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January 25, 1999





Mr. Varazdat Avoyan, Director


The Armenian Municipal Development Project


Project Implementation Unit


K. Ulnetsi 31


Yerevan, 375037


Armenia





Re: 	Armenia National Housing Policy Study


	Contract No. MDP/Hs.c.sr/98-1





Dear Mr. Avoyan,





I am pleased to submit our Draft Final Report, part of a continuing series of reports we are required to produce in accordance with the National Housing Policy Study project.





This paper reflects most of the conclusions of our work, and in most cases offers specific recommendations. This degree of focus is a result of the continuous close working relationship we have had with the Ministry of Urban Development, which has allowed us to form fairly definitive options in terms of policy directions in the housing field. 





You will note that we have not yet received comments on our Strategy Options paper, and we will include those, and any comments on this draft report in our Final Report. We would appreciate any helpful comments from you and your staff, as well as from other stakeholders.





This Draft Final Report includes a Background Study (a revised and more complete version of the Interim II Report which was presented on November 19).





Thank you for your support during the course of this project. We look forward to your comments on this report for this very important study.





Best wishes.





Sincerely,











Tom Zizys


Team Leader
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ARMENIA NATIONAL HOUSING POLICY STUDY





STRATEGY OPTIONS AND


PRIORITIES FOR HOUSING








1.0	INTRODUCTION





This paper is one of a continuing series of papers which serve to meet the reporting requirements pursuant to the Armenia National Housing Policy Study project.





This particular paper identifies the series of options and recommendations which have been developed during the course of this study. The analysis and statistics which support these options and recommendations are to be found in the Background Study which will be presented in January, 1999, as part of the Draft Final Report. The major portion of this Background Study has already been circulated as part of the Interim II Report, delivered November 19, 1998.





As this document provides a summary of the options and priorities, it also serves as a draft of the Executive Summary of the Draft Final Report, and is therefore the central part of this study, for it will act as the document which will convey the most important part of this work in a compact and accessible form. As such, it is also a central input to the Government of Armenia’s housing policy.








2.0	INTERNATIONAL CONTEXT





In previous reports delivered as part of this study, the actual circumstances of Armenia have served to provide a context for the description and analysis of the housing sector, and so this need not be repeated here. However, as a context for the draft options and priorities to be presented, it would be useful to review the housing policy experiences of other countries in transition, to see how the approach being proposed for Armenia compares with other relevant jurisdictions.





It should come as no surprise that the issues encountered by other countries of Central and Eastern Europe and the Former Soviet Union in trying to manage the transition from a command economy to a market economy in the housing field are exactly the ones which Armenia has had to struggle with. The following list represents the standard litany of challenges which almost every country has faced or continues to face, including:�











a lack of the necessary supporting legal and institutional infrastructure for housing development and finance (e.g. the absence of adequate, enforceable collateral and eviction laws);


difficulties in changing attitudes, including: entrenched views on the role and responsibility of the state to provide housing; reluctance to view investments in housing improvements as a long term benefit;


addressing the widespread need for the maintenance and major repair of the former public housing stock;


difficulties in obtaining, servicing and financing land developments;


a significant decline in housing construction activity;


a continuing large, publicly controlled rental sector that remains subject to administratively set prices and allocation;


a reluctance to raise rents to match cost of maintaining and repairing apartment buildings;


slow progress in creating owners associations, due to the lack of a tradition of active, collective management of residential buildings, and because in most cases they would be assuming responsibility for structures which require much investment;


a substantial minority of apartment dwellers who do not wish to privatise their units;


large portions of apartment households not paying either rent or for communal services;


the lack of supporting actors in the housing field (e.g. property appraisers, home maintenance inspectors, private maintenance firms, housing finance providers);


slow movement on privatising or transforming the former state housing maintenance organisations;


continuing long waiting lists for public housing (though it is unclear if the waiting lists represent true need);


a large stock of unfinished buildings;


a lack of any reliable source of market data to facilitate decisions to develop and invest.





Almost all of these items would be familiar to any observer of the Armenian housing scene. In addressing these issues, it is clear from the experience of other countries that progress involves a long, slow process, typified by many small, incremental steps involving a wide range of issues rather than great productive leaps focused on one or two main areas.





The agenda to address these issues is very similar among all these countries in transition, and can be organised into the following main headings and items:�


I.	The Transition to Private Markets for the Allocation and 


Maintenance of Existing Housing





the continued privatisation of housing and formation of home�owner asso�cia�tions (such as condominiums) to provide a legal basis for the ownership of common areas, and to give legal and financial re�sponsibility for build�ing management to the owners of private apartments;


the gradual increase of rents and charges for maintenance and commu�nal services toward market levels;


housing allowances to help make the increase to market prices for housing services politically acceptable, to provide a "safe�ty net" for those who cannot afford to pay the full cost of housing services, and to generally rationalize housing subsidies in a form that utilizes the market to allocate housing more efficiently;


the privatisation or transformation of housing maintenance services and improve�ment in mainte�nance quality;


clarification of property rights and improved systems for pro�perty registration;


the development of the information systems necessary for the operation of private markets, including:


market-oriented legal cadastral (property titling) and fiscal cadas�tral systems;


other organized sources of information on market trans�actions (such as multi�ple-listing services); and


regulated real estate brokerage and appraisal profes�sions needed to provide information to the marketplace.





II.	The Transition to a System of Land Allocation and Housing 


Production That Provides New Hous�ing at Afford�able Prices Through the Private Market


	


the privatisation of state construction enterprises;


introduction of competitive bidding for government con�struction pro�jects;


steps to end the preferential access to building materials;


urban land reform to clarify and expand land tenure rights and make building sites readily available through auctions and other competitive processes to private individuals, small home build�ers, and firms ready to invest in new housing;


legally recognized private ownership of land and other forms of land tenure that are secure, lengthy, and alienable;


in advance of comprehensive urban land reform, introducing a transparent and competitive land allocation sys�tem to attract private investment in housing on a pilot basis;


reform of the city planning process and introduction of new forms of land-use regulation that give flexibility to private developers, but still protect the public interest;


transparent, predictable, and fair governmental procedures to regulate development;


improvement of building codes and standards to regulate private con�struction;


introduction of an ad valorem real property tax system (i.e., one based on market value assessments) and other revenue sources to help finance infrastructure and govern�ment services, overall municipal finance reform to support capital budgeting, and the introduction of debt-financing concepts for capital projects;


measures to shift subsidies for affordable housing to the de�mand side and away from the supply side (i.e., to consum�ers and away from producers), in order to encourage respon�siveness to con�sumer preferences and permit accurate ac�counting of produc�tion costs.





