective to establish if the specifications of the Engqushwa 

Municipality tender were adhered to, or any deviations were recorded, by the contractor. 

 

To this effect a site visit was conducted on the 16 November 2017 where a physical and 

visual inspection took place.  Prior to that a community meeting was held with the 

community on 08 November 2017 where the community was interviewed regarding the 

history of the project and the construction thereof.  

 

In the community consultative and introductory meeting we met a despondent people who 

are feeling hard done by the the state at which the upgraded facility is in.  The sports field 

had, in its previous state, a community gathering space where young people practiced 

soccer and rugby almost daily. 

 

These practices had been capped by weekend sports challenges and tournaments with the 

nearby communities and clubs, and local league matches.  The disruption of this upgrade is 

most notably the inability of youth to participate in community social activities and 

automatically creating a void that becomes filled by high alcohol consumption amongst the 

loitering youth of this village. 

 

One community member at the meeting was at pains explaining the damage the extended 

and inadequate construction work has done to the small community. 
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The much anticipated upgrades, according to the community, failed to even bring the much 

need financial relief to the people and families of Glenmore as demanded by the national 

public works program. 

 

From a distance the sports field looks like a completed project as the buildings stand 

looking developed and maintained.  It is when you approach the facility that one realizes 

that the community is justified in naming the facility ‘The Thorn Farm’. 

 

It is this inadequacy of the facility that generally propelled the community to seek 

intervention to establish the money value of the work done by the contracted company to do 

the upgrades. 

 

Social Justice Coalition and Afesis-corplan have in many instances championed similar 

projects for small communities in situations that impact on their social well being. 

 

Equally Ubuchule Design Studio as a young emerging built consulting firm operates on the 

ethos that architecture and all its trades, is a viable pursuit that should always impact 

people’s well being positively.  It is in this belief that we enthusiastically decided to 

participate in this exercise. 

 

Our team included a senior architectural technologist with atleast 14years of experience in 

architecture and construction, and a quantity surveyor with extensive experience in 

construction pricing and valuations. 

This report should, amongst other things, kick start a process of rectification, and of 

investigation to recoup monies where a breach is established. 
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 A quantity surveyor’s report has highlighted that what was spent/claimed by the contractor 

is far less than what was budgeted. 
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2. Introduction          

 

 

 

 

 

 

 

 

 

 

This exercise was deemed necessary and sanctioned by the community of Glenmore 

Village, through various and continuous engagements with the Social Justice Coalition, who 

then appointed Ubuchule Design Studio (Built Environment Consultants) to undertake the 

audit. 

 

The author’s scope of works includes an infrastructural audit and assessment to determine 

the following: 

  -interpretation of project scope to the community 

  -original project scope deviations, if any 

  -project value/cost vs project outcomes/product 

  -social impact of project to community 
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2.1. Project Background         

 

In 2016 Mgunculu Trading was awarded a contract by the Ngqushwa Municipality from a 

tender with details as follows: 

 

Tender:  CONSTRUCTION & REHABILITAION OF GLENMORE  

   SPORTS FIELD 

Contract Number:  8/2/430/2015-2016 

 

The project cost structure was as per a municipal Bill of Quantities (BoQ), which entailed 

the full scope of works and the preferred and contractual specification as follows: 

 

The contractual scope of works included but not limited to: 

-New Gatehouse     

-New VIP Ablutions (Male & Female) 

-New Changerooms 

-New Netball court 

-New Basketball Court 

-New Grand Stands 

-New Athletics Track 

-Refurbish the soccer pitch into a combo pitch (soccer and rugby) 

-install irrigation system 

-install water fountains 
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2.2. Locality           

 

Glenmore Village is situated 38km North-West of Peddie town, and falls under the 

Ngqushwa Municipality precinct. 
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2.3. Site Plan (Existing)         
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3. Assessment Report         

3.1.  Guard House    (Cost To Project: R112 551.00)  

 

BUILDING NO. BUILDING NAME GPS COORDINATES 

B001 Guard House -33.145186, 26.857322 

BUILDING DESCRIPTION 

Complex guard house (with provision for internal wc) 

• Plater & painted brick construction building (revised to cement block) 

• IBR roof sheeting 

• Aluminum windows  

CAUSE OF CONDITION 

Vandalism& Poor workmanship 

GENERAL COMMENTS 

• Guard House structurally intact.  

