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PROGRAM DESIGN FOR THE PILOT EARTHQUAKE ZONE 

HOUSING CERTIFICATE PROGRAM

INTRODUCTION

The Government of Armenia is collaborating with USAID’s technical assistance and capital investment programs to help implement the World Bank’s New Housing Strategy for the Earthquake Zone (EQZ) (December 21, 1998), which has been accepted by the Government of Armenia (GoA). This Strategy is supported by the GoA’s Priority Program for the Earthquake Zone (adopted by Government Decision # 701, November 11, 1998).  For year 2000, funding for the Earthquake Zone is programmed to be generated from State enterprise privatization assets, and the allocation of the majority of housing funds in the earthquake zone may be designated for reinforcement of damaged multi-unit residential buildings to complement the aforementioned program planned by USAID.

This document describes the USAID pilot housing certificate program in Gyumri as of early June 2000, being implemented by the Urban Institute (UI).  It begins with an explanation of the how the pilot site was chosen.  The diversity of site conditions within the EQZ, as was documented in the New Housing Strategy, created the need for some fairly labor-intensive procedures for identifying and selecting the site. These steps are described below.  The report continues with an explanation of the roles of and the selection procedures for two of the Urban Institute's key partners: the banks and the auditing firm.  The next section describes the eligibility requirements of the program and how beneficiaries were selected.  Removal of “domics” (temporary shelters/trailers) is an integral part of the Program and the methodology is described next.  This is followed by other sections that explain how the project team determined certificate values and how it carried out the project's public information campaign.  The report concludes with a description of the team's plan to monitor project outcomes.

SELECTION OF PILOT SITE

Site Selection Criteria

The Housing Certificate Pilot Project subscribes to the “site-based beneficiary selection” approach, basically as described in the New Housing Strategy as the “Physical Planning Component”, which introduces a phased program in the old cities, organized around a logical, sequential selection of sites in the original cities to be cleared of the domics in conjunction with building strengthening activities (a significant number of units are in these buildings) and/or construction on the same site. Over time, most domics, site by site, will be removed to accommodate redevelopment. This “site by site” recovery (starting with the most viable sites in terms of the maximum number of housing units produced at the lowest cost) is directly linked to the distribution of benefits.

The Urban Institute is determining which sites should receive priority consideration for “urban renewal” activities. Criteria will be established for site selection. Domics will be cleared from these “urban recovery” zones and domic dwellers processed for compensation eligibility. 

It is desirable for the Government of Armenia to concentrate reinforcement activities on the same sites selected by UI/USAID for urban renewal. In USAID’s pilot project for Gyumri, sites with clusters of damaged buildings programmed by the Government for reinforcement have been identified through the following criteria:

· Sites with buildings of a typical standardized construction series, because of the predictability of strengthening techniques and economies of scale (most buildings programmed for reinforcement in Gyumri, for example, are of these types).  Sites with more damaged buildings take precedence over sites with fewer or none;

· Sites with infrastructure/communication in place; served by public facilities, i.e. near shopping, services and transportation;

· Sites with optimal potential for future development as market conditions improve or immediately, to accommodate international donors focusing on new construction projects;

· Sites where the largest number of domic dwellers are eligible beneficiaries for earthquake housing compensation as opposed to sites with an inconsistent profile of domic dwellers (i.e. mixed with refugees, extended families, households unrelated to losses in the earthquake, etc.); and sites with the largest percentage of domic residents ready to cooperate with the program.

Site Selection Process (model)

For the Housing Certificate Pilot Program, the following process is executed for the pilot site selection:

1. All damaged buildings programmed for reinforcement in Gyumri which are identified in the aforementioned GoA’s official Priority Program (Nov. 11, 1998) are plotted on a plan of Gyumri (1:10,000 scale).

2. Sites with the greatest number of these damaged buildings (housing units) are identified.

Planning and architectural/engineering experts from the UI consulting team visit all sites identified and conduct site inspections within the framework of the criteria articulated above. Based on experience, the presence and condition of infrastructure can be preliminarily determined.  Afterwards, through referencing regional infrastructure and utility master plans, the condition and location of on-site infrastructure can be confirmed. Finally, as part of the land survey, the surveyors record the location and conditions of all on-site utilities and services, including: water and sewer lines, manholes, gas lines, underground and overhead electric cable, electric transformer substations, drainage systems (including inlets and lines), district heating facilities, and telephone cables. These elements are placed on the survey plan and noted accordingly in the legend.