III.	The Creation of Housing and Infrastructure Finance Sys�tems That 


Can Attract Private Sav�ings Into Loans for Both Construction and the Long-Term Ownership of Housing on a Sound Busi�ness Basis





introduction of new and reconstituted primary lending institu�tions:?both construction lenders and mortgage banks;


open access to construction financing for private firms on a fair and competitive basis;


the introduction of savings and mortgage instruments;


the creation of secondary mortgage markets to provide liquidity for banks;


the separation of housing subsidies from financial credit;


possible transitional role for government in providing loan guarantees until sufficient market experience to document actu�arial risks;


laws to support lending secured by real property and regu�lations to protect borrowers.





Again, many of these agenda items will be very familiar to observers of the Armenian housing scene, as a good portion of these are either implemented or have been part of the housing policy discussion for some time. However, it is useful to recognise how common are many of the issues which Armenia faces in the housing field, and to be aware that the proposed reform agenda has many precedents. In a number of areas where initiatives are being contemplated, there are useful lessons to be gained from investigating the experiences of other countries in transition.





3.0	STRATEGY OPTIONS AND PRIORITIES FOR HOUSING





The following discussion summarizes the policy recommendations or options which have been developed in the course of this study. In some cases these options are limited to one or two recommendations because the policy debate has evolved to the extent where there is clear consensus or commitment to proceed in a certain direction. Where that is the case, an attempt will be made to make clear the assumptions or the context for the limited options being presented in this paper.





This discussion will be organised accordingly to several main topic headings, covering the primary issue areas in the housing field. This is the policy discussion. This is followed by a description of specific initiatives which should be taken, a specific action plan, for the short and medium term, of priorities for the housing sector.





Again, the reader is reminded that the in-depth analysis and presentation of statistical material is to be found in the Background Study. This document represents a summary of options and recommendations.





3.1	Policy Discussion: Strategy Options and Recommendations





It should be noted at the outset that much of what the Government of Armenia is doing in the housing field is correct and appropriate, in comparison to the experience of other countries in transition. The basic approach, that is, the privatisation of housing and the establishment of the legal and institutional frameworks for a market approach to housing, are proceeding in the right direction. The rate of privatisation is very high, while the legal framework to enable a free market to operate is basically sound.





The challenges facing Armenia in the housing sector can be characterized as follows:





the economy, while improving, still sets financial constraints on what may be accomplished, to the degree that residents cannot afford maintenance or repair, to the extent that demand for new construction is restricted, to the extent that the state has limited funds to contribute to housing programs;


there remain entrenched practices and attitudes, among citizens, housing service providers and government officials alike, which may inhibit or slow down the process of reform;


there remains an unfamiliarity with the operations of a market economy and the practices being introduced through housing reform, to the extent that residents are unfamiliar with managing condominium associations, to the extent that private sector remains underdeveloped, to the extent that the public sector requires retraining in a range of skills and techniques;


these three factors contribute to a reduced capacity to implement initiatives, primarily on the part of the public sector.





The following set of strategy options and priority actions attempts to address the housing issues in the light of these constraints.


This discussion of strategy options and recommendations is organised according to the following topic headings:





existing housing;


new housing;


land;


housing and development financing;


institutional strengthening;


legal framework;


special issues.








3.1.1	existing housing





The most important priority of housing policy is to deal with the housing stock which already exists. This is the reality which faces the population of Armenia, namely the quality, adequacy and affordability of the homes they live in. New construction can only assist in an incremental fashion, affecting a small proportion of families each year. The real challenge is to improve the quality of life where people now reside.





3.1.1.1	privatised apartments





Apartment dwellings are the single largest category of housing in Armenia, and privatised apartment units are almost equal in quantity to the number of single family dwellings. The privatisation program has largely run its course, and what has remained unprivatised will be transferred to communities.





These apartments units, while in individual ownership, also form part of larger, multi-unit buildings, which requires attention both in terms of maintenance and usually significant renovation or repair work. The primary vehicle which has been chosen for coordinating the management of these multi-unit buildings in Armenia is the condominium association. If these apartment buildings are going to have appropriate maintenance, renovation and repair work take place, it will only be done through condominium associations, and therefore every effort must be made to support the creation and strengthening of these associations.





The question has been raised whether there is any other option open to the government at this time for promoting the collective management of these buildings, such as cooperatives. This study strongly recommends that the government stay on its present course, for two reasons:





households who have now received an individual apartment unit would be very reluctant to give up that marketable commodity (being in a condominium does not reduce its marketability or transferability) in exchange for a less marketable share in a cooperative;


much effort has been placed into promoting the condominium approach, through public education and capacity building; to try to switch strategies at this point would be difficult and risky, and could only promote confusion.





It should be pointed out that even where condominium associations exist, their capacity is uneven. It is estimated that perhaps 40-50% of condominium associations are really capable of functioning at this point, and that of the total number, perhaps 10-15% are or are capable of undertaking projects such as major repair work.





The support to this sector needs to occur on three fronts: stimulating the creation of more associations, training for association leaders, and assistance with major repairs (to be discussed in section on repairs). Stories of successful associations and of worthwhile repair initiatives should be made part of the public information campaign.





As well, the Background Study speaks to a number of issues, itemized under Item #2.











#1. The GOA should continue its policy of aiming to encourage the creation and strengthening of condominium associations through a three-pronged approach:





·	broad public information campaign to encourage the formation of associations;


·	training for condominium association presidents, managers and board members, to increase their effectiveness;


·	technical and financial assistance for associations seeking to undertake major repairs.


�
�






#2. The GOA should consider the following recommendations in implementing its policies relating to condominium associations:





·	the creation of condominiums should continue to be a voluntary, not mandatory option; the voluntary approach appears relatively successful, it is hard to mandate proper management even though one can mandate legal ownership, and if this approach fails, one can always fall back to mandatory condominiums;


·	any programs affecting apartment units should give preference to where condominium associations are in place (for example, a loan fund for repairs) as an incentive to create condominiums;


·	the condominium legislation should be changed to:





(1)	allow existing condominium associations to amalgamate with others or split into smaller associations;


(2)	make clear that condominium associations make take loans from non-state sources;


(3)	allow individual buildings within a condominium association to take a loan for repair work.


�
�



This report will also speak to a number of items related to condominium associations, but under separate headings, including:





maintenance organisations;


repairs;


housing allowance program;


land.





3.1.1.2	unprivatised apartments





This study estimates that approximately 10% of apartment units remain unprivatised. At the beginning of 1999, these units will be transferred to the ownership of the communities. This report recommends that these units be considered as part of the public housing stock of the country and be treated accordingly.








