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EXECUTIVE SUMMARY

o

The existing state system of housing management and maintenance is unable to
justify itsélf any more due to lack of resources, obsolete management system,
deteriorated work coordination of different institutions, absence of competition and
lack of the necessary motivating factors in this sphere. As the housing privatization
program progresses, the need for a more efficient, flexible, market- oriented system will
_ rise drastically. Establishment of condominium associations in Armema is considered
part of the Housing Policy Reform Program that will provide residents of multi-unit

buildings with high-quality management and maintenance services.

In 1994, the Government of Armenia received a credit from the International
Development Association of the World Bank (IDA) towards the cost of the
Farthquake Zone Reconstruction Project. Taking into account current reform
programs, it was planned that residential buildings cbmpieted through the Project

would be privatized and the owners organized into condominium associations.

The main objectives of the Project were:

» modify and develop the concept of condominium associations for new
construction models as opposed to existing conversion throughout
other parts of Armenia;

. introduce and promote the concept in the Earthquake Zone

o design management and ﬁnanc1a1 plans for the condominium
associations;

» start-up a pilot project of condominium associations in the EQZ.

The Project Group adapted the concept of the condominium associations for use in
the Earthquake Zone of Armenia and established the first condominium association in
the city of Gumri on the basis of the newly constructed residential buildings as a pilot

proy ect

To implement the Project, the Group introduced and promoted the concept in the
Earthquake Zone by means of seminars for the beneficiary households prospective
management and maintenance agents, and appropriate discussions w1th local

government officials.

The Group undertook necessary actions for legal establishment of the
condominium association on the basis of the newly constructed bu1ld1ngs in the city of

Gumri. A management agent for the condominium association was selected through a

competitive process. The Project Group organized start-up of the Association's
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activities and acted as a consultant to the Board of Directors and the Property

Manager.

However, full functioning of the Association was impossible because of problems

beyond the control of the Project Group and the Association.

The Project Group worked in active cooperation with ICMA, the appropriate
departments of the Ministry of Economy, and local governments, and made

recommendations that would be useful for similar projects in Armenia.

Based on the experience gained, the Group reached the following conclusions:
s A legal framework should be developed for homeowners' associations.
" (This will hopefully be addressed in the pending Condominium Law.)

« Government agencies have to actively participate in the process of
transition to private housing management and maintenance.

« Condominium associations should be established by developers prior
to the delivery of the buildings.

s Property managers and maintenance companies should be hired prior
to the delivery of the buildings. ,

« Newly established ~associations should be 'provided with initial
operating capital and further subsidies for limited services.

« Supervision of construction and delivery standards should be
improved.

« The move-in procesé should be better coordinated.

« Governmental agencies sh_t)uld participafe in assuring the success of
new associations established under the EQZ Reconstruction Project to
maximize their positive demonstration effect in their area.
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LINTRODUCTION

Background

Armenia is currently in a state of transition from a centrally planned economy to a

market economy. One of the most important reform programs necessary to

B —

restructure the economy is the Privatization Program, which anticipates major changes

in the Housing Sector.

Previously, many different organizations were responsible for the housing stock
management and maintenance, but the scope of their responsibilities was not clearly -
defined and their work was not organized efficiently. They were not able to provide
maintenance in a timely manner and to conduct proper supervision of maintenance
quality. Budget projections for housing management and maintenance were done
poorly, thus housing rents did not reflect current prices for materials and labor and
conditions of buildings. As a rule, the rents were mnsufficient to cover actual
management and maintenance costs and local gbvernments were forced to partially

cover it by means of subsidies.

Since nearly the entire housing stock of multi-apartment buildings was state ("j,?
owned? residents never really cared about maintenance of common areas. They ‘ '
applied to the maintenance organizations only when their personal interests were at
stake, e.g. when electricity.supply, water or sewer -systems were damaged. Therefore,
they were usually participating and contributing to- the solution of an immediate
problem to the extent that it inﬂueﬁced them. Thus, for example, residents of the first

floors usually did not care about problems with elevators or the roof.

- 'wwmf7%fffﬁf——ffﬁﬁ}nabﬂity—gf—t-hc—stafe—ermﬁeﬂ—te—p' eg—t feyiée—preper—management---'-a-nd maintenance
| services demonstrates the necessity to shift to market-oriented concepts in the Housing
! Sector and develop a long term sustainable reform program. One of the first steps
towards this reform program was the passage of the Privatization Law for

Privatization of the State and Public Housing Stock (June 1993).

With the implementation of the Housing Privatization Program, many- entities

involved in the state system of housing stock management/maintenancé‘ will terminate.

Thus, the residents will have to take more responsibilities for organization of %

maintenance riot only of their individual units but also of the common property. In this !

|
]
{
'%
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“regard, community associations are considered as more flexible and -efficient systems

for housing management/maintenance.

USAID is providing technical assistance and consultation for development .and
implementation of the Housing Reform Program through the ICMA! office in
Yerevan, which works together with the Department of Urbaﬁ Policy. One of the
goals of the Program is to dévelop a legal framework for community associations and
introduce that in Armenia. The Condominium Law has already been prepared and is

pending enactment by the Parliament.

Statement of Problems and Needs _i

The existing state system of housing management and maintenance has proved to
be very ineffective and inefficient because of the following:

« responsibilities of the state management/maintenance‘orgam'zations are
not clearly defined;

-« work of management and maintenance organizations is coordinated
poorly, ‘

« there is no effective operating legal framework to control performance
of manelxgement/mainte'nance organizations;

« housing maintenance is not organized in a timely manner;

o maintenance organizations are more focused on emergency repairs
rather than preventive maintenance;

« housing rents do not reflect actual management/maintenance costs;

o provided governmental subsidies are insufficient for proper

management and maintenance, etc.

This situation has deteriorated in the current period of economic crisis. As the

housing stock is privatized, state organizations will not be responsible for management .

and maintenance of privatized housing. Thus, there is an urgent need for introduction -
of market-oriented concepts in the Housing Sector, and development of an efficient,
flexible, self-adjusting system for housing management/maintenance that will be sound

and consistent with the current Economic Reform Program.

FCMA - International Ci/County Management Association, a professional association of appointed administrators
_serving local governments. ICMA is a USAID contracior that provides technical assistance, consultation and advisory
services to the institutions involved in the development and implementation of the Housing Policy Referm Program in
Armenia.
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Objectives of the Projeét

The severe earthquake of December 1988 caused extensive damage to housing,

factories, community facilities and infrastructure in approximately one-third of ) '
Armenia. Initially much of the reconstruction work in the Earthquake Zone (EQZ) was |
£

1

performed by companies from other republics of the former Soviet Union. In 1991,
due to the declaration of independence by the republics and the continuous blockade of

Armenia, the majority of construction companies returned to their home countries, |
. . . . i
leaving many construction projects incomplete. '

In 1994 the Government of Armenia received a credit from the International ~
Development Association towards the cost of the Earthquake Zone Reconstruction
Project. One of the components of the EQZ Reconstruction Project is completion of
multi-apartment residential buildings in the cities of Gumri, Vanadzor and Spitak.

However, the goal of the EQZ Reconstruction Project is not only physical

g

construction, but also regional economic reforms.

Taking into account the Housing Privatization Program, it was decided that

would be privatized and included in a USAID pilot'program for organization of
condominium associations. It is anticipated that establishment of the condominium
associations will be beneficial for both residenfs and local governments. They will
provide high-quality management/maintenance services, increase the value of the
residents’ properties' and, meanwhile, will substantially ease the burden associated with
the local budget deficit. |

The first buildings that were intended to be completed under the EQZ
Reconstruction Project financing were eleven 3 and 4 story buildings in the "Ani"

district of the city of Gurri, with a total of 124 units.

|
|

The establishment of condomimum associations m-thehousing-constructed under
the EQZ Reconstruction project will differ from the approach to older, existing

buildings with sitting tenants in other locations:

o« 100 percent of the units in these newly completed buildings will
be private;
« there are certain requirements by the EQZ Reconstruction Project

(e.g. cost recovery, restrictions on sale, etc.);.

« the majority of the beneficiaries are extremely poor people;
\
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« the recipients of the new housing are not familiar with one

another, etc.

The Project GToup proposed to adapt the concept of condominium associations for
use in the Earthquake Zone of Armenia and to establish the first condominium

associations in the city of Gumri on the basis of these newly constructed buildings.

The main objectives of the Project were:
o modify and develop the concept of condominium associations for
introduction in the Earthquake Zone of Armenia;
« introduce and promote the concept in the Earthquake Zone
o design management and financial plans for the condominium

associations;
« start-up a pilot project of condominium associations in the EQZ.

II. METHODOLOGY

One of the most important aspect of this Project is that the concept of
homeowners' associations is new in Armenia and much effort should be devoted to
study of the concept, introduction of the concept in Armenia, and communication of
the concept to prospective homeowners. It was also necessary to develop a model that
could be implemented in the current conditions and be consistent with the existing

legislation and special requirements of the EQZ Reconstruction Project.

Study of the Concept

The Group obtained materials about the international experience of homeowners'

assec-ia-t.igns_&mialla.nlgg_fhsimpqtudieLanLanaLyzed____many____printed materials

about the experience of condominium associations in the United States and Hungary,
manuals of the US Department of Housing and Urban Development, materials about
the introduction of condominium associations in Russia, repoijts and materials prepared
by ICMA consultants while drafting the Condominium Law for Armenia and

establishing a USAID demonstration project in Yerevan.

One of the Group members during his trip to the United States visited a

T condominium association and saw the idea in work. He observed the association,

attended meetings of the Board of Directors, talked with the Property Manager,
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" members of the Board and homeowners, learned about alternative sources of income

and a variety of services organized by the Association.

Information obtained during the study of the concept was used to prepare the

necessary materials to train the local government authorities, prospective residents and

" potential property management agents, and to prepare a model condominium

establishment package.

Analysis of the Conditions of the Praject

To assess feasibility of the Project, determine constraints and opportunities for

establishment of the condominium association and develop a sound action plan it was

necessary to analyze the Project environment. The following steps were undertaken to

obtain necessary information about the conditions of the Project:

« analyze possibilities for establishment of a condominium association on
the basis of the newly-constructed residential buildings completed
under the EQZ Reconstruction Project;

o determine attitudes of the local authorities and the prospective

- residents towards the idea of establishment of the association;

« analyze financial capabilities of the prospective residents;

« determine potential management and maintenance agents;

« analyze the existing legal framework and determine possible ways to

establish the association.