It should be verified that all utilities are either in operation, immediately operable or may be returned to operation reasonably quickly when required, i.e. buildings are reinforced/ constructed. On most sites which have domics, basic site communications had been restored long ago, as most of the domics have electricity and there is running water and functioning sewer in the immediate area, if not directly connected to the domic. 

3. Schematic Concept Plans (1:1000) are prepared for several sites in the city to demonstrate potential residential development yields based on: a) recovering housing units in empty damaged buildings based on strengthening activities; and b) new construction when economic conditions improve or to accommodate donors focusing on new construction programs.  These yields are based on replication of similar scale buildings and comparable densities as that which existed on the site.

4. Based on the established criteria, a final site is selected. A preliminary “census” is conducted through door to door interviews to determine the composition of the site in terms of the following variables, in order to develop a site strategy:

· the typical profiles of the residents;

· homogeneity versus diversity of the households;

· total temporary households in domics, in condemned buildings and in other non-residential, institutional buildings;

· general pre-qualification of temporary households, in terms of meeting fundamental eligibility criteria i.e. lost a housing unit in the 1988 earthquake AND not as yet compensated with another housing unit by GoA or donor;

· unique problems identified which may make the site non-representative of the respective city’s conditions.

Site inventory and Analysis

Once the site is selected as a “site of recovery”, a land survey (engineering) crew is mobilized in order to inventory and capture all physical site conditions at the time of selection. The following items are recorded on a topographic (horizontal contours every 50 cm) base map (1:500):

· All existing, occupied residential buildings (indicating whether they have been reinforced and placed back into use since the earthquake OR have remained occupied and in use since the earthquake (i.e. not “condemned), and the rating of the building in terms of national standards as to deterioration/damage (categories I, II, III, IV, V);

· All existing, damaged unoccupied (or partly illegally occupied) residential buildings subject to reinforcement (according to the Nov 1998 official Government Program);

· Dormitories and hostels, if present;

· All non-residential buildings, both occupied and unoccupied;

· All non-residential buildings which are being used as temporary shelter (both officially and unofficially), such as schools and other institutional buildings;

· Single-family detached housing, both private with ownership title and informal (although “permanent-like in appearance, i.e. stone/masonry, permanent materials);

· “domics” (prefabricated trailers, emergency shelter units, including the informal appendages which have been added by occupants (in masonry, wood or other materials) in several sub-categories:

· used as temporary shelter (residential use)

· actively used as non-shelter, such as a shop, service (shoe repair, commercial/mechanical shop, etc.)

· passive use, i.e. storage, garage for individual vehicle storage or repair;

· Places where a single registered household is occupying more than one domic structure, whether attached in a cluster of domics or a noncontiguous outbuilding, these are to be clearly identified;

· Names of households (full name of head of household); 

· Addresses of all permanent buildings, damaged buildings (both subject to reinforcement or demolition);

· Numbers of all domics (temporary households identification numbers) whether visibly written on the domic or not; 

· Sites (former or existing foundations of previously existing structures, destroyed by the earthquake, demolished after the earthquake, or otherwise no longer present, since the earthquake);

· Infrastructure (communication lines such as water, sewer, gas, electrical, etc. and their general condition);

· Surrounding streets (public and informal vehicular ways), names where applicable; and

· Surrounding land uses bordering the selected site and location of any off-site structures proximal to the subject site.

All site data when verified is to be entered into the appropriate computer program system (i.e. GIS/CAD) for documentation and modification during the monitoring process.

Identification of the Pilot Site

The Pilot Site consists of the southern part of the “Yerevanyan Ghadjughi” neighborhood, bordered by Yerevanyan Ghadjughi (Avenue) on the west, a series of garages and a pre-earthquake single-family neighborhood on the east, the “Universal Mart” store, Residential Building 133 and the former school site on the north, and the site of Strommash factory on the south. These boundaries naturally and logically define a coherent sub-neighborhood, from an urban planning and social perspective.  For the issuance of certificates, the site was further divided into 3 sections labeled A, B, and C.

