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Ms. Miriam Maxian 
The Urban Institute 
2100 MStreet, N.W. 
Washington, DC 20037 

Dear Miriam: 

The United States, through its Agency for International Development, iswell-positioned to provide 
significant assistance Indeveloping the private entrepreneurship and capacity necessary for the 
provision of the next generation of housing inthe CSFR. 

This report, the result of a9-day visit to the Czech and Slovak Federal Republic, outlines a 
program of seven separate but Interdependent actions to: 

o 	 Provide support to emerging Associations of Entrepreneurs and Contractors, 

o 	 Enhance management control by Contractors of their firms and projects, 

o 	 Demonstrate the adaptability of U.S. housing concepts and tachnologles to
 
local conditions,
 

o 	 Enhance the ability of private Developers to provide affordable housing. 

Iwish to take this opportunity to thank you for your help inarranging this visit and guiding my 
efforts. Kindly pass on my sincere appreciation to all those who gave of th& time and knowledge to 
orient me to the unique challenges and opportunities for creating an industry inthe CSFR which will 
be responsive to the new market for buildings and for housing inparticular. 

We at Beacon stand ready to assist U.S. AID, The Urbsn Institute and others inthe Implementation of 
their programs inthe CSFR and look forward to early discussions inthis regard. 

Very truly yours, 

Henry G. rwig 
Vice Pres ent 

HGI:llII 

Enclosure 

cc. T.Kingsley 

Recipient of the National Build Amenca Award 1988 and 1989 



CONTENTS 

Private Development of Housing in the CSFR 
March 27, 1992 

1. Cover Letter 

2. Table of Contents 

3. Introduction 

4. General Observations 

5. Program Objectives &Participants 

6. Program Activities 

1. Legislative Support for Contractor Associations 
2. Organizational Development of Contractor Associations 
3. Workshops on Financial Management for Contractors 
4. Specialized Materials Purchasing Workshops 
5. Construction Company Partnering Program 
6. Innovative Wall Construction Technology Demonstration 
7. Alternative Apartment Design Demonstration 
8. Financial Planning Workshop for Housing Developers 

7. Implementing the Program 

8. Appendices 

1. Visit Program 
2. Background Reports 
3. Contractor Mark-ups 
4. Housing Component Costs 
5. Contractor Association Guidelines 
6. Construction Firm Simulation 

9. Beacon Cons!,ruction Company 

Henry G. Irwig - Beacon Construction Company U.S. Agency for International Development 



Private Development of
Introduction Housing Inthe CSFR 

9 Day Viit This report is the product of a 9-day visit to the Czech 
and Slovak Federal Republic ("CSFR'), organized by The 
Urban Institute in early March of 1992. The purpose of 
the visit was to further develop and refine a program of 
activitias to support the privatization of the housing 
Industry Inthe Republic, specificallywith respoct to Its 
production sector. The visit comprised a series of meetings 
with clients, contractoms and engineers inriolved in the 
implementation of projects of various kinds, a number of 
site visits to projects under construction, discussions 
with senior representatives of research and training 
organizations and, most Importantly, visits to and 
discussions with the Initiators of the newly formed 
Associations of Entreprenours. Appendix 1 outlines the 
visit Inmore detail. During the visit, observations and 
preliminary conclusions were also discussed with Sarah 
Wines of the U.S. Agency for International Development and 
Tom Kingsley, Miriam Maxian and Petr TaJcman of The Urban 
Institute. 

Context 	 The observations and conclusions presented in this report 
are based on the visit and on a significant set of 
observations and analyses described in a series of draft 
reports prepared by Miriam Maxian and others for The Urban 
Institute over the past nine months. These reports, which 
are referenced to in Appendix 2, contain substantial 
back-up details which are not necessarily repeated in this 
report Although the author feels confident about the 
conclusions and directions outlined, the reader should be 
circumspect about using single items of Information for 
purposes outside the scope of this report. 

Report Organiztion 	 The report Is organized as follows: First, some general 
observations are presented about the current state of the 
industry, Its resources and the critical issues with which 
It Is faced. A brief outlins of key objectives to be 
achieved through the program and guidelines for its 
Implementation follows. Then a oeries of separate but 
Interrelated program activities ere described with regard 
to both their objectives and the tasks involved in their 
Implementation. The report concludes with an overview of 
the actions required to develop the industry which will 
provide the next generation of housing in the CSFR. 

Henry G. Irwig - Beacon Construction Company 	 U.S. PAgency for International Development 



General Observations 

Prlvatzttion 

Current Pricing 

Increasing Competition 

Private Development o 
Housing in the CSFF 

At the time of witing, the CSFR is Inthe midst of a process of 
pivatization. Some small, private construction companies have 
formed and have begun to organize to promote their common 
Interests; some state enterprise construction companies have been 
taken over by their key managers and are moving to undertake work 
in the slowly emerging private sector;,other state construction 
enterprises have not yet been privatized and contlnuie to have 
prefeential access to publidy-funded work. The client sector of 
the Industrj-that is, those entitles promoting and investing in 
housing-4s Ina similar, though less developed, process of 
change. 

Although the rigid price structure of the past Is no longer 
enforced, Its traditions are strong and evidence themselves in 
price guidelines which continue to substantially determine prices 
charged by contractors to clients. The prices contained in these 
guidelines Incorporate investment, administrative and labor tax 
burdens which are no longer fily operative and which, currently, 
yield significant profit oppotunitles, especially to those firms 
which are organized as small businesses oss than 25 employees) 
using labor subcontracting. The relative inexperience of clients 
(that is investors and purchasers of buildings and building 
services) in market-economy practices and negotiation allows for 
situations where contractors' mark-ups for overhead eacover and 
profit exceeds 40 percent of direct costs. Appendix contains a 
short summary of the elements which comprise this mark-up. 

Legislative action Is currently underway which, Ifappropriately 
drafted, will both open up markets that in the past were segmented 
by both locality and work-type. Other legislation, already on the 
books, will nct only eliminate the current practice of avoiding 
social secuity payments for tradespe.sons working for small, 
private companies but will also curtail the flexibility of 
contractors in undertaking labor-only subcontracting. Together 
with Increasing wage levels and project experience-resulting from 
greater commercial Interchange with Western European activities, 
both in the CSFR and abroad-this will give rise to ':creased 
contractor risks as costs and competitive pressures escalate. 