Orientation and Training Sessions

Since the concept of homeowners' associations is new in Armenia it was necessa
e _ ry

to develop a training plan and organize seminars and orientation sessions to

communicate the concept to the prospective residents and potential property
management agents. It was decided to prepare a package of "user-friendly" training

materials which would be understandable by the average resident.

' To provide the necessary conditions for establishment of the association, it was

important to introduce the concept to the local government officials as well.

Further, more detailed training about actual operation of condominium associations

will be necessary for future Board of Directors of the Association and the selected

property managers.
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Foundation of the Association

Based on the analysis of the information obtained during previous steps, it was

necessary to:
. chose an organizational structure that would best fit the existing
conditions;
« chose an organizational—legél form that would be consistent with the
Legislation of the Republic of Armenia.

The Group designed a model package of documents regulating operations of the
Association and internal relations. The establishment documents are to be discussed
and approved at the foundation meeting of the homeowners and after appropriate

chahges presented to designated state authority for legal registration.

Follow-up

The Group committed to help in start-up of the actual operations of the
Association. Follow-up training, assistance and consultations will be provided by the

Group as necessary up to the end of 1994,

Evaluation of Results

At the end of the Project (early November, 1994) its results should be analyzed by
means of personal interviews and discussions with the members of the Association,
Board of Directors and the City officials. Based on the results of the evaluation, the

Group would make recommendations for further similar projects.

Il OVERVIEW OF THE CONCEPT

A condominium is a form of joint ownership of an apartment building or other
multi-unit real property, with portions designated for individual ownership (the units)

and the remainder designated for common ownership by the owners of the units (the

common property).
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Each individual owner owns:
1. a unit or an apartment,

2. and undivided proportionate interest in common property.

Usually, interest of an individual owner in the common property is in the same

proportion as the floor area of his/her unit is to the total floor area of all the units. This

_proportionate interest is called "undivided" because it represents the owner's interest in

the whole common property rather than a definable piece of the common property.

Common property ordinarily includes interior shared spaces such as stairways,
walls, halls, and exterior components such as building envelopé and the land upon
which the building is constructed, and other structures, equipment and facilities of the
condominium that are not property of any individual unit (electrical cables and panels,

water and sewer pipes, etc.).

A condominium association is a nonprofit private organization that serves to
maintain or increase the value of the owners' property. Generally the activities of the

association are legally regulated by an appropriate foundation deed or charter.

The highest governing authority of a condominium association 1s the general
assembly of its members. In order to provide efficiency of its day-to-day operations,
the general assembly delegates much of its power to the elected board of directors.
The board usually sets the policies for the operation and management of the
condbminium, and organizes and supervises activities for property management and
maintenance. The board rﬁay manage the property itself, hire a professional property
management agent, or choose another combined alternative scenario of the property
management. The board of directors may be assisted and advised by 'special
subcommittees that are made up of association members and work on specific issues. |
In order to maintain the property, the board or the property managemeht agent may

hire maintenance agents.

To control the financial aspects of the activities of the board and the property

manager, the general assembly also elects an audit committee.

Relations between association members, board of directors, management and

maintenance agents normally are regulated by by-laWs and house rules of the

association.
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IV. PROJECT ENVIRONMENT:
OPPORTUNITIES AND CONSTRAINTS

The visits to the sites revealed that the eleven buildings to be involved in the
Projéct constituted two groups (of 5 and 6) connected to each other low-rise multi-
apartment buildings. They contain a total of 124 units. The buildings in each group
shared common yards. According to the schedule of the EQZ Reconstruction Project,
two other groups of 19 buildings, containing 219 units. and having the same
architectural design, should be completed by late 1994. Since all these buildings are
located in close proximity, they could be organized into one condominium association,

thus providing conditions for economy of scale.? (See the map in Exhibit A)

An important advantage of these buildings is that they are newly-constructed and,
presumably, there should not be any need for major repair works in the -comjng few

years.

The fact that all the units should be assigned as private, provides better

opportunities to efficiently organize overall activities of the Association.

On the first floor of some of the buildings there is large commercial space. This
space can serve for creation of alternative sources of income. Some part of it can be

also used for the office for the Management.

The Group had numerous discussions with local authorities and prospective
homeowners to better understand actual opportunities and constraints of the Project
environment. According to the results of the survey conducted by the Housing,

Infrastructure and Urban Development Study Group of the World Bank (Jennifer

~ Gurahian) in 1993, the prospective beneficiaries of the EQZ Reconstruction Project

expressed positive attitudes towards the idea of privatization in the housing sphere and

a willingness to cover part of the capital construction costs as well as full maintenance

CcOsts.

However, the financial status of the people has deteriorated since then. 'Takjng into
the consideration that the beneficiaries are hardship families that have top priority to
receive a dwelling, and many of whom are parentless children and handicapped people,

it is clear that payment of full housing management/maintenance costs along with

2

The concept of “economy of scale” was obviously neglected during the Soviet times. There were many reference books af
‘pre-caiculated standard unit prices for the main types of works for each indusiry, referred to as "State prices”. Principle of .
calculation was wrong in economic sense and it did not reflect fixed and variable components of costs.
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monthly payments over 25 years to cover capital cost would be a serious financial
burden for them.  Additionally, the buildings were constructed with so-called
"reduced standards" and the residents would have to incur considerable expenditures
.to upgrade their units. These problems were emphasized by the prospective residents

during the discussions and personal interviews.

Because the buildings are newly constructed and move-in may require substantial
expeﬁses there was high probability that move-in of the majority of the residents might
take several months. The fact that "reduced standards" were used for construction of
the buildings makes necessary certain upgrading of the units which might also delay

the move-in.

Additionally, the City Council had not finalized the list of the homeowners, thus
the Group bad to use a tentative list for conducting seminars and some of the actual
homeowners would not be involved in the seminars. Besides, the foundation and legal

registration would be delayed.

Another problem is that there is no qualified management company or person that
has sufficient knowledge and experience. Presently, there are no private maintenance
companies, either. As was mentioned above, state owned maintenance organizations
can no longer organize their work efficiently and are not able to provide high quality
services. It is expected that as the state owned companies are privatized, they will be
taken over by a more efficient management. Many employees of the existing
maintenance organizations, however, are very skillful and have good experience.
Currently Zheks® and other state owned maintenance organizations act moré as
middlemen for their skilled. employees. Since they are not able to provide all the
necessary maintenance and repair materials, their employees are often providing their
services on a private basis, unofficially charging the residents additional amounts that

usually substantially exceed the official fees. Thus, it is very likely that much of

management and maintenance work will be organized by means of contracts with

individuals, which is usually more difficult to contrel.

The Condominium Law was drafted and presented for the consideration of the
Parliament but has not yet been enacted, thus there was no appropriate legal

framework for condominium type of joint ownership.

The main opportunities and constraints of the Project are summarized in Exhibit B.

2

Zhek - Russian abbreviation for the state housing maintenance agencies.
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V. ANALYSIS OF ALTERNATIVE COURSES OF ACTIONS
AND SELECTION OF THE MODEL

Organizational-Legal Form

The major problem that the Group faced was the absence of an appropriate legal
framework for the condominium joint ownership. For that reason the Group had to
seek for alternative legal structure for the foundation of the Association. The three
main alternatives considered were:

e use the Draft of the Condominium Law presented by the State
Department of Urban Policy as an interim regulation for this particular
Demonstration Project

« use the form of a commercial operation (limtted company)

» use a form of a public (social) association-

The best alternative seemed to be the draft of the Condominium Law as an interim
regulation. However, after consultations with lawyers and local authorities it turned
out that legally it could not be implemented. The City Government would need to
receive an approval from the Parliament, which could take even more time than

enactment of the Law.

After a thorough analysis of the form of Company Limited it was concluded that it
was inconsistent with the concept of condominium joint ownership because:

« the common property of an association cannot be subject to a lien to
cover liabilities of the association |

« condominium associations are not—folr—proﬁt organizations, while
limited companies are thought to be profitable, _

«» the concept of interest in the context of limited companies differs from
the ‘concept of interest in the context of condominium associations, -
etc.*

Among the variety of different forms of social associations one of the forms -- the
form of "consumer associations" -- was considered as the most suitable one. Consumer
associations are nonprofit associations of residents that serve to organize supply of

necessary agricultural and other food products and goods by signing bulk purchase

I fact, the form of a limited company could be used only in an ideal sitnation, when all homeowners are in very good
relations, they all understand the concept well and realize that the limited company is actually a temporary form for
‘organization of the condominium association until the enactment of appropriate Laws. In that case the homeowners would
also need active support of the local authorities and would have to ensure that the company cannot go bankrupt.

10.
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contracts with suppliers. Such associations used to be created in regions that were not

supplied well. -

However, th‘ere' are several principal legal differences between a regular
condominium association and a consumer associations. For instance, in accordance
‘with the condominium laws of many countries,® once homeowners in a certain
commﬁrﬁty decide to form a condominium association, it can be terminated only by
decision of the appropriate state authorities or in case of physical liquidation of the
property. In case of a consumer association, each homeowner has a legal night to
terminate his/her membership in the Association anytime. Doing so he/she will be able
to benefit from the maintenance of the common areas and facilities provided by the
Association and will-be free of any payments associated with the activities of the
Association.

Obviously, in order to provide conditions for efficient operation of the Association,
it has to be legally transformed into a condominium association upon enactment of the
Condominium Law. The mandates the automatic conversion to a condominium

association when the Condominium Law goes into effect.

K

The Founder ' e

Another key issue that was élosely related to the orgamzational-legal form was
identifying the founders of the Association. Logically, since the Government played the
role of developer® with plans to form a condominium association as part of a State
program, the Government would be the Founder. In this case, a person who "buys" a
unit would assume full responsibility for. the construction cost recovery and timely
payment of the association fees. However, this kind of ownership transfer is not

~ provided by the existing legisiation. Consequently, the only legally acceptable way to

cstablish the Association was to form it at the Foundation Meeting of thie homeowners.

Board of Directors

It would be useful to have the Board elected as soon as possible. In that case the

Board would be able to actively participate in preparation and: adjustment of the

=

3 The same clause is ,brovr'ded in the Drafl of Armenian Condominium Law. (Appendix K)

6

‘The concept of founder is also a new one for Armenia (and some other CIS countriesj, and it needs to be introduced and
backed by appropriate legislative acts as soon as possible, which would help promote the industry of private developers.

11
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foundation package. HoWever, the City Council only finalized the list_ of the

beneficiaries in late August, right before the scheduled delivery of the buildings.