#3. The unprivatised units, on being transferred to the communities, should be considered public housing stock, with the following characteristics:





·	as they become vacant, they should be made available to socially vulnerable families, as well as any other households the state deems should have access to this housing;


·	current residents should continue to have security of tenure, although they should not have rights of transfer or sublease, and when they vacate the unit, only the community may allocate the unit;


·	legislation must be introduced defining the rights of landlords and tenants, and how rent levels should be determined;


·	the community has the responsibility for maintaining these units in good repair;


·	rents in the public housing stock should be increased to market levels or to cover all costs associated with the unit, and collection procedures should be stepped up, AFTER a housing allowance policy has been put into place;


·	where there are vacant unprivatised units (estimate of 10,000 units), the registered residents should be located, rents and service charge payments demanded, and after a period of time, if no payment occurs, the unit should be allocated to someone else;


·	as units become vacant, communities should be allowed to sell such units only if they replace them by another unit, with any “profit” placed in a fund to finance repairs of apartment units.


�
�
3.1.1.3	housing maintenance organisations





The state housing maintenance organisations, or zheks, have been privatised to an extent, where it has been turned into a limited share company, with the community owning 80% and the employees 20%, with provisions for the employees to purchase more control of the company.





These former zheks do not have a great reputation in terms of quality of service and customer relations. Partly they continue the practices of the past, in large measure because they are subject to virtually no competition. Partly they are restricted because payments for their services are limited (though this is a circular argument, as residents do not wish to pay for what they see as poor service). There is a limited political will to abolish these organisations, for in some cases they can appear to serve local political interests, and in any case, it is very unclear what can replace them. While condominium associations are free to seek private firms to undertake their maintenance work, few such firms have emerged.





This study recommends a two-pronged approach: firstly, to stimulate the emergence of private sector firms, and secondly, to work to transform the former zheks, through training and by initiating facilitated meetings between these organisations and condominium associations, as a way of forcing some consumer input into the operations of these former monopolies.











#4. There is no advantage to abolishing the former zheks, as there is nothing which can realistically replace them. Consequently, efforts must be made to transform them and to introduce more competition into the field, as follows:





·	a program should be initiated to retrain employees in the former zheks, on such issues as developing business plans, customer relations, maintenance and repair procedures, setting and collecting rents and other payments;


·	such a program should also be targeted to individuals who have started or are seeking to start new maintenance firms, with assistance in setting up new businesses;


·	a process should be initiated whereby the former zhek in each community and existing condominium associations should be brought together to allow customers a formal procedure for communicating their concerns.


�
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3.1.1.4	repairs





It is an obvious observation that many apartment buildings are in great need of maintenance, repairs and energy conservation retrofitting. It is apparent that it will be difficult for many of these new owners to undertake these tasks, and for some it will be prohibitively expensive. 





As well, the market for private maintenance, repair and retrofitting services is only beginning to emerge. New firms have limited information about market opportunities, while consumers have limited experience on which to determine what they need, who can provide the service and what is a fair cost.





The number one priority item for repair is roofs, followed by entrances and elevators. The estimated cost of undertaking regular and capital repairs of all roofs amounts to US$ 132 million.





Addressing the repair issue requires movement on several fronts, including:





the development of housing code standards, so that residents have a benchmark against which to assess their housing;


 the creation of a building inspections department which can identify and advise regarding necessary work;


technical assistance to residents, whether homeowners or condominium associations, to make judgments about needed repairs and how to select private contractors to do the work;


the creation of standardized procedures for common repair tasks, to simplify the bidding process;


technical assistance to private firms, to develop the private sector capacity;


a loan program, including micro-savings programs among condominium associations, to help finance the repair work;


a housing allowance program for repair loans, to ensure that all households in a condominium association can participate in repaying the loan.





It is the view of key informants associated with the condominium sector that there are severe challenges facing a loan program, some of which could be addressed through a public information campaign. These challenges centre on two key issues:





residents do not feel that they should bear the brunt of the burden of repairing their buildings; these structures were built, managed and maintained by the state prior to privatization, and the state still has an obligation to contribute to remedying this stock;


the notion of a loan is not entirely clear to residents, including the need to pay it back or the need to provide some collateral to secure the loan.





On the issue of the financial amount which residents should contribute toward the repair of the structures they live in, the upper estimate of household contribution would be approximately 30%.





As far as collateral for the loan is concerned, three options present themselves:





households may pay the full amount of their share upfront or mortgage their apartment unit;


the condominium association may provider collateral, either by pledging its condominium fees or its assets or its revenue stream from other sources (e.g. commercial/retail units renting space or land owned by the condominium); or


households may contribute to a reserve fund which can serve as a downpayment for the loan.





The first option does not appear to be acceptable, at this point in time, in the eyes of those familiar with condominium members. Armenians, being wary and unfamiliar with loans, are skeptical of pledging something as personally and financially precious as their homes.





The second option is equally unlikely at this point in time, as condominium associations have few assets. Commercial/retail spaces which exist within the boundaries of condominium associations are either bought or rented privately, or are rented from the community, not from the association. Should wide-scale urban land privatization take place, then condominium associations would have, in certain cases, an asset which either may be pledged or which could be rented out to gain revenue.





The third option, at this stage, appears the most realistic, keeping in mind that residents presently would appear unwilling to contribute more than 30% of the total cost of the repair cost.





Given that this study estimates that the total repair bill for these structures (apart from an amount for bringing the buildings up to the revised earthquake readiness standards) would amount to US$132 million, it is hard to imagine the government finding US$92 million (70%) to cover this amount.





One way which perhaps could lead to attracting greater contribution from apartment owners is by promoting smaller-scale, lower cost repair activities, one which would have a noticeable improvement on the quality of life of residents, demonstrating both the personal value of the repair investment, as well as likely raising the market value of the individual units in the building. Thus, instead of beginning with big price tag items (notably roofs) condominium associations could be encouraged to invest in improvements to their stairwells, corridors and building entrances. Success at this level might lead to greater willingness to contribute a higher share of the cost for other, larger repairs.





Public information campaign





 It would certainly be necessary to conduct an extensive public information campaign, to motivate households to take responsibility for the structures where their dwelling units are found, in addition to ensuring that homeowners are fully familiar with the terms of any loan program, and do not rely on hearsay to base their impressions.











#5. A program aimed at promoting repairs in apartment buildings must have several components, including:





·	housing code standards;


·	building inspectors;


·	technical assistance to residents;


·	standardized procedures for common work;


·	support for private firms;


·	loan program;


·	public information campaign;


·	housing allowance for repair loans.





Any loan program would have to begin cautiously, given the attitudinal barriers. Pilot projects could serve both as testing grounds as well as to generate success stories, to help overcome the reluctance on the part of apartment unit owners to invest in rehabilitation of their structures. The issue for many may be less an ability to pay as opposed to an unwillingness to pay.