Henry G. IrwIg - Beacon Construction Company U.S. Agency for International Dovelopmenl 



General Observations 

Technology 

Materials 

Private Development of 
Housing Inthe CSFR 

Precast concrete panel construction was the dominant technology 
for large-scale housing In the past 20 years. Smaller-scale 
housing Is currently being produced using traditional masonry 
techniquws. This Includes hollow clay block, concrete block 
and face bricks for vertlcal ,lements. Horizontal elements are 
constructed using cast-In-place concrete and srrmller-scale 
prefabricated planks. Intercr finishes are almost universally 
cement plaste,, as is exterior stucco. Recent commercial 
ccnstruction, particularly hotel construction, has seen the use 
of Western European techniques and materials, particularly for 
Interior construction and mechanical anI elctrdcal systems. 
Ughtweight framing and rlasterboard systems-such as those 
which dominate U.S. Interior construction-have been used In 
only very limited situations In their European derivative form. 
The combinatn of such systems with exterior insulation and 
stucco finishes Is currently eliciting interest as a time-saving 
alternative to traditional construction. Appendix 4 iiustrates 
the relatively high proportion of overall construction costs 
attributable to extemal walls when compared to that Inthe 
United States. 

Local materials are readily available in various qualities 
and can currently be purchased at a discount on the listed 
price. Materials constitute the most significant cost 
element In construction. Even traditional materials 
requiring a high-abor content for Installation exceed 
50 percent of the cost of construction. Various efforts are 
currently underway to devolop private organizations for the 
bulk purchasing or manufacturing of materials to reduce their 
cost and Increase their variety. Foreign materials cost 
between twice and three times that of local materials, the 
difference being a fuction of currency exchange rates rather 
than customs or Import duties. Integrating the purchase of 
those materils, especially those that are specifically 
tailored to Indidual projects, into the construction 
process constitutes a significant and new scheduling 
challengs for builders and contractors. 

Henry G. Irwig - Beacon Construction Company U.S. Agency for Intemational Development 



General Observations 

Labor 

Equipment 

Industry Development 

Private Development of 

Housing in the CSFR 

Generally, labor seems well-trained. The training of 
tradespersons Ina variety of basic trades allows for 
retraining of workers in new technologies. When 
appropriatiy .reconpensedand motivated, labor has been 
shown to t* efficient and responsive in adapting to new 
technologies. The success of private Czechoslovakian 
contractors in undertaking small projects InGermany Is a 
function of both this situation and the wage differentials 
at current currency exchange rates. A replacement for the 
labor training programs apparently provided by the state 
construction enterprises Inthe past is not yet evident 

Mechanical equIpmant for the tramnportatlon of materials 
and trad3spersons is plentiful and can currently be bought 
or leap.i from the larger public construction firms at 
economical rates. Even on small-scale projects using 
traditional materials, it is common to have a crane during 
erection of the structure and a hoist and several conveyor 
belts for the interior work and finishing operations. Much 
of this equipment is manufactured locally in the CSFR. 

The affordability of housing is greatly Influenced by the 
technical and cost efficiency & the construction Industry. 
In Europe, generally, and also Inthe CSFR, the differ­
entlatlon that exists Inthe United States between house 
builders and the general construction Industry is not 
nearly as dear. The capacity of the construction Industry 
to rehabilitate and upgrade the existing stock of housing 
and provide the nae. generation of homes is, therefore, 
very dependent on the appropriate structuring of the 
Industry as a whole and the development of technologies 
which better address the needs of the users. Both of these 
cannot afford to wait for new programs aimed at housing 
specifically. Rather, they shHud be developed and refined 
on other types of projects which provide-because of the 
commercial benefits of quicker occupancy and more flexible 
design-additional resources to overcome the Inevitable 
hurdles of Innovation. 

Henry G. Irwig - Beacon Construction Company U.S. Agency for International Development 



Private Development of
Program Object ves " Participants 	 Housing inthe CSFR 

Objectives 	 There are three objectives !hat emerge from this work, all of which
 
are fullysubscribed to by the relevant Czech and Slovak
 
participants:
 

1. 	 improvement of opportunities for, and ability of, construction 
rPontractors to effectively compete for and efficiently manage 
construction over the longer term. 

2. 	 Introduction and development of new construction techniques and 
technologies which will enhance efficiency and improve building 
affordability and performance. 

3. 	 Improvement of capacity of developers to Integrate physical and 
financial planning to ensure the feasibility of housing projects. 

Key Organizations As Indicated above, work carried out to-date by The Urban Institute 
has been successful in ideriifying challenges and problems in the 
provision of housing, developing Information relating to these 
challenges and problems, and establishing relationships with key 
organizations and Individuals at the forefront o' converting this 
sector from a planned to a market economy. Among these are the Guild 
of Private Entrepreneurs Inthe Construction Business Inthe Czech 
Republic and the Association of Slovak Entrepreneurs in the Slovak 
Republic. The visit culminating in this report was successful in 
confirming and refining previous findings, consolidating relation­
ships wth lndiMduas and organizations, and establishing new 
relatk;nships. Of particular importance in regard to implementing 
actions to provide assistance in addressing the challenges Identi­
foed, are two institutions with internationally respectec traditions 
of research and education related to housing and the construction 
industry. These are The Institute of Building Economics and 
Organization (in Bratislava) and The Institute for Education of 
Workers In Construction (in Prague). 

Commitment 	 The current commitment of the entrepreneur organizations to the U.S. 
program is especially notewortily as many are comprised solely of 
operating entitles facing day-to-day commercial pressures. In 
addition, they have rapidly Increasing access to European, parti­
cularly German, models of organization and technology which provide 
them with ideas and guidelines which can easily be adopted even 
though they may not provide the flexbflty of their U.S. 
equivalents. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Program Activities 

Overview 

Time Frame 

Private Development of 
Housing in the CSFR 

The following eight activities address the goals outlined 
above. Although each is described separately with its own 
objectives, background and Implementation tasks, the 
activities are Interdependent and reinforce each other. 
Consequently, the activities outlined below are oriented to 
providing immediate assistance and exposure rather than 
research and dwelopment. 

o 	 The first two activities are aimed at providing support
 
for the development of the two Entrepreneur Associations
 
catering for ti e new, private construction contractors.
 

o 	 The third and fourth activities focus on enhancing the 
control by builders and contractors of the increasingly 
critical financial and material resources they manage in 
the implementation of projects. 

o 	 The fifth activity is designed to cater for the more 
established private contractors who desire greater
 
exposure to U.S. organizations and methods.
 

o 	 The following two activtles provide the opportunity to 
widely demonstrate the benefits of U.S. technologies in 
reducing cost and enhancing design flexibility of housing. 

o 	 The final activity is directed at developers of housing 
and focuses on enhancing their ability to mold their 
projects to meet the constraints of financing available. 

The rapi changes taking place in the CSFR as it moves from a 
planned economy to a market economy, the ready availability of 
other competirng models of organization and technology and, 
most Importantly, the current commitment of Czech and Slovak 
entrepreneurs to collaborate in and support the U.S. program 
described herein require that these activities commence with 
minimal delay. The Implementation of the activities over the 
next 12 to 18 months will position the U.S. as a key contri­
butor to the privatization of the housing Industry in the 
CSFR. 