IMPLEMENTATION PARTNERS IN THE PILOT PROGRAM

Banks

Each of the certificates is registered in a specified bank, and bank staff take the beneficiaries through a series of steps from registration to the signing of the sale agreement through actual certificate redemption.  Banks not only work with beneficiaries to facilitate the financial transactions necessary for purchasing a new housing unit, but they also provide guidance to certificate holders. The procedures for processing the certificates are contained in detail in the Bank Manual, a step by step guide that contains all the forms and information the bank will need to successfully work with the certificate holder and redeem the certificates. Two banks were selected to process the certificates in the Pilot Housing Certificate Program: ArdShinbank and ArmEconombank.

The process of selecting banks began in November 1999 when all banks in the City of Gyumri were contacted and informed about the program.  The Urban Institute financial consultants held interviews with key members of the banks’ staff to ascertain the banks interest in and ability to implement the housing program.  Interviewers used four criteria in the preliminary selection process: 1) demonstrated understanding and enthusiasm for the pilot project, 2) institutional stability, 3) relevant experience and staff expertise, and 4) ability to service the entire earthquake zone (see Table 1 for a list of the indicators and rating levels used during interviews).  Six of the nine banks in Gyumri were recommended to be included in the final selection round.

Table 1: Pre-qualification Bank Selection Criteria, Indicators, and Rating Levels

Criteria
1) demonstrated understanding and enthusiasm for the pilot project
2) institutional stability
3) relevant experience and staff expertise
4) ability to service the entire earthquake zone

Indicators
Discussions with key bank personnel;

Quality of response to requests made by UI staff
Sufficient equity to meet central Bank requirements for end-of-year 1999;

Compliance with Central Bank normatives for liquidity and risk
Experience with mortgage financing;

Experience financing construction enterprises;

Gyumri branch manager’s experience
Service facilities in the earthquake zone

Rating Levels
Good / Fair / Poor
Satisfactory / Unsatisfactory
Good / Fair / Poor
Satisfactory / Unsatisfactory

An RFP requesting proposals from the banks to participate in the Housing Certificate Program was formally submitted to each of the six pre-qualified banks in mid-January 2000.  The RFP provided the banks with a more detailed description of the program, the scope of work, and the three evaluation criteria to be used in judging proposals: 1) proposed staffing and equipment, 2) understanding of the implementation process and ability to propose an effective implementation plan, and 3) the fee for processing each certificate.  On January 29, 2000, the Urban Institute’s bank evaluation committee members met to score proposals submitted by four out of the five banks: Armeconombank, Ardshinbank, United Bank, and Armimpexbank. (Anelik Bank did not respond to the RFP).  Ardshinbank and Armeconombank received the highest total score and were selected to participate in the program.  Subcontract agreements were signed with both banks at the end of April.

The banks play a key role in administering the Housing Certificate Program.  They work closely with each certificate holder registered at their bank to insure that they are complying with program requirements and to provide legal and clerical support in the purchase of a new housing unit.  Bank advisors have practical experience in law specifically related to real estate transactions.    

Auditor

To insure that banks are following program requirements, a professional auditing firm will conduct a final independent review of all of bank procedures for each certificate.  Two firms, KPMG/Armenia and Amyot Exco Armenia submitted proposals for the certificate program.  Both firms demonstrated their understanding of the project requirements and both firms were considered well qualified to perform competently from technical and professional standpoints.  The Urban Institute selected KPMG as the program auditor based on cost considerations and best value to USAID.  Inclusion of the auditing firm in processing certificates ensures transparency and accountability in the program.   

After the selection of the two banks and auditor was complete, the Urban Institute organized a mandatory two-day training for staff from these institutions on the procedures that need to be followed in processing each certificate.  The training provided an opportunity for staff from these key institutions to meet, review the bank manual, and discuss any issues or concerns relating to project implementation.  A representative from one of the banks in Russia that participated in USAID’s previous program to re-house Russian Military officers returning from the Baltics also participated and discussed the program’s success in Russia. 
Other Partners

Beneficiaries may use an authorized Real Estate Agency to help locate a suitable housing unit. The program manager certifies agencies on the basis of their agreement to conform to the requirements of the program and attendance at a one-day training program.  In addition, local NGOs play an important role during the public information campaign and help UI staff in organizing and conducting trainings.  