• Visible defects mostly due to vandalism 

• Internal doors damage due to vandalism 

• Security gates installed. 

SIZE  ID PHOTO 

9 sqm 
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CONDITION ASSESSMENT 

ELEMENT COMMENT PHOTO  
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 Roof sheeting and structure in a 

good condition 

 Facia and barge still intact 
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 Wall deviations from 230 to 140 noted 

 Assumptions is that this is recorded as 

part of deviations 

 Visible defects due to mostly vandalism 
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 Security panels (gates) installed as per 

Bill of Quantities 

 

 Assumption is that all  treatment/ 

galvanisation on new works is certified 
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 Ironmongery and most all door furniture 

removed. 

 

 Visible defects due to mostly vandalism  
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 Main window reomoved  

 

 Visible defects due to mostly vandalism 

 

 

 

 

 

 

 

 

 

 

 

 

 600x600mm aluminium window to the 

space that was meant to be the ablutions 

for security guard. 

 

 Sanitaryware not installed at time of 

assessment. 

 

 Visible defects due to mostly vandalism 
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 Vinyl sheeting to the floors installed 

 

 Assumption is that installation is approved 

and qualified by supplier as is the norm 
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 Visible Claddit ceiling installed and in 

good state 
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 No sanitary fittings installed 
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 No electrical installations visible 
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3.2. Ablutions     (Cost To Project: R332 650.00)  

 

BUILDING NO. BUILDING NAME GPS COORDINATES 

B002 & B003 ABLUTIONS -33.145880, 26.857115 

BUILDING DESCRIPTION 

Male & Female Ablution Blocks (Ventilated Improved Pit Toilets) 

• Cement Block VIP Structures 

• Plastered Internally, & bagged externally 

• IBR roof sheeting 

• Steel pivot doors 

CAUSE OF CONDITION 

Mildly vandalised 

GENERAL COMMENTS 

• Ablution blocks are by far showing better workmanship than any other structure on site. 

• Wall materials have been revised from the specified 220mm brick walls to 140mm concrete block 

walls 

• Some toilet pans have either been stolen or vandalised 

• Exposed floor slab and vent pipe (vp) connections require certification by engineer 

SIZE  ID PHOTO 

18 sqm 

(each) 
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CONDITION ASSESSMENT 

ELEMENT COMMENT PHOTO  
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 Roof sheeting and structure in good 

state 

 No visible leaks 

 Facia still intact  
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 Cement block walls plastered insde 

& bagged outside 

 No visible cracks or defects 

 Removed toilet pans due to 

vandalism 
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 Steel doors still intact ad 

functioning well 
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 Winblocks Louvres 
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 Concrete floor slab intact and stable 

 

 Assumpotion is that a engineer has certified 

and confirmed that construction meet all 

structural requirements as expected 
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 Plastic VIP pans installed   
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3.3. Changerooms     (Cost To Project: R440 145.00)  

BUILDING NO. BUILDING NAME GPS COORDINATES 

B004 CHANGE ROOMS -33.146063, 26.856809 

BUILDING DESCRIPTION 

 Basic rectangle flat roof structure with: 

o Entrance foyer 

o A&B Team changerooms 

o 2x Offices 

 Finishes: 

o Vinyl floor 

o Timber benches 

o Hollow-core internal doors 

o Aluminium widows 

o Steel Security gates 

o Claddit nailup ceiling 

• Plater & painted block walls 

• IBR roof sheeting 

CAUSE OF CONDITION 

Defective work mainly due to vandalism 

GENERAL COMMENTS 

Floors: Vinyl tile on possibly defective or poorly constructed floor slab, based on the overall quality  

of workmanship, and the visible unevenness 

Walls:  Visible cracks, both structural and cosmetic, are evidence of poor workmanship on the   

walls 

Openings: Aluminium windows and timber doors.  There has been vandalism and windows  

removed. 

Roof:  Monopitch Roof IBR sheeting on timber rafter beams 

Claddit ceiling boards painted white. 

Parts of the roof have been stripped off. 