Obviously, it would have been difficult to elect an efficiently working Board at
once because the majority of homeowners were not familiar with each other. Thus, 1t
was decided to elect an interim Board for the first few months afier the start-up of
operations. Since it was decided that the nineteen buildings were to be completed by
December 1994 would all join the Association, it would be possible to re-elect the

Board at that time and involve in it new homeowners.

Management Scenario

The management scenario also had several alternatives to be considered. There are
three commonly used alternative scenarios in orgamzation of management of
condominium associations: ‘

 Self-management by volunteers
« Management by a paid representative )
« Professional management by a hired firm.

Each of these alternatives have important advantages and disadvantages that are
summarized in Exhibit C. In fact, there are many differences between a common case

and the Project reality. (See Project Environment: Opportunities and Constraints.)

Taking into account the financial status of the homeowners and the fact that there
are no skilled and experienced management agénts in the area, the best alternative
would be management by a pzﬁd representative. It would avoid high costs for
management. Hdwever, it could be assumed that the majority of the homeowners
would be entirely absorbed by move;in and unit upgrading activities during the initial

period.

It was considered more preferable to have the Property Manager selected before
the residents' move-in, so he/she would be able to organize certain services right after

the beginning of the move-in process, e.g. trash removal.

An important precondition for hiring of the Property Manager was availability of
funding for his/her services. It was necessary to have a certain start-up amount for

payment for the maintenance services during the move-in period when 1t would be

difficult to control payment of the Association fees.

12
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Maintenance Services

Taking into* account the ﬁnanmal status of the homeowners it could be concluded

: that the Association w11| not be able to cover the full maintenance costs. Thus, it was

necessary to select a limited list of the most critical services that have to be provided
from the very beginning. In fact, it should be possible to start regular maintenance of
some of the common property because the buildings are new and there should not-be

any need for major repair.

‘Some maintenance work could be done by the homeowners, e.g. sweeping of
stairways and cleaning of the adjacent grounds. In many existing buildings in Armenia,
residents organize sweeping and cleaning of the common areas themselves, so there

would not bé serious conflicts with the people's customs and habits.

Obviously, one of the most critical maintenance services that cannot be provided
by the residents is trash removal. Because of high prices for gas, trash removal services
are expected to be one of the most expensive regular maintenance services. It probably

will be necessary to reduce the frequency of trash pick-ups in the initial period.

Some unskilled and/or skilled services can be provided by the homeowners. In that
cage the Association will have to sign a formal contract with those residents. It is also

critical to have the Association sign contracts for provision of emergency services.

VI IMPLEMENTA TION PROCESS

Orientation and Training Sessions’

To facilitate the planned orientation and training sessions it was decided to preparé

a "user-friendly" guide that would describe the concept and different aspect of

operation of condominium associations. To make the guide more user-friendly and
avoid monotonous text, it was decided to use a "questions-and-answers" format. The
Group also prepared a fact-sheet describing the requirements of the EQZ

Reconstruction Project.® Exhibits were prepared to explain the organizational structure

Snapshots and an arlicle in a local newspdper about the training sessions are presented in Exhibits D and E.

The requirements were drafed by a World Bank mission in the beginning of year 1992 and had to be adjusted because
economic conditions underwent substantial changes. Besides, many details were neglected in the Staff Appraisal Report,
The Group submitled its recommendations on this issue to the PIU and the World Bank mid-term review mission.
‘(Appendix A) Afterwards, the Group was involved in discussion of the requirements at the PIU and the office of the Minister
of Economy.
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of the Association and tebhniques for budget projection to the potential property

managers and members of the Board. (Appendiées B, D; Exhibits F-1 to 3, G-1).

To ensure success of the Project it was necessary to deliver the idea to the local
government officials. The Group members had meetings with Mr. Vardanian, Mayor
of Gumri, and Mr. Mazmanian, deputy mayor, and described to them the concept of
the homeowners' associations and the plans to establish one on the basis of the new
buildings. The idea was accepted by them and they expressed readiness to support the
establishment and operation of the association. Other city officials participated in the

seminars for the prospective residents.

It was agreed with the City Council that information about the seminars and the
forthcoming competition for selection of the property management would be

advertised by the local mass media.

Two seminars for the prospective residents were held at the Gumr City Hall on
July 30 and August 20. The training materials were prepared, photocopied and

distributed to all residents. At the seminars, the Group presented the idea of

- condominium associations, their functions, organizational structure, possible

management scenarios. The advantages of condominium association in contrast with
the existing housing management/maintenance system were explained to the residents.
The Group also briefed the participants on principles of financial planning and budget
projection, financial and accounting control, procurement of management and
maintenance services. The Group also described and substantiated details of the
project model chosen. The participants of the seminars had an opportunify to get
acquainted with the hand-outs, and then clarify details of the concepts at the second

seminar.

About 80 percent of the prospective residents participated in the seminars. It is
ticeable that during_the seminars, residents expressed a positive attitude towards

formation of the Association.

Persons interested in the position of the Property Manager were asked to stay after
the seminars and more specific sessions were held for them. At those sessions
functions and responsibilities of the property manager were described in more detail.
(Appendix E)

After the seminar the, Group worked with the Board of Directdrs. The Group

members met with the Board several times and explhined their main responsibilities.

i4.
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Debelopmet_zt of Financial System

To facilitate establishment of the financial system of the Association the Group
prepared financial policies and procedures, financial forms for record keeping and

reporting (journals, invoices, receipts, etc.). (Appendix H, Exhibits G-2 to 4).

Monthly and annual budget projection were prepared based on the collected
technical data about the buildings, information on the existing maintenance norms, and
the market prices for the main maintenance services and materials. (Exhibits H, I). It 1s
expected that the budget projection will be adjusted by the Board based on the actual
maintenance contracts. We realized that market prices in Yerevan and Gumri are

definitely different and this projections were adjusted after several visits to Gumri.

Two forms and the budget projection were discussed with the Property Manager

and the Board members.

Privatization of the Units

In order to accelerate the process of the privatization of the units, the Group

- prepared titles (ownership certificates) for eleven typical designs of the units. A sample

- title is presented in Exhibit J. The titles were prepared based on the initial drawings

and could insignificantly deviate from the "as-built" designs, thus they should serve as
interim titles. However, the City Council has not been able to arrange approval of

these titles by the Gumri Inventarization Bureau before the occupancy.

Property Manager Selection

_ Understanding that the residents will have many expenses associated with the

capital cost recovery, move-in and necessary upgrading of their units, the Group

discussed with ICMA/USAID the possibility to provide financial assistance to cover
managefnent cost of the start-up period (up to 1 year). It was agreed that
ICMA/USAID would fund a property manger trainee during the first ycér of operation
of the Association? It was decided to selecy the Property Manager through a

competition with a predetermined fixed compensation, but not a price bidding process.

The Group advertised the competition for the position of the property manager by

mass media and at the first seminar with the prospective residents. All the interested

9

At the time of selection of the Property Manager the minimum monthly salary was 176 drams.’
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‘ persons10 were requested to fill out application forms. (Exhibit K) Applicatiqn forms
were distributed at the training sessions and later they were available at the City
‘Council. As was mentioned, the potential property managers were invited to attend the
seminars for the residents and special, more specific orientation sessions were provided

fdr them.

The Group evaluated submitted application forms and conducted personal
interviews with the applicants. The main criteria for the selection of the Property
Manager were: educational background, professional experience, communication
skills, understanding of the concept of condomimums and functions of the property

manager, creative approach in problem solving, etc.

The Group adjusted a contract form prepared by an ICMA consultant and
negotiated it with the selected Property Manager. (See Appendix F)

Establishment of the Association

A Charter was prepared by the Group for registration of the Association as a
consumer association: The Charter was discussed with ICMA consultants and lawyers

from the Ministry of Justice. - y

The Foundation Meeting of the Association was held in the Gumri City Hall on
August 20, 1994. The residents agreed with the idea to register the Association as a
consumer association and principally approved the prepared Charter. They elected the
Board of Directors, President of the Association and the Audit Committee. The Board
of Directors discussed the Charter in detail and made some adjustments. A special
clause of the charter allows casy transformation of the registered consumer association

into a condominium association upon passage of the Condominium Law.

Thereafter the Charter along with the Minutes of the Meeting was submitted to the

Mirﬁstry of Justice of the Republic of Armenia for legal registration. Certain changes

were required by them, but not all of those changes can be considered as good or
optimal ones. The Ministry of Justice still uses old procedures and concepts. It was
impossible to include in the charter anything new or innovative just because, by

opintori of the lawyers, "they were in conflict with the existing legislation." However,

10 No company responded to the advertisements.

HiR
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_ the Group has never been given any reference to concrete laws or deeds restricting
- certain actions.”’

It was also required that many issues that are normally regulated by by-laws be
included into the Charter, e.g procedures for the Board of Directors, General
Assemblies, etc. In fact, it reduces the flexibility of the organization. The final version

of the Charter approved by the Ministry of Justice is presented in Appendix C.

The Group has also developed By-laws that ,sho'uld regulate internal procedures

and practices of the Association. The House Rules are designed to set certain norms’

for the Association and regulate behavior of its members. (Appendices I, )

17.

Presumably these documents will be adjusted and amended by the General Assembly -

and Board of Directors to best fit requirements of the members and local conditions.

Start—up of the Associations’ Activities

Routine paperwork to reglster the Association as a legal entity at the M1mstry of
Justice took more than five weeks from the date of submission of the foundation
documents to the Ministry. It was finally registered on November 2, 1994. In fact,

much work was done without waiting for the legal registration of the Association.

Tt was critical to have the Property Manager's office established on-site as soon as
-possible, to provide the residents an opportunity to easily contact the Property
Manager, inform him about problems and get'_the necessary information. The Grdup
arranged with the City Govefnment the installation of a "domik" asa temporary office
for the Board of Directors and-the Property Manager. It 1s assumed that later,
commercial space will be given to the Association and part of that will be used as

office space.

The Group has discussed the possibility of financial support to the Association for

the start-up period with different organizations. It was agreed that Foundation
"Manuk" will provide financial support for secretary staff in the amount.of 5 times the
minimal monthly salary for the period of six months. (Appendix G) The Group
recommended to have a secretary hired from the members of the Association. This

decision has several advantages: it provides a job opportunity for the members,

H ) For example, an important issue that is misunderstood by the lawyers of the Ministry is the concept of nonprofit

organizations. According to them honprofit -organizations cannol have any incomeés other than membership (or
association) fees and revenues from subsidiaries or affiliates that can be profitable. Indeed, the term “not-for- prof t" better
describes the nature of nonprofit organizations.
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stability and continuity, the members involvement.in the a@ivities of the Association
and the Association's capabilities in brganization of the work will increase, so there

will be a good basis for further organization of the self-management.

