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TO: 
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~I r, Montoney / . 
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/./ l./'v~~~ C. /7l(7H../'O"'~U 
Reg ion ~I J 11l:JPE"~ctur (;;'.,11\'1, J, RJ G/ A/M 

INTERNATIONAL rOBTAL ADDRn 

clo AMERICAN EMBASSY 
MANILA, PHILIPPINES 

July 10, 1989 

SUBJECT: Audit of USAID/Tllaildlld Hal!agemf2nt of Real Property 
Audit Report No, 2-4~3-89-13 

The Office the 
has completed its 
Property, Pivp 
your act jon. 

Regional Inspector General for Audit/Manila 
Audit of USAID!Th::jiland Management of Real 
r:::upies of the aueli. t l'eport are provided for 

The dra ft report 'I,a s submitted for your comlnellt and your 
comments are attached to th0 report. The report contains 
two recommendations. Roth are .resolved and C~:ln ;:-,"'" t":.loserJ 
when a(;tions in i'r(Jcesc are completed. Plea~c;c ndvise me 
withill 30 dcl~':: (J/l tb,~ ;"t2tuS of actions in Pl.'C'C€'RS to close 
the n" C'OHllll,:,n JC:t 1. .i C! is. 

1 appreciau:! "C112 q:nlrtesy and cooperation extended to my 
staff during the audit. 

Heal proper1-.y lila n3 gecl by USAID/7hai,1 r..lnd, as of April 1989, 
included 31 leased residences, for Mission staff and 
contractor pers0nnel, offices and a warehouse. Rental 
payments were about $708,000 duriny fiscal year 1988. Major 
main t.enance and r<:?pai r3 to lea sed P2 s idences were p'['ovided 
by the landlords. The cost of minor maintenance and repairs 
p]~oviclecl by uSAID/Tllailand clurinC:J fiscal year 1988 Has about 
$ 2 0 , 000 " E 1 e c t ric .it y f 01" 1'1.1. s s i 011 res ide nee s ,of f .i.. c e .s and 
the warE~house was supplied by lhe Thai utilit.y compally. 
E1.ectric:ity costs vvere about $9'1,000 in fiscal year 1988. 
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Audit Objectives and Scope 

This wa 3 p rimaril y a financia l and complianc e audit. The 
main objec tive o f the audit was t o determine whe t her 
USJUO/ Thailand waf: manag in g real p roperty in complia nce with 
Agency regulations . Specif.ica lly , the .:lud.it : (1) compa :::ed 
t h e size of Missi o n residences to standards set b y the 
Departmen t of State f o r overseas housing ; (2) eva luated and 
compared electric i ty costs betwee n Miss i on r esidences to 
dt:.)te rmine \"hether g reat e r electricity conser vat i on efforts 
were needed; (3) assessed leased h o using to determine 
whether A . I . D. limitations o n lease costs , advance l ease 
payments and costs of preparing res ide nces for new occupants 
were met; and (4) reviewed procedures for providing routin e 
maintenance to l'1is5ion residences . 

The audit assessed $822 , 000 spent by USA ID /Thai l and , during 
fiscal year 1988 , to manage r eal property . This included 
$708,000 in rental payments f o r leased residences, o ffices 
and a warehouse ; $20 , 000 for maintenance and repairs to 
leased housing and jan itorial servi ces for Mis s ion offices : 
and $94 , 000 in electricity payments for Mission residences . 
Audit ;-lOrk included reviews of : (1) l eases and l ease 
negotiations for renta l p r opert i es ; (2) f i n a ncial reco rds 
related to lease payments and" preparation o f housing f or 
occupancy; and (3) elec tri c i t y payments f OL' Mis sion 
residences. IntBrnal cont r ol e~amin at ions inc luded c ontro ls 
over the size of Missi on housing , expe nditures fo r 
preparation of Mission ho using for occupanc y, and 
electricity costs f or Mis sion t os idents . 

Audit \ .. ork NElS performed 
made in accordance t·ti th 
auditing st andards . 

Results of 1l.lldit 

during April 1989. Tha audit wa s 
generally accepted gove r nment 

The audit of UShID/ Tha.i.l a nd mana gement o f 1 ~~1 pcoperty 
demons t rated I.hat improv e me nt3 related to 110 1!&iny size a nd 
the Hissio n electricity c onservution program t .. e re needed . 
Audit wo rk 3h o Ned that 83 percent of Hiss ion residences 
significantly exceeded space limitations set by t he U.S. 
Department of State for ove rsea s hous i ng and that more 
stringent electricity conservation meas ures may be needed to 
reduce electricity costs at some Miss i on res idences . Audit 
work also shov,ed that', during fiscal years 1987 and 1988 , 
lease costs and adva nce l ease payments we re Nith in Agency 
limitations . Hainten anc e and repairs to Mission r ea l 
prop~rty and prepara tion of housing f or occupancy were 
provided primarily by landlords . 
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1'0 better comply Ni t h government regulatio ns and reduce the 
cost of housing a n d utilities, USAID/Thailand should justify 
a nd obtain approvals f or oversized ~~ission housi ng a nd 
a ssess the impact of the Mlosion elect r icity conserva t ion 
program to determine whetlieL more 1:>Ll:ingent IfleaSUr'3.S are 
required to reduce elect ri c ity costs . 

1. Most Mi ssion Reside nce s Sign~fi(: e- ntly Excee ded Spac~ 
Limitati2.n.s Withovt Reauired Just ifications and App'rQv~ _ 
Eighty-three percent of 1-1i5sioo residences signif ~.can tly 
exceeded Agency space limitat i o ns without requ i red written 
justifications and AID/ Wa s hington approvals . This occurred 
because tOe Missio n had no t obtained ~pproval for 
cil:cumstances justifying retention o f overs ized h ousing in 
the Nission inventory. As a 'result , USAID/Th?iland was 
vulnera ble to criticism for provit.l.Lng oversized housing. 