It is recommended that the program begin by focusing on smaller-scale repairs aimed at providing very tangible quality of life improvements, so that residents may begin to see the value of investing in the repair of the structures they live in.


�
�



3.1.1.5	housing allowance program





A housing allowance is a state subsidy provided to households to cover housing-related expenditures, where the household is unable to meet those costs. In addition to providing a social benefit, the advantage of a housing allowance program is that it serves as a safety net for socially vulnerable households when charges for rent, communal services and other housing-related expenses increase. Households which can afford these increases are required to make these payments, while those which cannot can provide proof of their need and gain access to support.





Thus, a housing allowance program makes possible the gradual increase of rents and charges for services to increase to market levels, to recover full costs for these items.





As well, in theory, where an effective housing allowance program is in place, there is no longer any need for a public sector housing stock, as any socially vulnerable household may use the housing allowance subsidy to rent an apartment. In such a situation, the communities could be allowed to sell off the unprivatised apartment units which they have inherited from the state. Armenia is still some ways from that possibility, both having regard to the existence of a housing allowance program and a sufficiently robust market for apartments, but the future likelihood of this being possible is high, and should serve as further incentive to introduce a housing allowance program.





Experience in other countries has shown that the existence of a housing allowance program also leads to higher recovery for payments for rent and services. Households which previously might have avoided payment can now be more aggressively pursued, for they can no longer cite hardship as a reason for non-payment – if they do, they must establish eligibility for the housing allowance. So long as the housing allowance is initially narrowly targeted, experience shows that the cost of housing allowance program can be paid out of the increases in revenues received from other households.�





There are two further outstanding issues:





level of delivery of the program;


what expenses to be covered.





A housing allowance program may be developed and implemented at the national level, presumably coordinating with the existing social benefit program. Or it may be adopted and delivered through the communities, using a national model program. While a national program seems administratively easier to put into effect, our recommendation is to pursue a community-driven approach, for the following reasons:





communities are far more likely to be able to assess eligibility, given the need for a personal assessment when there exists much unreported income;


communities have an incentive to see other charges paid for, especially water but also payments to housing maintenance organizations, and so would wish to see a housing allowance program succeed;


the subsidy can be adapted to the circumstances of each community;


a community-driven model allows for pilot-projects and experimentation.





With regards to what payments should be covered, this study recommends what would be two separate housing allowance payments. The first is to cover all regular, on-going housing charges, such as rent, maintenance costs, communal services, utilities, condominium fees. The second would be associated with major repairs, and would be linked with any loan program available for repairs. This would ensure that where a condominium association is committed to assuming a loan for major repair work, it would not be thwarted because certain households could not finally afford the loan repayment charges.








#6. A housing allowance program should be introduced, having the following elements:





·	a national model program should be created, which would depend on adoption and implementation by communities;


·	the main program should seek to cover all regular housing costs, such as rent, communal services, utilities, maintenance, condominium fees;


·	the amount of the subsidy should be geared to income, and should also be tied to maximum living space allotments, so that the state not subsidize households which have more space than a set standard;


·	eligibility should be determined by formal means such as reported income, as well as through assessments of living standards, wealth and other indicators;


·	eligibility should be regularly reviewed;


·	there should be strict penalties for making false claims;


·	any loan program for major repairs for apartment buildings should also have included its own housing allowance mechanism.


�
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3.1.1.6	rental legislation





Currently there is a limited rental market in Armenia, due to the very high level of home ownership. The private rental market is relatively small, limited to upper market rentals to foreigners and a local rental market of approximately 5% of privatised units, with rents in the $50 per month range. Added to this however, is the fact that communities are becoming landlords for approximately 10% of the apartment housing stock. As well, the potential for the rental market to grow is not insignificant, given that approximately 15% of the privatised apartment stock is sitting vacant because of absentee owners. A more detailed framework governing rental agreements would seem to be in order, both to define the obligations of landlords and tenants, as well as possibly act as an incentive for absentee owners to rent their units.








#7. The GOA should develop a separate piece of legislation for landlord and tenant matters, which may also distinguish between private sector rentals and public sector rentals. This legislation must:





·	define the rights, responsibilities and obligations of landlords and tenants (these include such matters as the landlord’s responsibility to maintain the unit in good repair, and the tenant’s obligation to keep the unit clean and not damage the unit; or, as another example, the tenant has the right not to be disturbed in the enjoyment of his dwelling unit, and similarly has an obligation not to disturb neighbours in the enjoyment of their dwelling unit);


·	propose a standard form rental agreement, including provisions which must be included and cannot be modified, even with the consent of the parties (for example, the process and schedule for rent payment increases);


·	establish different rental agreement lease terms, the most common being one year;


·	establish rights of security of tenure, and of sublease;


·	establish when and how the rent may be increased (over the term of the lease it may be tied to the minimum wage index; otherwise, when a new lease is signed);


·	determine how late payment, consistent late payment and non-payment of rent is to be treated;


·	define what are the grounds for eviction;


·	describe what notice provisions are required, in advance of proceeding with eviction, or an intention to terminate the lease;


·	identify what mechanisms are to be used to register rental contracts, as well as mediate and adjudicate disputes between landlord and tenant.


�
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3.1.1.8	single family dwellings





Slightly less than half of all dwelling units in Armenia are comprised of single family units, two-thirds of which are found in rural areas. The vast majority of these units were already in private hands when the first major privatisation program was put into effect in 1989. Most of these homes were built using private resources and some even preceded the Soviet era.





This study recommends no programs directly relating to this type of housing. Most of this housing stock was constructed through individual means and has always relied on individual effort and resources for its upkeep. The state has a very limited responsibility for the quality of this housing.





Where the state does have a responsibility is in two respects:





to ensure that all households have the minimum standard of living to sustain a minimum quality of life; this can be accomplished through programs aimed at supporting socially vulnerable families;


to make efforts to continually broaden access to public services and utilities, namely clean water, sewage, electricity, adequate roads and, where feasible, heating systems.








#8. This study does not recommend any specific housing programs directed at single family dwellings. In fairness, therefore, the GOA should ensure that its social assistance programs apply equally and equitably to households in single family dwellings as to families living in apartment dwellings.


�
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#9. The GOA should seek to expand access to public services and utilities for single family dwellings, particularly in rural areas, as this is the main support it can provide to this housing stock.


�
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3.1.2	new housing





The construction of new housing has fallen off substantially in the last few years in Armenia. Prior to the 1988 earthquake, 14,000-16,000 housing units a year were being built. The reconstruction activity immediately following the earthquake (1989-1991) raised that total to 18,000-21,000 a year. Since 1992, however, the new dwelling count has averaged 4,000 units a year.