The Group has concentrated much effort on convincing the local authorities to
" consider assigning some commercial space to the Association. This issue was many
~ times discussed with the local government officials and several memos outlining the
advantages and importance of this arrangement were sent to the City Government,
.Despite many. promises of the City officials, the commercial space has not yet been

given to the Association. "

The Group has organized the first meetings of the Board of Directors. It was
decided that the Board would meet once a week. The working meetings have also
important educational value. Functions, roles and interrelations of the Board members,
the Property Manager and subcommittees have been described then in more details.
The Group created a library of the Association, providing them specialized materials

. . . _ . 13
about the international experience of homeowners' associations, special manuals, etc.

At the meetings of the Board it was decided to establish several subcommittees to
update the budget projections and calculate association fees, to resolve problems with

distribution of basement storage spaces, to amend. the house rules, etc.

a
The Group thoroughly explained the techniques used for budget projection and
accounting procedures. The Property Manager was assigned to contact potential

maintenance agents and obtain pricing information to enable finalizing of the budget.

The Group has prepared the sketch of the Seal and the letterhead of the
Association. (Exhibits L, M)

o .

VII. EVALUATION OF RESULTS:
CONCLUSIONS AND RECOMMENDATIONS

An'alysis of the Project Results

The Project Group has succeeded in preparation of necessary training materials,

: communication of the concept to the local government, residents and potential

I . .
2 In fact, the political situation in Gumri has been complicated during last few weeks and the Group has no hope that this
‘{ssue will be resolved scon. !

13 The majority of these materials were obtained from JICMA.
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property managers, development of a model for implementation in the current
conditions.in Armenia, preparation of foundation documents. The Grou'p founded a
Condominium Association on the basis of the buildings constructed under the EQZ

Reconstruction Project using the legal structure of consumer associations.

However, it was impossible to establish a fully functioning Assoc_:iation, because of
reasons that were beyond the control of the Project Group. The major problems were
caused by the failure of the construction company to complete construction and install
some critical components of the buildings' infrastructure. Particularly, the fact that
water and electricity supply systems were not completely installed and units were not
supplied by electricity and water hindered quick move-in of the residents. The Group
considers the delivery of buildings with incomplete infrastructure connections to be an

inappropriate practice .

Currently, bec;use of the blockade and economic crisis, the cost of a newly
constructed housing substantially exceeds the prices for similar existing housing. The
const-ruction industry has not been privatized yet and all newly constructed housing
stock is being assigned to the socially unprotected part of the population free of charge
or with preferential terms of payment.'* This means that prices for the newly
constructed housing are not being formed based on the market principles and the
Government is carrying the main responsibility to cover the capital construction costs.
The fact that authorities directly involved in implementation of construction are not
directly responsible for the cost recovery does not promote improvement of the
techniques for organization and supervision of construction. It is also necessary to
reform construction standards in order to increase cost efficiency of housing

construction and promote use of new energy saving materials and designs.

In the cases when it is possible to have the list of the homeowners finalized and the

association formed prior to the delivery of the buildings, it would be very useful to

obtam the conclusion of the board: ot"directors about quality and compieteness of
construction or, which would be better, to include representatives of the #ssociation
into the "acceptance" committee that certifies the fact of completion and delivery of
the construction. In fact, it will be consistent with the usual practices because
_previously representatives of maintenance ageﬁcies were involved in the work of

acceptance committees. !’

14
15

Usually in a form of upfront subsidies or long maturity periods with no inferest charges, or both.

Special attention must be paid to contractor warrantias. From a practical sevise, il Is impossible 16 test all parts of the
buildings and JSacilities constructed at the time of delivery. Many deficiencies may come to the light several months later.

19,
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Another aépect‘of the housing sector that is seriously neglected is the post-
construction acﬁvitie_s. Organization of homeowners' associations should be based not
only on the initiative of the homeowners. It is important that local governments
understand that their active involvement and support in this process will have a
"win-win" effect. On one hand, the associations will provide better and more efficient
management and maintenance of their property. On the other hand, they will ease the
burden on the local budget, and provide conditions for development of the private
sector. _

Unfortunately, rﬁany local governments have difficulties in being objective in
evaluating potential benefits for their localities. Many decisions are still based on
personal attitudes rather than sound judgments. It has to be mentioned that some
officials at the Gumri C1ty Council consider the condominium as an opportunity to
escape from the responsibility to provide any further maintenance services. This
attitude cannot promote the transition from the state system of housing management

and maintenance to a private one. The transition cannot happen overnight. It is a long

‘process requiring active involvement and support of different parties, especially at the

initial period.

In particular, the Group believes that local governments should: '(a) provide limited
subsidies directly to the Association in the amount equal to the subsidies provided to
the- state maintenance organization for maintenance of similar buildings, or
(b) homeowners of condominiums should have .a.r_l option of paying subsidized prices

to the state agencies for certain maintenance services. It is important to mention that in

_ many market economies, some maintenance services are provided by the state and paid

for through taxes (e.g. trash removal).

Many problems were associated with absence of any initial operating capital, which
made it impossible to arrange for maintenance services.!® It is also important that the
trecomstraction(or thedeveloperprovide funds-for operation of the
associations in the period until such time as the majority of units are occupied and the
homeowners start collecting fees. In the case of the EQZ Reconstruction Project

buildings, the initial capital can be provided in a form of a loan ("start-up" loan). It is

Thus, it is important to provide appropriate clauses about contracfor warranties in the contracts with the construction
companies. According to them, if a problem was caused by a hididen construction deficiency, unexpected costs for fixing
the probiem and compensation to the affected parties have to be covered by the construction company. These guarantees
are even more critical now, when there is no mechanism to insure buildings.

"For this Project compensation for the Property Manager's services were provided by ICMA/USAID for the first year in the
Jorm of trainee funds.
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expected that it will not be, a large amount, especially compared with the costs of

construction.

In order to prbvide financial support to the Gumri Association, the local
govefnment should assign the commercial space to the Association. It will also allow
the Association a possibility to directly control use of that space. To provide
conditions for preserving urban development norms the Gumri City Council should
establish standards requiring the Association to rent portibn of that space to particular
uses or establish certain limits (e.g. it can be decided that space should be rented to a

drug store or a bakery store, for the convenience of the residents)

To speed up the move-in process, the Group recommends including a special
clause in the agreement between the City and residents!’ requiring the residents to
occupy their units within a certain period. It will be consistent with the objectives of
the EQZ Reconstruction Project to provide housing to families who suffered the most
from the Earthquake and do not have acceptable living conditions, and will help
eliminate cases when housing is provided to people who do not really need it.
“However, because it will be difficult to check actual occupancy, it may be more
practical to require the homeowners to pﬁy condominium fees (along with other
~ payments), instead of setting deadlines for move-in. It will also provide the legal basis

for controlling payment of condominium fees by the residents.

Initial support and assistance to the condominium associations formed on the basis
~of the buildings completed under the EQZ Reconstruction Project is extremely
important given the fact that these associations are expected to have a demonstration

effect in the area.

As was mentioned above, there were certain difficulties during the process of legal
registration of the Association. However, it is the understanding of the Group that the

complications were associated with the procedures used by the Ministry of Justice

rather than the fact that a new type of organization was being r.eg.is;t“ergad. 18 In order to
simplify the process of establishing organizations and the legal regulation of their
activities, details describing the nature and specifics of the organizational-legal forms,
rapplicable restrictions and regulations should be set in appropriate legislative acts and
need not be duplicated in the charters. To provide maximum flexibility and

opportunities for efficient operation, the issues associated with the internal affairs of

7 See Appendix L.
18

In fact the Charter of the Association did not significantly deviate from regular charters of consumer associations.
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fhe organizations should be regulated by by-laws set by the governing bodies of the
: -organizations rather . than by legislation. This is a ‘common practice in Western

countries with well-developed legal systems.

It. is essential that the Armenian Condominium Law is enacted by the Parliament,
0 developers will have the legal basis for establishment of condominium associations
- as Iegal entities and the further transfer of the ownership to individuals. In that case,
| the developer will be the owner of the condominium prior to the move-in of new
homeowners and will carry responsibility for vacant units. The Law will facilitate the
process.of hiring property management and maintehance agents, preparation of a more
realistic budget, and organization of effective and efficient operations of the board of
directors in the initial périod.

As the number of condominiums in Armenia increases, there may be an interest in
establishment of an Armenian National Association of Condominiums (ARNAC)
which will promote the creation of new condominiums and conversion of privatized,
former state buildings into condominiums, provide consultation and advisory services,
share gained experience, lobby the central and local governments to make certain
decisions or adopt certain legislative acts, etc. It is recommended that the Government

support the creation and operation of that kind of association.

Recommendations

The following recommendations summarize the experience gained by the Group
‘and can be used by the Government of Armenia, governmental agencies and other

- interested parties:

An efficient legal framework for establishment of condominium
associations should be brought in effect as soon as possible.

» Local governments should actively participate in and support the
process of transition to the system of prlvate housmg management and
maintenance.

+ Condominium associations should be established by the developers,
and property managers and maintenance agents should be hired prior
to the delivery of the buildings. This should apply also ‘to state
developers.

« Developers must provide upfront initial capital for successful start-up

of the homeowners' associations' activities.

22,
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« Conditions for an improved move-in process should be created for the
EQ'Z'Reco_nstruction Project buildings. '

« Because construction problems can detract from the important
activities of establishing associations,'construction standards must be

- maintained through close supervision. The contractors must assume -
post-delivery warranties. Buildings must be fully serviced from the
moment of delivery not to delay occupancy. -

« Representatives of associations and/or property managers should be
involved in the acceptance committee activities.

« Titles of ownership should be prepared and approved by appropriate
governmental agencies prior to the occupancy.

« During the initial period of the transition process, many services
provided by' the state owned maintenance organizations should be

. available to newly established associations at subsidized prices, or
local governments should provide subsidies directly to - the
associations. .

