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PROJECT AUTHORIZATION
 

Name of Country: Panama
 

Name of Project: Private Sector LowCost Shelter
 

Number of Project: 525-0287
 

1. Pursuant to Section 106 of the Foreign Assistance Act
 
of 1961, as amended, I hereby authorize the Private Sector
 
Low Cost Shelter Project for Pa~nuama involving planned 
obligations not to exceed Six Hundred and Seventy Five
 
Thousand United States Dollars ($675,000) in grant funds
 
("Grant") over an eighteen (18) month period from the date 
of authorization, subject to the availability of funds in 
accordance with AID OY/allotment process to orovide 
foreign exchange and local currency costs for the 
project. The planned life of the Project is thirty-six 
(36) months from the date nf initial obligation. 

2. The project ("Project") consist-s of support to 
strengthen the role of the private sector in meeting the 
shelter needs of Panama's low income urban population by 
providing financing for (i) long-term technical assistance 
to coordinate studies required to address policy and
 
institutional issues, (ii) short-term technical assistance 
and training to improve weaker private sector housing
 
finance institutions, and (iiI) assessing the private
 
sector's role in low cost shelter. 

3. The Project Agreement, which may be negotiated and 
executed by the officer to whom such authority is 
delegated in accordance with AID regulations and 
Delegations of Authority, shall be subject to the 
following essential terms and major conditions together 
with such other terms and conditions as AID may deem 
appropriate. 

Source and Origin of Commodities, Nationality of 
Services
 

Commodities financed by AID under the Grant shall have 
their source and origin in Panama or in the United States, 
except as AID may otherwise agree in writing. Except for 
ocean shipping, the suppliers of commodities or services
 



financed by AID under the Grant shall have Panama or 
the
 
United States as their place of nationality, except as AID
 
may otherwise agree in writing. Ocean shipping financed
 
by AIDunder the Grant shall be financed only on flag

vessels of the United States, except as AID may otherwise
 
agree in writing.
 

--1nnald D. Levin
 
Director
 

Dat e 
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I. RECM4IENATI(MS 

Based upon the information presented in this paper, USAID/Panama
 

that a 25.0 million Housing Guaranty (MG) Loan be authorizedrecommuends 
to assist Panamanian mortgage banks and other private financial
 

institutions to meet the shelter needs of low income inhabitants. Those
 

institutions will provide counterpart resources according to a mutually
 

agreed upon formula (the amount is tentatively estimated to be kl8.4
 

million).
 

It is recomended that $675,000 in Development Grant Assistance be
 

provided to complenint the HG resources. These resources will finance 

the technical assistance required to address long-term development 

issues, to strengthen the savings ard loans, cooperatives and the credit 

union system, and to help establish the institutional structure 

recommended in this Program. 

Amount of Guaranty: $25.0 million
 

Interest Rate: The interest payable to the U.S. Investor shall not
 

exceed the allowable rate of interest prescribed by the Administrator of
 

A.I.D. pursuant to section 223(1) of the FAA.
 

Borrowers: The borrowers will be the mortgage banks, private housing 

finance, and other cre(lit instihitions who will lend to Program 
beneficiaries. Participating institutions will guaranty repayment to the 

U.S. Investor.
 

Implementing Agency: The implementing agency will be a Trust Fund 

managed by a Trustee as selected by the Borrowers and A.I.D. from among 

the banks licensed in Panama who can engage in the nianagement of trusts. 

The implementation of the Program without a government guaranty 

departs from the current H7G Program procedures. The pros and cons of the 

basic approach recqnired for effective and efficient implementation are 

laid out in this paper, particularly with respect to the key issues 

raised in the PID guidance cable, State 158916, shown in Annex A.l.a. 

Annex A.l.a. briefly outlines the major conclusions reached on those 
issues.
 

II. PROGRAM RATICALE AND DESCRIPTION
 

A. Background 

A.I. Panama's Socioeconomic Conditions 

A.l.a. Fconomy 

Between 1980 and 1985 the Panamanian economy grew by 

2.6 percent per annum compared to an average 6.6 percent annual growth in 
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the 1970s. This relative stagnation hMd direct impacts on employment (15

percent open unemployment in the Metropolitan Area of Panama in 1985) and 
on per capita income which dropped during 1983--84. Panama is now faced 
by a significant challenge to reverse these trends and has entered into
 
agreements with the International Monetary Fund (IMF) and International
 
Bank for Reconstruction and Development (IBRD) to: 1) reduce the
 
enormous public debt and costly public bureaucracy; 2) promote private

activity through incentives for priv.Ate investment and less GOP
 
competition with private sector activity; and 3) phase out protective

tariffs and eliminate other constraints for private sector productivity.
 