DETERMINATION OF ELIGIBILITY  

The established eligibility criteria for participating in the program are the following: 1) the resident must have lost a home in the 1988 earthquake; and 2) have not received housing compensation from a government or donor organization.  Additional considerations include whether or not the household owned permanent real estate, was waiting for a damaged building to be reinforced, or had been selected already for another type of donor housing.   

Ownership of Other Real Estate

Ownership of real estate is a factor in determining household eligibility.  A piece of land may not factor in, as this, in itself, does not provide permanent shelter.  An owned apartment or house which the candidate household rents out to another party (or does not use, for whatever reason) may factor in, even if it was not provided by the Government or donor as earthquake loss compensation.

In all cases, an owned or previously-owned housing unit provided as earthquake compensation, disqualifies a household.  A household which sold its permanent residence, no matter how they acquired ownership, and purchased (informally) a domic for use as primary shelter, (presumably so they can use the excess funds from the proceeds of sale to meet costs of living, or for whatever purposes), are not eligible. Once a household's official records (via the housing waiting list in the municipality) match their self-reported information provided through written applications and interviews, the following procedure is executed: 

· A formal request by the Program Manager is made to the Regional Office of the State Cadastral Department to ascertain whether anyone on our list of persons preliminarily qualifying for an HC owns real estate. 

· The Cadastral Department responds with a list of any names which correspond with a registered permanent residential property (apartment or house).  Since, for the Pilot Program, only citizens of Gyumri are considered, then the request goes to the Gyumri regional office. (Ownership of real estate outside of the local jurisdiction will not show up in the search). 

· As the Cadastral Department does not usually list the patronymic (middle) name of the owners in their computer files, it is not uncommon to have a first name ("given") and last name ("family") show up in the files as owning property.  Usually, this is a false match with the person on the candidate beneficiary list.  It is then incumbent upon the candidate to bring his/her documents to the Cadastral Office and prove that the individual owner listed in the Cadastral records is not he/she. There is a modest charge for this (700 drams) which the Project may incur if requested. The Cadastral Department then provides a written document verifying that this is not the same person on the list (or whatever the case may be).

Households registered to condemned buildings subject to reinforcement and re-occupancy.

For the Pilot Program, an eligible household who formally owned and has been waiting for its apartment in an earthquake-damaged (condemned) building (usually rated as "Category III" degree of damage/deterioration), which is programmed for reinforcement in the official "Priority Program" of the Government (Nov. 1998), has a choice to accept or decline an HC, unless the subject building is actively under reinforcement, in which case the household is not eligible (as agreed upon with the Government of Armenia).  "Active reinforcement" is defined as a building where work has been physically started and which is included in the Republic's 2000 Budget for reinforcement (as shown on a list provided by the Shirak Marz Construction Department).

Inclusion in other government or donor shelter programs

A household which is already selected to occupy a housing unit provided by the government or other donor is not eligible. During the Pilot Program, only the Central Government, local government of Gyumri and two donors, the All-Armenia Fund and the American Red Cross (ARC), are actively involved with shelter provision in Gyumri. The Municipality of Gyumri signs off on the list of all candidate HC beneficiaries (verifying that this household is not approved for receiving a unit from the City, Central Government or All-Armenia Fund). Master Logs of approved households are routinely sent to ARC for cross-referencing. However, to-date, ARC had not yet completed their final selection process.  ARC and the Program Manager agreed that a Certificate Holder who was independently selected for the ARC new construction program would not be disqualified unless the HC Holder had already redeemed the Certificate.  An HC holder always has the right to return the Certificate prior to redemption (transfer of funds to the Seller). The Certificate is then cancelled by the Program Manager.  The Program Manager and ARC will continue to coordinate beneficiary selection.

