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Association society of the owners of dwelling – one of the forms of efficient management of housing fund
Housing and communal services cannot evolve to civilized market relations without participation of consumers of the housing-and-municipal services and the owners of dwelling. Housing and communal services system, including the policy of payment for dwelling and communal services, the system of social guarantees, and also the questions of increase of the management efficiency and the available housing maintenance, is a component of economic transformations of the Russian economy. The necessity of radical transformations for this sphere of economy became not only obvious, but also real.
The purpose of creation of effective model of management of an apartment house is the improvement of its maintenance, operation and quality of housing-and-municipal services. The purpose achievement will be promoted by the associations of the owners of dwelling (AOD).

In this article separate aspects of formation of AOD and models of an estimation of its efficiency are considered.
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One of the important stages of reforming of housing and communal services is the acceptance in 2005 of the Housing code of the Russian Federation (PH the Russian Federation) which at its contradictions is the positive phenomenon in our life. The analysis of experience of reforming in housing and communal services sphere shows that for normal functioning of this branch not only the development of the market of the acting organizations, but also the creation of associations of the owners of dwelling is required. 

Transition to the market economy has caused mass privatization of dwelling. In the Central district of Khabarovsk the privatization percent on the beginning of 2007 has averaged 80 % that above average Russian level (77 %). There was a situation when in separately taken apartment house there were many owners – physical and legal bodies, and also municipality or the state. In a place with that, the houses remain under the authority of municipality and are served by the contract organizations which have won at the city competition. 

Backwardness of the mechanisms of protection of interests of consumers, quality assurance of housing-and-municipal services, constrain association of the owners of premises in AOD.

From the point of view of economy AOD is necessary to consider as the enterprise making the certain blessings and spending those or other resources at the release of certain services, goods, blessings. It creates exclusively favorable possibilities for self-organizing of citizens in the view of presence of the material interest direct and well realized by them, legal preconditions and the state support: people want, that the house well contained, that it was pure, safe and pleasant to live in it. Besides, the market price of apartments directly depends on a house condition. Owing to named reasons AOD abilities of the Russian society to self-organizing can serve as "a litmus piece of paper». 

To the creation of AOD hinder the absence of the market of utilities in the country, unavailability of citizens to independent management of the property. And here the border between effective and not effective results of activity of AOD substantially lies. 

The management of general property of an apartment house in the housing sector can be effectively organized in AOD which assumes the establishment of certain rights and duties for its members and the tenants who are not entering the AOD. The association is «the state model in a miniature: in the state the citizens pay taxes and in an ideal should be its active citizens. In AOD the tenants should pay membership dues and in an ideal actively participate in association work». 

From the point of view of institutional theory, in APH « in the freakish image of the property rights, theory of collective actions, public choice, contracts and agency relations intertwine». But the problem of inconsistency of collective actions that is connected with discrepancy of direct personal and public interests is main. The ability of community of people to coordination and joint actions in the general interests is known under the collective name of social capital which components are mutual trust, the norms of behavior considering public interest, and also the dialogue with each other and the self-organizing experience. The social capital is necessary for the effective order of the rights of collective property to an infrastructure of apartment houses. The researches testify that joint residing at an apartment house promotes more active dialogue with neighbors and confirms a hypothesis that possession of habitation raises the civil liability and the activity of citizens. 

The basic resources of AOD are the housing fund, target incomes on the maintenance and operation, and also social potential of the house, that is, the tenants living in it. Economic efficiency is estimated at comparison of planned and actual results of expenses.
The owners of dwelling united in association, better, than someone another can take care about the conditions, exploitation and the use of property (cellars, attics, other premises, yard areas) and also to check an observance of instructions for the use of inhabited and uninhabited premises, places of general using, near the house territories.

The association of the owners of dwelling can carry out an enterprise activity directed on the achievement of the purposes for the sake of which it is created, with obligatory reflex in the Charter of all concrete kinds of carried out enterprise activity.

The association creation will allow to inhabitants: to create the efficient and clear mechanism of acceptance of the timely decisions connected with repair and exploitation of the house and separate apartments; to raise the quality of service of the house that can raise in turn an initial cost of apartments, what will increase the capital of everyone.