SIZE  ID PHOTO 

91 sqm 
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CONDITION ASSESSMENT 

ELEMENT COMMENT PHOTO  
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 Roof installation correctness to be confirmed 

with engineer and/or unstaller 

 

 Part of roof reportedly removed by 

unfavourable weather conditions 

 

 Changeroom breached thru open roof and 

broken ceiling 

 

 Visible roof leakage 

 

 Roof structure visibly intact  
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 Visible structural defects (cracks) on 

loadbearing and external walls 

 

 Assumptions is that all structural integrity of 

the buildings was over seen and confirmed 

by a qualified and experience professional 
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 Windows have been vandalized in various 

ways 

 

 Aluminium windows installed 

 

 Window handles on some panels removed 
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 Main access door requires varnishing 

 Security gate still intact   
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 Vinyl tiles laid on visible uneven floor 

surfaces 

 

 Floor tiles setout inconsistently  

 

 Timber skirting uneven 
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3.4. Soccer/Rugby Pitch    (Cost To Project: R270 800.00)  

BUILDING NO. AREA GPS COORDINATES 

F001 SOCCER & RUGBY FIELD -33.146063, 26.856809 

BUILDING DESCRIPTION 

 Grassed Combo pitch as per specification 

 Athletics track as approved for tender 

 Combo steel posts 

 Drinking Fountains 

 Seating Area 

CAUSE OF CONDITION 

 Pitch and track overrun with weed/vegetation due to maintenance and visibly improper turf 

installation 

 Goal posts broken and left in a harzardous state visibly suggesting improper welding and 

galvanizing 

 Running track not properly installed 

GENERAL COMMENTS 

Surface needs reinstallation in order to make it usable 

SIZE  ID PHOTO 
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CONDITION ASSESSMENT 

ELEMENT COMMENT PHOTO  

P
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 The pitch is over run with weed at at almost 

100% 

 

 There are no clear visible marking of sports 

guidelines 

 

 On exposed patches on the soccer pitch there 

is no evidence of proper installation as 

articulated in the priced BoQ 

 

 Steel works on goal posts is alarmingly 

inadequate 

 

 Broken and fallen steel posts pose harzard to 

users 
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 Track width is evidently improper and not as 

per the SASR Norms at 5000mm 

 

 Track surfacing in not adequately installed 

 

 Protruding vegetation suggests that soil 

poisoning not adequately done prior to top 

surface preparation 

 

 Edging is done with precast kerbs 

 

 Where track encroaches berms there is proper 

retaining 

 

 Water logged patched indicative of absence or 

inadequate stormwater management plan 
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 Court surface is visibly structurally unsound 

 

 Vegetation/weed encroaches the play surface 

due to lack of maintenance 

 

 Ground not properly retainined to avoid soil 

erosion  

 

 Surface finished with an inappropriate paint 
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 Court surface is visibly structurally unsound 

 

 Vegetation/weed encroaches the play surface 

due to lack of maintenance 

 

 Ground not properly retained to avoid soil 

erosion  

 

 Surface finished with an inappropriate paint 
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 Steel frame seating stands visibly unstable and 

unsuitable for usage  

 Fixing and grounding of the stands highly 

improper and require an engineer to confirm 

structural suitability of current status quo 

 

 

 

 

 

 Irrigation sprouts visible but do not seem to 

have functioned 

 There are 2 visible water dispensing points on 

site, and not clearly marked if they are for 

drinking or service water. 
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4. South African Sports & Recreation: Norms & Standards  

 

Amongst its many responsibilities the SASR is tasked with enforcing the club, national, and 

international standards on all sport codes in the country. 

 

Images below are a collection of specific extracts from the standard and norms document to 

assist the client with understanding the accepted minimum standards and specification for a 

South African mixed sports facility should say and be. 
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5. Quantity Surveyor’s Report         

 

A quantity surveyor was nominated to assist this exercise with qualified construction cost 

valuation. 

 

Ubuchule Design Studio acquired services of Aku Beke (Beke & Associates) to undertake 

this exercise based on assessed information and report. 

 

The QS Report should at all instances be read with the assumption that all regulations and 

construction norms required in the industry were adhered to.   

 

Verification of information was a challenge for the team and as such, there are no available 

copies of COC’s to support any specialised work and engineer’s certification as required by 

the building standards and norms. 

 

During our site visits and assessments, we also understand that a lot of work was 

deliberately wrongly executed during construction from some of the people that secured 

work as labourers on this project. 

 

For all the short corners reportedly cut, the project extended beyond stipulated project term.   