Within the above context, the construction sector
 
assumes special importance to the economy. Between 1973 and .982

construction accounted for average of
an seven percent of GDP, nutured by
large scale public works projects and the construction of an
 
extraordinary number of office buildings and 
 luxury apartments.
Mbreover, construction impacted the performance ecoomicon of other 
sectors such as manufacturing, finance, warehousing, and transportation.

During the early 1980s the sector's participation drolped to a modest 4.7
 
percent. Internal gross capital formation fell Iy almo:'t 40 percent

between 1982 and 1984 ($289.3 million in IS32 com-p red to $177.8 million
in 1984, in constant dollars). Decreases of 50.3 percent in rnn-tuilding
construction (public works) and 34.4 percent in non-residential 
construction (offices, conmercial space) durirg the early 1980s were the
major causes of the sector's poor performance during the period. F-busing
construction increased by 1.2 t>?rcent (in constant value) wasand able to
maintain its contribution to the sector. 
 As the most labor intensive
 
construction activity, housing construction hzis softened the 18 percent
drop in construction sector employment during the ptst two yoars. 

At this juncture, only the housing construction 
component of the sector is susceptible to irmiciate reactivation without 
creating distortions within the economy. Extensive public works
 
construction would require new indebtedness, Tind demand for other types
of construction is not forthcoming. however, there is substantial
unattended demand for housing for middle and lower income families since 
these markets over the last decade have not bv en served by the private 
sector or were served poorly by the [iTblic sector. 

The FK-013 Program, therefore, can have important
multiplier effects and can accomplish the following: I) strengthen
private sector activity; 2) prevent a further drop in construction 
activity; 3) increase levels of employment; and, 4) target new pri%rate
sector investment activity toward lower income families where substantial
unsatisfied demkand exists. If resources can be channeled through the 
private sector additional public sector indebtedness need not he incurred. 

xv 



A.l.b. Housing Condtions
 

A large but unattended market for low-cost housing 

exists in Panama. Estimates of cumul tive housing deficits in Panama 

range from 150,000 to 183,000 units.l! To reduce this backlog and to 
meet the shelter needs of new households roughly 15,000 new units are 

required each year in urban areas and another 10,000 in rural areas.2/ 

Total formal shelter production during the decade of 1973-1983 averaged 

only 6,000 units per year. Die half of that production was channeled 

through the private sector for luxury housing and about 3000 solutions 

were produced for the A.I.D. target group. 'The potential market for 

IIG-013 solutions in the Panama Metropolitan Area alone in 1986 was 

estimated at 17,000 units by the PP Team. (See Annex D.) As riotedl in 
Annex A.l.a., the effective demand for low cost housing has been 
demonstrated under the Preferential Interest Rate Mortgage Law. The 

mortgage banks and developers are aware of this demand but long-term 

financing needs to be made available to expand the supply of low cost 

housing. 

A.2. USM.ID Strategy
 

The $25.0 million authorization requested in this PP 

constitutes the third trariche (Phase III) of the 75.0 million HG Program 

approved in 1979 as part of the economic package of the Panama Canal 
Treaty. 

A.2.a. Status of A.I.D.'s Previous -ousing Programs 

The institutional framework for Phases I aii II of the 

Program focuIssed on the public sector: the National Mortgage Bank (BHN) 

as the principal finance institut-ion, the Ministry of Housing (MIVI) as 

the implementing institution, and the Ministry of Planning and Economic 

Policy (MIPPE) which provides the planning and budgeti coordination
 

between BHN and M'FVI and assists in the provision of ur1han services and
 

community facilities.
 