« Active, visible support to the new condominium association
established under the EQZ Reconstruction Project should be provided
to maximize their positive demonstration effect in the area. The
success of these projects 1s in their best interest as well.
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- Exhibit A. Multi-apartment Residential Buildings _
to be Completed in Gumri under the EQZ Reconstruction Project

11 buildings, 124 units
Scheduled Completion: August 20, 1994

19 buildings, 219 units
 Scheduled Completion: November 1994
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Exhibit B. Opportunities and Constraints of the Project

Opportunities

Constraints

.| » Proximity of the buildings provide
1 conditions for economy of scale

| o The buildings are newly constructed, thus
there should not be any need for capital
repair in the following few years

{ o All units are privatized and will be included
into the association

« Existence of commercial spaces can provide
* an opportunity. for alternative sources of
income :

o Overall economic crisis in-Armenia, and
especially in the Earthquake Zone

» The homeowners are hardship families who
suffered from the Earthquake the most

¢ The buildings are constructed with low-
standards. Necessary upgrading of the units
increases financial burden of the residents

¢ Lack of qualified and experienced private
~ management and maintenance companies

¢ The concept is new in Armenia and should
be well understood by appropriate
governmental agencies, residents,
management and maintenance agents

o Absence of the legal basis for the
establishment of condominium associations

» High probability of delayed occupancy
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Exkibit C Advantages and Disadvantages of
~ Different Management Scenarios

Advantages

Disadvantages

Self-management
by volunteers

¢ low management costs

s opportunity to exercise direct
. control over decisions and

actions

higher likelthood that members
of Association will be more
responsive than an outside

« risk of high costs as a result of

inexperienced management

difficulty of finding and
motivating volunteers

inadequate volunteer
performance

loss of continuity as a result of

Management by a

Directors to have more control

over decisions

higher likelihood that a member

of Association will be more
responsive than an outside

" professional
turnover
opportunity for the Board of difficulty of finding and -

retaining an appropriate
manager

need for higher level .of
supervision by the Board of
Directors

management by a
hired firm

Association member

operational systems are in
place

higher likelihood of continuity
in the event of turnover among
the staff

paid representative professional
, additional problems and costs
‘benefit of having a full-time that may arise during periods
manager available and "on site" of vacations and sick-leave
higher likelihood of being
impartial in decision-making
. opportunity to hire professional need to find a firm with proper
personnel with in-depth qualification and desired
expertise and proper experience |  personnel
. o an outside professional tends to an outside agent may be less
L Professional be-more-objective thanan responsive-to-needs and

problems of the Association

increase of management costs

for higher level of expertise

the Board has limited control
over personnel responsible for
management
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Exhibit D. Orientation and Training Sessions
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Exkibii E. Article in a Local Newspaper

 about the Seminars and the Project _ .
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Exhibit F-1. Checklist for Budget Projection
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Exhibit F-3. Calculation of the Association Fees
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Exhibit G-1. Organizational Chart of the Association
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Exhibit G-2. Financial Forms for Income and Expenditure
' Record Keeping
GENERAL LEDGER FOR EXPENSE 199
{type of expense]
‘ Date Comments 1 Amount | 2 Amount | 3 Cumulative | 4 Balance
' Spent Available Total Remaining
Opening budget 11000 11,000
Jan. 1230 1230 9,770 1
Feb. 1897 3127 7,873 2
Mar. 2100 5227 5,773 3
Budget modification 500 6,273 4
Apr. 893 6120 5,380 5
23
24
Totals
GENERAL LEDGER FOR INCOME 199
[type of incoms]
Datse Commants 1 Amount | 2 Amount | 3 Cumulative | 4 Balance
S Due _Received Total Remaining
B Opening budgst 27,105 27,105
11 Jan. 2258 2258 24,847 1|
;2| Feb. 2150 4408 22,697 2
3] Mar, 2300 6708 20,397 3
4 Budget modification 450 20,847 4
51 Apr. ] 2150 8858 18,697 5
23 23
24 , 24
' Totals
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 Exhibit G-3. Monthly Summary Report Form

MONTHLY SUMMARY REPORT ]
Month of 199
s’ﬁm.m'éty. from the Income Journal
j Assessment income received 12,000.0C
~ ‘Rent.income received 10,000.00
Other income. received
Interest Income 530C.00
Tenant reimbursement 453.00
Total income rgceived ) 22,983.00
and -adjustments summary
Beginning arrears 947.50
“Ending arrears 957.50
Adjustments _ ’ 525.00
i;rsement Summary from the Expense Journal
Payroll 3,500.00
- -Repair /Maintenancea/ Supplies 2,450.00
- Fuel and utilities 3,660.00
Other expenses _
Bank charges 128.00
Office supplies 2,632.00
Total disbursements 12,270.00
bald ‘Bills Summary
Total previous month’s unpaid bills - 228.50
Total current month's unpaid bills 156.00
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- Exhibit G-4. Annual Statement of Income and Expenses

i4.

STATEMENT OF INCOME AND EXPENSES
for the twelve months ended December 31,199

Income
Assessment income 458,000
Rental income 256,000
Other income .
Interest income 5,600
Tenant reimbursement : 2,780
Total income 722,380
Expenses
" Management fee 145,000
Payroll 178,000
Maintenance and Repair 180,000
Fuel and utilities 125,000
Other expenses _
- Bank charges 1,600
Office supplies ' 2,800
Total expenses 632,400

Net excess {Deficiency) 89,980
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?
Exhibit H. Budget Projection
C-itv ‘ Gumry
. | District "Ani".G!{-B
ﬁuantitv of Buildings 11 buildings
: Number of units 124 units
Tatal area 8455 sq. meters
- _é'lréaning area 1126 sq.meters
Green area. : 3380 sq.meters
vea of roof 4282 sq.meters
Commaercial space 600 sg.meters
Number of entries . 17 entries
BUDGET PROJECTION
o Description & Detail Detail Amt. Maonthly Annual
ENSES” '
inistrative expenses
‘Salaries 11,290 11,290 135,480
: " Propery manager (40 x 176 dram min.salary) 7,04C 7.04C 84,480
‘Secretary 1,200 1,200 14,400
Pension fund(37%) 3,080 3,050 386,600
"Si:étionery and office supplies 1,500 1,500 18,000
Stationery, inventory 1,500 1,500 18,000
" Electricity, telephane 592 592 7.104
-Electricity {1 bulb x 100watt x /1000 x 30 x 5.13dram} 92 9z 1104
‘Telephone . 500 500 8,000
Total administrative expenses o _?3‘5,7:@2
Maintenance expenses
- Garbage removal
{5/month* 10 liters* 200} + 1760 11,760 11,760 141,120
" Cleaning of the common area and yard 3,300 3,300 39,800
- ‘Supplies .
" Uniform,brushes, cleaning supplies.other supplies 3,000 3,000 36,000 .
Electricity/comman areas
{80bulbs x100watts x 6 hours/1000 x 30 x 5.13dram) 5,640 5,640 66,480
~Current repair expenses 5,280 5,280 63,360
Total maintenance expenses T 3‘25‘,_535 '
TOTAL EXPENSES 507.144
REVENUES -
Residents fees 0 0
“Other revenues {Subsidies) 11,290 135,480
: ‘ TOTAL REVENUES 135,480
NET EXCESS (DEFICIENCY) (30,872) {371,664)
Number of Units 124
Net excess (deficiency) per unit /month (249.77}
‘ Number of Square Meters 8,455
MNet excess [deficiency} per sg.m./month {3.66)




ondominiunt Profect. Final Report, Exhibit I : 16.

Exhibit I. Buildings' Technical Data

‘-ijmljnh_pwrlwph «Ulh» punwdwuntt unnigywd
260ptph wbfuGhywywh nyjuw Gtpp

thilkp Ghlph pba. ROwly. | 1 ukh | O.pwn. | 2ublb | d.pwe. | 3 ukG | d.pwn. | 4 ubl | G.pwn.
duwl (0.pwn.) | Lwb.
6.1-2A% 804 12 - - 6 57 6 77 - -
_ 3 85
&.1-2B* 616.5 9 3 415 - - 3 79 - -
4] 77
6.1-2B 1059 16 - - 6 57 3 85 - -
6.1-2r 688 8 - - - - . 5 80 3 96
1 57 3 85
f6.1-24, 777.5 12 4 41.5 1 62.5 3 79
&,1-2E 1041 16 2 41,5 [¢] 57 8 77 - -
16.1-4A 774 12 2 425 4 57 6 77 - -
) 2 85 Su,
&6.1-4b 572 8 3 415 - - 2 79 1 99.3
6.1-4B 774 12 2 42.5 4 57 6 77
3 85
6.1-4T 575 8 2 41.5 - - 3 79 - -
6.1-40 774 12 2 42.5 4 57 5 77 - -
8455 124 20( 32 68 4
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Exhibit J. Title (Certificate of Ownership)
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Exhibit K. Application Form
for Property Managers
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Exhibit L. Letterhead of the Association

13
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Exhibit M. Sketch of the Seal of the Association
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Appendix A. Comments and Recommendations

regarding the E QZ Reconstruction Project Cost Recovery

‘SAR: Beneficiary households will be required to surrender their temporary
housing units ("domiks") and any rights to its location but will not receive
monetary compensation for them since such a program would be administratively
complex and beneficiaries will be receiving subsidies. [2.15; A2:1.i}!

Comments: Many people in the EQZ were given temporary housing free of
charge by the local governments. Yet many people have bought their "domiks"
on their own and it would be unfair to require them fo surrender their "domiks"
without any monetary compensation. Some of them might already have sold
their "domiks." Others will be able to sell them before the construction
completion and it will be difficult fo prevent that. Besides, many "domiks" are
occupied by more than one family.

We suggest that only temporary housing received from the local governments be
surrendered. If the local governments are interested in receipt of the "domiks"
from the private owners, they can set a reasonable nominal value for a "domik."
In that case the recipients will be free to decide either fo sell their "domiks" or
surrender them reducing the dowppayment or housing loan amount by the

amount of nominal value.

SAR: All the apartment units will be allocated as private owner-occupied units,
with a condominium arrangement for property maintenance for each building.
[2.14]

Comments: Normally, residents willing to privatize their units have to apply to
the appropriate departments of the local governments and wait from four to six
weeks for processing. Since all the new housing will be privatized, the local

~ T governmers should prepare ali necessary docuimentsin-advance and assign o

the new residents already privatized houses. If privatization of the new housing
drag on success of Condominium Associations establishment will be

Jeopardized.

The Condominium Law has not been enacted by the Parliament yet. However,
the GOA or local governments may take official actions to adopt the draft of the
Condominium Law as an interim regulation for the buildings of this particular

project, otherwise a decision has to be made on what allernative form of

!