 

Furthermore, it was mentioned during the informal interviews that a further R400 000.00 or 

so was acquired to install a 10mX1.8m high fence section. 
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6. Approved Contract Bill vs Valuation Bill    

 

Annexured to this document is the Contractor’s Bill that is part of the contractor’s contract, 

and our Quantity Surveyor’s bill which is a mirror of the former’s scope. 

 

Our first point of reference where numbers are concerned was cost establishment.  We 

decided to do a construction cost comparison in order to simplify the exercise of 

establishing disparities in value. 

 

SCOPE TENDER VALUE (R) VALUATION (R) 

 Guard House R 112 551.00 R 65 720.00 

 Pit Latrine  R 332 650.00 R 317 740.00 

 Changerooms R 440 145.00 R 412 962.00 

 Netball Court R 117 400.00 R 12 190.00 

 Basketball Court R 85 690.00 R 9 400.00 

 Main Field R 270 800.00 R 87 000.00 

 Access Road R 42 860.00 Not Calculated 

   

TOTAL  R 905 310.00 

 Contractor’s Obligation R 50 000.00 R 50 000.00 

 Provisional Sum R 490 500.00 R 490 500.00 

   

TOTAL SPENT R 2 137 878.60 R 1 445 810.00 

Vat @ 14% R 299 303.00 R 202 413.40 

 R 2 437 181.60  

TOTAL VALUE OF CONSTRUCTION (DEC 2017) R 1 648 223.40 

 

The figure above indicates without question the cost value of the facility as at December 

2017, and the construction cost of 2 years ago. 
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7. CONCLUSION           

The striking balance or lack there of between the value of the product is perhaps the 

biggest reason the people of Glenmore summoned professional to undertake a valuation 

exercise. 

 

The team, during its interactions with the community, discovered that there are compelling 

grounds for a thorough forensic investigation into the awarding and execution of this project 

in order to establish the obvious violation of most of the codes of conduct and norms of the 

construction industry. 

 

The clear reluctance or unwillingness from some stakeholders to provide data on the 

course of the project such as minutes has made it rather a ‘seemingly’ one sided exercise 

with only assumption on most sections of the contract where certification is required, such 

as concrete reinforcements and steel works. 

 

The deviations from what is specified and approved on the contractor’s bill, as well as 

absence of a subcontractor’s list and agreements, has left us to assume they are not 

available. 

 

Harvesting of materials nearby streams and hills was seemingly done underhandedly and 

without approval from the locals and approved by relevant professionals. 

 

From the information gathered and assessments done we have drawn the following 

conclusion: 

 



22 December 2017 ASSESSMENT REPORT: GLENMORE SPORTS FACILITY 

 

 pg. 35 

 Project structure was not adequately setup and constituted from the beginning. 

 There are serious deviations from the priced spec which should have reduced cost  

 There are no records available of approved deviations as is practise in the industry and 

contractually 

 There are materials/items specified that do not apply or belong to the areas they are 

allocated to on the spec. 

o And example of these being: 

 Joinery priced for pit latrines (over R60 000.00) 

 Access Road is not measured but given a cost of about R42 000.00 

 Soccer & Rugby pitch turf is not properly executed even though it is correctly specified 

on the contractor’s bill 

 Goal post are fragile and unstable due to poor installation and as well inadequate 

welding 

 The running track is inadequate for competitive sports at 5000mm wide 

 Running track topping is loose unstabilized gravel, in contrast to the priced specification 

 There is no proper landscaping on site, though accommodated on the bill 

 All steel works from the main gate to all security gate excluding pit latrine doors are 

visibly untreated against weathering conditions 

 Pit Latrines are bagged externally and plastered internally 

 We could not establish and confirm that floor slabs in the pit latrines are properly 

reinforced 

 Soil treatment on sports surfaces in adequate or is lacking 

 Seating stands are unstable and poorly constructed 

 Seating stands are not properly fixed to the ground and pose a health & safety hazard 

 Changeroom construction is not in order 
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 Changerooms walls have visible structural cracks 

 Exposed roof sections revealing improper roof installation 

 All building walls revised from 220mm brick walls to 140/190mm cement block walls 

 It did not assist that most of the materials used on the tracks and field was harvested 

from the hills outside the site 

 

The informal interviews conducted during our assessments suggest that more money was 

spent on rectifying a section of the fence that is less than 10m long. 

 

The biggest losers of the poor and negligent work of the contractor are the community of 

Glenmore whose social component is left compromised. 