Henry G. IwIg - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of 
Program Activities Housing in the CSFR 

ACTIVITY 1: LEGISLATIVE SUPPORT FOR CONTRACTOR ASSOCIATIONS 

Obj*-tive 	 Ensure that new legislation currently being drafted and 
modification of existing legislation enhances access of private 
contractors to public work and does not hamper their ability to 
efficiently control the construction process. 

Background 'he existing construction code, which regulates the way inwhich 
housing and other projects are Implemented, is designed for & 
planned economy and constrains private contractors from competing 
for public work. It IsImportant that this code be redrafted 
promptly to address this Issue. As the current code contains 
references to other matters-such as material norms and stan­
dards, and regulations regarding health and hygiene (all of which 
require substantial negotiation and refinement)--t is important 
that the process for the drafting of the documents, and the 
documents themselves, be disaggregated to ensure prompt change. 

The new tax code will Impose substantial business constraints on 
contractors using labor-only subcontractors. At this stage in 
the development of the industry and the formation of smv;;a new 
subcontracting firms with few rosources, what might normally be 
an acceptable strategy is extremely disadvantageous. 

Tasks o 	 Debrief on cun'ent legislative efforts by Associations of 
Entrepreneurs and Contractors. 

o 	 Analyze existing and proposed legislation to determine: 
- subcontractor capabilities, 
- materials access, 
- subcontract agreements. 

o 	 Develop scenarios for continued development of privatized 
industry. 

o 	 Draft revisions to legislation which will enhance 
competitiveness of private contractors. 

o 	 Collaborate with Associations Inimplementing and monitoring 
effects of legislation. 

Henry G.Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of 
Program Activities Housing Inthe CSFR 

ACTMTY 2: ORGANIZATIONAL DEVELOPMENT OF CONTRACTOR ASSOCIATIONS 

Objective 	 Ensure Implementation of Association programs inaway that 
properly recognizes critical contractor intere-ts and their 
relationship to professional and labor Interests which are in 
varying stages of development. 

Background 	 Inthe absence of the web of representative associations which 
characterizes the construction industry inmarket-economy
countries, the natural inclination for the new Associations of 
Entrepreneurs and Contractors Isto create all-encompassing 
programs through which they can drive the industry to amarket 
economy. Although the Articles of Association of at least one 
of the Associations isgenerally well-constructed, there remain 
critical questions of membership, control of work and control of 
labor which require further refinement. Appendix 5provides 
some guidelines from typical, comparable U.S. assocations. 

Inaddition, the continued existence of the fledgling 
Associations depends heavily on their short-term ability to 
provide simple services, including irdormation dissemination, 
to their members and potential members. Both the resources and 
techniques to accomplish this currently rely solely on the 
principals of the member companies who should provide executive 
direction rather than Implementation. 

Tasks 	 o Support establishment of key staff positions and basic 
facilities to provide:
 
- limited membership services,
 
- greater assoclation visibility,
 
- support for association development
 

o 	 Detal reiew of existing and proposed activities and 
resource development of CSFR associations. 

o 	 Mapping of other Industry Institutions including those 
catering for engineers, architects and tradespersons. 

Henry G.Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of 
Program Activities Housing Inthe CSFR 

ACTIVITY 2: ORGANIZATIONAL DEVELOPMENT OF CONTRACTOR ASSOCIATIONS 

Tacks (continued) o 	 Analysis of alternative U.S. associations and their 
activities, services and resource bases. 

o 	 Draft of 5-year plan for CSFR associations, Including 
staffing and funding. 

o 	 Establish relationships with key U.S. associations to 
promote Interchange. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of
Program Activities Housing in the CSFR 

ACTIVITY 3: WORKSHOPS ON FINANCIAL MANAGEMENT FOR CONTRACTORS 

Objective 	 Enhance ability of private firms to manage their finances,
 
especially cash flow, and progressively develop their overall
 
management capabilities.
 

Background 	 The present existence of large mark-ups and the capability and
 
willingness of clients to provide up-front funding for contrac­
tors has allowed the new private firms to succeed with minimal
 
attention to the monitoring of profits and cash flow, both for
 
individual projects and forthe firm itself. Inaddition,
 
certain fundamental accounting concepts have been distorted over
 
time by the planned economy of the past. Increasing pressure on
 
mark-ups Inthe foreseeable future, as competition increases and
 
clients become less liberal with their funding, will threaten the
 
viability of many newly-formed construction firms unless they
 
maintain firm financial control.
 

Financial control Implies not only the management of money but 
also the management of the functions, resources and work of the 
firm, all of which must be Integrated to achieve business 
success. 

Tasks o 	 Develop workshop materials Integrating market economy 
financial concepts with CSFR accounting principles and 
practices. 

o 	 Organize and present 1-day Introductory workshops Invarious 
center 

o 	 Provide follow-up consulting service to construction firms, 
as requested. 

o 	 Develop appropriate workshop materials to address the func­
tioning of a firm in a market economy. Appendix 6 describes 
a highly successful system which could be modified for use In 
the CSFR. 

o 	 Organize and present 2-day follow-up workshops in various 
centers. 

o 	 Provide follow-up consulting services to construction firms, 
as requested. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of
Program Activities Housing Inthe CSFR 

ACTIVITY 4: SPECIALIZED MATERIALS PURCHASING WORKSHOPS 

Objective 	 Enhance current construction project planning and control 
skills by Improved management of the purchasing and delivery 
of materials, especially long-lead Items. 

Background 	 There Is an Increasing demand for a broader variety of con­
struction materials and mechanical and electrical equipment 
for buildings. Some have to be premanufactured to suit the 
specific building project, others have to be Imported from 
abroad, and still others are merely Inshort supply. The 
timely acquisition and delivery of these materials will become 
Increasingly Important to the successful implementation of 
projects and the reputation of Individual construction 
contractors. 

Tasks 	 o Analyze emerging materials supply situation in the CSFR. 

o 	 Identify critical items, the acquisition of which need 
to be carefully planned because of increasing demand, 
build-to-design or Importation. 

o 	 Develop workshop materials focusing on the scheduling of 
materials purchasing for critical items Inthe CSFR. 

o 	 Organize and present a 1-dayworkshop in various centers. 

o 	 Provide follow-up consulting services to construction 
firms, as requested. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of
Program Activities Housing Inthe CSFR 

ACTIVITY 5: CONSTRUCTION COMPANY PARTNERING PROGRAM 

Objective 	 Enhance appreciation by more sophisticated CSFR con­
struction executives of U.S. methods and techniques and lay 
foundations for ongoing business relationships between U.S., 
Czech and Slovak entrepreneurs. 