Discussion U. S . Department of State Airgram A-l09 3 , dated 
I"lay 30 , 1979 , set l imitations on the max i mum number of 
finished square feet allo Ned in gove rnment residences 
overseas . A. I . D. Handbook Circular 23-5 , dated December 15 , 
1980, Section 721 . 2(a) extende d t hese limitations to A.I . D. 
ove r s e as h o using . Th e limitations \':ere intended to 
establish cons i stency a nd uniformi t y in hous ing size amo ng 
U. S . Governmen t employees ··s t ationed overseas. The 
limitations He=e base d ·on housi: 9 size in the ~lashington, 
D.C. area 11 ith allo l.,rances for availabil ity of cultural a nd 
recreational activities i n the overseas locations . 

The Department o f State l1.irgram a lso requ ired that Miss i ons' 
take action to relinquiSh housing w!lich exceede t:he s pace 
limitations by more than 1 0 percent of t. h e miiximum 
authorized ~quare lootage . 1n casf',!S 1'lhere Age n c ies bel i eved 
that; oversized hous.in <] should bE'; reta ined i n Missio n hou s ing 
inventories , because of ci rc' .. mste.nces fa vorable to the U. S. 
Government , the Airgram requ ired that t he c ircumstances be 
documented in written :just ificatio ns and that Nashing ton 
approvals be obtained. The A. 1 . 0 . Bureau for tlana gement , 
DirecLorat.9 fe r PruqJ:d.1n an,:l Nanagemer.1: ;:"t;c:ices has 
autho r i ty to gra nt \.,raiv ... rs f'0 1 A. I . P. res.iden c. .:s. 

Most Nission residellces e;{ceeded the space stanCl.ards by more 
than 10 percent . 'l'he. audj t compared the s i zes o f the 30 
Miss i on res i dence s occupied as of F.pril 1989 t o l~ he space 
limi ta t ions f e r overseas housing (See Exhibit 1 ) . 'fhis 
comparison revealed that 25 of the 30 residences , 83 
percent , exceeded thE:! maximum space limitations by more than 
10 percent . Jus tifications had n o t been prepared and 
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approvals had not been obtai.ned for retairling the oversized 
res i dence~, : JJ the Mis s iou hous inq ill V0fl tory. 

Twenty- f i V(;, 1-1i~; oS iOll 1:03 iU'.:ll C9S ,JY..ceedpd the ~pace 
limitations b l rnUl:-"~ 'dIan lU per cent. v:itllul.lt l.equj reel written 
justificatioIls and AID/WdS!llllgt.Oll a\·!,.·oval::;. For e;-:.)J,·;:1.?, 
Departrn'"nt elf :~;tate l\iryram h.-10~lJ SL~t i:, .\ i.mitation ()] ';, 6~J() 
squa;:C! i'c'~>t 1:01 Ulr(~e-b\:'drooll\ r~:' j deilce~: J OCdl ,,~C~ in 
E\2nCj~': ".>l:. TllE:'''··'IC'.·; ;cj. 1. :><~ (::ould .?x,;(':0d Lhe 1 :lnil~,\t' ~.cn by no 
mOri:? tllcirl ] () ~ ·~l(;'}!.' l;' 1.1~~\ ."q\.,,~~.:~ i:e()l·.. Tile i·Ji~;c;.i.on 

housing ill'If.'Illt.1L "1" :i.IlC1 uclt<l d lc!u::;'~cl tliL"e(:-bedr'clc1m huus" vii!. h 
3, 15 2 :.~ q U;'j( e t 10) '-':: L . Til j . ; I H )\ 1 ~J (' E~ :: c e e d "d U 1 (! L, G ':"d) ;lq! • a i.' U 

foot space limit:lt:.ion by I, SU:: .c;:;uare ft~et, or 91 p('n"·'~"!1t. 
However, a vlt:itren justiii .·d1.i:\;1 for l(:~tain.il!f:1 Ulj'; ll,,)llc;':~ 111 

t he Hi s s ion lJou .:: .LIHj in veIl L 0 C/ c;:~.j n () t. LI.:'·,: Il l-' lor' i ld ll··d a II d 
appl:oval for l.;~tuinins the h'~\L,C;e 1.J:1 not beE'l1 <..,bta 1IH-\l" Th8 
State Department Airgram .~,,::t, a l.::I:iiJi.tic)Il f)f '.1;1 squi1re 
feet for four-i.;·"droont Lesidt'~liC"-<" L,,("',j~\:~li .1 n Bc!Il.-;t;·'k. 'I'h{~0e 

residenc(~s could e:-:ceed cl:e lilllitalioll !"/ 'll' Ilk'L(' ':l!an ._~() 
percenr, uJ: 2:~U sCjuar(; ft:",·t. Tht-! J.1is~)i'~'II lJ,'U:--:iIHl inventory 
includ~:-d Cl 1,::,3s>2d four-bect.!:oom apart:_ntt.:'llt ",vLUl J,ll? ~iCJUi:ne 
feet. This apartment e}:ceeded thp .}.,.:OO .:.~qlldll-' ;~(),.,t· 

limitation by 1,112 squaLl.::' ff::(~t, or :',} pel'~ent. IIOvlf::vr'l"", a 
writt(~n ju.stification for F~taining tllL:; arJartrnent; n the 
His s ion hous insr iIH'entory had not been preJ--lared and al~,prova::' 
for retainin9 ,:11,=" i'l.pr:lrlment. had not 1>':'en obt;lj_ned. 