Thus, it is possible to name with confidence as the purposes which are pursued by copartners of the owners of dwelling, following positions: effective sharing of the general property; the maintenance of demanded technical and sanitary condition of the building; the maintenance of an initial market level of cost of the real estate and, as far as possible, its increase; granting to the house owners of conditions for safe and convenient residing; minimization of expenses for service and utilities; reception of additional financing at the expense of economic activities; carrying out of a credit and investment policy on the maintenance purpose кондоминиума in interests of copartners; rendering to tenants of additional services; representation of interests of proprietors in mutual relations with the third parties; the joint control over observance of the norms of a hostel.

From the point of view of the decision of the primary goal of association, namely efficient control possibility the general property and improvements of the quality of its service has the right: independently to solve, what way will exercise the administration of the real estate: the forces of board or experts of professionals; to employ the professional managing director or the operating company; to conclude contracts with the enterprises of any organizational-legal form on granting of services in service and building operation; to involve contractors on any kinds of works; to supervise performance of works by employees and contractors and to apply sanctions for default or bad quality of works within the limits of the contract.

At the association organization it is required to spend technical inspection of the building and the necessary economic calculations for its acceptance and the subsequent maintenance according to the requirements of the regulatory legal acts. From the previous owner to request data on the works spent at the date of survey under the maintenance and house operation, and also financial receipts from inhabitants of the given object.

Rather important and difficult moment in the course of definition of expediency of creation of housing association is finding-out of a social composition of tenants of the house, employers and owners of apartments as from their incomes, privileges financial conditions of activity of associations depend. It is extremely important to carry out calculations which will allow have the rough forecast of the future incomes and expenses. For this purpose it is necessary to know:

- Level of expenditures on the maintenance and exploitation of the housing fund, and also possibilities and ways of their decrease;

- Sources of resources coming for the maintenance and exploitation of the housing fund (the rent, grants);

- Possibilities to conduct the economic activities after the association organization incomes from which it will go on improvement of the maintenance of building (delivery of premises to rent, placing on walls and a roof of the house of advertising, incomes of tenancy of the near the house territories, participation in investment projects, for example, an extension to the building of additional premises, a superstructure of mansard floors etc.).

The analysis of activity of the existing associations in Khabarovsk has shown expediency of their creation in the presence of following conditions:

- Interest of local authorities in cooperation with AOD;

- Satisfactory technical state of an apartment house;

- Possibility presence to increase receipt of means for the maintenance and operation (economic activities, additional means from a city budget, for example, a part of rent payments of the commercial enterprises located in a building etc.).

The system of the criteria should operate, allowing to carry out the complex estimation of conditions of residing (quality of a life) the population and to track dynamics of their change in conditions of spent actions on branch reforming. The estimation of efficiency of the actions directed on improvement of the life of population, should be carried out in an increase direction: reliability (breakdown susceptibility decrease, widening of the spectrum of services); qualities (price stability, perfection of fuel balance, comfort of available housing); efficiency (decrease specific, the power savings, availability of services). 

The analysis of a control system of available housing of Khabarovsk has allowed to develop a technique of definition of effective model of formation APH, and also recommendations about perfection of a control system by big city available housing at the present stage, including: 

- Introduction of the mechanism of decrease in expenses (clearing of collections) on the state registration of AOD as the objects of the real estate;

- Introduction of the cadastral estimation of apartment houses before its transfer in AOD;

- Legislative fastening of an order of transfer of the uninhabited objects located in the territory of AOD in its property;

- Creation of the advisory-methodical centre at the Association of the owners of dwelling;

- Organization of the system of the complex professional training and an increase of their qualification and the training of house managers.

The special attention is deserved by the model of definition of economic efficiency formed in AOD. As an efficiency indicator the relation of market estimation of cost of all property to cost of available housing AOD is used. The calculation under the following formula is offered:
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Where: D – expected incomes of activity APH;

With – indicators of estimation of the cost of premises;

G – indicators of estimation of the cost of the ground area;

Q – indicators of estimation of the cost of uninhabited structures.