The major reason why housing construction has fallen off is because those seeking housing may purchase existing units at several times lower the cost than that of new housing. The depressed price of existing units is primarily due to the low purchasing power of consumers, as well as the fact that apartment units were largely privatised without any cost, so that sellers do not have a starting purchase price they are trying to match.





What construction that is taking place is occurring in the Earthquake Zone, or involves single family homes, or in isolated cases, the construction of apartment buildings (often completion of unfinished structures). There still remains a portion of then market who can buy new housing units, often relying on proceeds from work abroad, from the Armenian Diaspora, or from investors from Iran and other nearby countries.





In this situation, it would not make sense for the GOA to directly fund the construction of new housing, except for a few specific instances noted further on. There are other options open to the state to increase access to housing, including trying to stimulate the rental market (if 15% of apartment dwellings are vacant, there is a tremendous potential for bringing more units into the marketplace).





As far as new construction is concerned, the GOA should simply ensure that the conditions are in place to allow the private sector to operate and to expand its activity.








#10. As far as the production of new housing is concerned, with the exception of completing unfinished buildings, entering into public-private partnerships and promoting incremental housing, the GOA should limit its efforts to ensuring that the private sector can expand its activities, by:





·	promoting initiatives which can help the development of a housing finance system, to increase the ability of construction firms and households to finance home construction and home purchases;


·	undertaking urban land reform, to enhance the attraction of development to private firms and investors;


·	reviewing the cumulative impact of taxes and regulatory fees on the construction industry, to avoid too great a financial burden being placed on this sector.


�
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3.1.2.1	completing unfinished buildings





The dissolution of the Soviet Union and the economic difficulties experienced by Armenia following the earthquake, the political transition and the war and subsequent blockade has meant that a large number of apartment buildings started prior to 1991 have still not been completed. As of January 1, 1998, these projects represented 24,965 apartment units. This number can be misleading, however.





Firstly, the number of unfinished buildings has declined substantially in recent years (Anlian: 1997 cites a figure of 50,000 units). One can expect that many of the more economically attractive projects were completed first. Secondly, over 60% of this number represent buildings which are less than 20% complete. Thirdly, a good number of these buildings are of a design, height and seismic readiness which fall short of current standards or market expectations.





An extra complication is that all these uncompleted units have already been “assigned” to households. When projects were started, households were notified that their unit had now been placed into production. Therefore, any policy dealing with these units must take into account the existence of these “expectant” households.





This study recommends developing a priority plan for completing construction, as well as a priority list for the allocation of any completed units.





The economic justification for completing the unfinished buildings depends on comparing the cost of completion to the resultant selling price of the completed unit. This depends on two factors: the degree of completion of the building, and the location of the building. A review should be made of all uncompleted projects to identify these figures and to recommend a priority list for completion. Each project should have, following a cost analysis, a number of units which can be allocated to the community for distribution.


 


With regards to the allocation of units, priority should be given to those households who are in need or are living in substandard or overcrowded housing. Further priority should then be based on: (1) households whose previous homes were demolished to make way for these structures; (2) members of cooperatives who invested in these structures; (3) others allocated housing in these structures.











#11. The decision to complete unfinished buildings should be based on the degree of completion and the market value of the completed buildings. The community should seek the transfer of units as its “profit” from the project. The allocation of these units should be based on need, as well as the following priority: (1) households whose homes were demolished; (2) members of cooperatives who invested in these buildings; (3) others allocated housing in these structures.
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3.1.2.2	public-private partnerships





Public-private partnerships are an attempt to encourage joint initiatives between government and the private sector, which each side brings different resources and different skills to an undertaking, to accomplish some end result, some of which satisfies what government wants and some of which satisfies what the private sector wants.





For example, in the housing field, government may bring a public resource to the project, such as land, and it may help to speed up the regulatory approvals process. The private sector can be used to manage and drive the development. The end result may see some profit for the private developer, and some social benefit to the government, such as a number of the housing units built being transferred to socially vulnerable families.





The actual creation of such projects involves considerable preparation, as the government needs to calculate what is the value of what it is putting into a project, and what is a reasonable return, to the government in terms of some socially beneficial result, as well as to the developer, in terms of a reasonable profit.





In Armenia, where public funds are limited, but where other state resources exist, namely land (even after privatization of urban land), the government should consider structuring competitive proposals to involve the private sector to help it achieve certain housing results, for example, completing unfinished buildings, strengthening Category 3 buildings, or demolishing unsafe or never-to-be-finished structures.








#12. The ROA should look to public-private partnerships as a way to achieve certain housing goals. The government may contribute land and may commit to speeding up the regulatory approvals process, while the developer may be asked to achieve some combination of public goals, such as:





·	building a certain number of public housing units;


·	strengthening certain Category 3 buildings;


·	demolishing certain buildings (Category 4 and/or some unfinished structures which will not be completed).
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3.1.2.3	incremental housing





Incremental housing is an approach to providing basic housing of a minimum size, which has the potential to be added on to over the years. This would involve the provision of a standard-sized lot and basic house, comprised of a bathroom, kitchen and large living space. The would be constructed in such a way that extra living space could easily be added over time, when the household needed the space and was able to afford the cost and effort to do so.





Such housing has been successfully built in Armenia, at a cost of approximately US$3500 per unit.





One of the great advantages of this form of housing is that not only do households get a home with an allotment of land, but also they will personally contribute to the expansion of their home over time. This expansion will be through their own investment and sweat equity (that is, their own labour) contribution, as opposed to having to purchase the full-sized home in the first instance, which would not be financially possible.











#13. The GOA should introduce a program to promote the construction of incremental housing, relying on a loan fund and land grants. Such a program would include the following:





·	a set of basic designs to choose from, so that there is a standardized approach to building these homes, with a sufficient number of variations so that different household needs and tastes can be accommodated, and so that neighbourhoods built in this fashion do not appear overly monotonous;


·	these designs should have several features: they should correspond to Armenian housing tastes, they should be easily and cheaply built, they should rely as much as possible on Armenian-sourced building materials;


·	easy access to land;


·	a loan program, to expand the number of households who would be able to access this program;


·	some provisions requiring that a home purchaser, on taking possession of their new home, give up the rights to their existing housing (we should not be encouraging through this program the ownership of two homes);


·	because of the standardized nature of the housing units, some technical assistance for builders may be appropriate, targeting small enterprises.
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3.1.3	land





For market forces to operate effectively and most productively in the housing field, land must also be incorporated into the equation. Private sector developments depend on improvements to land to drive their profits, and financial institutions find greater security where land is part of the mortgage package.





