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Real Estate Market Analysis 

Gyumri September 2000
Status of Real Estate Market in September

The Monthly Real Estate Market Analysis in Gyumri is based on monitoring data on apartment sales, as well as registered actual sales provided by real estate agencies (when registering a transaction) for the given period of time.  When analyzing data for September, information from two real estate agencies “Shirak Estate” and “Vektor” was used (See Table No. 1). Forty-one apartments were included:

7 - one-room apartments

14 - two-room apartments

12 - three-room apartments

 8 – four-room apartments

Table No. 1: Housing For Sale Offered By Agencies (September)

No.
Real Estate Agency
Number of Apartments (including actual sales)
Total



1-room
2-room
3-room
4-room


1
Shirak Estate
5
9
7
4
25

2
Vektor
2
5
5
4
16


Total
7
14
12
8
41

When collecting data, I have chosen only standard apartments that have value indices that are close to the average market requirements.

With the purpose of conducting an optimal statistic series, I have considered apartments, if possible, located in different price zones (see Table No. 2).

Table No. 2: Number of Apartments According to Zoning 

Housing Type
Zone
Total


1
2
3
4
5
6
7


1-room
-
-
2
1
1
3
-
7

2-room
-
5
3
3
1
1
1
14

3-room
2
4
3
-
1
-
2
12

4-room
-
3
4
-
-
-
1
8

Total
2
12
12
4
3
4
4
41

As the table above indicates, I have used housing located in the following price zones: 

In Zone 1 – 2 units

In Zone 2 – 12 units

In zone 3 – 12 units

In zone 4 – 4 units

In zone 5 – 3 unit

In zone 6 – 4 units

In zone 7 – 4 units.

According to the data provided in the summary tables in Annex B, I can draw the following analytical conclusion about the indicators for apartments for sale (see Table No. 3).

Table No. 3: Total Average Indicators for Apartments For Sale

Housing Type
Average indicator of total area (sq. m.)
Average value indicator ($US)
Average value per sq.m. ($US)

1-room
41.7
1414
33.9

2-room
60
2436
40.6

3-room
88.5
3725
42.0

4-room
79.3
4217
53.1

Average indicator
67.4
2948
43.7

The total average area of all apartments that have been considered in our data collection for this month is 67.4 square meters, and the average value indicator is $2,948. Consequently, the calculated value indicator per square meter of housing is $43.7.

I arrived at this indicator without taking into account the correction factor and adjustments (correction) of percentage correlation (Form No. 5).  Analyzing the index indicator of average value according to housing types, it is evident that some value indices per square meter are practically on the same level.

The difference between the value indices per square meter and calculated value per square meter for September (44.1 - 43.7 =0.4) demonstrates the influence of the correction factors.  Consequently, in accordance with the methodological principle to bring apartments closer to the average indicator, the value index per square meter of chosen apartments decreased by $0.60.

Inserting the quantity for zoning values into the formula of average value withdrawal, I calculated the base for calculating the final value of apartments in September 2000 to be $42.60.

Comparing the value index from the previous period with that of the current period shows that value index increased noticeably: 44.1 – 43.3 =0.8 per 1 sq. meter (see the chart). There has been no such an absolute value index mark level for the whole examined period.

Changes in rate of dynamics can be expressed in a percentage relation. 

Value changes:

· in May compared to April             – (-3.6%)

· in June compared to May            – (+0.2%)

· in July compared to June             – (+4.2%)

· in August compared to July         --  ( +2,4) 

· in September compared to August – (+1.8)               

Sociological survey data as well as the factor of rapid increase of demand for real estate agencies demonstrate this noticeable index change for September 2000 (see Table No. 4). 

So, the total calculation value of apartments according to housing types, taking into account the standard normative for total areas, increased for September compared to the previous month:

for 1-room apartments by $33

for 2-room apartments by $55

for 3-room apartments by $68

for 4-room apartments by $82

for 5-room apartments by $92.

It should be noted that there was a slight decline in sellers’ activities, and that many people have taken back their sale announcements from real estate agencies.  

This waiting is conditioned by the relative value increase of certificates and consequently the increase of housing value in the given area.  

Within the examined period, dynamics of housing value indicator changes will be as follows:

CHART

Index dynamics of average value per 1s.m. Housing in Gyumri. 