PROCEDURES FOR SELECTING BENEFICIARIES

Census

Prior to final site selection, a general “census” is conducted on two or more candidate sites, which meet the physical site criteria, in order to assess the current status of households residing in temporary shelters.  The purpose of the census and assessment is to ascertain: 1) the percentage of households that include former residents of the surrounding buildings planned for reinforcement; 2) the percentage of former occupants of these damaged standing buildings who have been re-housed, either on their own or through a government program; and 3) the percentage of apartments in the damaged standing buildings that have been legally privatized. 

Data is collected through a census of all households living in temporary shelters on the sites, interviews with key informants about the whereabouts of the former occupants of the damaged standing buildings, and information provided by the Department of Housing of the Gyumri Mayor’s Office. All households in temporary housing on the sites are interviewed using a questionnaire including 17 measures specifically developed and designed for the census.  Data is collected through face-to-face interviews. 

Based on the analysis of the census, a determination can be made as to the presence of factors that are necessary for likely success of implementing the Certificate Program.
While the census conducted anonymously (no names collected to encourage respondents to be forthcoming) was an important element of the preliminary analyses to determine overall site complexion of the typical domic community, it is now believed that large sites are generally homogeneous in terms of the composition of residents. The site occupants are usually former residents of damaged/destroyed buildings on the site or on a nearby site. There was little relocation of entire neighborhoods to new regions of the city. Initially, emergency tents were erected around the fallen/damaged buildings immediately after the 1988 Earthquake, and occupied by the on-site residents. Later, for the most part, tents were replaced by domics.

Therefore a preliminary Census need not be required for an expanded program. Sites selected based on the physical urban planning criteria, can immediately be processed through the Site Beneficiary Survey (see next Section).

Site Beneficiary Survey

Using the information collected during the census as a base, the project team gathers additional information through a door to door survey.  The new information includes the names of family members residing in the temporary dwelling, the address of the household occupied in December 1988, and the number of rooms existing at the previous address. Survey information is cross-referenced with official cadastral data to verify the collected responses.  The information is later analyzed, and a preliminary list of eligible beneficiaries is developed. 

General Site Orientation for all Residents

A general orientation is organized for all residents in the site to explain the conditions of the program and to discuss eligibility requirements.  The orientation provides candidates who are eligible with further information regarding the housing certificate and general information about next steps, and provides candidates who are ineligible under the program with an explanation on why they will not able to participate.  The specific outreach objective in organizing the general orientation is to provide all site residents with a comprehensive program overview.  Staff explain that cooperation from all residents in the site is in everyone’s interest and will expedite the recovery of the city.

Taking a partnership role in this process is one or more local NGOs.   As citizens of the city, NGO members are in a better position to build confidence and to understand the perspective of the community.   UI staff serves as experts and address any technical questions that arise during the orientation.

Training for Candidate Beneficiaries

Only eligible residents living in the Pilot Site are invited to participate in the subsequent training that further explains the rules, regulations, and requirements of the Certificate Program.  Trainers address any concerns or questions that participants may have regarding required procedures.  Potential beneficiaries are given a package that contains the following items: 1) Questions and Answers Brochure about the Certificate program, 2) an application to participate in the program, 3) a refusal form to participate in the program, 4) a model agreement that they will be expected to sign with the municipality that clearly obligates households to conform to program requirements, and 5) an explanation regarding the purchase of two-units with one Certificate.

Final Interviews

After applications have been completed and returned to the program manager, a final interview is held with each household to confirm data received from the household survey and to inform each participant about the number of rooms to which they are entitled and the amount of money their certificate will be worth.  The policy for determining compensation in the Gyumri Pilot Program is the following:

1) Standard Compensation: Certificate value is based on providing the participant with what they lost in the 1988 Earthquake (an apartment size measured in numbers of rooms). If the family size (measured in registered household members (not necessarily physically present in Armenia) today warrants a smaller apartment (according to national norms/Gov. Decision # 432), then they will receive a smaller apartment (in number of rooms).

In most cases, however, the family will receive the apartment size (1, 2, 3, 4, 5-room) which they lost. Again, this will be based on registered household members, whether they are in Armenia or not.

2) Potential Upgrade: If the number of registered members who are physically present (right before the Certificate is issued, at the time the Contract is signed at the Notary between the household and the Municipality) to warrant a larger size apartment than was lost in the Earthquake, the family may be upgraded up to one (1) additional room.