Background 	 A number of successful private firms have at their helm an 
experienced executive who has had experience in undertaking 
projects in a market economy abrod. The exposure of these 
individuals has generally been to Western European as 
opposed to U.S. practices and technologies. They are 
intensely interested in the more flexible management 
approaches and bulding systems that the U.S. has to offer 
and desire support both to establish Initial relationships 
and obtain advice on an as.,needed basis. 

Tasks o 	 Create program for 1-month internship of recently 
graduated CSFR engineers in a number of U.S. con­
struction companies. 

o 	 Implement program whereby interns develop in-depth 
understanding of a specific area of U.S. practice. 

o 	 Develop and implement 2-weak study visit by CSFR 
construction executives to the U.S., incorporating 
comprehensive briefing by intems. 

o 	 Orchestrate follow-up Interchange between U.S. and CSFR 
firms to encourage development of strategic alliances. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development of 
Program Activities Housing in the CSFR 

ACTIVITY 6: INNOVATIVE WALL CONSTRUCTION TECHNOLOGY DEMONSTRATION 

ObjecUve 	 Enhance the capacit of the construction Industry to reduce 
the cost of wall systems and increase their performance with 
regard to energy efficiency and planning flexibility. 

Background 	 Exterior walls compromise about 30 percent of the crm d 
housing construction Inthe CSFR. This Is In the order of 
10 percent higher than inthe U.S. and islargely the result 
of the use of traditional technology, both in the form of 
precast concrete panels and inthe form of traditional brick 
and block. 

The use of drywall technology, Including various forms of 
Integrated Insulation, holds much ,.wom.e for both the 
renovation of existing buildings and the construction of new 
buildings. The United States remains at the forefront inthe 
use of this technology, although Western Europe is rapidly 
catching up. ItIsonly a matter of time before plasterboard 
and steel studs are Introduced into the CSFR, with or without 
the guidance of U.S. experience. 

Tasks o 	 Collaborate with the American Building Products 
Export/Import Council inmaking available videos and 
mock-ups of U.S. technologies. 

o 	 Identify upcoming projects vhich might take advantage of 
these technologies. 

o 	 Collaborate with all parties to facilitate appropriate 
adaption and use of technologies. 

Henry G.Irwig - Beacon Construction Company 	 U.S. Agency for International Development 
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Private Development of 
Program Activities Housing in the CSFR 

ACTIVITY 7: ALTERNATIVE APARTMENT DESIGN DEMONSTRATION 

Objective: 	 Demonstrate the advantages of alternative apartment 
configurations and components resulting from the 
application of typical U.S. technologies. 

Background: 	 The configuration of aparnnts Inthe CSFR has been 
strongly Influenced by the concrete panel systems used 
over the past two decade's. The over-rationalization of 
this production system has led to layouts with less 
variety and efficiency than-the emerging market de'and 
now demands. Similarly, the centrally planned materials 
supply Industry resulted Inthe over-use of standardized 
materials which are now outdated. 

The opening up of borders Isprogressively intrcduclng 
Western European concepts, components and matorlals. 
These differ in significant ways from their U.S. 
equivalents, and their Increasing familiarity tends to 
provide an automatic channel for their automatic incor­
poration and adoption inthe CSFR, Inboth renovation of 
existing housing and new buildings 

Accoss to U.S. concepts for the design of apartments and 
their components ls difficult. The result is the relative 
unavailability of an altornative model at acrucial time 
inthe development of the materials Industry which will 
provide housing components inthe CSFR Inthe future. 

Tasks: 	 o Define and describe indetail apartment concepts and 

coniuraton 

o 	 Slect and specify U.S. alternatives. 

o 	 Identify typical apartment sizes and create designs 
using U.S. concepts and materials tailored to CSFR 
requirements at the upper end of the market. 

o 	 Construct model apartments Inexhibition areas 
available to the general public and the construction 
Industry. 

Henry G.Irwg - Beacon Construction Company 	 U.S. Agen-y for Intemational Development 



Private Development ofProgram Activitles 	 Housing Inthe CSFR 

ACTIVITY 8: FINANCIAL PLANNING WORKSHOP FOR HOUSING DEVELOPERS 

Objective 	 Enhance the capablity of private developers to plan their
 
housing projects in a way that properly integrates financial
 
feasibility Into decisions on physical characteristics and
 
project phasing.
 

Background 	 Past practices have led new private companies developing 
housing and other projects to proceed too far in the 
definition of the physical characteristics of these projects 
without propedy considering the financial Implications of 
these physical characteristics. These havo to do with 
projected Income, costs of construction (especially 
Infrastructure expansion) and project phasing. 

The result Isthat such developers risk wasted effort, missed 
opportunities and, most seriously, projects which do not meet 
the demands or resources of themselves or prospective pur­
chasers. Experience inthe U.S. over the past decades has 
resulted In the creation and refinement of financial analysis 
techniques and decision processes which allow the design of 
projects to be informed by the availability and value of 
moley. 

Tasks o 	 Develop workshop materials integrating development 
financing concepts and techniques with CSFR accounting
principles and practices. 

o 	 Organize and present 2-day workshop. 

o 	 Provide follow-up consulting service to facilitate Imple­
mentation of concepts and techniques Inactual projects. 
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Private Development of
hnplemenflng the Program Housing in the CSFR 

Eight Activities 	 This report has outlined a set of eight separate but inter­
dependent actions which should be Implemented during the 
upcoming 12 to 18 months to help develop the capacity of the 
Industry in the CSFR to provide affordable housing. 

Critical Resources 	 The successful implementation of the programs of support and 
development for the Entrepreneur Associations require the 
legal skills of U.S. consultants familiar with the housing 
and construction industries and the organizational ex­
perience of U.S. builder associations. Most critial, 
however, both for these activities and all the others, is 
the engagement of local support staff which can ensure 
continuity of the associattlons' efforts, coordination with 
U.S. support and expansion of the associations' memberships. 

The workshops oriented to Improving the control by builders 
and contractors of the financial and material resources they 
manage requires the Involvemnent of U.S. consultants with 
construction firm accounting and scheduling experience, 
local research, education and training organizations and the 
coordinating effort of the associations' staffs, yet to be 
engaged. 

The construction company partnering program requires the 
cooperation of U.S. and CSFR construction companies and very 
aggressive planning and coordination by both U.S. and CSFR 
program organizers. 

The demonstration projects rely heavily on coordination with 
other U.S. agencies and material suppliers, contractors and 
design professionals. Local participation is required to 
eraure appropriate briefing, evaluation and Implementation 
of the projects in the CSFR. 