[image: image1.wmf]42

40,5

40,6

42,3

43,3

44,1

38

39

40

41

42

43

44

45

April

May

June

July

August

September


TABLE No 4

Demand of Agencies

No
Real Estate Agency


Demand Quantity (including certificate holders)
Total



1-room
2-room
3-room
4-room


1
Shirak Estate
20/15
25/18
20/17
15/15
80/65

2
Vektor
6/5
12/10
15/14
5/4
38/33


Total
26/20
37/28
35/31
20/19
118/98

Note: The general demand indicator is shown in the numerator, and the certificate holders indicator in the denominator. 

As we see from the table, during the period of time under consideration, 118 people applied to the agency with a request to find an apartment, 98 of whom are certificate holders. This constitutes about the 83% of the general demand.

Data from the real estate agencies and the project’s Information Center in Gyumri demonstrate the stimulation of the general market.

According to the data provided by the Real Estate agency “Vektor,” starting from the beginning of the Project implementation (May), 25 transactions have been concluded through the agency.  

This includes:

1-room apartments – 6 

2-room apartments – 7 

3-room apartments – 8

single-family houses – 4    

The Information Center assisted in concluding 10 transactions that include:

1-room apartments – 3

2-room apartments – 3

3-room apartments – 8

4-room apartments – 2

According to the data provided by the Real Estate Agency “Shirak Estate,” 14 transactions have been concluded:

1-room apartments – 5

2-room apartments – 5

3-room apartments – 2

4-room apartments – 2

The total number of apartments that have been sold through professional agencies is 49, of which 12 transactions were concluded in September.

Note that some of the transactions are still in the process of registration.

As the redemption deadline of housing purchase certificates approaches, the certificate holders are hurrying to purchase housing.

The research over the most recent period show that, as the demand for housing has increased and the quantity situated in the market is changed, the number of those certificate holders who want to receive a remainder has abruptly decreased.

So the average remainder that people want is:

For 1-room apartments - $50

For 2-room apartments - $100

For 3-room apartments - $100

For 4-room and more - $200

The indicated amount is spent on moving from one apartment into another.
    

Cadastre Data Analyses

At present its difficult to get necessary indices from the territorial subdivisions of the Real Property Unified State Cadastre Committee, as the registration practice of factual prices of real property sales has proved that the prices indicated in notary contracts do not always correspond to the real and factual prices. 

Data analyses of sales provided by the Territorial subdivision of Cadastre Committee in Gyumri proved that during the first quarter of the year 2000, only 41 apartments in multi-family buildings have been sold (see Annex), 10 of which were sold in January, 18 in February, and 13 in March. This includes:

One-room apartments –5

Two-room apartments – 12

Three-room apartments - 15

Four-room apartments –9   

The data on factual sales demonstrate that, if there were no changes in the sales dynamics on average, the number of sales registered in the Cadastre Department has abruptly increased since July. This means that, if the monthly number of sales on average was 14 in June (see Table No. 5), then this number increased by (21-14=7) in July, and by (29-21=8) in August compared to the previous month. This increase in the number of sales in Gyumri is of course connected with the implementation of the Housing Purchase Certificate Pilot Project.

According to the data provided by the Cadastre Department, 29 sales transactions were registered in July 2000. The increase of registered transactions compared to the previous month is about 28%. According to the registration data of the Pilot Project, from the beginning of the Project implementation (from June to August) 58 residences have been registered, of which 35 occurred in August, which compared to the total number of registered sales during the indicated period of time (see data of Table No.5 for June, July, August) is 63.

Analyzing these data we can draw a conclusion that from 63 registered residences 58 buyers had certificates. This constitutes 92 percent.

Table No. 5

Number of Apartments Sold in Gyumri for 2000

(Data Provided by the Cadastre Department)

Housing types
April
May
June
July
August
Total

1-room apartments
2
2
3
4
5
16

2-room apartments
5
6
8
9
10
38

3-room apartments
3
9
3
5
10
30

4-room apartments
3
1
1
3
4
12

TOTAL
13
18
13
21
29
96

Housing Value Calculation in Gyumri 

1. Calculation of the average value is done according to the following formula:
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Where
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[image: image4.wmf]i

p

T

C

.

.

 is the calculated value of 1 square meter according to i- price zone, and
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   is the percentage correlation of housing in i - price zone.

Based on the data in the tables of the Forms No.5 and No.6,
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the average value of 1 square meter of housing in multifamily buildings in Gyumri for June is $44.1 US.