The indicator of estimation of the cost of premises pays off under the formula: 

C = ∑ Pi Mi,

Where: a Mi-total area of apartments in an apartment house available housing i; 

Pi - market cost of a total area of apartments in an apartment house i. 

Ground area estimation of cost is defined under the formula:

G = g S,

Where: g – a cadastral estimation of unit of the ground area, 

S – the ground area. 

Estimations of the cost of uninhabited structures pays off:

Q = ∑ qi Si
Where: qi – cost of the unit of uninhabited property in the territory of AOD; Si – quantity of corresponding units.

Further we predict the potential profitableness form of AOD in the course of its functioning. We consider the expected incomes of tenancy of uninhabited premises entering the AOD, the incomes of other kinds of activity and the corresponding expenses connected with their operation and service. The calculation is made under the formula:

                                                                          D1+D2

                                            Qi = 

                                                        R1+R2+R3

Where: D1 – expected incomes of tenancy of uninhabited premises by i th AOD; 

D2 - Expected incomes of other kinds of activity APH; 

R1, R2, R3 – the corresponding expenses connected with operation and service APH.

The most effective are AOD with the big site on the area as it is possible to lease and have the additional income or on this site it is possible to construct a rest zone, a soccer field, to increase children's playground, etc. Similar improvement of conditions increases the market cost of dwelling, the quality of life, the comfort of residing. The more uninhabited premises, the expenses for their maintenance increase. But at the competent management of this real estate the AOD can take considerable incomes. If the deterioration of the house is small, namely less than 40 % expenses for current and capital repairs decrease that also increases the efficiency of exploitation of an apartment house. 

By the means of sociological interrogation it is possible to estimate the social efficiency. In particular in Khabarovsk it has been investigated 20 AOD by the method of casual sample. On each question the answers were estimated by the sizes in a range from 1 (the best value) to 0 (the worst value). On every AOD the results developed and the received absolute values concerned on 1 thousand m2 as all of them differ from the total area. Integrated values from 0,83 to 5,71 standard units as a result have turned out.

At the basis of methodology of construction of this indicator there are private opinions of people on the various parties of the life, the attitude to the economic and social events which occur round them and which characters they are, the form of generalized estimation of perception of the validity. This summary estimation expressed in the standard units, shows the total vision of tenants of efficiency of the activity of AOD. The results of interrogation have shown that the owners of premises aspire more actively to the creation of new forms of the government by an apartment house aged till 40 years. They consider AOD as the most perspective form of the government. 

The carried out researches have shown that in those AOD where indicators of economic efficiency are high, the population gives also the higher social estimations. It is possible to speak about the direct interrelation of economic and social indicators (pic. 1). 

Apparently from the picture 1, to such AOD in Khabarovsk concern № 2, 8, 12, 17, 18, 19. Really operating AOD in Khabarovsk are marked by the numbers from 1 to 20 as the Boards of data AOD gave the close information.
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Pic. 1. Indicators of the social and economic efficiency of activity 
of AOD of Khabarovsk
The analysis of values of the social and economic efficiency of creation of AOD has shown that in AOD №2, 8, 12, 17, 18 and 19 there are conditions for productive activity. The condition of available housing and the presence of objects of the uninhabited property here are in a good technical state and allow to receive additional incomes. 

In AOD № 4, 5, 6, 10, 11, 13, 14 and 16 it is possible to raise the efficiency of their activity. More active work with tenants of the given houses on an explanation of advantages of association in comparison with the other forms of the government available housing is for this purpose necessary. To AOD which have the prospect to develop economically effectively, it is possible to carry № 1, 3, 15, 20. However the help of associations, city administration, skilled advisers, economists is necessary for them. Training information centers that will allow raise the social efficiency of functioning of AOD should get into gear.

As the basic directions of the support of AOD is necessary to consider: 

- Administrative (preparation of the qualified experts in the field of management of the real estate, stimulation and support of AOD at the initial stage of their creation and functioning; competition and exit freedom on the market of housing-and-municipal services of independent professionals; standard-legal simplification of procedures of an input and an exit of manufacturers on the market of operational services); 

- Economic (correction of tariff policy on housing and communal services; the differentiated tax privileges; equality on reception of the budgetary grants received various AOD; transparency of budgets – incomes and expenses that will promote the growth of public consent and mutual trust in AOD.); 

- Socially-institutional (formation of associations of the owners of dwelling, etc.);

- Information (creation of the system of supply with the information of inhabitants and the advisory-methodical centre which problems will include the carrying out of training seminars for chairmen and managing directors of AOD and conferences). 