Finally, the developm-nt workshop should be implemented in 
conjunction with those organizations and individuals who are 
currently participating in improving the criteria for the 
evaluation of development proposals. 

Henry G. Irwig - Beacon Construction Company 	 U.S. Agency for International Development 



Private Development ofImplementing the Program 	 Housing Inthe CSFR 

Windows of Opportunity 	 The Interest and commitment on the part of Czechoslovakian 
organizations and Individuals is present. The experience of 
the United States is relevant Inproviding alternative models 
and approaches to those progressively being Introduced through 
contact with Western Europe, particularly Germany. What is 
needed now are the resources which can provide a continuous 
program of collaboration to ensure that the unique oppor­
tunitles el this point of transition In the country can be 
made most use of. 

Schedule 	 Ideally, the actvftles should be Implemented together as 
indicated Inthe schedule illustrated below. 

92.2 92.3 92.4 93.1 93.2 93.3 93.4 

1 LEGATNVE SUPPO FOR OONTR TOR AOSAT"ON: 
........ .......
iiiiiii~lll .:::
iiiiiii!ii~ 


3 vw-fqCS*oNS04FeINaANCA mAEwTFORcownTRTORS ..... . 

4 spEctAumZ uATRALS PuROaSINO wowi(8ope 

5 CONSRUCTIO COUPAKY PAMTNERS4 PORAM­

6 imNOATmV wALL comTRc~iNm TECHNxOLOy DEMONSTIO 

7 ALTTmARwMENT DE=IN DEUoNSwm1O 

8 FWN A PONING (WbR ORMOPHUSNG OPI: 
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Private Development of
Appendix 1: Visit Program Housing Inthe CSFR 

MONDAY, MARCH 2 -

Discussions 

Site Vislts 

Contacts 

TUESDAY, MARCH 3 -

Discussions 

Site Visits 

Contacts 

PRAGUE 

o 
o 
o 

o 

o 

o 
o 
o 
o 

o 

TABOR 

o 
o 
o 

o 

o 

o 
o 
o 

Activities of Czech Association of Contractors 
Privatization of state construction onterprise
Constraints on private housing development 

11 -unit apartment building 
- modfled traditional construction 

Multi-buildIng apartment complex 
- large panel construction 
- dry masonry construction 

Mr. Beswald INOR 
Mr. Jan Hruby Czech Association of Contractors 
Mr. Jan Zemanek H.N. Gorin International, Inc. 
Mr. Stradal Ceskomoravska StavebnI (CMS) 

Czech Association of Contractors 
Mr. Ludek Suic Ceskomoravska StavebnI ('CMS) 

Activities of Czech Association of Contractors 
Managing a private construction company 
Managing construction projects 

Smaller renovation projects 
- major reconstruction of single-family house 
- modernization of supermarket 
Food processing facility 
- refrigeration building 

Mr. Martin Krivanek Czech Association of Contractors 
Mr. Kamenlcky Sizi K-Efekt 
Mr. Vcelaiz Zdenek Kavas, Tabor 
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WEDNESDAY, MARCH 4 -

Discussions 

Contacts 

BRATISLAVA 

o Process for private housing development 
o Development regulations and approvals 
o Large panel housing deficiencies 
o Activties of Slovak Association of Entrepreneurs 
o Managing a construction firm 
o Managing construction projects 
o Ughtweight walling technologies 

o Ms. Jarosava Zapletalova 
o Mr. Gubric 
o Mr. Jozef Ruzansky 

o Mr. Vladimir Randa 
o Mr. Mlloslav Sumec 
o Mr. Roderick Marshall 

Ustav Pre Byvanle, s.p.
 
Ustav Pro Byvanie, s.p.
 
Consult
 
Association of Slovak
 
Entrepreneurs 
Randa &Spol 
Consult 
Sanders & Dempsey 

THURSDAY, MARCH 5 - BRATISLAVA 

Discussions o Contracting and pricing 
o Manpower planning and site organization 
o Current research in housing and building 
o Retrofitting large panel housing 
o Energy conservation 

Site Visits o Multi-bulkling apartment complex 
- large panel construction 

Contacts o Mr. Ivan Krizka 
o Mr. Mrazlk 
o Mr. Simoncic 
o Mr. Pavel VirsIk 

Stavebne Bytove Druzstvo 
Mrazlk Construction 
AB Prompt 
Institute of Economics and 
Organization of Building Industry 
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FRIDAY, MARCH 6 - PRAGUE 

Discussions o Cont%,cting and pricing 
o Constraints on private housing development 
o Ughtwelght walling technologies 
o Continuing education programs and facqltles 

Site Visits o Major renovation of large hotel 
- use of western technologies 

Contacts o Mr. Oldrch Gara 
o Mr. Jan Zemanek 
o Mr. Beswald 
o Mr. Vladislav Blecha 

o (Assistant) 

o Mr. Miroslav Kuolacek 

MONDAY, MARCH 9 - PRAGUE 

Inkoma UmIted 
H.N. Godn International, Inc. 
INOR 
Institute for Education of Workers 
InConstruction 
Institute for Education of Workers 
In Construction 
Stavebnl Zasabovani Praha 

Discussions o Managing a private construction company 
o Ughtweight walling technologies 
o Contracting and pricing 
o Energy conservation 
o Finance and accounting principles 

Contacts o Mr. Karel Mrazek Building Technical Institute 
o Mr. Petr Lukes Agrostav Construction 
o Ms. Magdalena Souckova Arthur Andersen &Company 

TUESDAY, MARCH 10 - PRAGUE 

Discussions o Re:ap of previously mentioned subjects 

Site Visits o Various projects under construction 

Contacts o Mr. Oldrich Gara 
o Mr. Jan Zemanek 
o Mr. William Lobkowicz 
o Mr. Otakar Dvorak 

Inkoma Umited 
H.N. Godn International, Inc. 
C.E. Group Inc.
 