In accordance with the accepted methodology, taking into account the accepted average normative for the total area of apartments, that is:

1 room-apartments - 42 square meter

2 room apartments - 68 square meter

3 room apartments - 85 square meter

4 room apartments - 103 square meter

5 room apartments – 115 square meter.

as well as using the following formula:
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where
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 -is  average market value

S       - is total normative area, and

based on the given calculation, the average market value of housing (apartments) in Gyumri for August 2000 is the following:

1 room apartments - $1,852

2 room apartments - $2,999

3 room apartments - $3,749

4 room apartments - $4,542

5 room apartments - $5,072
ANNEX A

Square Meter Values of Housing According to Price Zones

Form No. 6

Value of 1sq.meter Housing According to Price Zones 

Price Zone
1 room apt.
2 room apt.
3-room apt.


4 room apt.


Average Index of Calcul. Value


Calcul. Value per

1sq. m. 
Aver.
Calcul. Value per

1sq.m.
Aver.
 Calcul. Value per 1 sq. m.
Aver.
Calcul. Value per 1 sq. m.
Aver.


1


-
-
-
-
63

82
73
-
-
73

2


-
-
60

50

56

54

65
57
52

74

76

41
61
62

50

47
53
57

3


40

44
42
55

42

48
48
50

49

47
49
46

45

50

44
46
46

4


34
34
41

41

39
40
-
-
-
-
37

5
35
35


36


36
36


36
-
-
36

6


25

32

29
29
25


25
-


-


-
-
27

7
-
-
25


25
26

20


23
19


19
22

Av.










42.6

ANNEX B

Square Meter Values for Different Apartment Sizes
 Form No.1

Value of 1sq.meter of one-room apartments in Gyumri

 for September 2000

Code of IC
Zoning
Total area
Apartment value in US $
Value of 1 sq. meter
Total correction factor
Calculation value of 1sq.meter

1-53
4
45
1700
38
+1.1,-1.2
34

1-54
3
45
1800
40
-
40

1-55
5
38
1200
32
+1.1
35

1-56
6
42
1000
23
+1.1
25









































Ô-1.26
3
38
1500
40
+1.1, 
44

Ô-1.27
6
42
1500
36
-1.2
32

Ô-1,28
6
42
1200
29
-
29









































































Form No. 2
Value of 1sq.meter of two-room apartments in Gyumri

 for  September 2000

Code of IC
Zoning
Total area
Apartment value in US $
Value of 1 sq. meter
Total correction factor
Calculation value of 1sq.meter

2-65
2
50
2500
50
+1.2
60

2-66
6
72
2200
31
-1.2
25

2-67
3
55
3000
55
-
55

2-68
2
50
2500
50
-
50

2-69
4
72
3000
41
-
41

2-70
5
70
2500
36
-
36

2-71
3
60
2500
42
-
42

2-72
2
53
2500
47
+1.2
56

2-73
2
55
2500
45
+1.2
54

























































Ô-2-18
4
71
2500
35
+1.1
39

ô-2-19
7
72
1800
25
-
25

Ô-2-20
2
50
2500
50
+1.1,+1.2
65

Ô-2-21
3
60
2400
40
+1.2
48

































































 Form No. 3

Value of 1sq.meter of three-room apartments in Gyumri

 for September 2000

Code of IC
Zoning
Total area
Apartment value in US $
Value of 1 sq. meter
Total correction factor
Calculation value of 1sq.meter

3-63
3
80
4000
50
-
50

3-64
1
80
5000
63
-
63

3-65
2
75
3500
47
+1.1
52

3-66
5
75
3000
40
-1.2
36

3-67
1
85
7000
82
-
82

3-68
2
75
7000
93
-1.2
74

3-69
2
80
6800
85
+1.1,-1.2
76

3-70
3
82
4000
49
-
49

3-71
7
92
3000
33
-1.2
26









































Ô-3-19
7
82
1700
21
+1.1,-1.2
20

ô-3-20
2
65
2200
34
+1.2
41

ô-3-21
3
80
3400
43
+1.1
47

























































Form No. 4
Value of 1sq.meter of four-room apartments in Gyumri

 For September 2000

Code of IC
Zoning
Total area
Apartment value in US $
Value of 1 sq. meter
Total correction factor
Calculation value of 1sq.meter

4-59
3
95
4000
42
+1.1
46

4-60
3
100
45000
45
-
45

4-61
2
80
5000
62
-
62

4-62
3
85
3800
45
+1.1
50

4-63
2
85
3500
41
+1.2
50

4-64
2
85
4000
47
-
47

































Ô- 4-4
7
90
1500
17
+1.1
19

Ô- 4-5
3
88
3500
40
+1.1
44
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