Phase I of the HG Program (525-1K--0l) was initiated in 

August, 1979 with a total aount of resources of t3l.25 million: t25.0 

million HG; t6.25 GOP counterpart. A total of 8,942 units were built 
with A.I.D. disbursements tc date of approximately 23.0 million in HG 

resources and t3.0 million in GOP counterpart, or 84 percent of the total 

as of May 15, 1986. These resources were channelod through th TIN to 

MIVI for different types of li.-cost shelter solutions: Core ts and 

piso-techo units in the San Miguelito Pistrict (contiguous to Panama City 

i/ MIVI, "Plan Nacional de Desrrrllo Jrloano y Vivienda, 1985-1990". 

2/ Robert Nathan, Inc. "Urban Development Assessment- Panama", Jan. 

1985.
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and the largest squatter settlement in the country); low rise apartment 
units for families living in tenements in the center of Panama City; and 
home improvement loans for families living in urban areas throughout the 
country. 

On August 19, 1983, the LAC Bureau authorized Phase UI, 
a t25.0 million HG Program (525-hG-012) which, with a GOP counterpart of 
t6.25 million, will finance four sub-programs: 1) 3,000 urban renewal 
units; 2) 5,500 home improvement loans; 3) 450 units in reverted areas; 
and 4) 680 "reception area" (serviced site) solutions. These funds are 
being channeled through BHN to expand MIVI activities initiated in Phase 
I. This second tranche was structured so that MIVI would focus its 
attention on those families whose incomes fall in the lowest quartile of
 
income distribution. Contracting of the first t10.0 million was
 
concluded in August, 1986.
 

A.2.b. New USAID Strategy 

One of the objectives stated in the LAC Bureau's FY 
1985 Congressional Presentation is to increase the rate of construction 
of low-income housing in Central America by 25 percent by the end of 
1989. USAID/Panama believes that with the help of Panama's private 
sector this goal will be met before 1989. There has already been An 
increase in production of low cost, owner occupied housing in Panama due 
to USAID/Panama's initiatives under the Housing Guaranty Program.
 
However, future low cost housing programs will be affected adversely by
 
the GOP's fiscal deficit problems. Addressing Paryma's housing deficits 
requires a change in strategy. If indebtedness is to be incurred it 
should be shifted to the private sector. In addition, greater emphasis 
must be placed in strengtheni.ng the resource bise for housing investment 
through private savings.
 

T.e shift in strategy is already underway. The 
Ministry of [busing has already begun to target all current and new 
program activities to address tineeds of families in the lowest income 
groups. With the exception of the urban renewal projects in the inner
 
city, MIVI is directing its effcrts almost exclusively to sites and
 
service projects, home improvement loans, and other very low cost 
solutions that meet the needs of the lowest income groups. Moreover, the 
BHN is consolidating its financial position as a result of GOP policy
 
decisions to strengthen the institution and the bank's own decisions to
 
improve portfolio management and administration. This will permit the
 
BHN to continue providing resources to sustain low cost Wousing programs.
 

However, the private sector musL increase its role in 
producing and financing housing for low income groups as well. Recent 
changes in legislation (See Annex C on the Preferential Interest Rate 
Mortgage Law) coupled with the saturation of the high cost housing market 
have created an environment which is more conducive to private 
initiatives in low and moderate cost housing. Nevertheless, private
 

http:strengtheni.ng
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banks are still very cautious about comnitting their own s]hort--rerm 
resources to finance low cost housing, and developers are concerned about 
how to make adequate profits in serving these markets. The principal 
private sector cAonstraints that need to be addressed are: 1.) low income 
housing markets are perceived by bankes as high risk ventures; 2) housing 
production is inefficient (i.e., bui]dinq materials cost mudli ,gre in
 
Panama than in neighboring countries and labor inputs are costly) and 
construction standards are excessive resulting inhousing costs t.at are
 

beyond the reach of most low income families; and 3) the policy 
environment neeIs to be improved by el.iminating unfair competition 
between the xblic andl private sectors in low-cost housing r1velopment. 

This Program will address these constraints principilly by providing 
capital assistance to build low cost housing enabling the banks gain 
experience in new markets and by providing technical assistance to lower 
housing costs to consumers. 