l']r"itt'~n jllsLi£i.~:~U.(.'ns bad Ilt.' -neen prepare'i f· 25 
oversized resideIlC>2S becaue-:p:: IF:! i!i!:<.;ioll did not ha\',:; an 
internal requ i rernent to j~;' i 401' the retention C' f C,v2.CS h.ed 
h 0 us in gin t 11 e JvJ iss i () Il in ve n to: y 0 r t c) ',j b t a i 11 7\ T l' / I,·J.'" .s h i n 9 ton 
approval. lISAI['/'~~lc.,ildl'Ll 1·11 s.sion C; dt)! '. I, ,:.':'t:led 
tvJission ].Ji;:,Ct.~;~d B,,\L;.: lly ;.dj,l ':;aL,:,,_! ;'1drcl"l 1 i, 1~\0.', ,.l"~J Hot 
speci fy ,~ll-i~ '1:1,:: (: <·:~·:~2~:; ',1:: i...:1: .i u:::~ ci. ~1' .ce ::. '-\;.n1.1.0 l~'\'l·~r:::; i zed 
res idcnc(': s . :3 w'h c i rC"fll s t a nee S f'1iqh t in elude: s ecur i t Y 
consideration.s, l.y.-l renli:ll COSt8, favora~)18 loca.tio:1s, or 
limited housii1~1 Lt';.-lilah-i.1it.y. In :::dc~itl'Jn, t:he Hission 
Order did d:,L 3p'c;cify proc,~c~L.0S fer (l-(7'paring 
justificcl.t:i')[l,'· ,:)1.' f;::; ,!. ~;:::). -:"':1 o.PP.O'·:cil:.;o l· 1 ";-"rsized 
Mission re3iif~;iC~':';. 

USAID/TnaiL'1:1ci i"i'-:t:c3 vulllera.ijle LO criticism iOL' proviuing 
oversized housiIlq. On October 5, 1988, a repLesGlltative cf 
the U.S. General Accounting Office t~sLifieJ L'0f_ru n 
Cong res s ional ComIlli t tee Col! til~ resul t s of d S ix--n:(~n th 10','1- (;\., 

of U. S. Departmen t of Sta te over seas hous in,:.; . TIl e tes tin10ny 
was highly 2ritical of tIle State Department's application of 
the overseas space limitations. According to the testimony, 
66 percent of the DepaL"tmeIlt's housing in Buenos Ailes, 
Argentina and 45 percent in Rio de Janeiro, Brazil exceeded 
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the limitatioiU3. 'l'ne 
posts ei Ll)(~ r jqflort:::d 
limitatioIl3. 

testimO;lY c()")cluLied 
or rnisinterprAt~d 

that ove:!.S8a:j 
the spacE~ 

USAID/Tildildnu was open u-, slIl1ilar C'oncp:'eSSi(>flal cL:; .. ticisIlL. 
Most I1ission housing exceeded spacE: sLand.:u-ds by more than 
10 percent. Justifications for retaj.ning thene residences 
i Ii til t.~ £·1 i :3 2 i ,) 1. L ,) \,; :_ 1 L; i nil,; j, t:) t'/ 11 a.j not bee n p r. .:: i-'"' are d a i I d 
~"(:'lU-~ L~~tJ z._~:.U /1 .. ,) . :-.~t_ll. '.l '_I:·)~,,·'l.t'\,"d.l . .) ~-ad .lL)t l.)e".:~r) ;~)l" ... ..:til1t?l..i.. 

1 _.,. 

We recommend LL1cl t TJSJ-ilL' / ''-;'.::'11 land n""v ie'.'1 i, t s 
inventory Lu lclentify re.':aclellces which e}~ceed 
limitatiuns .);~r..: jy{ the Depa!tmellt. of State by more 
percent and 

hou.sing 
space 

than 1.0 

a. detenll,~n~' ',yj:";' dl '.)1. tilt":.:').c: 1:88 i. Jenc~:, s j. t \; i ~ hes 
Lind " .. lti' .. 'L :,. .. ,<1,;,1 ~<~L~_'a~;ed UJl,',I. ;i: If,' 

r.c; retaill 
',', y .' F' .l C Fl J J Y 

b. prepare jU3tJ.fications and obtain 
approvals fOl: tl100~ it ',·.'..lsl!es to rt~tainf 

AID/Washing~_()n 

dnci 

c. prepare all ':U; ;'~ 101) pldlt tC)l: releas ing Lilo.:'it; I';~!:;:;l(lences 

it does ;'jc)t~ ',;J~'j'; tc 1E:l.:.2in. 

The USAID is pre~)(..l.;,--,~,\j ju'::'Li'::L::iJl~.i.:-'li8 and pJ;:~r,~' ',.~; nht::;.in 
AID /Wa.s hington a pprovGi j 0 1:":' 7. re l' ,::,;1..n iIl~l ('\'e-, i:'S i 2.. co" 1. (-,~:-~.'.' L~nCe!1 
currently in the [·lission hCJu::;i!:'J inventory. Of:; ic :..::!ls said 
that several years ago mo[;t I1i. ::;::-:ion persec:l' ,:, """J',;i~rl 

from llcJu:::;es l,rJt·:, dpc!L t...m;-:;!its ior .' .. :i::'I::urJ.t \." rl:'-i:l"· I.r,. These 
apartmenc.s E:;{(:esde'} U~i': :-;Ldi.:.E' D,;~pcHt:menL spa:-,e st..anrlards, 
HOHGVer, VdlL;~n: .1.~(j.·:;0 .. >:)~:t:::. '.vLiel] are 40 to tu percent. 
high,?r Lnar: t.l,,:· '~":<::C:, (j apc"\rtfllt,nt J~-'at"o~ h~')I.~ b~1 the 
Hission, l[',ake r .. :?p.L::tCef1\101J,· c,·f the apart',r,"""" 
In n0.90tidtin'~ i..'~it'...l.1.."? _"'-"' .. ,:~; Ln~ r·E~'[:~'(:ll 
acceptable housiIlg \'!!1iC'h rr.e!:"ts State ['epirt-:11';:':' 

" • r- Ol:llca 1.. • 

I ,., ~'. (-: ~ 

The US!dJ:; Plc,;l ,_!.t o.~;:i0fl lS r(':oi,:Cj.~'J'J UiF: 

recommendation, TL'::,:,.~f·:'l.'0 S"'::~:-:'lllil'·.:;ihJdlloll lIc). 1 .... dll be 
considered resol v'2d on issuance of this report and can be 
closed when justlfications have been prepared and 
AID/Washington appro'\!,ds have been obtilinecl. 