 

Glenmore youth had a useable, though inadequate, field where tournaments were held 

against other communities nearby, prior to the upgrade project undertaken by the 

municipality at a cost of close to R3 000 000.00 
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8. Recommendations         

Project rectification is necessary in order to ensure that people of this community have a 

facility that is suitable and usable as intended. 

Our recommendations are based purely on the technical installations that are visibly shoddy 

at best. 

Main Entrance: 

 The main entrance gates need to be galvanised/treated to ensure they are 

not affetcted by weather conditions 

 Install proper locking mechanism at the main vehicular and pedestrian 

gates 

 

Gate House:  

 Introduce a step at the door for ease of access 

 Install vandalised window panel to specification 

 Install furniture/joinery as indicated on the bill 

 Replace internal broken door and ironmongery 

 

Main Field: Soccer/Rugby Combo 

 Strip and re-lay the turf as per the specification on the contractor’s bill 

 Clearly mark the field as required for both Soccer and Rugby 

 Pre-installing ground works to be overseen and approved by an engineer 

 Preferably turf installation to be done by a specialist as it is a specialised 

trade. 

 Goal posts to properly done and approved by engineer 
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Running track: 

 Investigate acceptability of the 500mm wide track from the 9700mm 

required standard by the SARS. 

 Reinstall/Resurface floor topping as indicated and approved in the 

contractors’ spec 

 Engineer to advise on the appropriate curbing to edge off running track 

 Pre-surfacing work to be inspected and certified by a professional 

responsible (Engineer) 

 

Male & Female VIP Toilets: 

 Investigate pit construction, and confirm its stability 

 Investigate reinforcement of floor slab and confirm installation 

 Replace and reinstall vandalised toilet pans 

 Ensure all steel works is galvanised and locking mechanisms work 

 

Changerooms: 

 Properly reinstall roof to acceptable standards 

 Install waterproofing membrane 

 Replace vandalised ceiling sections 

 Attend to structural defect as per engineer’s advice/input 

 Replace all broken glass and missing windows 

 Ensure security gate is galvanised and locking mechanism is in working 

order 
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Basket and Netball Courts 

 Surfacing and edging of the courts must be to the approved specification 

in contractor’s bill 

 Ensure that edging is properly done 

 Retain ground where ground encroaches to avoid soil erosion onto the 

slab 

 Adequately mark/paint each court as per SARS Norms and Standards 

 Acquire accurate sized Netball and Basketball goals 

 Ensure the court sizes are as per the norms 

 

Drinking Fountains: 

 Water source to be established and approved for consumption 

 Investigate adequacy (number) of fountains installed 

 

Seating Stands: 

 Replace existing stands with properly manufactured stands to acceptable 

standards 

 Installation of pre-manufactured stands to be overseen by an engineer 

 Signage to indicate stand capacity to be installed 

 

There is glaring disparity in the actual construction and valuation cost of the facility.  We 

strongly believe that cost cutting measures were undertaken to maximise profits, and 

therefore compromised quality and output. 
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It is our recommendation that a scaled and valued rectification exercise will assist in making 

this facility usable and in good order for the community. 

 

It is also our strong suggestion that a thorough forensic investigation be carried out to 

establish any breaches to the binding contract between all stakeholder involved. 

 

We also believe a properly structured project team would have ensured that the quality and 

accuracy of the project is never compromised. 
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9. Glossary 

BoQ - Bill of Quantities 

CoC - Certificate of Compliance 

VIP - Ventilated Improved Pit Toilets 

Spec - Specification 

Eng Det- Engineer’s Detail 
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10. ANNEXURES 

 

 

 

 

 

 

 

 

 

 

 

 

 



22 December 2017 ASSESSMENT REPORT: GLENMORE SPORTS FACILITY 

 

 pg. 43 

10.1 Annexure 1 – Contractor’s Bill – Summary 
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10.2 Annexure 2 – Contractor’s Bill – Final Summary 
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10.3 Annexure 3 – Quantity Surveyor’s Bill: Final Summary 
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10.4 Annexure 4 – Tender Document 
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10.5 Annexure 5 – Priced Tender Bill 
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10.6 Annexure 6 – Valuation BoQ Draft 
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In partnership with: 

 

 

 

 

 

 

 

 

 

 

accounting for basic services is funded by the European union 

 

 

 

 

 

 

 

 

 

 