Capital assistance will permit mortgage banks to work with private 
developers to fully explore the potential anid profitability of addressing 
the shelter needs of families whose incomes fall from around the median 
to the 20th percentile of the urban iicome distribution. Thiis represents 
a clientele that has never been served by mortgage banks because other 
markets appeared to be more profitable an] dynamic. Now that market 
conditions have changed, the banks are more receptive to addressing new 
markets and the S resources WL.LL encourage them to experiment with low 
income families. For e.-wmple, prior to the prospect of the W, Program, 
banks and developers did not perceive a low cost housing market. The 
construction of the first low cost projects developed by Econoplade, a 
private developer, has demonstrated a demand that far exceeded even the 
most optimistic predictions. The project will also demonstrate that low 

income families as well can arid will pay mortgage Lcins and that they 
represent a new clientele as depositors ani for consumer loans. The
 

project will serve to address the miscoaceptions and prejudices that
 
private sector institutions h:.ve long had at a critical time When
 
mortgage banks must change market orientation to continue to expand. It
 
is expected that the banks will continue to expand low cost housing 
investment.
 

Technical assistance will be designed to address, among
 

other things, excessive housing costs. By reducing housing costs to
 

consumers more low income families will be able to afford housing.
 
Technical assistance will provide the analytical framework to reduce
 
urbanization and building standards, to make code enforcement and 
mortgage registry less costly and to lower production costs. These
 

topics have attracted much dialogue over the past year and the technical
 

assistance proposed will provide the analytical .basis for change and an
 
organizational structure to implement it.
 

The policyl environment is being addressed through this
 

project as well as through other A.I.D. projects. qhrough a grant for
 

housing policy studies and previously authorized HG projects with MTVI
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and EHN, public sector interventions into the marketplace are being

restricted to home improvements loans, sites and service solutions and
 
urban renewal apartments which private banks are not yet willing to
 
address. The private banks will address a void in the housing market no
 
longer subject to public sector intervention and competition. If that
 
void is filled by the mortgage banks and other housing finance
 
institutions, the public sector will continue to be more specific in
 
targeting its limited resources to the lowest income brackets.
 

A.3. Other Donor Activity
 

The principal source of external assistance for the
 
purposes of financing and producing low cost housing has been A.I.D.
 
IBPd) provided the Ministry of Housing and Caja de Phorros with funding

for the development of a 2000 unit project in Colon as a component of the
 
Colon Integrated Development Project in 1980-81. In 1985 the Inter
 
American Development Bank (ID;) reassigned oa]n funds from a poorly
designed municipal development project to a squatter upgrading project in
Metropolitan Panama, las faanitas. The IDB followed USAID/Panama's

suggestions about the use of market interest 
rates aryl the institutional 
arrangements of the program. 
Currently, the IDB is negotiating a t26.0
 
million loan to promote a significantly expanded sites and services
 
program with MIVI anr7 Ba-q. The design of this program is to build 
approximately 6,000 very low cost fu1lly serviced lots for very low income
 
families over the next several years. The interest 
rate spreads for the
 
BHN, as advocated by USAID, will help strengthen the financial position
of EN. This will clearly complement the new I Program. 

B. Private Sector Shelter Program Description
 

B.1. Program Goal and Purpose
 

The Program goal is to improve the quality of life for

below median income urban families through i ncreased access to affordable 
shelter and employment opportunities in the construction industry.
 

The Program purpose is to increase the delivery of 
low-cost shelter financed through private sector institutions, thereby

expanding and strengthening the role of the private sector in meeting the
 
shelter needs of Panama's low income urban population.
 

B.2. Detailed Program Description 

The proposed Program will provide t25.0 million in
 
Housing Guaranty funds which will be horrowed by mortgage lenders and 
placed in a Trust Fund. The rn and coLnterpart funds will be used to 
finance long-term mortgage loans. Another t675,000 in Development Grant 
funds will be used to finance technical assistance to address various 
policy and institutional issues which, if addressed, can promote 
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increased private sector involvement in the production and financing of 
low cost shelter.
 

The preferred implementation structure is one Whereby 
the mortgage lenders are also Borrowers of HG funds which are deposited 
in a Trust Fund. The Trustee protects A. .1. 's an- the Borrowers' 
interests, manages the resources, channels Program resources to the 
private sector, and axsses repayments to U.S. Investors.
 