Again, NGO involvement plays a key role in conducting the interviews and facilitating understanding.

Contract between Municipality and Beneficiary

Prior to receiving a certificate, each household signs an agreement with the local administration. The agreement highlights key requirements of the program, and obligates the beneficiary to uphold the following conditions:     

· to vacate and turn over to the Municipality the temporary dwelling currently inhabited by them;

· to relinquish property rights over the formally inhabited housing unit occupied at the time of the earthquake; and

· for 1 year after purchase of the new housing unit, to refrain from selling or mortgaging the housing unit.  

The agreement is notarized and signed by the mayor and all adult members of the household. 

Issuance of HC to Beneficiary

In the community where the HC program is being launched, it is important to provide optimal visibility to promote the program.  During the initial certificate issuance, ceremonies should be held with participation of government officials, donors, beneficiaries, and the press.  During the Pilot Program in Gyumri, the President of Armenia, the US Ambassador, and the USAID Mission Director distributed the first issuance of certificates.  Another ceremony was organized with the Governor and Mayor distributing the second series of certificates to beneficiaries.  Certificate issuance becomes more procedural once awareness about the program has been established in the local community.  

During the entire process, the Program Manager cooperates closely with the local administration in the selection of beneficiaries.  Before certificates are issued, both parties reach a mutual agreement on the list of recipients.  The city stamps each certificate prior to distribution.  The Municipality’s involvement in both the issuance of certificates and the signing of the agreement with each certificate holder provides the city with a sense of greater ownership over the project, and provides the housing department with the legal authority to remove the temporary dwellings and to enforce the additional requirements of the program.

DOMIC  DEMOLITION AND REMOVAL

According to the April 28th, 2000, MOU signed between USAID, the GoA and the City of Gyumri (Article 2, clause 4) the GoA shall  “ensure that temporary shelters made vacant as a result of this program are demolished and removed from the site.”

According to the agreement between the Municipality and the Household, the Certificate Holder turns over to the municipality all property rights on the temporary dwelling and is required to vacate the domic within 30 days after the issuance of the new title by the Cadastral Department.

On this basis of this information, the following Procedures for Domic Removal are recommended:

1.  Within 30 days after a new ownership title of a purchased unit is issued in the name of the HC holder, the participant prepares to vacate the domic.  He may disassemble any separate parts or improvements made by him to the physical structure of the domic, including but not limited to the following: built-in furniture, doors and windows, electric equipment, walls and floor covers, etc., as long as they are removed from the site and are used in the Holder’s interest. Generally, all additions made to the domic at the dwellers own resources, may be taken, as practical, from the domic. The City will remove the rest.

2.  In any case, the core physical structure of the domic (usually the original emergency shelter provided by the State or a donor), which normally consists at a minimum of four walls and a roof, should be in place at the moment of signing the “Handover Act” with the municipality representative. If the physical structure is not in place and/or the Handover Act is not signed, this is regarded as a violation of No. 3.1.5 of the Agreement between Municipality and Certificate Holder.

3.  The municipality may postpone signing of the Handover Act if the participant produces evidence that the home seller did not vacate the unit. Such cases could be reported at the next USAID-GOA monthly meeting.

4.  After having signed the Handover Act, the Municipality paints over the domic number in a yellow “X” and takes the following steps, depending on the structure type of the domic.

4.1.  Metal structures are moved to a metal works designated by the municipality, cut and prepared for reprocessing. 

4.2.  Masonry and stone elements in the structure are demolished and debris is moved to either a special storage facility (depending upon the nature of the materials) or used for municipal needs (construction, street repairs, etc.).  In the latter case a special Sanitary Certificate is obtained by the municipality from corresponding offices.

4.3.  Wooden, or wooden elements in the structure, are cut and sold as fuel or distributed as humanitarian aid to the population. 

4.4.  Selected operations described in 4.1-4.3 may be contracted out to commercial firms. 

5.  Both the domic and plot of land must be cleared within 15 days after signing the Handover Act.

6.  Status of participants’ domics is reported by the Gyumri Mayor at USAID-GOA-City of Gyumri monthly meetings and monitored by the Program Manager as part of its program evaluation procedures.