Stefflan Bradley Associates, Inc.
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Demonstration Projects for Private Housing Development
 
prepared by Miriam Maxlan, February 1992
 

Assistance to Private Firms In the Construction Sector
 
prepared by Miriam Maxlan, February 1992
 

Survey of Housing Sector Firms In the Czech and Slovak 
Federal Republic 

prepared by Miriam Maxian, January 1992 

Memorandum titled Regional Centers
 
written by John Lyons, January 1992
 

Memorandum titled Kbely Development
 
written by Jan Zemanek, December 1991
 

Urban Institute Czechoslovakia Work Program 
September - December 1991 

prepared by Miriam Maxian, September 1991 

Draft version of Preliminary Assessment of Private 
Enterprise in Czechoslovakia's Housing Sector and 
Opportunities for Technical Assistance and Training 

prepared by Miriam Maxian, July 1991 

Draft version of Program of Technical Assistance and 
Training Support for Housing Reform in Czechoslovakia 
1991 Objectives and Short Term Work Program 

prepared by Miriam Maxian, undated 

Housing Development Costs Czech and Slovak Federal Republic 
prepared by Miriam Maxian, undated 

Work Program for Component 1: Stimulating Private 
Entrepreneurship in Housing 

prepared by Miriam Maxian, undated 

Profiles of over 100 companies 
prepared by Miriam Maxian, undated 
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Currently small, private contractor's mark-ups for overhead 
recovery and profit appear to Incorporate the following 
elements, Inaddition to the typical contractor's overall 
project mark-up: 

1. 	 Discounts on listed matcrial prices from state material 
suppliers. 

2. 	 Fees for the transportation of materials on-and off-site, 
based on the weight of materials Incorporated Into the 
building. 

3. 	 Avoidance of overtime premiums that need to be paid by 
non-private companies. 

4. 	 Avoidance of social security taxes on smaller labor-only 
subcontracts. 

5. 	 Various other formalized contingencies. 
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The table below Ilustrates the relatively high proportion of 
overall construction costs attributable to external walls In 
the CSFR, where compared to that In the U.S. Although this 
comparison is based on data developed for other purposes and 
Incorporates buildings which are not fully comparable, it is 
felt that this does not invalidate the general conclusion 
supported by the data presented below. For example, 
compensating for the more elaborate H.VA.C., mechanical and 
electrical systems used Inthe United States, still allows 
the extemal wall system in the CSFR to comprise at least 30 
percent more ol the total cost than does the U.S. equivalent. 

PERCENT OF TOTAL COST
 

BUILDING COMPONENT CS F R U. S. 

Foundations 6 10 

Floor Construction 12 11 

Roof Construction 4 5 

Exterior Wall Construction 31 1i 

Interior Construction 24 22 

HVAC. Plumbing, Bectrical 15 28 

Sitework 8 6 

TOTAL 100% 100 % 
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Networks of Associations 	 Inmarket economies, the construction industry is subject 
to significant fluctuations indemand. This results not 
only from the government's desire or capability to provide 
facilities or employment but also from the cost of money 
and the general level of business activity. Such fluc­
tuations have led to an Industry that is fragmented with 
various participants Inthe building process developing
groupings and associations to preserve their interests 
which, at various times, may be inconsistent with the needs 
of other participants. Consequently, inthe United States 
and other western countries, there has developed anetwork 
of assocations, each with its own purpose and membership. 
At times their interests may be fully consistent with one 
another, while at other times they may be in conflict, 
requiring negotiation and reconciliation to address 
emerging needs and Issues. 

Three Sets 	 At the level of the Industry as awhole, there are three 
sets of assocations-addressing the interests of building 
developers, owners and operators; planners and designers; 
and those Involved with the production of buildings, 
respectively. 

o 	 The first group is primarily Interested inmaximizing 
opportunities for real estate development and the 
maintenance of long-term value of property. 

o 	 The second group Isconcerned with technical Innovation 
and the assurance of design quality at various scales. 

o 	 The Interests of the third group revolve around the 
avalablity and efficient use of resources, including 

Within each of these there are subgroups concerned with 
specific sections of the market or with specialized aspects 
or techniques. 
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Production Sector 	 Within the production sector of the Industry, there are Cesnerally 
three component Interests: 

" 	 Contractors, builders and subcontractors who marshall 
resources and accept the risk in constructing buildings for 
Investors at a certain quality level and within specified 
cost and time limits. 

o 	 Material and equipment manufacturers and suppliers who take 
the risk of investing Inmanufacturing facilities and 
Inventories of materials and equipment to supply contlaciors 
and subcontractors. 

o 	 Individual skilled tradespeople who band together to ensure 
the supply of trained personnel to contractors through 
recruitment, training and referral. 

In the United States, each Is represented by a set of 
associations operating at national, state and local levels. 

Builder Asoclations 	 In the United States, there are a variety of such organizations, 
each of which Isorganized somewhat differently, depending on the 
segment of the market for buildings which they are serving. 
There is a relatively strong differentiation between builders of 
single-family houses and general contractors for other buildings, 
which may not be directly applicable Inthe CSFR. 

Membership 	 FI membership of those associations is generally restricted to 
firms engaged directly In the construction of buildings, while 
other types of organizations are usually obliged to accept 
less-than-full membership, without voting rights. Firms pay 
membership dues to the associations either at a fiat rate or on 
the basis of their annual volume of work. Membership is 
established at the local level and generally fluctuates over time 
according to overall economic conditions. For a population of 
6,000,000 persons, associations may have between 150 and 500 
members, depending on the sector which the association serves. 

Henry G. IrwIg - Beacon Construction Company 	 U.S. Agency for International Development 
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Offices and Staffing 	 Generally, associtions have local offices which correspond with 
major urban concentrations. In these offices, they have 
anywhere between three and eight staff and support one or two 
legal or political consultants, depending on the extent to which 
they also provide state-level functions. Associations also 
maintain a presence at the national level where they maintain 
relatively large staffs to provide research, training and 
lobbying. 

Key Functions 	 Typically, associations undertake the following functions at the
 
local level:
 

o 	 Membership services, including new member recruitment, news 
updates and social events. 

o 	 Education and Industry advancement Including supervisory 
training and business management development. 

o 	 Government affairs, Including lobbying on legislation and 
development of codes. 

o 	 Development of Industry relationships, including contract 
agreements and labor relations. 

Fees 	 As Indicated above, there Is considerable variety inthe fees 
which associations charge their members. Avery crude guideline 
for total membership fees Is Inthe order of .02 percent of the 
gross revenue of the membership. The distribution of these fees 
also varies. However, at least one association splits them 1/3 
to the local, 1/3 to the state, and 1/3 to the national. 
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Enriching Executive 
Skills for the 
Construction Industry 

A 

AROUSAL helps managers in the construction 
industry improve both individual and organizational 
performance. The core of AROUSAL is a sophi-
sticated personal computer-based business simu-
lation system that enables individuals or groups to 
evaluate the potential costs and benefits of various 
business and organizational strategies. AROUSAL 
presents a life-Iike management environment in 
fact, its name stands for "AReal Organizational
Unit Simulated As Life." 

APPLICATIONS 
AROUSAL isa powerful management training tool that can handle 

suang from the ever increasing complexites of busiesa 
and organizatioalI liir in the cmon industy. AROUSAL has 
been used ertensrvel. 