B.2.a. The Implementing Institution 

The Program will be administered through a Trust Fund, 
with a first line conmuercial bank selected as Trustee by the Borrowers 
and A.I.D.. The trust fund mechanism is particularly attractive from an 
institutional development standpoint since the Fund could evolve into an
 
efficient, simple vay to mobilize investment resources for low cost
 
housing. Also, it is of interest to the comercial banks who view the
 
trust fund mechanism as a banking service that would strengthen Panama's 
role as a banking center. Since 1984 several trusts have been 
established, but none has been designed for purposes of development. 

Section III provides a description of how the Trust 
will function, including: The purpose of the Trust; the Trustee's roles 
and responsibilities; the criteria and procedures to be used in selecting 
a trustee; criteria and prce.dures to be utilized for selecting 
participating mortgage lenlers; and management of trust resources. Annex 
G contains a draft Trust Agreement along with other draft agreements 
related to the Program. 

B.2.b. The Borrowers 

Thfe Borrowers of the FI3 loin, at least as the Program 
begins, will be a consortium of Panamanian mortgage banks, three private 
(Banco General, Primer Banco de Ahorros, ary Ranco Panameio de la 
Vivienda) and one public (Caja de Ahorros). The savings and loain 
associations and cooperative organizations such as FEDPA do not qualify 
as borrowers at this time, but will be considered as potential borrowers 
or users of portions of the MG Tsan at sWi)sequent stages of Program 
implementation. At least two, and possibly several borroYwings are
 
expected under the Program.
 

As Borrowers, each of the ab-ove financial institutions 
will sign a loan agreement for a discrete, though not necessarily equal 
share of each loan disbursement and in turn be responsible for repaying 
the same. The M1 resources co)ntracted will be deposited directly in the 
Trust Fund by the U.S. Investor by order of the Borrowers. The 
participation of the Caja de Ahorros will be limited to no more than 
$10.0 million in W3 resources for two reasons: 1) so that the largest 
mortgage banks do not utilize all the HG resources thereby allowing for a 
broken base of institutional participation; and 2) the Caja's status as a 
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public instituition even though it is subject to the same market forces as 
the private banks. (See Guidance Cable, Annex A.l.f.) 

B.2.c. Mortgage Lenders
 

The mortgage lenders will be the four mortgage banks 
mentioned previously (who wil! also serve as Borrowers) with, perhaps, 
the savings ari loan institutions and cooperatives such as FEDPA and 
Cooperativa Ancon pa.irticipating in latter stages of the Program.
However, the entire amount of the HG funds can easily be absorbed by the 
mortgage banks alone. Technical assistance will be provided to other,
 
weaker housing finance institutions so they can ultimately participate in 
this Program. An analysis of these institutions is provided in Annex H. 

Overall guidelines for lending, disbursements,
 
collections, and institutional eligibility will be established by the 
Trustee according to A.I.D.'s criteria. Each participating institution 
will follow normal operating procedures for the Program's mortgage
lending operations. The mortgage lenders will have control over the 
technical approval and supervision of the projects and the qualification 
of home buyers in accordance with Program beneficiary criteria. Since 
the mortgage lenders will guaranty repayment of FIG resources, they will 
be responsible for credit checks ary monitoring the quality of 
construction. If defaults occur the mortgage lenders will have to 
substitute mortgages in the same price range to ensure the quality of the 
collateral that backs the notes to the Trust Fund. 

B.2.d. Project Developers 

A variety of small, medium, and large sized 
construction companies are developing residential projects in Panama. 
The Preferential Interest Rite Mort age Law (PML) has caused shift ina 
the upper income housing markets servd y, the private sector to houses 
costing $20,000-t5O,OOO. This 1G Program is expected to stimulate the 
production of housing solutiois for even lower income groups (i.e.,
solutions ranging from t6,000 to t16,000).
 

Production capacity is not a problem in Panama. 
Panama's construction sector has been resuscitated recently by the PML,
 
but it is still operating at a level well below the late 1970s and early
 
1980s. Moreover the decline in both public works and office construction
 
has expanded the supply of contractors disposed to build housing. There 
is also substantial underutilized capacity tiat exists within the 
building materials industry. Therefore, increased production through 
HG-013 can be absorbed without major distortions. 