Referénces to the corresponding brovis_iops of the Staff Appraisal Report (January 5, 1994) are
given in the square brackets. Abbreviation "A2" refers to Annex 2.
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organization is 1o be used. Upon passage of the Condominium Law, the
temporary legislation would be appealed. = Formation of the condéminium

association will require substantial well-organized efforts from the majority of :
residents. The move-in can take as long as a couple of months and technically
it will be difficult to organize their meetings and discussions, preparation and
signing of necessary documents. Besides, the residents of the new housing are
not familiar with each other and may not be able to elect an adequate Board of
Directors. Even if they do, members qf the Board of Directors at the beginnirg
will be more concerned of their move-in process and upgrading of their units
than on management/maintenance issues. Taking inlo consideration these
Jactors we suggest that the local governmenis should prepare all necessary
approvals, make arrangements, prepare documenis and establish condominium
associations before tenants move-in. Thus, they will be also responsible for
organization of property management and maintenance during the first few
months, before the majority of the new residents move-in. It would be more
preferable if maintenance contracts could be awarded through competitive
bidding and not assign them fo the local Zheks. It would stimulate start-up of
new private business -- private housing maintenance companies?.  We will
provide our assistance in preparatfon of the necessary documents, organization
of bidding for management/maintenance services, and conduct seminars for the

associations members, management and mainfenance agents.

SAR: Incremental cost of construction will be covered by an up-front subsidy of
75% and a 25% contribution from recipients of apartment units. The up-front
subsidy is equitable and consistent with the proavisions of the mass privatization
law for housing. Recipients' contributions will be made over 25 years through
monthly payments not exceeding ofie-forth of the minimum wage. [2.15, A2:1.¢e]

Comments: There is an inconsistency in the SAR regarding the monthly
payments by the residents. According to the clause 1.b of Annex 2, the monthly

payment will be determined by dividing the initial dollar value of the loan after
the up-front subsidy by the number of monthly payments to be made. The initial
dollar value of the loan after the up-front subsidy in average will be
approximately US$ 650, thus monthly payments of 8 2.15 shall be made in 25
years. In contrast, the current minimum monthly salary is 176 drams which is
about 47¢, so one-forth of that comprises about 12¢. However, at the time of
the feasibility study and the project preparation, the minimum salary was much
higher. Thus, it was always assumed that monthly payments not exceeding one-

2

It is, however, anticipated that some activities will remain, at least in the short run, under the
state control or be subsidized by the Government, e.g. trash removal, efc.
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Jorth of the minimum salary would not be sufficient to cover 25% of the
incremental costs unless the minimum salary substantially improves in dollar

value.

Taking into account that, on one hand, the residents are supposed to be fully
-responsible for the housing management and maintenance and, on the other
hand, they will have to spend substantial amounts of money for upgrading of
their units during the first years3, monthly payment exceea’z'ng one-forth of the
minimum salary would be a serious financial burden for the majority of them.
We understand that it is the policy of the Government that new housing will no
longer be provided free of charge but, at the same time we realize that it would
be unreasonable to set too many requirements for households in the Earthquake

Zone,

Thus, the GOA and PIU should revise the cost recovery mechanism speczﬁzing
downpayment and monthly payment amounts, and reconsider "low-standards”
that are vital for survival and reduce economic efficiency of the Project. It is
also unclear whether therve will be any grace period for the housing loans or

not,

SAR: There will be a nominal cash downpayment as established by the GOA.
[A2:1.d]

Comments: The amount to be paid as the downpayment has to be determined as
soon as possiblé. Besides, there is no SAR provision regulating relations
between the downpayment and the housing loan amount and/or monthly
payments. The downpayment can be either a certain pércentage of the housing
loan amount or a fixed amount discounting outstanding debt.

SAR: The loans will be denominated in dollars and monthly payments indexed to
the minimum salary. [2.15; See A2:1.f]

—Comments-—The monthly payment amount in drams has 1o be indexed fo the

. minimum salary and after each payment the outstanding debt would be reduced
by the dollar equivalent of the corresponding monthly payment amount.

During preparation of Phase I of the Project it was decided that the buildings will be completed in
accordance with the "low-standards." However, some of these standards cannot be considered
acceptable for the current energy and climatic conditions in the EQZ. Yor instance, installation of -
single-glazed windows instead of double-glazed ones will weaken energy efficiency of the
buildings and will result in bigger economic losses in the long-run compared to the short-run
financial savings. Besides, double-glazed windows can be considered necessity for survival and
will be one of the primary problems of the new residents to install them before the coming winter,
This will be much more difficult and costly to do for the residents than for the construction
companies completing the buildings.
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7. SAR: The households receiving the units will own them. However, in the short
run, the government will retain title as a form of collateral. As soon as the legal
framework currently under consideration in the Parliament is passed, title will be

passed to the households and a formal mortgage registered.

Comments: Retaining of the title cannot be considered a reasonable form of
collateral. Rather, the residents should sign a formal document -- a prototype
of loan (mortgage) agreement - as well as condominium documents at the local

governments.

8.  SAR: In a limited number of cases, beneficiaries will be allowed to use "sweat
equity" in lieu of cash payments for up to two years. [2.15; See A2:1.i]

Comments:  The local governments have 1o define clear criteria for
determination who will qualify to substitute "sweat equity"” for the monthly cash
payments. They have also to define an application procedure. Besides, the
local governments have to determine community services tasks that can be
assigned as "sweat equity” tasks. These task has o be determined in a way that
it would be easy fo organize control over the task and administrative and

supervision costs would be reasonable.

9. SAR: Recipient households will be required to occupy their units for five years.
After that date, they could sell it to any other individual willing to assume the
debt.

Comments: The local governments must inform the registration agencies -- so
called "inventarization bureaus” --. about this. It would be helpful if
information on the housing loan/mortgage terms is registered with the title. We
assume that "debt" in this case means the whole amount of incremental cost,
since it would be unreasonable if the GOA provides subsidy of 75% of

incremental cost 1o a buyer.
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Appendix B. "User-friendly" Guide
“UnGnndhGhnuih Uunghwghuw

Nuatgywoph 2whwgnpédwh Gnp abie

Lwnuwpwjht yurwywpdwh dhowaqqujhh
wunghwghw, ICMA

Iwjwumwbh Udkphyjwo 3wdwiuwpwG, AUA
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Rwnqbith phGwlhs

UtGp nipwfu bGp nnonibbine 2b6g phwlwpwbwdnunh wephy:  3ncuny
Ghp, np wju Gnp phwywpubp 24q Gpewbynipynil Ypbph: Uju Gnn pﬁwanLuDh
uwwuwnynuip YihGh twppbn GpwGhg, hGs dhis hhdw nnp nuibgbp Gp: Tinup
ynbblwp (wy vwuwuwpydnn be 2whwqnpdynn 260p, dwpnip dnonpbip G
wumhéwﬁwhwhpwuﬁbn: _

UtiGp thnpénud lbﬁp' dtiq  GbEpYujwglby  winwhup  nubtgywéph
Yurwywnpiwb npnz Gnp uygpnilplbp o qunuidwnbtp: Ug Guwnwyng b
wuwwnpwuwnt] Bap wju hGPnpdwghnh dwpebipp, npp hnwund Ghp Q6q hwdwnp
YLpGh nunbgnyg: Nnwp YdwbnpwlGwp YnbnndhGhnedfr qunuidhwinh hbu Gl npw
wnwytnupjnLGhbpp znunny wwpg Y hbth 26q hwdwn:

(DLup_bpn Yogqlbh Jhq hwulwGuw bL Yuunwinb 2bp
wwunpuwlwbnepynthibpp ﬂh Ynnohg npwtiu phwluwpubh ubithwywbwnnbp, djnwu
Unnuipg npuwbiu pbGph plwlhs: UtGp Yéwhnpwglblp 2bq unOnndhGhnidh
Uunghu.lghujjh gnpénLGbnigjwl, Gpw nubbgywdédph b Shhwbuwlwb gnnébph
Ywnujwpiwb  hbw: bGPnpdwghnG  thwpbipp  wwwnpwundws t hwpg m
uqtumuiutumﬁh atiny, npp, hnwund GGp, hGnwpnphp Ge nwuncgnnuijuil YihGh
Qb hwdwnp: _ _ |

‘Uh punwuwthbp hwpgtip uuuj_mg: Qupbpnid nmp Ygwbtp FkGq
httnwppppnn npnz hwpgbph wwnwufuwGGipp,  YwewewGwh Gnp hwpgbn

—uangdwd-phulponmbuanhpnspiub-wgu-bap-ahch-hene -

hs t gnlinndhGhnidp:

UnlnndhGhnuip mObgdwéph  ubithwlwlnpjwb &Ge £, nph whbpp
wwhwwbynd GG YnbGnndhGhnuih Yunghwghwih' dwubwynp, 2whnijp unwlug
shbinwwlnnn  Yuqoiwybpwmpwb  Ynndhg: -U.jﬁ gnpénd b «Udhbh-
1I’]|JI§TIL|[‘IUJU’!I"ILUjh» “OdwG:  unGnndhGhnudp  gnpdnud t hwadwdauwyh

hwﬁwwwmwul'uwﬁ onkph bti optGunpuiwh wyntph:  3pdGulwbned
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npnzndGipp: pGnnubyned GG wilhnwibtph dwylbph dGESwlwublnipjuwdp Yut
pbunpywé G'bnuijgmgh;_ﬁhnh Ynnidhg: UnGnndhbhnuiGbipn unbnéybine GG
hwiwdw) b YnnnihGhnush dwuhl wjwuriwih 3wbpwwyboneeywh optGph:’

Ujy funuptipny, YnbnndhGhnudp pﬂu.lmuanthﬁ éhﬁanjUJU YJurd wyq, dh
pwlh wtp nmbbgnn wlwpd qnuyph Unibhwpy  ubthwywbnippulb  abe L
Nubbgywéph o dwup (prLILunLuGUb.n) hwdwpdnid £t wlhwwn
phuwlwpwhwwnbptiph  ubthwlwnepynibp, O0wgwd  duwup (nﬁnhwﬁmn
nLthL{uidp) hwdwnymd .pn|_nn phwlwnwlwwnbpGph  pGnhwbnep,
wlpwdwhb h ubthwlwGnenibn:
Fhwlwpwlbuwnnbpbph hhibwlwid Guywnwyp YnbnndhGhnodh 2wpnubwuub
hwgnr[ﬁLpJnLEtﬁ L Gwuwn Yunptionp £ hwulwbwy, np pwy gnpénn YnlnndhGhned
Gawbwlynud t mebbgifwoph wpdbph upwhwpulined uwnd wifbywgned: umnbl.n'n
k Gt phwlwpwhwntipbph QwubwlgnipnLlp Yunghwghwjh
w2 uwnwbpGhphG Qumwh thabpne hwdwp, np YnbnndhGhnoip wprynibwybio
gnpénud: Wjuybiv Gpwlip Yunnn G0 wwhwwb) hpkGg Gepnpnedp nuGegdwdph
ubo: | '