2 . ['lore.. S t r inQen t~n:;:; eJ;:,vC!.,Lion-.tlea sl~re.:'-Ll'1~~_l;l!? __ ..Be9.:..li r~d_..t.Q 
Achiev8 _Reduct~Q;l;'2 __ ill __ fS?:.:? ident iCl1 Electric it:L_ .. ~-::ost..§. 
ElectJ~icity cost.s amollg f,-'\mi1ies of the same size varied by 
as much as 465 p'2rcent during fiDcal year 1988, although 
Agency regulations required th':1t such rost.s t·~ held a~, 

5 



reasonabJ e levt?ls. These variatl,:>ns In'll' continue beca,lse 
the tvlisr3ion has not assessed its electricity consumption 
pattern~) to detc~rmine which COnSf?r-':,:I[ j·.I!! r'.easures are needed 
to redece '2lectl-icity cOSL.S. 7\.1. l~ffective electricity 
conservation prog:t"am ~dLi.ch IvCluld dt~CreaSf~ the cost 
variations among families o~ th~ same size could 
significantly ieduce the Mission's e~ectricity costs. 

Di.:.;,;uss iun A_ T . L) _ H,:'.ncll.uuk ~31n.l:~p':,ndi;-{ 5A.. Secticn 
7 1 6 . 1 (il) '. j i :: Ie! C: t (~ d !: L ,:,; j. t ,1 1. ~: :J 1 0 •• ;.3 I J.~I 1 d uti ~I i t~ V c; ~) :-:; t s for 
I-l i .3 S i -.) il J:I:? :s .i. ,J t-~ Il ':>2 S ;'1 ~_ r ,'c '1 S' ) n d b 1 e lev f> 1 3 . .\ n cl i two r kat 
USAID/Thaildll(:i revedled ~igTlif.i.callt: v(lr.i.ClLion~; in 
electricity costs among families ot comparable size 
occupying Mission residences. During fiscal ye~r 1988, 
electricity costs for Missinn 12sidences cutaled $94,000. 
Electricity costs were analyzed for 18 Mission rp3idences, 
which were aS8igned to thE~ S'~LI1P fallli 1 ie.s t.hrou'Jl:o'...lt fiscal 
year 1988. Fal!\ilie.s of tlH~ s:}r:l iC: si;-," "':"C.:' grnli[l'~c! together 
to form four ~il-OUp~1 Cit Ol.e tu fuur m.'!:\t).·~r;_:, :_':':':~lr~'-:-ti.vely. 

Total elect:'l-icltjl co::;t:~ [c'r each n::'~;i,t(>rl'::"; ;'F~n~ ,I.:..vided by 
the fin ish e ci oS qua L-eta c t i1 Y' e in t 11 G r e :3 i d 0 n C I' t u 0 b t a in the 
cost per square foot for the 12 month period (See Exhibit 
2) . Table 1 presents the variations in e10~tricity costs 
per square foot between L:llni 1 ies with the hight.~.st aDd lm.'0st 
costs for each of the four family-size groupin~s. 

Table 1 

Pen;:entaae Difference By F'a...r.:ily Si?_e Between ThE:! .. .lJQ1.yest and' 
Higt. )st Electricity Costs Per Sq.1.1ft~ FQot ___ Q.r ',i ,.~ r.)~7 __ $_t2acQ. 

Family Highest Lo",est PercentFtge Numher of timt-=os 
Size Cost/Sq.Ft. Cost/Sq. Ft. Dif£C'l-ence Highest Exceeded 

1 I 
_ .. ],,_Q.\,~T e s t __ ~.o s t _J._ ---------

1 $3.56 $ .63 465 ~.7 

2 2.95 .93 217 .~ ? 
-' . -

3 2.93 1.27 130 ;:: ,3 
4 2.92 1. 40 108 2.1 

1/ The median percentage difference was 174 percent. 

For eClch family size g l-ouping, the table ShOV1S a s igIl if icant 
variation in energy costs betwE:en the family \'lith the highest 
cost per square foot of 1 i viIl'g space Cl.nd the farni 1 Y VI i th the 
lowest cost. For example, among families HitL tHO members the 
electricity costs per square foot raIl(~led frem a hil}ll of $2.95 
to a low of $.93 for tlle the fisc;)1 y'?or under l."E!vieH. 
Therefore, the pe J:cell t Cl. J 0 rl i f fer 'JIlCP 1 r, co~;: pl:::r :':":'1" :,,,:! ;: .... :ot 
between the two :tami1i{~:·; ';i-::,j ::: 1"1 per(.<:~rlj-
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The percentage difference between the highest a,~d lowe3L cost 
per 3quaL\~ foot by fami ly Sl,Zl~ run':l0d fLom a 10,·[ of 108 
per c e n t f (H:- t:) mil i (~s 0 f f () U r J,-) a II i 'J 11 0 f 4 6 5 P ~ L C {~n t for 
households \-lith one family IIh.,mi..Jor.'. '11:" u}:LrE.'me vur-iations in 
electricity costs bet:'h'ePIl [amili,~:, of c()l1lparab1.e size 
demonstrated the need fur ,ill ,.ffecLivu (,!l(,cLL'i.city 
conservatioll l:'l'o]ram which could br'iIl9 rLes'2 varialioIls ·..ritL,in 
rea SOIl a b 1 (~ r a !l 'J nan d I: l \l ~; r (> d 11 C (,' e .1 (~ c t ric i t ~i (. C) .;:; t ~ . 