" as a key learning to i managent oure 
o for cocIng indvdal managers 
* inmanagemen and corporae performeevaluation
 
" in teem building and lWedemflp devploment
 
" inhelping managers cope with change
 
" to develop more responsiv inforration systerms
 
" for ataff orientation 


AROUSAL was developed o. 
" taining personnel inconstrucon companies to enhance the 

miegic ads o Ite manager 
" management t aming consultants inm inng bot costrucion 

execuwve arid industtry training personnel 
" firms and conisularts providmg servnces to ft conructien 

R 0 U S A L
 

industry to familiarize their personnel with the management 
COS1IconsIu fi sm 

* iurya t and government agencies offering
business and management taning to stan-up companies

• uni and schos prolig consni on-retated
 
prgrsof sy
 

e 	cotsucon execute inevaluating poterti costs and
 
beneft of vainous buziness and organaiofn strategies
 

DESCRIPTION 
AROUSAL simulates the world of senior managers of a case-study 
fin. It generates information that would normaty be available to 

these managers &denables them, either indiridually or ingroups, 
to deal with these data and their embedded sse as they would in 
real Ide. AROUSAL ass managers indeveloping, implementing, 

w 

-
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evaluating and reLaW tr decisions to past experece ma.. 
free eavnment. The workshop can bWtaofre I take frona ID 
hree days. The AROUSAL package consists"Aauiviulpresentation and wriflen descniptiori Athe 

b ad current status af I he 
U.S.. fe .off-ms millonyearcasa.jdy isa 6 
construction firm locateixl inBoston. MA. 

" A computer-based simulation system that contans infommtion 
about the case-sady firm and its market environment records 
management decisions and repixts infornatic produced as a 
result dt those decisions. Itrequires an IBM PC or compatle 
with 256 kByes of memory and a pnnter. The sofltve a, 
compeelrnenu-cnven and palipants can bcinme wtolly 
profi t inits use inonly an hour or two. 

" Acomplete set of workshofmatenals and aguide for 

ctors on how 1 us te system ortraiing and 


MAKING DECISIONS 
An AROUSAL workshop begins with a brief orientation lo the case­
study firm via audio-visuaJ and writen maiefls. Participants am 
instruted on how to operate the e-mulabon system a3 they use Ito 
gather ft necessary inorati about te firm. They make their 
d and key tem into he computer. PartlcIIPnts tycaly go 
through six to eght quarterly decision cycles with ft simt aon 
system. For each quarterty decision cycle, AROUSAL. permits 
paitpants to make the following decisions: 

" determine a marketing plan 
" respond to i inr155 

_o-_obseach 

" frnn la bworkshop 

" set the extent of subcoracting on progects 

a step up and piotze proect production schedules 

" allocate sarf to pot" 

" determin c party orgwa tional structu
 
" changie reporting relationships 
" s ad &Wjob 


e promote and reasgn sm
 
e aelm canidloats for vacant pots 

Srecruit and instf 


adjust salaries 


REPORTS 
When partciparit are satisfied with thewdecisions. tec~ 
swiulates Me company's quaz.rty performance and reorts 
information that shows the efects ol t clecisions on e company 
and ts saff. Partcipants gan an understanding of me efect of their 
decsions, and of new issues they expec to emerge inforlhoming 

arters. by reviewing these quane rep i. AROUSAL p
rep"rt on: 

• company fimances 
* cash flo-iv
 
e sa performancend! commillrnt
 

Winner p15NBuilding's
1987 Innovation
 

Award
 

0 which projects are introuble and their symptoms 
* p. 

Protect progress 
bids won or lost 

•e business forecast for t e coming quarter
* inviasons to be 

EXCHANGING PERSPECTIVES 

Throughout th worKshop paricipants learn from each other, 
reuim igonly minimal guidance from the instructor. As each group 
formulates fts deciaions for each simulation c-rcle, participant 
become familia wth r individual and co-participants' manage­
ment techniques. They gain insights on the strengths and 
weakness= of their ways of coming to decisions and of their 
ineracons with co-managers. Participants follow me effects of 
their indviduaJ and group management philosophies and pro­
cedures by reviewing the offects of their decisions at the end of 

simuatioin cycle. Ifmore than one group is undertaking the 
at the same time, these different groups meet period­

cally and at the end of he workshop to compare ter decisions 
and results, thus acquir further insights ito the berefits and 
costs of aiternai magement styles. 

CUSTOM IZATION 
Although te off-e-shef version of AROUSAL has benead 
many firms. AROUSAL has been tailored to reflect me specific 

ns of a nurnber of companies. In these caes fte 
case-sludy firm used Inme simulation system has been moded to 
meet the Particular organizational requirements and operation of 
that specific company. 
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Experience 	 Beacon Construction Company is a major Boston-based construction 
manager with highly developed expertise in the programming, 
management and construction of a wide-range of projects. These 
projects Include over 10,000 units of housing, 4,000 hotel rooms 
in various parts of thu U.S., and landmark buildings such as the 
award-winning Rowes Wharf complex on Boston's waterfront and the 
newly restored South Station. Beacon Includes among Le clients 
Harvard University, Royal Dutch Shell Pension Fund, Massachusetts 
Institute of Technology and Hebrew Rehabilitation Center for Aged. 

Owners Builder 	 Ccmbining over 45 years of construction experience, successful 
Industry relationships and state-of-the-art building systems 
analysis, Beacon is recognized for establishing and meeting 
aggressive cost and schedule goals while satisfying the highest 
quality standards Inthe Industry. It manages and builds from the 
owner's point of view and strives to reconcile what are often 
competing objectives-namely, design Integrity, construction 
efficiency and operational continuity-through a creative problem 
solving approach. 

Development Consulting 	 Beacon Construction Company has a long tradition of assisting 
owners, lenders and others in the planning and management of 
programs and projects-to identify and examine the alternatives 
available before development and design decisions are made. 
Increasingly, we are called upon to provide owners, architects 
and an ever-increasing variety of Institutions with comprehensive 
analyses and recommendations which can help steer developments 
toward cost effective implementation. A recently completed 
project of this type is the development and evaluation of 
altenative scenarios for the reiurbishment of 11 freshman 
dormitories at Harvard Yard. 

New Directions 	 Beacon Construction Company has recently expanded its focus to 
assist institutions and commercial enterprises and their con­
tractors In planning and managing development and construction 
programs in Europe. it has undertaken a number of consu~ng 
projects for both U.S. and European clients and has developed 
dose working relationships with highly respected counterparts in 
both Italy and Holland. 
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Staff 	 Its staff consists of committed, highly qualified building pro­
fessionals with expertise and experience inabroad range of 
disciplines, including program and construction management,
mechanical and electrical systems, energy conservation, asbestos 
management, facade construction and rehabilitation, and many in­
novative techrques of which "up-down" basement construction Isone 
example. Afew representative biographical profiles are provided
below. 

james Becker 	 With over 25 years of professional and educational construction 
experience, Jim Becker has created and directed a construction 
management organization that has produced office buildings,
mbced-use projects, hotels, luxury condominiums and retail fitouts 
in12 states. Jim is recognized nationally as an expert Insolving
technical building problems, including foundations, structure, and 
exterior wall construction. He isalso aSenior Lecturer for the 
Department of Civ Engineering and the Center for Real Estate 
Development at M.I.T., and serves as chairman of the Artery Business 
Construction Management Committee and Friends of Post Office Square
Construction Committee. 