For land to come into proper market play in Armenia, several things have to occur:





land in urban areas must be privatised (this is where the greatest development activity will take place);


land must be subject to appropriate development controls, beginning with up-to-date master plans;


transparent processes must be put into place for allocating public land for private development.





3.1.3.1	privatisation of urban land





The privatisation of urban land has been discussed in the two previous reports, and therefore the summary of the recommendations will be presented here.











#14. Privatisation of urban land is a complicated undertaking. The GOA should establish a process to put this goal into effect. Such a process should include the following:





·	setting up a separate agency which would be charged with implementing this policy;


·	providing the agency with a set of principles to guide its activities;


·	allowing the agency to carry out studies and public hearings to help inform its work, including making recommendations back to the government regarding its mandate and guiding principles;


·	directing the agency to develop inventories of urban land, so that the scope of what is being considered can be evaluated;


·	requiring the agency to identify what parcels of land would remain in state or community ownership;


·	directing the agency to create a process for the privatisation of land around condominium associations, including providing for common ownership of land among several associations, as well as negotiated processes for parceling land where necessary.





In principle, land should be privatised free of charge. While the state may forego potential initial revenues, transferring land and getting it into productive use will result in on-going returns in the way of land tax, development and construction fees and licenses, and value-added tax.


�
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3.1.3.2	master plans





Proper urban planning provides the framework for rational and sustainable development, and offers an analysis and framework for planning future physical infrastructure investments and social services. With the transition to a market economy and the privatisation of housing and, soon, urban land, Armenia desperately needs to update the urban planning documents for its communities. This is an area where foreign advice could be extremely beneficial, working with and training local planners in approaches to urban planning in a market economy.











#15. The GOA should seek specific donor assistance to facilitate the development of a new Master Plan for Yerevan, with corresponding capacity building and training, to ensure the transferability of the experience to other communities.


�
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3.1.3.3	land auctions





It is anticipated that the state and communities will retain land, some of which could be made available for future developments, including on the part of the private sector. In order to ensure that government actions are fair and are seen to be fair, public land should only be transferred to the private sector following a previously made public process, to ensure transparency. In this section, land auctions refer to the open, competitive process which will be used to allocate public land for private development.











#16. The GOA should develop a clear process for the disposition of public lands which are not privatised, but which may be made available for private development. The details of such an auction process must be made public, must be competitive, and must be capable of being reviewed publicly.


�
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3.1.4	housing and development financing





The housing finance market is its infancy in Armenia. While an acceptable legal framework exists for securing mortgages, there is very little formal, private sector loan activity related to housing. In discussions with construction industry and condominium association representatives, it is clear that were credits available for construction financing, home purchases and home repairs, there would be a demand for such loans.





While the banking sector is growing and maturing in Armenia, it has little experience with real estate lending. By structuring certain government programs to include the banking sector in the delivery of loans (together with technical assistance), this experience can be garnered sooner. As banks become more familiar with the housing sector and with how to evaluate risk and administer these loans, it is more likely that they will begin underwriting loans using their own capital rather than relying on money being flowed through them by the government.











#17. In order for real estate lending to emerge in Armenia, it will be necessary to create the conditions for banks to gain experience with this market. Two programs already mentioned should be delivered through banks, with added technical assistance. These would include:





·	the repair loan fund for apartment buildings;


·	the loan fund for incremental housing construction.





As well, there is a proposed project being considered by the International Finance Corporation to stimulate real estate lending in Armenia (together with technical assistance), and this should be supported and pursued actively.





Finally, an effort should be made to assist condominium associations to begin their own savings funds, for the purposes of developing reserves for major repairs. If this were to be undertaken on a large scale, this could also be a pool of capital which could help finance loans in this area.
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3.1.5	institutional strengthening





The environment for the development and implementation of housing policy in Armenia is defined by three main groups of participants:





national government policy analysts and decision-makers, primarily in the Ministry of Urban Development;


marz and community level politicians, administrators and staff;


privatised institutes providing consulting services.





The level of professional ability, knowledge and commitment to quality work is high. Nevertheless, there are some areas where improvement needs to occur:





there is a tendency, in developing policy documents, to focus on aggregate quantitative data, with less reliance on further analytical dissection of the data, and even less regard for qualitative information;


there is a further tendency to be far too descriptive in the preparation of studies, with less emphasis placed on critical analysis and putting forward alternatives to existing practices and policies;


much remains unarticulated in a study document, even where there is a critical perspective, partly a hangover of not being used to have to justify one’s arguments or findings;


these remains much secrecy when it comes to sharing information, and little reliance to cast the net broadly when seeking information;


there is almost no habit of public consultation or canvassing of public opinions.





These are in addition to the constraints of operating with limited equipment, limited funding for studies or programs, under-staffing in some areas (with likely over-staffing in others), and difficulties in taking the initiative or gaining approvals for ideas.





There still remain shortcomings in relation to some of the usual habits of governing found in Western countries, notably in relation to competitive and transparent processes in relation to business and bidding generally, as well as in relation to the flow of information.





It cannot be said that the flow of Western experts to countries in transition has always been a beneficial thing, as these experts have not always understood the special circumstances of these emerging market democracies. However, if structured appropriately, Western assistance programs can leave some positive impacts, notably where they are:





required to partner with local consultants, to ensure a strong local perspective and to assist in gathering local data;


engaged in local capacity building;


used as a catalyst to initiate something, with a clear requirement that a hand-over plan is in place to ensure sustainability.





As far as the structure of the Ministry is concerned, it does appear as if the departments or functions could be grouped differently, to concentrate similar activities together. The following is not a definite proposal, but rather a suggestion for how a more appropriate grouping of activities could look:





Building Standards Branch:





standards and procedures for new construction;


standards for existing housing, including criteria for repair;


inspections for new construction and existing housing;


development of new technologies and materials for construction;


architecture;


state construction programs;


private housing industry development.





Planning and Development Branch





standards and procedures for planning and development;


cartography


planning approvals.





Policy Branch





policy development;


legal department;


drafting Ministry legislation;


special projects, including relations with international organizations and agencies.


Operations Branch





communal services.





Administration Branch





human resources management;


accounting;


administration.





As well, there is a need to create specialized agencies with distinct business-like functions, which can operate somewhat at arm’s-length from government, but still be clearly accountable for their activities in a public way. Which Ministry these should be attached to is an open question. The proposed agencies would be:





an agency to oversee the privatization of urban land; this agency would implement the broad policy direction of the government in this field, but would also undertake some policy development of its own, to flesh out the policy framework as well as provide an opportunity for public input to the process; it would further undertake or direct the undertaking of the creation of land inventories; it would then implement the privatization policy;


an agency to oversee the development of government land; this agency would be the government’s developer, and could either undertake development itself, enter into public-private partnerships, or sell land, all according to a policy and accountability framework governing its activities;


an agency to assist in the transformation of the housing maintenance sector, through training, capacity building and reorganization of the former zheks, and through the stimulation and strengthening of the private sector in this field.