P lUsuibu b lpuqdwilibndnod GnGnndhGhnidp:
UGhwin plwlupwluntpp nuetnud E YnGnndhGhnuwih wlnwy, Gpp Gw
nuwrlnud | plwlwpwbh  uEthwlwbwntp: :{wﬁwdwjﬁ UnlnndhGhnd

hhoGwnpbine  wlhpwdtizn Lhwumwérlpt:nh UnGnndhGhnud  UunghwghwjhG

- winwdwlgnepnilp GihGh wdwndwwn:  Pnpnp phw(hsGEpp wwpunwynp &G

Lhpwnlyyb unDnndhﬁhnth Unndhg pGnnadws npnznudlbnhG Ge YwinOGephG:
3nipupwbsnp phwluwpwbh ubLhwaGanthﬁn G dwul plnhwOnep
nLibgdwépnud - gpulgyned k YnGnndpbhnuwdp  © gqpwbgiwh Yuwinh

hwdwwwunwufuwb kpudwunt dQupdbGnrod;

un GnndhGhntidh oﬁhﬁpu gninny YpGaniGyh unpfpnwpwth Ynqdhg:
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PGs F hpdGunpp npnzncdp:

| Ihdbwnhp npnnudn Lmﬁn,ndhﬁhnujh Uunghwghwjh unbinéiwh hwiwp
wahpwdtizum thwunwpnptiphg BEYG £ UG uwhdwnud £ Uunghwghwgh tulnbpp,
YunnLgywiéph b hpwl_i_ujumpjm[]l]bnn, Ghywpwapnud E, pb htiswbu E mﬁophﬁd_nuﬁi
pGnhwGnup ubthwywinipynlp:

h7Gs F panhwiGng dnnpngdp:

Pﬁwuwnwﬁwmbnbnh nnhwinip dnnndb YnGnnohGhnush pwpéanwgnyG
houwlnupyncl £ COnhwGnip dnnnyh powpnud £ inGopGLGEph funphnupn, npp
wwwnwufuwOwnne b winwadbph wewe e wwpunwynp £ ognopdtp GGEny
Luﬁhwliﬁbnh 2uwhbphg:

Phsnt” F pbGuynfnitf inbGopbaGeEpf funphnpnn: b

- ShopkGGbph  funphnipnh (Sh) wﬁhhwdbzmmpjmﬂn npnzdnud &
pGnhwGnpy dnnnyned: - SIU-L'I punjugwd t thGmd kO pynd, Gpbphg ng
wuwlhwu winwaibtinhg, npnGp  pninplb £ wbwp £ (hGEG YnGrndhGhnodh
pﬁwuwnwﬁwmbnhp: Sty plhunpbine hpdOwlwl Gwwwnwlp  w2fuwnwGeGbph
JugiwEpwnedp wb h wpmynebwybom nupéd bk

I S—

T ApE Gy GGGt fafmTdf Ganginogi gl ey Ginipini Gaiin:

UnGnndhGhnoh Uunghwghwjh hhdGwywh wwpnwywGnipnilp, hGsugtu
wnnbG Gouby E ybptiencd, winwabtph GepnOnuiGenh wwpnuwandG t b GnuGg
nhbgdwéph wnpdbph wybjwgnudp:  Uunghwghwl Jwpnn b dwwnngl] Gwb
wjGuwhuh Swnwyncpnuatin, hGswhuhp v]f] whyunwGgnig)nLn,
tLbumnmuwﬁanjm[}, onh, unjnLnnL hwiawn  JsdwnpGtiph hwz({wn[m, wnph
hwywpnudp, dub inbnutnfuncdn:
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‘Uunghwghwl wywnpunwynp b YeGuwgnpsébp hp opkGpltnpt nu YuGnbhtipp:
Wb wpnn t qudmubnmm unghw bGL Untpwnnep - dwuowiwlwb Spwankp,
unbinét - wpynibwytin hwnnpnuygwywb  hwdwlwpg  Uunghwghwih
whnwaGtph theb: |

PGy b quilinbuwlyangn:

YwOnOwlwpgp  wwpnibwynd £ dwlbpwiwub wntintynepneGOtp
hbwnbiywih dwupl’
o hGsutiu £t Uunghwghw( gnpdnud,
o winwdGbph wwpnwlywinegymGabnp,
. Lnﬂonb[i[].bnh funphnipn,
o Uunghwghuwjh SwewinnOtinh wwpunwlwbnepjnbbtnp,
o hGswbu GO wGglwgynwd dnnndGhpp G gnpéwnhp yndpunth Ghunbinp,
«  YnGnnshGhnuih hpdGwlwG YwinGGtpp,
o phwluwpwiwwnbptph hpudnlbplbpb ne Wwpunwlwbneggnlbbbipn Gufudwé
nDnhwEmL.n ntitigqwdph Gpwhg oguwgnpéniihg:

fAnn~Gp 64 imuppbpnpinGLGEpp Ynbnndhlbhnidf Uunghwighuyfi
hﬂpﬂwl;;unwz[wmfwﬁ Lt BCS-lhEnph Ynnidhg Gunuwifwpdwb dhpb :
pibwlwl nwppbpnupinllp ubithwywOnigywd &6l l-m[]nniih[]hnuih
nhwpnud phwhwnwhibtpp hél;dwm[nui G0 ubthwywbwwnbpbph nuGtgywépn, huly
ﬁﬁWW@WW@ﬁWEu wm—zﬁfiqm—]nrﬁ':“?ﬁw"'i‘nzﬂ‘ﬁg‘nh yninafig
Juuwpwd  Jdwpnudbbpp  swfuudnud G0 whdhpwwybiv unpnndhuhmdh

Jwphpibph huwdwn: Uungh;ughuuh wlinwiGbpG pptGp GG npnanud npnbn G

hGswbu Swfuubk) qnuiwpbbpp (hwzdh weGGing wwwnpwunywd pinekG G

UnGnnihGhnuih pGpwghly Qwphpbtipn):




Y

EQZ Condominium Project: Final Report, Appendix B 10.

nh Fwlhwinp utizﬁwlﬂqﬁmpjm ap nlinnithGhnidnd:

Ulihumn ubth;uhupﬁwmbng nh whawnd gnup, npp pwnlugwéd t Gpync
dwuhg hp phwlwpwbp G pGnbwbnep nubtigwéph whpwdwd dwup Yuguing qp
pwdhOp:  FGwlsh pwdhbp phnhwOnep nlbbgywépned npnagnud £ npuwybu
pOwlwpwbh mLunLu(‘Jph hwpwpbpnepynlp  pnpnp phwihsGbph  plnhwénen
twyknpkuhh:

Py b Grwbwlned &gﬁahwﬁmn mGGEgwops: A

COnhwlnip  nuGbgwépl  plngpynud £ 260ph &L YnGrndhGhnodh
nLDbngLUé‘Qh w)l dwup, npp sh dnbned npbet plwluwpwGh dGe (honp, nwbGhpp,
hhdlwlwh wwwinbpp, ybpGwyp, dnonptipp, uswbnnunplbpp, ujwbwwinbnbpp, |

éwebpp, onh, ebpinipjwl  htw  Yuupfwé  uwppbipp,  funnaduyGipg,
hwnnpnwywnbipp Go wyG):

bGsnL° | «eplphwlnin mGhguidpn» nsifnd wipwdwGh fr:

UGhwwh hwdbdwrwyuwlb dwup plnhwlnep nubbgdwédpnud Ynsynod |
whpwdwabih, npnghbuntie wyn dwup wdbh znun pGnhwGnep neGbgydwépntd
pGwysh nlObgud hwidwwwwnwufuwl pwdhia £, pwl pﬁ nLEbgt{Lﬁdph npnwlh

Yunpp: Wu whwh ubithwlwbnepnbp Yupth b Yhpwebp guGjugwé Ynpbyunpy

nLibgywéph hwdwp: OphGwly, bpt Gpyne hngh nhpnud GG Gyt pOGwljunpuwBh

(unikh dklp 50 mnynu hpwyniGpnd), Gpuwip s60 Yhund pOwlwnwip dhpnbnnud

ghepuptnt T onwtgig wutlr aagp oo L prpiio o pGuitpuepuwbn 50

wnlnuhi: anj[:l. dbnyg  YnGnnohGhnudh wabkh. dh wilinwad ntGh  hp
hwﬁwmwmwuruwﬁ, wlpwdwltiph 'thuun [}GnhanLn' ml]bgt{wc‘:gnid: bphb
pOwywnwh dwybpbup Yuginud £ pninp plulwpwbGGEph duybpkuh 2 tninup,
www phwyhsp wnhpnud & pOnhwbGnup nLIjbgl.{Luéph 2 mnuhuhﬁ, wj. n; ph
uwOnnunph Ywid tnwbhph npbck Yuinph:
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'pl b unuppbpnipint 00 wnwlbdhl phwlpumuwh & plnhwlneg nlGbgyuioph
t!ﬁpm: '

ﬂnnzmuh uwhdwGGbph Zppwliwynid wihwn phwlwpwbwnbpp Yupnn £
oguwgnndb], Jwdwebg, Jwpdnd wwp hp phwlwpwip hp gwGynipjwb
hwdwdwyh, pw)g Ow gh Jupnn wrwbdbwgltip hp hwdwwywuiwufuwh dwup
pnOnhwinp  ndGbigdwéphg:  Papnp wju hpwygniGplbipl npnzynid LG
Uunghwghuw)h YuwbrtGhnpny: |

FGwmunn t ogumuqnpoly plnhwlngy imupuwdpl wﬁgﬁwamﬁ liiuphpliph
hwidwp:

 pGnhwnup nwnwédpp sh Junbih ogunwanpdtp wﬁdﬁwlﬁuﬁ Ywphplbph
hwiwp:  COnhwGnwwbu — plwbpsn  sh Gwpnn  wwhb,  hp gqnupp
OwuwupwhGbpnug,  dnonptipad, uwGninplbph 4pwe Ge wyp  pGnhwnep
mbnkpnud, pwgh Uunghwghw)h pwéwnhu poyjiinynipjuwdp  Guwjuwwnbuywd
puigwnhy nhwpﬁnhg:. Mpnz awpbpnud Uunghwghwi Ywpnn £ pGwlyhsbbnh
YJupany mLUI_. pGnhwonup nuGbgywéphg npng mwnwépﬁbn:

N7y Fyunnwofuwiliunnm §nlandhGhnedh Quewdwindwl hwdwn:

Pninp pOwyhsGenb b Uunghwghwih winwabbip 50 G wwowofuwGunne
GG nunhwﬁm.ﬁ nLDbgu_L_uéph Junwywpiws GL . YnGnnohGhnidh
qnpénnnupntGGEph Yupguinpiwh hwdwn: Uunghwghwynid dwyGtinh puiliwyn
"’u*n’t[n‘rrwpam“‘nnnzﬁntt‘n—t—— Ghwibng—noGbgjudpnd—wbnudh  nbbhgwé
hwiwwwnwufuwh pwdlny, pwyg hhdGwnhp mwumwpnpbnnLd Ywnnn t
Owhuwwnbuyb] wyp Ywng: unGnndhGhnedp wpyynuGugbio l]lUJrZLUL[U.IrIIbLnL hwdwip
unynpwpwn pnpnp phwlhsGhnG ne qupddwd dwubwgbnbipp wzuwnnud B

Ohwuh:
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Npn“0p 60 wnwiwpdwl hpdGwlwl pGuquiduinbnp:

Uunghwghwih Junwdwpnuip pOngnynLd E hbGwnbjw nep
pOwquyunbbpp’
«  2nguilw dhewelwn,
o niObgywop,
o pOnhwlnip SwouwpnpynlGhbp,
« hwnnpnulygnipjnch,
o $hOwbGuwynpng,

« - Uunghwgpw)h gnpstiph pGnhwhnip nblwdwpneg,

« hwpybp br wwywhndugpnig)nd,

o wowlgnepinil Ghnphh uGnOwlwpgw)hG fubnhpGbpne:

AnpnGp &G Ynlinndplpnidh fwnwduwpdwl dhttipp: _
Uunghwghwyh Lu[]nu}dljbnh Ynnohg phGunpdwéd  Yunwydwpowb  abep

hwfujws t ugGwhuh qnpénGbphg, hOswhuhp GO plwluwpwGGbph  phip, -

YynGnnuihGpnwih $hahlwlwb hwpdwpnupnGbbipn, winwalbGphh dennLgL{bLﬁp

© SwougnipniGGtnp,  welw  phGwGuwlwG  dhengGhpp,  whnwdGhnh

nLGwynipniGhbph n. Opwhg Ywdpp wnpwdwnpbipne ppbbg dwdwlwlyp G
owlpbpp:: |

UnGnndhGhneilbpnd  wikbwhwdwfu - oqunwgnpédynn  Yurwdwndwh
atiLtpp hGunbiywyGbnh GG |

~»  hbphwhuwrwdwnnud Tunghwghuwjh Juidwdnn winuoGGpf ohpngny,

«  Junwwpny Uunghwghwih Jupdunnpynn whnuwdbbph Yud ShopthhGnh |

funphpnh dhengnu,
o Yuwrwdwpnuy Yuewdwniwd dwubwghunwgdwé Shpdwh dhengny:
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bl b ppblhg Gliphuywolbnid qumadwpnidl; Uungfwghuyp quwdundng
wﬁf;wzfﬁlipﬁ lfﬁphgm[.f 7

Uju nbwpnd  Uunghwghwih  w2fuwmwapbbpp Ywgiwlbpwyned G
hnwlwlwgynit GG uwdqunﬁbnh thongnd: Uw pwy tnwppbpwy £, npnyhbiuntic
Junrwywndwh htin Yuwgwd dLu[uu‘IJrl[] Gjwqgned GG Uju vnwpptpwyp Jupnn k

hwdwpybl (wdwgneybp wyh nbwpncy, Gpp Uunghwghuwgh swihbipp Lhnpn GO G

whhpwdbizin Swoewynepnthbbpp 66 wwhwbpnod huunnLu_ Owulbwghwnwgni:
UOhpwdtizin b Gwhe, np SGoptGGtph funphnipgp Be Qmuu udwdnnGbinG
nLGEGWG  dwiwbwy, hwiwwywinwufuwb qhmblhpﬁbn,' JwpnnnipjnLGGep b
Gyhnywénipym G:

-Phs t ppkbhg ﬁbﬂl/ungﬁmu‘ Lwmwwinnedn Uungfuughuyf downgnn
wilinuniGepp dpongmy: |

Uyu nbwpnid Stopkhakph funphnupnp wnéanid E Ywewdwphs Bu JGwnnud
wzl‘uwmmi{wna: Uw Luu.[wqrﬁ.jﬁ mwppbpwl £ hwdwpdnud wyb nbwpned, Gpp
Uunghwghwijh wfuwinwlpbbipg 2wwn GG G Gpp Sﬁonhﬁﬁbhh funphnupnp Ywpnn
E quib,  wbhwen, hwﬂwuﬁumwuluwﬁ wzfuwnwbpwihG 'lhnpdnu_p, b
Yuwnpnnnipynehlitpny: |

hast ﬁpbﬁﬁg Gaplhunwglnid uwnunfwnnidp fwnlwgpuws
Lwnunwmihw i phpduyh dhpngni:

“"‘"d] U”"""ﬁbttfyﬁtﬁ—f'o‘mﬁ"u 11 l.'—'dl_' "“L““'S_,t_'

| IV ELU T
Uwrwywpiwh $phpdw Jupdbtipnt wewybinpnibpn Yagwbned £ Gpwbned, np
pnpnn wrzusgiugnrl hwpgtinp Lnu&d_nuﬁ B0 wpndbupnlbwp Jdwlwpnwyny:
bwewwpiwlh  Shpdwjh  qunuithwnph  plGnnubtgh

wjlh  ntiwpnid,  bpp

UnGnnuhGhnuinud Yunwipynn w2fuwnwbpbbnp pLuL{LuuLul]hG Swywnih La:

e

e




EQ7 Condominium Project: Final Report, Appendix B 14.

P05 L lpwnunfuinnn gnpdwlpup:

Mwnu.u{wnnn ‘qnn(‘,rwluum wbhwwn b jwd  $hpiw’ L{mndt{wé hp
huufunpnh (plwtyuwpuwunbntnh Yuwd Uunghwghuyh) Ynndhg Uunghuwghush
2whtpp wwinwwGbpny, wdblopjw gnpdtipp Junbint Gu pnhwGnep tnwipwépn
fuﬁtudl;LnL nt wwhujw b ne hwadwn:

Puwilifr” duyli niGp ynepwpwilynn pGuwilpunuGuinbn:
Uunghwghwyntd  awjGbpn  unynpupwp  npnadmud B0 pGnhwGnen
nLGEgduwépnid whnwih nlbbgwd hwdwwwnwufuwa dwuny:

P05 E i pGnid, bpk pGwlpupwGunnbpn fuwfunned ¢ hpdwnpn npnzdwl
lwd 0wﬁnﬁwl/wpqﬁ UGinknn: |

L2ywd nhuwpbpnid Uunghwghw Ywnpnn £ npnawlyh qnnénqmpjmuﬁhn
bwwnwpbp ndjwp pGwysh nba: 'bpb wyn gnpénnnupynGbbpn  hwljwund bﬁ
optilphh, pOwbhsp Ywpnn t opbOpnd Owhiwwnbugwd él:_l.nq wuwhuwbobi
unﬁnﬁﬂhﬁhntdhg ytig opduw phpwgpnid YGpwlwitbp hp nnnzmdﬁbm}:

Npn“Gp b6 plulpupulunnbpbpf hpdGuilywl ipwdnGeltpp

Gt upaminwilpnbniprm GObpn -

o Pnnp plwjwpwGwnbpbpp wwpnwynp G606 Yuwnwpbp  Uunghwghuwgh
hwunwinwd  YwlnGwdnp & hwwndy  dswpnudGepp YnGrndhGhnush

C T YWppGART R NT Aty

o 3nupwpwbsnn phwiwnwbwnbp wwpmwnp t hn phwhwpwbp wwhby pwy
yhdwynct: PGwlwpwlunnbpp wwnuiwynp £ gswpbp hp denpny Yunwpwé
Jhwubbiph htwn Juwywd swhuubipp:

o Snpupwlnp phwlwnwbwnmbn hpwgnilp nth oguwgnpéty plnhwbng
nLGtigywédpp, tipt wyn oquwagnpdnudp ljjnLu phwbhshbph hnwi{mﬁpﬁbnhﬁ tiL
2wihtiphb sh hwljwuned:
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o 3nipwpwbsgnip plhwywpwbwnbp wwpuwynn t wwhwwbh

YnGnnahGhninud pbnniGyws Ywngl ny YuilinGGtnpp:
FOwlwpwlwwnbtpbph hhaGwlwi hpwiyniGpelGnh “ L
wwpurwiwbnepjniGibpp  wewdby  dwGpwdwulnpbG OG4wpwapyws &G
JuiGnGwlywpgneu:

buipn’n £ pﬁwl;wpwﬁd:mbﬂg Junnunpby Gunnigdwspughl
thmhinfunipiniGG6n hp plwlpupnalned.

Fawhwpwlwenbpp  sh Gupnn - Juiwpb),  npbk YwrnigywépuuhG
thnthnfuncpynih hp pGwlwpwbnd wewGg Uunghwghwihh ﬁwru_wqqntzwgﬁhlm
GiL LunLUGQ unwbuwint  Gpw Ghg anJLanLpJnLG: @nij uwnntith
thnthnfuncp)neGGEpp uwnwpynud G0 pGuiysh Swjuubpny:

Mnpw’G bﬁ_ dldbﬂwmuw Yyaqwnpnmdabpn:

Ubthwywlwwinbnbpp wwnpunwubnepyncl Gl Hpnud hhb[]g
dLuquUgmpjnLGG nLGtiGw nlnhwbnep ubthwlwiGinepywO Swhuubph, hwljludlujﬁ.
hptitig ubthwywbnipjwG annwéghz Ujuhlph atly ubﬁjwumﬁngrpﬁwluwnuiﬁh
Jupdwydwpp Y hth wytih phsy pwh Bphne  ubbpuywiGng pﬂwuwnwﬁﬁﬁn:
Jwndwldwnp nnnjanﬂ L ubthwlubwwnbpbkph pGnhwinip dnnnyh dwdwbwy b
hhip £ hwinhuwlnwd pynietih dwiuuwhG hnnduéGbph hwdwp: Gl npn2dwé
Jwndwyjawpp ;_h puwduywbwglnid (sOwfuwwnbujwéd dwiuubph hbnbuwbpnd),

“winjuu ubidw oG r“ri—‘[ﬁjmu‘ L onrrgiT npnzneany Hoinn T gunwpgt
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