Large 'Jdl.icit:10I:S .It! (,:[''<\ Lic.l~)' CU::,1., ';":,'.-;'o.'-:..!J; 1.;'l::ulJ,'23 uf t.he 
same siL;':::: (:;-:i3Ll:~.J E::"Jl~n ;_r',Uu(.IlJ the Miscij')n :\cHi'm'~L'~;~"'c'ntpd an 
electricity cons81.'vation )::'rc)qrafll. pl.-iu:.: t() ;"llUcJ.L't' 19B9, dH~ 
Mission electricity conser':,;~,i~)ll prOSJram CC>Il~;1:,;\0d ,~)f Dlontl'ly 
notifications to t·lission rt':::;,ldents infCJrmiuJ tll';.'J!1 <,j1: th~ir 
electricity c03t~, tl'le averag lo; ~111 .. \nthly cu~~t:.3 for all l'lis.3H .. n 
res idences, and U1e percen tct~l (.:, eli ff erence bet ween til.: i 1. cost s 
and the lv:i",;::;ion averaqe. T1H,! pro1jl.:Hri ,.Ijd C'.It. 0~,:.L~i:..':-: 

ceilings on el:~'.:::tricity C()(-;t<:~ l"j' f',mi.l',- ~~~.'., .1 (c.~o+-ablish 

othl'r c::iterict f'~n' dcLclminin'j h'hO::::ri ,~l~ :1_~ i,",' I ";' .. :: ',-I,2r(; 

excessive. hlso. it did rut iIlclude infurm::.:.t:i'!i E'~ ,ljraIn:3 'll;(lut 
en erg y con :3 e r val: ion III 0 t 11 0 .! S , r e qui. r. -3 S U L'l :::' l' .; ,) 1 His s i 0 n 
residences to determine the cost--benef.i.t 01 inslal.!.ing 
electricily saving devices, such as exhaust. 1.-,:,:.3, .'1: direct 
that electricity consumption be con' i ,1-:::. red in -:el"cti n(J 3nd 
leasing new Mi3sian residences. 

In January 1989, changes in the: monthly notifica.tions were 
irnplement'2cl. The chan~res ";'.:1:(: illtended to r",:J(L1C(,~ elf."('tricity 
costs and Hissj,oll operating 2;,:pr:jlSes. The::;!.:' Cjj:lI;':.;'~~), i:U\'i-o:!ver, 
were not based on an as.>?:3~:rnf.;nt of the t'lission'.3 ,:::.:ectl~icity 
consumption patterns. Therefc:l.e, USAID/ThCliL::J'. ::' l.: not t''C: 

sure tr-.at thE: chartr:.1c.c; \'Iuuld achieve til" u,,;. j ... 1.<. ·:,ISt. 
reductions. Th2 cLaw:!\c':,,: modified the ITI(:nthLy nOI'_J.t,iC::;Li :>[18 to 
j.Tlclude a nUjne]ic;~l l.'dllk':'ll:j of eac11 lctlll.l.,i,y' s mor:1.~lly 

electricity costs :lS \";Ol!lf.'rlre,j to other fami.l i(~s in t~)P. l'1.~ :'sion 
and a ratjn(j of ,-Jhet:iler' t.he familv's ('oct., "'.'e:~;:: (j"'I':!r<":;lG, . .3.b~>ve 

average or belo'tJ elve:CCl';It:' I',.'! Lbe t'lission. Pl.:'; "t-=r::, 1ge9, 
notifications usiLtj tlle revised [onnat fud ~.'\~'" d.isLljbuted 
for January 1~P3r,. In o.ddit:on, noti[ic;lt'iol~: .. t: cdJ.ewJ.ar 
year 198B hac! 1 ',:"::::l ;3t-~nl ~o !·:i:js.Lon resl(len~~,3. 

An electricit,/ conservation pr'09ram which reduced variations 
in electricitl' C,)sts bet\'l(~en famLlies of th£ same size could 
significantly reduce t~e Mission'~ electricity costs. The 
effect of Cl 20 pe1.'cent reduction ill electricity costs for the 
family \·ril:h the highest cost per fillished square fool in eClch 
of the four l-1is3ion family cate(~lories during fiscal year 1988 
is presentee! in Table 2. 

7 



Table 2 

Estimated I}lmact of g))_~Le(~Jricit"y~~='J)seJ.-vS'lti9!" Prog..rarn 
9n Four Mission Families Durinq l"_i:.;.!..::al_'f~Clr _1988 

Family 
Size 

Highest 20% Reduction 
Cost/Sq,F~ In Cost/Sq,Ft-L 

Total Sq.Ft. Estimated 
.-Lr.LE,-~ ::3 idEO: pee _;2.a v i !l9>_ 

1 
2 
3 
4 

$3.:~6 ." .~) 

2 . S· ') 
2~; .' 

-
2.92 

. '} 1 1068 ," 
..;> 7:i 8 

.59 1217 710 

.59 1415 835 

.5U 1 ti2 9 _. __ 945 
Total $3,25G 

The table shows that an GstimCltecl annual savings of ,)ver 
$3,000 could have been reC11izl2d had the electricity costs per 
fin ish e d s qua ref 0 () t to [. t 11 e f 0 U r f ami J i P..J }) e t'! n : >::' due e d by 2 0 
perc>::nt. An electricity :;(·.i:iSt~l:\.'ation l'ru'Jr,.,:n which affected 
other f ami 1 ios could ha vo had '=UI eVGL <J U'J • ..i tl~ r impact on 
reducing the HiJsion's totCll electricity co:c;ts. 