#18. The GOA should rely on Western assistance only where there is a clear capacity building component in the project, to build on strong local capabilities, and in the case of new projects being initiated, where there is a clear, sustainable plan for continued local implementation.
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#19. The GOA should seek as a priority, with respect to institutional capacity, the development of transparent and competitive processes in relation to relations with the business sector, bidding processes and the like.
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#20. The GOA should consider reorganizing the Ministry of Urban Development along more functionally compatible lines. It should also consider establishing independent agencies to implement (1) the privatization of urban land; (2) the development of state land; (3) the transformation and strengthening of the housing maintenance sector, both public and private.


�
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3.1.6	legal framework





A summary of the state of the legislative framework reveals the following:





some statutes are, comparatively speaking, quite solid (for example, the Mortgage Law);


some statutes have a good deal of detail but require additional policy (Law on Condominiums);


there will be a great need to reconcile existing legislation and the new Civil Code; as well, various statutes require reconciling contradictory elements (Law on Condominiums and Law on Local Self-Government);


certain laws provide only a basic framework and many details need to be added (Law on Urban Development);


in some areas the law needs to be developed (law respecting rental housing).











#21. The GOA should initiate a review of legislation in the housing field, for the following purposes:





·	to evaluate and address the compatibility of existing legislation with the new Civil Code;


·	to evaluate and address the compatibility of existing legislation generally;


·	to undertake the preparation of new legislation, notably a law on rental housing.
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3.1.7	special issues





There are a number of issues which require special comment.

















earthquake zone





This study did not attempt an extensive separate review of housing issues in the earthquake zone, primarily because there was underway another study under the Armenia Municipal Development Project focusing exclusively on this issue, which resulted in a final report on December 21, 1998 entitled A New Housing Strategy for the Earthquake Zone. However, the Armproject firm, a member of the team which undertook this Armenia National Housing Policy Study, did develop its own recommendations as far as the Earthquake zone is concerned. Finally, the Department of Housing Policy within the Ministry of Urban Development also prepared a study entitled The Priority Program for Restoration of the Earthquake Zone.





There are many similarities between these reports. The following table illustrates the comments of each of these reports on the major issues. For the purposes of the table, the New Housing Strategy is called the Anlian study, the Department of Housing Policy study is called the HOUD report, and the Armproject report says the same.








Table: Comparison of three reports on housing issues relating to the Earthquake Zone


Issue�
Anlian�
MOUD�
Armproject�
�
Focus of assistance�
Use waiting list, with priority to those most vulnerable; although mix of proposals allows for some to leave waiting list�
Citizens on waiting list whose homes were destroyed or are subject to demolition as a result of the earthquake; and to inhabitants of category 3 buildings�
Each family should receive, at minimum, a living space equal to what was lost in the earthquake, or equivalent compensation�
�
How to treat the waiting list�
Overall, current waiting list seen as ineffective, inefficient and not addressing real needy; waiting list should at very least be cleaned of major “errors” and made public�
As far as the waiting list is concerned, priority should be given to those who lost their homes in the earthquake�
The principles defining the waiting list need to be rethought�
�
Unfinished buildings�
Finish those buildings with a high level of completion�
Finish those buildings with a high level of completion�
This should be the second priority, after reinforcement of existing buildings�
�
Strengthening existing buildings�
This is priority: reinforcement of damaged buildings�
Strengthening of unused deteriorated buildings unauthorized for habitation�
Focus on rehabilitation of category 3 buildings, as well as those category 2 buildings subject to demolition because they are abandoned�
�
Government purchasing apartments�
Yes, through Housing Purchase Certificates, anywhere in Republic�
Yes (unclear whether only in Earthquake zone or anywhere in Republic)�
Yes, anywhere in Republic�
�
Self-help housing�
Make land available to citizens wishing to build homes; no specific mention of self-help; financing from banks�
Yes, particularly for those on waiting list�
No mention�
�
New construction�
Make land available to citizens wishing to build homes; financing from banks�
Only perhaps where condominium association is being formed to organize the construction�
No�
�
Incentives to developers�
Housing Purchase Certificates could be used to “pre-sell” apartments, providing up-front financing to developer�
Possible deals where land provided to developer in return for certain percentage of units being given over to needy�
No�
�
Implementation tools�
Housing Purchase Certificates for existing or new/nearly completed housing�
Long-term credits to citizens for housing construction; housing certificates to compensate for leaving waiting list; in rural areas, long term credit or land to finish buildings�
Project limited to rehabilitation of buildings and completing unfinished buildings�
�
Construction norms�
No comment�
Change existing norms (a recognition that the increased norms created a problem in terms of volume of construction)�
Suggests market approach, so presumably no direct comment on norms (although one option within study suggested returning to pre-earthquake norm for living space per person, and adjust unfinished buildings completion accordingly)�
�
Urban planning�
Extensive review of planning issues; proposed phased program�
No comment�
Proper urban development should be pursued; city centre should be reserved for future higher quality buildings�
�
Other issues�
Extensive discussion and recommendations regarding domic issue�
Looked at social facilities as well: schools, hospitals, polyclinics�
�
�






A review of this table suggests the following: there is considerable consensus that the priority construction activities should be reinforcing existing buildings and finishing nearly completed buildings. There also seems to be acceptance for the idea that government should purchase existing units and provide them to households on the waiting list. While new construction is not encouraged, there appear to be appropriate small exceptions: self-help housing, and private sector initiatives which could be in response to making appropriate land available, in return for a number of units to be allocated to waiting list families. Finally, the Anlian report goes into considerable and worthwhile detail in discussing the principles defining the waiting list, how to approach the domic question, and addressing urban planning issues relating to the three main cities. The mechanism of the Household Purchase Certificate, and the general proposal that each year the government budget be apportioned to completions, reinforcements, household purchase certificates and new construction, provides the government great flexibility in responding and adjusting to circumstances in the earthquake zone.


We would like to await the presentation the Housing Strategy in the Earthquake Zone from Steve Anlian’s team before commenting on this topic. We will forward our views very shortly.





3.1.7.2	waiting lists





As of January 1, 1998, there were 102,000 families on the waiting list for Armenia, 41,000 of them in Yerevan. What qualifies a family to be placed on a waiting list goes beyond need and includes matters of status, such as invalids of wars or families of a soldier missing in action from the Second World War, as well as more traditional “needy” categories such as single senior citizens or single mothers. As well, it is not apparent that these lists are updated regularly.