B.S., Clvi Engineering, Cornell University
M.S., Civi Engineering, Comell University
Ph.D. Structural Engineering, University of California, Berkeley 

Joseph Brown 	 Aconstruction professional with over 20 years of experience,
Joe Brown overseas construction management projects and is 
particularly familiar with complex subsurface and structural 
assignments. He orchestrates all team players, from engineers
and architects, to project managers and subcontractors. Joe has 
worn the hat of owner, engineer/designer and construction 
manager. Joe began his career as aPeace Corps volunteer inthe
Dominican Republic teaching fluid mechanics and mathematics and 
wordng as a Regional Engineer. 	He subsequently provided
engineering expertise for an International Emergency Relief 
effort Ina mountainous region of Peru after adevastating
earthquake. 

B. .,Civi Engineering, Cornell University
M.S., Clvt Engineering, Cornell University
Licensed Professional Engineer, New York 
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James Crosta 	 Jim Crosta has over 26 years of construction experience in office and 
mixed-use buildings, renovations, healthcare and educational 
facilities, housing and hotels. As Director of Estimating and 
Purchasing, Jim is responsible for tracking the market pulse of the 
construction Industry, and he has assembled one of the industry's most 
comprehensive cost data banks for the Boston area. Jim is an expert in 
conceptual estimating, value engineering and the development of 
purchasing strategies. When Beacon acts as general contractor, he 
oversees the negotiation of all major subcontracts and material 
supplies. 

A.S., Architecture/Engineedng, Wentworth Institute of Technology 
Licensed Construction Supervisor, State of Massachusetts 
Licensed Real Estate Broker, State of Massachusetts 

Henry IrwIg 	 With over 20 years of diversified experience Inthe construction 
Industry, both Inthe United States and overseas, Henry Irwig Is 
recognized nationally and Internationally for his expertise in the 
organization and management of construction firms and the building 
process. Henry is also responsible for Beacon's European initiative 
In addition, he directs program management projects and has initiated 
and implemented several innovative programs and policies regarding 
asbestos management, onergy conservation and construction mitigation, a 
number of which have been Incorporated into govemmental policy-making. 
Henry has had teaching, research and consulting experience in the 
United States and overseas and continues his association with the 
Massachusetts Institute of Technology as Senior Lecturer in its Center 
for Construction Research and Education. 

Master of Architecture, University of Witwatersrand 
Ph.D., University of Witwatersrand 
Registered Architect, State of Ohio 

David Lash 	 A veteran development manager, Dave Lash, assists clients and archi­
tects in project planning, regulatory processing and preconstruction 
services. Over the course of a 16-year career, Dave has served Ina 
atring of client positions in real estate development, facility 
development and city planning. 

B.S., Engineering, Tufts University 
M.S., Civ Engineering, Massachusetts Institute of Technology 
Board Member - Society for Marketing Professionals 
Member - Society of College and University Planners 
Assoc:ate Member - Boston Society of Architects 
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Gary Lovesky 	 Gary serves as Project Manager and holds primary responsibility for
 
all aspects of the project, from initial budget to project
 
doseout. While at Beacon, Gary has also worked on projects as 
scheduler, project engineer and expediter. He is responsible for 
the creation and maintenance of the construction schedule for each 
project he is affiliated with. Previous to Beacon, Gary was a set 
designer and technical director for professional theatre. 

B.A., English Literature, Harvard University 
M.S., Civil Engineering, Massachusetts Institute of Technology 
Massachusetts State Builder's Ucense 
Member, American Society of Civil Engineers 
Member, National Trust of Historic Preservation 

George Mastaby 	 George Mastaby has been with Beacon for six years. As Treasurer, 
he is responsible for all financial, administrative and data 
processing matters of the Company. Prior to that he was Assistant 
Treasurer for the public utility, Boston Water &Sewer Commission. 

B.S., Accounting, Northeastern Universky 
M.BA, Finance, Northeastern University 
Treasurer, Massachusetts Chapter of Const'uction Financial 
Management Association (CFMA') 
Member, Tax &Fiscal Affairs Committee 

Seth Ravltz 	 Seth RavItz joined Beacon as Project Manager In1988 and is 
currently working on a historic dormitory renovation for Harvard 
University. He specializes in historic restoration and renovation 
projects and has worked on two landmark restoration projects in 
Boston and New York City. Seth's hobby Is studying the history of 
buiding technology and he is a at the Association for 
Preservation Technology and the National Trust for Historic 
Preservation. Seth is also currently completing a Master's Degree 
program InCity Planning and Historic Preservation at Cornell 
University. 

B.S., Economics, The Wharton School, University of Pennyslvanla 
MRP Candidate, City and Regional Planning, Corell University 
Association for Preservation Tehnology 
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Edward Segel 	 Ed Segel provides over 36 years of construction experience, having 
held nearly every position Inthe Industry, Incommercial, resi­
dential, Institutional and hotel projects. He serves as Project 
Executiv, for Beacon's major construction projects, overseeing all 
office and field activities to ensure the budget, schedule and 
quality are maintained In addition, Ed has overall responsibility to 
assure the development, Implementation and ongoing effectiveness of 
Beacon's Safety Program. 

B.A., Building Construction Wentworth Institute 
Certificate: Construction Executive Program, Stanford University 
Ucensed Builder -City of Boston, Class ABC 

Harvey Steinberg 	 Harvey Steinberg possesses over 37 years of diverse professional
construction experience in office and mixed-use buildings, housing 
and hotels and renovation and Interiors construction. Harvey Is 
particularly experienced in the renovation of historic structures 
and served as the Project Executive on the renovation of the landmark 
Hotel Meridien in Boston. 

B.S., Civil Engineering, Massachusetts Institute of Technology 
Member, Association of General Contractors of Massachusetts 
Member, National Association of Home Builders 

George Swetz 	 George Swetz has served In the construction industry, managing 
retail, commercial and hotel projects, with a special expertise in 
planning and design management As a Project Manager, George is 
responsible for project buyout control, scheduling, cost control and 
change estimating. 

B.A., Architecture, University of Cincinnati
 
MA, Architecture, University of Cincinnati
 
M.B.A. Program, Boston University 
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