Thus, AOD is the perspective alternative of the management of apartment houses. The creation of AOD solves the problem of legal registration of the property rights to habitation, as the all owners of premises (apartments, functional premises) become share proprietors of the general property (instead of virtual proprietors of the conditional space named privatized apartment), together solve the questions, concerning the management of dwelling, its maintenance and service. Thus the quality of the maintenance of habitation considerably raises, as the owners are directly interested in it. 

The creation of AOD allows to realize most full the rights of the owners of premises of an apartment house on management and the order of the general property, makes the most transparent the scheme of receipt and expenditure of the resources collected from the owners and employers of premises in the house, creates favorable possibilities for the attraction of investments and the improvement of conditions of residing.

The creation of AOD will favorably be reflected in all parts of the vital activity of the society – social, financially – economic, ecological and political sphere.
Literature and the sources:

1. S. A. Avazyan. Integrated indicators of the quality of life of the population: their construction and use in the social and economic management and inter-regional comparisons. – M.: TsEMI RAN, 2000. — 117 p.

2. M. Alle. Conditions of efficiency in economy / translation by L. B. Azimov, A. B. Belyanin, I. A. Egorov, N. M. Kalmykova. М. : Scientifically-publishing centre « Science for society», 1998.

3. Yu. Weber, U. Sheffer. On the way to the active management by the means of indicators // Problems of the theory and management practice. 2000. №5.

4. Help to the public housing inspector // City centre TSZH: the Methodical grant. – Novosibirsk, 2007.

5. Choice of the way of management of the house // City centre TSZH. // "Neighbours". 1/23/2006. – № 3.

6. N. Оl’ve, Zh. Roy, M. Vetter. Estimation of the efficiency of activity of the company. Practical guidance on use of the balanced system of indicators: translation from English М: the Publishing house "Williams", 2004.

7. «Problems of the theory and practice of reforming of regional economy». The collection of proceedings of scientists, experts and workers of the regional organs of administration. Issue №2. The institute of regional economic researches, Moscow 2000.
8. Working out of the balanced system of indicators. Practical guidance / under the editorship of A.M. Gershuna, J.S. Nefed’eva. – М. : Joint-Stock Company "Olympus-business", 2004.

9. D. V. Feoktistov. Methodology of estimation of the level and quality of the life of population // Taxes. Investments. Capital. – 2002. – №3–4. – P. 56 – 63. 

10. T. A. Yaroslavtseva. Complex approach to the regulation of housing relations / T. A. Yaroslavtseva. – Khabarovsk: 2007. – 396 p.

11. About the statement of actions for creation of AOD, activization of house work, street committees in Khabarovsk for 2007: the decision of the mayor of Khabarovsk from 4/9/2007 № 465 // Current office-work of administration of Khabarovsk for 2007.

4

_1335950815.xls
Диаграмма1

		1.18		1

		5.13		1.12

		0.65		1

		1.29		1

		1.28		1.05

		1.34		1

		4.12		1

		5.57		1.26

		5.71		1.11

		4.03		1

		1.58		1.07

		1.64		1.2

		2.29		1

		1.96		1.07

		1.03		1.01

		1.14		1

		3.77		1.2

		3.1		1.21

		2.43		1.22

		0.83		1.06



Social efficiency

Economic efficiency



Лист1

		0		Social efficiency		Economic efficiency

		1		1.18		1

		2		5.13		1.12

		3		0.65		1

		4		1.29		1

		5		1.28		1.05

		6		1.34		1

		7		4.12		1

		8		5.57		1.26

		9		5.71		1.11

		10		4.03		1

		11		1.58		1.07

		12		1.64		1.2

		13		2.29		1

		14		1.96		1.07

		15		1.03		1.01

		16		1.14		1

		17		3.77		1.2

		18		3.1		1.21

		19		2.43		1.22

		20		0.83		1.06