Recommendation No.2 

~ve recommend that USAID/Thailand assess th l2 imlJ.?;ct the JanUill~i' 
1989 changes have hCld on 'reducing Mission electricity costs 
during the one-year period Januar~ through December 1989, and 
implement, C1S appropriate, n~on-, stringent electricity 
conservation measures such ClS: 

ceilings on electricity costs 
criteria for determinlng when 
excessive, 

by farni ly :~j ::'I::~ (.J." other 
electricity ~u~t3 are 

information programs about energy conservation methods 
for Mission residents and their h~usehold employees, 

surveys of Mission resi.dences to 
cost/benefit of installing electri~ity 
and 

~ . \... .. ·vlces, 

a requirement that >::lectricity 
important factor in selecting and 
resid>:>nces. 

consumption be an 
leasing new Mission 

The USAID plans to monitor electricity usage at Mission 
residences during calendar year 1989. Consumption patterns 
estabJ.ished by this information will determine whether more 
stringent COIlsl~:L'v'ation measures are .:-equired. Although the 
draft audit report called for monitoring electricity 

8 



consumption over thn six-month period January through Jun0 
::'989, the one-year period proposf;dJ 0y the 11ission is 
reasonable. The final repo rt recommends t/18 one-year 
p8r ioci. The USAID pLHI ,.)f ;v:t ion 1 ~ r(~spon:..; i ve to 
Recommendation No.2, I'lhicll will bE:' c():L:31.dprt~d resolved on 
issuance of this report:. The rt'COInI',(!llciation call be closed 
when the actions in procE':~S have been cUI.lpleled. 
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AUDIT OF 
Ur:AID/T!V\ILhND MANAGE[1ENT OF 

REAL PROPERTY 

~ .\ 
,I' 
\ Ii 



Address 

Arcadia Hansion 

l\_sa Garden 

Ban Mokwon 

Soi Eleven 2 ! -, 

Insaf TOHers 1 

Insaf Towers 2 

Insaf Towers 3 

Insaf Towers 4 

Insaf Towers 5 

Insaf Towers 6 

1.1 
2.1 

Parentb ,"""t:> 
Repres 

Comparison of A~~boriztd ,'':) ActU2" 
Finished Square Footaqe he' J:esid".2." as o~ :l_.i':'I.L2 19£:~! 

USAID,"!'ha5.1aj',d 

Number 0"'

Bedrooms 

,ddicate Negative Ai,"tounts 
'.onal Housing 

3 

3 

4 

3 

3 

3 

3 

3 

3 

3 

rinished 
:::/Iuare F 02(:::: 

2, 18~' 

1,706 

3,570 

2,270 

2,27l1 

2,27{ 

2,270 

2,27G 

M ~~ . l,!i:i urr:, 
Aut~;: :,~,~,iz("·d 

Sou' ""', F e~i~ 

1;::::5U 

] ~ ~50 

2,200 

J. T 650 

1,,650 

1,650 

1,f50 

1,£50 

1,650 

EXHIBIT 1 
i,' age :1. of 3 

!:~'. '~':.;~>,S -.,-. ',-';3S Space 
;'" ~ " '-'C! % of 

',::-<::: ~TC':; , ?,l.- " l;':}.c i z ed 

. ·3(': 32 

.'::3 !~ .:,.:. 

(494 ) (22) 

1,370 62 

620 38 

620 38 

620 38 

620 38 

620 38 

620 38 



Address 

Insaf Towers 7 

Insaf TOVlers 8 

Insar TOVlers 9 ]j 

Insaf Towers 10 

Int'l Condominium 

Kanta Mansion 

Mitr Hansion 

Montien Compound 

Orchid T0'tTers 1 

Orchid Towers 2 

Royal Apartments 

Ruamchai 

Sachayan Court 

Number of 
Bedrooms 

3 

3 

3 

3 

4 

3 

3 

4 

3 

3 

3 

3 

3 

~/ Parentheses Indicate Negative k~ounts 
3/ Vacant 

Finished 
Square Feet 

2,270 

2,270 

2,270 

2,270 

3,312 

2,335 

2,748 

1,415 

2,672 

2,672 

1,928 

2,161 

2,472 

Maximwr 
AuthorizE:d 
Square Feet 

1,650 

1,650 

1,650 

1,650 

2,200 

1,650 

1,650 

2,200 

1,650 

1,650 

1,650 

1,650 

1,650 

EXHIBIT 1 
Page 2 of 3 

Excess Excess Space 
Sql.1a.re as % of 
Footage1 ! Authorized 
------- ------------

::;20 38 

620 38 

620 38 

620 38 

1,112 51 

685 '42 

1,098 67 

(785 ) (36) 

1,022 62 

1,022 62 

278 17 

511 31 

e22 50 



EXHIBIT 1 
Page 3 of 3 

Maximum Excess Excess Space 
Number of Finished Authorized Square as % of 

Address Bedrooms Square Feet Squar~ Feet. Footagel./ Autnorized 
------- --------- ----------- ------ .... ---- ------- ------------

Samaharn 3 2.,22.; 1,650 (~33) (26) 

Shiva Towers 1 3 2,696 1,650 } ,046 63 

Shiva Towers 2 3 2,696 1,650 :,046 63 

Shiva To,.,ers 3 3 2,696 1,650 1,046 63 

Shiva Towers 4 3 2,696 1,650 1,046 63 

Sittirat.2na Mansion 2 1,068 1,380 (312) (23) 

Sukhumvit '1 3 3,152 1,650 1,502 91 

Sukhumvit ,., 4 2,210 2,200 10 1 L. 

~/ Parentheses Indicate Negative Amounts 



Families 
One 

Families 
Two 

Families 
ThreE! 