While it is commendable that the state would wish to recognize the service individuals have made, as war veterans for example, it does place a strain on the system when no more than 2.5% of the waiting list can be accommodated in any given year (as has been the case since 1993).





This report recommends that the waiting list be revised to reflect actual need for housing, based on quality of existing housing, in terms of space allotment per person, the soundness of the structure, basic health conditions and basic amenities.





From a political perspective, it may be necessary for the government to either undertake extensive consultations or engage in a sensitive public information campaign in order to revise the waiting list. It may also have to keep current status categories on the list, but determine that from now on only households defined in terms of actual need will be placed on the waiting list.











#22. The GOA should review and revise the waiting list criteria to reflect actual housing need. Such an initiative will need to be undertaken with great care, involving public consultations, public information and the likely gradual reform of the list.


�
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�
3.2	Priority Projects





Given the range of recommendations, this report suggests grouping a number of the recommended initiatives into actual projects which can be pursued by the GOA, including seeking donor assistance in the implementation of some of these projects. The following list attempts to itemize the activities which could be associated with each of these projects, as well as in certain cases which agencies could be approached for technical assistance and/or financing.





Loan Fund for Apartment Building Repairs





This initiative would support condominium associations in carrying major repairs to their apartment structures. The project would require:





a loan fund to assist in the financing of repair work;


training of evaluators who could provide advice to condominium associations to assess the work needed and to prepare contracts to undertake the work;


development of standard form work procedures;


capacity building, both in terms of business practices and technical approaches, for private sector firms;


technical assistance to banks for the administration of the loans;


publicity and public education campaign;


technical assistance to develop building code standards for existing structures.








Loan Fund for Incremental Housing Construction





This project would support loans for the construction of incremental housing, and would include:





a loan fund;


development of a technical package relating to the design and construction of different models of housing;


technical and business advisory support to private sector to deliver the project;


technical assistance to banks for the administration of the loans;


publicity and public information campaign.








Support to Condominium Associations





Condominium associations still require much assistance in getting starting and learning how to operate. This assistance should focus on:





continuing to register new condominiums;


training and capacity building for officers and staff or condominium associations;


technical support to carry out specific projects;


public information campaign.








Housing Allowance Program





There is much work which would need to be done to model and implement a housing allowance program. USAID-ICMA had undertaken pilot projects in four locations and has experience with a decentralized form of delivering such a program. Should the government wish to pursue that approach, USAID-ICMA could be source for technical assistance. If the government wishes to institute a national program, it may wish to broaden the scope of the assistance it would require.





Stimulation of Real Estate Lending





There is a proposal which promotes the stimulation of real estate lending, which would include the following:





provide overviews of real estate lending approaches;


develop business plans for real estate-based lending;


develop a bank documentation package (loan application forms; regulations on lending terms and conditions; draft contracts);


review the organisational structures of the banks;


identify mechanisms for keeping abreast of market activities and trends;


make available loan servicing software;


prepare a manual on syndicated lending and joint financing approaches;


assist in actual loan application analysis.








Housing Maintenance and Public Housing Project





A housing maintenance and public housing project could focus on several goals:





retraining employees in the former zheks, on such issues as developing business plans, customer relations, maintenance and repair procedures, setting and collecting rents and other payments;


training employees in the former zheks regarding procedures and policies for managing public housing stock;


providing training and assistance with business planning and marketing for private sector housing maintenance firms;


providing training for, and undertaking, the facilitation of discussions between the former zheks and condominium associations, to allow customers a formal procedure for communicating their concerns;


assisting in the establishment of a savings programs among condominium associations, for the purposes of undertaking major repairs (this would lay the groundwork for the repair program).





Privatization of Urban Land Project





It is recommended that an agency be established to implement the privatization of urban land policy. This initiative will no doubt require substantial technical assistance, both in terms of substance (what policies to recommend, carrying out land inventories) and in terms of process (public consultations on policy, facilitating negotiations on land apportionments). This would be a major undertaking.





Housing Legislation Project





This project would focus on reviewing and improving existing legislation relating to housing, including ensuring that existing legislation is compatible and complete. Its main focus would be:





to evaluate and address the compatibility of existing legislation with the new Civil Code;


to evaluate and address the compatibility of existing legislation generally;


to undertake the preparation of new legislation, notably a law on rental housing.





Completion of Unfinished Buildings Project





In order to maximize the completion of the unfinished buildings, a review and assessment needs to take place of what structures remain and what packages of buildings can be offered to ensure the maximum completion of buildings, with some provision for public housing units being made available for households entitled to the allocation of a unit. Such a review, leading to the preparation of bid or auction documents, would benefit from technical assistance.





Public-Private Partnerships Project





While there may be limited funds which the GOA may allocate to housing initiatives, it does have other resources it may rely on to help it to achieve its housing goals. Notably these include land, allocation of unfinished building sites and the ability to speed up the regulatory approvals process for developments. This presents an opportunity for public-private partnerships, where in return for these benefits, private developers can be required to deliver certain housing objectives, for example, constructing a number of public housing units, strengthening existing residential structures, or demolishing unsafe or never-to-be-completed structures.


However, much preparation needs to be involved before soliciting bids from the private sector for publicly owned land parcels or unfinished buildings. Cost analysis and a transparent bidding process needs to be created. Technical assistance relating to land and housing development, as well as to structuring competitive processes, would assist in facilitating the initiation of these projects, as well as strengthen the future ability of the Ministry of Urban Development to undertake similar initiatives in the future.





Housing Sector Public Institutional Capacity Building Project





The GOA should consider how it wishes to strengthen the capacities of the public sector institutions in the housing and development fields. This is particularly in relation to managing competitive bid processes and providing a framework for urban development. The need for such training and capacity building is especially an issue in outlying marzes and communities.








Urban Planning Project





Emphasis should be placed on developing a new Master Plan for Yerevan, and in that process, ensuring that the exercise can work to develop urban planning and urban management capabilities not only in Yerevan, but within the Ministry of Urban Development. As well, associated with such a project could be complementary training for officials from marzes and communities outside Yerevan.





�
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� Please see the Bibliography at the end of this study for a listing of the reports consulted as part of this comparative analysis.


� The following list draws heavily from the excellent model comprehensive program of housing sector reform found in ICMA, Housing Privatization in the Central Asian�PRIVATE �� Republics of the Former Soviet Union: Uzbekistan, Kyrgyzstan, Turkmenistan, Kazakhstan, December 1993.








� This has been the experience in the Czech Republic, Hungary and Russia, as well as the result of pilot projects involving the charges for maintenance, cleaning, water supply, trash removal and maintaining common areas in four Armenian communities conducted by ICMA.
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