7.  Special Cases 

7.1. Domics on the site used as shops or storage by HC holders: The agreement between HC holder and Gyumri Municipality includes NO requirement  that participants have to turn over to the municipality other structures on the site. However if a shop/storage is attached to a habitable unit it should be demolished as a single element.

7.2. Garages: If a participant’s domic is built on top of a garage or attached to it, the domic (residential portion) should be demolished in accordance with #1-5 of the current procedure.

7.3. Crops on adjacent land: Households are allowed to harvest crops they may have planted on land adjacent to the domic if this does not disrupt any of the above procedures.

7.4. Animals: Participating households must relocate animals they own at their own expense and risk.

As agreed to in the Memorandum of Understanding, the local authorities are fully responsible for domic clearance.

Environmental Considerations of Domic Demolition and Removal

Domics were put in place without any sanitary and safety controls on construction materials. Some materials could be dangerous for use even after recycling or reprocessing. Involvement of ecological and construction material experts should be consulted at the stage of domic demolition.

Experts from both the Ministry for Ecology and the State Urban Development Inspection in the Ministry of Territorial Administration and Urban Development may be involved in the process.  Both offices have representatives in Gyumri.

After discussions with the appropriate officials, a decision should be made whether the presence of experts is required at the signing of Turnover Agreements with former domic owners.  Some cases would not require such a procedure (i.e. all metal containers could be recycled routinely).

In the cases where experts attend the Turnover Procedure, and there are reservations about a particular way of using the domic structure materials, experts should write their concerns/restrictions on the Turnover Agreement and sign the statement. 

All costs related to the above procedure should be covered by the Armenian side (Central Government or the Gyumri Municipality).  

DETERMINING CERTIFICATE VALUE 

The housing certificate program requires the appraisal of current average market prices of housing units.  Market prices are calculated by analyzing actual sales in the local area of comparable housing units.  The following are the average market values (for various apartment sizes) in Gyumri for April 2000: 

1 room apartment - $1,764

2 room apartments - $2,856

3 room apartments - $3,570

4 room apartments   - $4,326.

5 room apartments   - $4,830

The market value for housing units are monitored each month. 

Calculation of the average value of one square meter is done according to the following formula:
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Based on the collected data, the average value of 1 square meter of housing in the multifamily buildings in Gyumri for April is $42.  The values are obtained by multiplying this amount by accepted average norms for the total area of apartments, which are:

1 room-apartment -  42 square meters

2 room apartments - 68 square meters

3 room apartments - 85 square meters

4 room apartments - 103 square meters

5 room apartments - 115 square meters 

PUBLIC INFORMATION CAMPAIGN 

[image: image6.wmf]Public outreach under the pilot program has been achieved through public announcements on both radio and television, as well as through published informational brochures.  In addition to producing this program material, staff invited representatives of newspapers and news stations to formal ceremonies, contract signings, and additional events aimed at promoting awareness and understanding about the project.  Below is  a list of the components of the public information campaign:

Questions and Answers Brochure: Most Frequently Asked Questions and Answers on the Housing Certificate Program

Quantity: 1,000 copies (initial printing)

Parameters: A4 format (2 fold), 2 x 2 colors

Audience: All categories of participants in the program

Sellers’ Guide to the Housing Certificate Program

Quantity: 1,000 copies (initial printing)

Parameters: A4 format (2 fold), 2 x 2 colors

Audience: Potential apartment sellers in Gyumri

Public Service Announcement

Duration of Announcement: 60 seconds

Length of Broadcast: 4-6 weeks

Frequency: 7 to 8 times a day

Channel: Shant 

Audience: Gyumri population

PROGRAM MONITORING

The team will monitor a variety of pilot project outcomes, and will use this information to develop recommendations for improving the design and implementation of the housing certificate approach.   It will collect data using a combination of formal surveys of target group households and beneficiaries, as well as structured interviews with institutional actors.  It will also administer a short questionnaire to sellers.