Families 
Four 

variations in Electricity Costs by Family Size 
Fiscal Year 1988 

Size of l ~_ e:J ,L J \. '.\ ,.~.:;: E;n,;c~;y Cost Cos~ pp - 9 

EXHIBIT 2 

Difference 
in Square Fetl __ __ .RE'_r ~(~a.~ .S~ __ i'o(,L!;,. from Low U~er 

of 2,484 -;; 1, () -J 5 ( .; .6) 6 
2,696 J,202 1 . L~ 87 
1,068 3,804 3 .. 56 465 
2,180 1,380 .63 0 

of 2,672 2,506 .93 0 
1,217 3,600 2.95 217 
1,928 2,298 1.19 27 

of 3,570 4,563 1.2; 0 
1,629 4,316 2.64 107 
1,415 4,152 2.93 t30 

of 1,629 3,767 2.31 65 
1,629 4,769 2.92 108 
2;,152 5,041 1.59 13 
2,210 3,591 1.62 15 
;!, 672 3,765 1.40 0 
1,6~~9 4,446 2.72 94 
2,696 4,579 :1, • 69 20 
1,629 4,471 

. ,'"'4 95 , 



CABLE: USAID THAiL'\ND 

u.s. AG:i:NCY FOK INTERNATIONAL DEVELOPMENT 

USALD TliAILAND 

APPENDIX t 
Page fof-4 

U5AlL;/Tl!A I Ldm 
BOI t.7 

T de:.;: 870~!l RPS TH 
APO San flrAllcl3cu %3,,{j-c(x)1 

Internillionru Addrcu: 
Telephone: 252·3191 USAIO/Thail:lnd 

37 90; Ptl~huurl J' (Somorlllone 3) 
3&nlll:o\; 1(}olL\:) ·~·tlllliund. 

tfIOIORP,NDU1-i 

,'0 : 

F RO~1: 

June 26, 1989 

Mr. William C. Montoney 
Regior,al rnspectot· General, RIG/A/M 
USAID/Phll ipp-inc.3 

:ohn ~. Erlks~on, 
U SA HI /1 h a ; I a nd 

SUBJECT: Draf'c Report: Aud it of USAID/Tha i 1 and r~;lnagement of 
I~ea 1 Property 

REF: M~mo RIGlcA-89-110, d~L~d 5/19/89 

Th" "tt-"t7tlOt:l ',lomO)';<nJLIIIl r ... pr<.lcontc OUI" ,'}'ff-Joi.::l.1 r-C:lponoc to ;)ubjc\~t J. all 

audit report. We will provid~ you copies of our waiver requests and t~e 
responses ther-do. 

Also, following an evaluation of the '2ffectiveness of our voluntary 
compliance program, we will advise of our intentions regarding 
electricity co~sumpt~on. 

Attachment: EXO's Memo dated 6/20/89 

\' 



U.,s. AGENCY FOR INTERNA TlONAL DEVELOPMENT 
USAID I TfuillANi) 
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l1!iAID/THAtl..A,NO 
Bo.w: <1.7 CABLE: 1I5-\lD THAlLAND 

Tela: &70~!i RPS TH 
APO San farodscD 96146-0001 

lQl.rnll!ional Adcn:u..: 
IJSAlDfThAillmd F;u: (662) 2.55·3730 

rclcphonc: ~j·J650-9 
J1 PctctJoun Sol J' 
!l.tngkiJl: 10400 Tn;uiand. 

MEMORANDUM June 20, 1989 

TO: \ Douglas Frank11n~ Controller 
\.\~ (---

KdT:t:d:}r'i'ah h:r) Executive Officer FROM; 

SUBJEC7: Real Property Audit. 

Our interim response to the r~al property audit is as follows: 

1. USAID/T is in th~ process of r~yiew1ng its housing inventory~ It is 
unlikely ttl.::.t '{/f:!. 'Hill be J.ble to n~lease any of the houses now under 
lease. Ho~ever, we continue to search for, and evaluate any housing that 
appears to n1e:2t our rt:quin~ntent~, and meets the standards established by 
State. The housinCJ market in Thailand has exploded during the past 10 
months. 11e\'{ 1 eases for any acceptab 1 e·· hous i ng are 40·,·60% hi gher than the 
the present leases that the Mission now holds. For example a lease 
obtained in Auri1 1988 for a three bedrcQlTll0artment in a 3-vear-old 
building was ~egotiated far 38,000 Bant ?~r ~onth. (Current1y $1520 per 
ronthl. The same siz';:! apartment 15 now rent~ng for 55 .. 000 Baht per month 
($2200). Mos~ Mission leases have 2-3 years before expiration. Should 
the mi,!;~ion cancel these leases, the cost of canceling and fllJving into 
much more expensive housing, IF IT COULD BE FOUrm, is prohibitive under 
prRsent O.E. constraints. Housing that meets the standards set by State 
are not avail~ble in an area that provide5 a reasonable commute from the 
r'lission, (one hour i~ c:Jnsidered a reasoll(lule commute). The location is 
such that children C1n attend the only aV;Jilable school ~n Bangkok, and 
it provides reascnably acceptable sec~rity.(Areas outside the center of 
Bangkok have a muc~ higher crime rate). 

USAID/T fi1{H1a'J'~s it:::; housing pool so that apartment size is appropdate 
for the aver2ge USAID/T employee, i.e., Two adults and 1.7 children. 
Occasional1Y:1 sinr]j;; employee arrives at post, but it is not 
economica11y feasible to terminate leases, and obtain new leases to 
acc::Jrnmodate the eXJct size of each family. This is particularly 
significant. in that one of the few batgaining paints to obtain leases at 
a rrore economica 1 rate is the aDil ity to negotiate a 1 or 2 year lease 
with several ren~~aJ options. 

, 
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Unfortunately, housing for expatriates in Bangkok is built to standards 
that the landlords f~el expatriates desire. That is relatively larqe and 
airy apartments, tc compensate for the always oppressive heat and a~r 
pollution. Th~.': nJdki-": cbt;:inir.g hc)uses that meet standards difficuh: if 
fluL ;r:ipC)::,ibL.:. :,-, \ji_~~ ;,' ~:2 "letc: tlldt fer: other USG agencies in BangKok 
are able to me2t the space standards. Those Jgencics that have met the 
standdnis \'ii~~l :;Ci;!C c,f their housing, have rented whole dpartm(~nt 
buildings drld r-;r(j-vlrip. 011 ma'intr.fl(lrlCe support services. r1o~t of Uie 
apllrtl11c~~:~ r~n:::"!G U'I~2r,jiC~C ".,:·I,.!i\:ions were built some yl~ars -1'1 0 • 
Landlords ~lr2 (:0 -ICJn:.,er Duildin,l UI'!:.i size hOllsing. 

However, US/dDIT IS actively sol iciting landlords 1--I/lO fni.l.Y wish to build 
sm(lJ~ dpartmcnc/toi,/(:;S for leasl Lo the :JSC;. If this p:'elject SOr.leS to 
pass, USAID/T \~'ill e:<Dlore the [)ossibi Ilty of concentrating our employees 
in one cOlnpoltnd, ",!~('rc the stanJilrds more nearly meet State :;tar.dards. 
!..Je approach this ')~Jtil)n \iith CJ'!!:~on, ~;ince most landlords ill'(: nut 
wii ling to bu'ild f(j:~ '[he USG st ,',:lcards ~incc other e~:pi~triatcs do not 
have this restriction. 

lJustificdtion~ )rc: hl.-:ir:9 pr'.'D2r';d for each uversize apar'trr:ent/h:lllse and 
we are requestirij ·,'{d1:e.rs for t.:o. sizelimitatior.s. These waiver~ will 
be comp1ete(~ Gy jill} 15\ ilnd ',;~;l then be (orwanied to r'l.lD/\~. WE cal1 
your attE-'1tion to c.hc: fect that the ci2;!,;'lrements used in the rtlJoit for 
the Insaf Towers were incorrect. ins~f cowers is actually Z.2ln square 
feet; same'what over the i1110wecJ si:,~. i~e fudher note that sev~ral years 
ago USAID/T irrtention.::.llj moved li"i.Jst of their residents from individual 
houses to JpJrtmcnt buildings for ~ecurity purposes. Presentl'y~ the few 
remalnin(j indiv·icil(a1 hOllSi~S ar~ the only ones that meet State standards. 
Unfo;tt.:nact;ly, 111Cividua,1 houses are no longer available within any 
reasonable commute distance to and from work. 

A mote del.dilecj action plan \';'ill be pT'epared as infor-mtltion is outain!;d 
on apartment/house av~ilability . 

2. USAlD/~· has Df:en e'/~luJting 01;)' iJrecise eiectriccl l!:-:lgl' ,"")!'dy since 
Jan 89. lie \'/111 cor.cinllf2 to do so for the ba lance cf this year. At that 
time we will have ~ nactern that will allow us to establish reasonable 
1imitatio,lS if th;;t b(~comes necessary, 11e2.m--lhile, we closely Ironitor al1 
electric~l usage, and counsel e~ch user when the bills seem high. After 
evaluation of ap<1rtITfent size, insula.tion factors, family size, other 
issues such as medical conditions, and correctness of the meter, we may 
establish a limitation. 

! 
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USAIO/T has moved toward electrical savinas bv installation of self 
starting gas stoves. This reduces the he~t i~ the kitchens, thereby 
reducing the cool ing requirement. Additionally, we have issued fans so 
th.3. t J. i , c i leu l;} ~ i 0,-: "JI1 be improved wi thout the increased use of air 
conditioning. The installation of exhaust fans as suggested by the 
Inspec~»r: is ililprdc:~kdl in mst cases, since llIost outside wal1:; ilre 
g1ass. FurthGrrnore, our aim is to keep the inside cool, not to exhaust 
the COG1 :1ir illt(l till: Il£-:c.it. ~h~ '-'rill consider, if fl,;ndin~l 15 aVJi1able of 
issuing insulated clJrtains, I'lhich Hill reduce heaL and keeo coo'f c.ir in. 

Electrical ccnsl1mption is alwdj<; iln jrnportant factor i11 choosing It!ases. 
However, this 15 J ~ellcrs market. The EXO has looked at more than 70 
apartments anrl housc~: to ohtdin 01lQ apartment for one employee. Hence 
e1ectricd.l consumJtion~ althouS:l important becomes a l(~ss()r priority, 
than just getting upartrnent:;/hulisins for an increasing ~taff. if an 
emp;l)yee urrives allLi must be h;)Jsed in a hotel, the TLA quick1y uses up 
ilnv savincs we might nht-;1in in t'QduCQd olectic.:Il CO:lt, or (01- that IIltl{'lcr 

smaller apartments. 

\ , 
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Mission Director, USAID/Thailand 

Assistant Administrator, Bureau for Asia 
and Near East (AA/ANE) 

'1' 11 ail cl n dO.:.: :; k ( A.N l.~ ;' 1 ) 

Au d it: l: i a. i SOl J 01: f .i. C' e (liNE / D P ) 

Off ice 0 f Pre S~: R i_~ 1 c! t ion s ( XA / P R) 

Office of Legislative Affairs (LEG) 

Office of th0 l~0nC'ral COIlIlsel (GC) 

Assistant to th.,,-, hdrnini.su:c~ ':01' 

for Hanagern'~l1t (AA/H) 

Assistant to the Administr3tor for Personnel 
and Financial t''lanagement (AA/PFM) 

otf l.ee of F inalleidl l'1anagement (PFt-1/FM) 

PPC/CDlE 

US Ambassador to Thailand 

Office of the Inspector General 

1G 
IG/A 
IG/PPO 
IG/LC 
IG/A.DM 
1G/I 
1G/PSA 

Regional Inspec~ors General 

RIG/A/Cairo 
RIG/A/Dakar 
RIG/ A/NaiJ~obi 
RIG/ A/:3 ingapOl.'8 
RIG/A/Tegucigalpa 
RIG/A/Washington 
RIG/l/Singapore 
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