Although the primary focus is on documenting and analyzing the successes and failures of program participants with respect to locating acceptable housing, there are a number of other key monitoring objectives.  Top among these is tracking what happens to domics after they are vacated by program beneficiaries.  Another objective is to document the recovery of public assets (e.g., schools, churches, and parks) as beneficiaries abandon these locations.  Finally, the team will analyze a variety of market effects that may be attributable to the program.  This would include, for example, measuring broker activity and the response of sellers to the program.  The team will also attempt to monitor any price effects attributable to the program, although the scale of the pilot project makes such effects unlikely.

The monitoring component will be particularly helpful with regard to determining the overall administrative costs of the program.  It will provide concrete information on the effectiveness of outreach programs and training, and program outcomes such as the final geographic distribution of beneficiaries.  It will help assess the need for any modifications to efforts to promote transparency and ensure that the public understands and supports the program.

The monitoring component includes a combination of formal surveys of target group households, structured interviews with institutional actors, and a monthly assessment of real estate market changes in Gyumri. Evaluating changes in the local housing market will be the responsibility of Eric Mesropian, an Urban Institute consultant and local expert in real estate markets.  Data for determining the price of housing units in Gyumri will come from local realtors, and will be released on a monthly basis.   

The Center for Policy Analysis (CPA) will monitor targeted populations, including housing certificate recipients, ineligible households, eligible recipients that refused to participate in the program, and sellers.  An important aspect of the Pilot is making sure that the smaller pilot site community and the community at large understand and accept the household certificate effort. The purpose of interviewing ineligible households is to allow the Project Manager to learn how residents of the Pilot site perceive the program and the fairness of the selection process.  Some of the program’s early successes can be explained by the good relationships established with all households, eligible and ineligible, on the pilot site.  Interviews with ineligible households will focus on measuring their knowledge of the selection process, knowledge of the housing certificate project, information sources, attitudes toward the fairness of the project, attitudes toward the pilot site itself (especially as it is cleared of domics), and other satisfaction indicators. Follow-up interviews will be conducted with all households on the Pilot Site and scattered off-site locations in Gyumri in the following manner:  

· All housing certificate recipients.  Face-to-face standardized interviews of housing certificate recipients will be conducted within 45 days after transfer of title or within 30 days after a housing certificate expires without a successful transaction.  If multiple homes have been purchased with one certificate, interviews will be conducted with all new households.  

· All ineligible households.  Face-to-face standardized interviews of ineligible households will be conducted after approximately twenty percent of the housing certificate beneficiaries have moved into new homes and have had their domics removed from the site.

· All eligible households that refused to participate. Face-to-face standardized interviews of households refusing to participate will be performed within 21 days of their official refusal.

All sellers participating in the Housing Certificate Pilot Program will be tracked through a one-page self-administered questionnaire and a follow-up check. The self-administered questionnaire will be included in the bank closing documents and will contain requests for contact information.  Approximately 60 days after the transfer of title, follow-up checking on the whereabouts of the sellers will be conducted in person and/or via telephone with the sellers and/or contact persons and/or with former neighbors.

Disposal of domics will also be monitored.   Forty-five days after transfer of title, the Pilot Site will be visited in order to determine if the household’s domic, (including all off-site domics if applicable) and all associated attached and detached structures have been removed.  Information regarding the disposition of domics of ineligible households on the site will be obtained from Gyumri City officials.  Any other physical changes to the site will be monitored.

John O’Mally, a Peace Corps volunteer and licensed Real Estate Broker in the US, will monitor “offerors” (households which submit their residence “for sale” at the Information Center in Gyumri City Hall).  The information will include the number of homes being advertised (broken down by room size), the average and range of prices for the units, the vacancy rate, and the stated reasons for selling apartments.    
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Unusual circumstances and economic conditions force us to seek new solutions to providing permanent shelter for families displaced by the 1988 earthquake





A new strategy has been developed to help solve the problem





New Construction is too expensive and is not sustainable





Adequate ready housing exists in the market place





How can we match homeless persons with ready, available housing?





The Housing Certificate Program is the instrument.  Eligible persons may qualify for non-transferable housing purchase certificates...





And immediately a “blocked account” will be opened at an authorized bank on their behalf for buying a home.





Search for a suitable apartment and all documentation for buying and selling will be facilitated by the banks and certified real estate agencies





You’ve waited years





You can be a homeowner in just days





This program is sponsored by the GoA and USAID in cooperation with your City Admin.
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