Private sector project developers and builders will be
 
responsible for purchasing sites and for preparing project plans. They
will also follow the normal approval process for residential 
construction, obtaining permits from all of the required institutions. 
Each developer will be responsible for securing cy.istructicn financing. 
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This is readily available and should present no problems once long-term
 
financing has been reserved through a standard pro-qualification 
process. The developer will also be responsible for the sale of units, 
although the credit department of the lendirj institution must qualify 
buyers. one problem that has affected the efficiency and profitability 
of building has been the approval process for building and urbanization, 
as well as the standards and codes. Zoning standards for permissible 
densities can add as much as t2,500-$3,000 to the cost of a $20,000
 
unit. The application of other inflated norms and standards for
 
infrastructure also increases costs by about the same amount.
 

C. Inputs
 

C.l. Program Financial Plan
 

The following inputs are planned for the 525-HG-013 
Program: 

Financial Inputs 

HG USAID Institut. Benefit 

Component Loan Grant Counterpart Eownpaiyment Total 

New units $25.00 - t18.40 t4.8 8.2 
TA, Evaluat. - $0.675 - - t 0.675 

Totals $25.00 $0.675 $18.40 t4.8 $48.88 

C.2. Capital Inputs 

C.2.a. Housing Guaranty Funds 

Up to $25.0 million in Housing Guaranty funds will be
 

made available to provide the long-term mortgage financing required by
 
the Program. These funds will come from the U.S. capital market to a
 
consortium of Borrowers consisting of the mortgage lenders eligible to
 
comprise the Trust. The loan will be rmade at the prevailing commercial 
interest rates and be backed by the full faith and credit guaranty by the 
U.S. government for repayment. It is expectcd that a variable int-rest 
rate will be contracted since the Parvwmanian mortgage finance system uses 
variable rate mortgages. Basexi on the experience of the last seven 
years, the cost of a variable rate loan is two to three percent lower 
than one with a fixed rate. 

C.2.b. Mbrtgage Lender Participation 

Private sector counterpart funds will be provided by 
the primary lerndling institutions on a sliding scale related to the 

affordability of the housing units to be financed, as follows: 
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dr~ft scop.s of w.ork for savings, buildinr standards, 
lendinq criteria, and other annlyses, and will 
coordinate the impica':at ion of these studies at] work 
with the apprcopriate .ijpc-ncies to implement 
recommendat icns. (Estii u-ted cst 365,000). 

b. Short-Ter-m Tecftnical Assistance and 'aining (t200,OOO) 

(1) Establishing Trust Fundx Mechanism. 

Short-term l]a.l ani financial techinical assistance 
will b- required to star-t: up the Prc-4rani. For example, 
various Prcocjram agreements such as loan and trustee 
agreements, model mortgage documents and other such 
legal documents will be required to establish the trust 
mechanism and protect A.1.D. 's interests. In addition,
 
financial reporting systems will lhave to be designed to
 
permit the Trustee to ironitor Program implementation.
 
(Estimated cost t20,000)
 

(2) Reduce housinq production costs. 

TecNical . tance and training will be provided for 
this aspect of the Prcxjram as fo].los: 

Emphasis will >e given to the 'lialoue IbYetween the 
private sector an] public regulatory agencies to: 1) 
change shel ter and infrastructure norms and standards 
related to scxiceconomic target groups arw geographic 
regions; and 2) revise )rocedures for obtaining project 
approv,±is to provide batter -,ordintiion and to reduce 
the timKe required to initiate construction. This will 
require a series of Studies to determine to what degree 
housing costs may -e rcduced th-rough revisod st-ndards 
and how project design Lit- development procedures 
vis-a-vis permits may be streamlined.
 

Another factor affecting the cost- of 'ousing proluction 
is the cost of building aterials themselves. 
A-1ternative strategies will be develoi-el to red-uce the 
cost of these primary inputs into ].ousing production. 

Another aspect thavt will be reviewc?, is rn-rtgage 
registry procedures and delays from the time units are 
built to the tinm property is registered and repayments 
egin.
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Training will be provided to private developers in

project planning and site design so that further unit
 
cost reductions can be promoted.
 
(Estimated cost $100,000)
 

(3) A detailed study of the beneficiary population will be
 
undertaken to analyze the effects of credit
 
requirements of lending institutions on Program

participants, the extent to which such practices

exclude potential beneficiaries and how policies may be
 
established to increase the accessability of low income
 
families to the Program. (Estimated cost t20,000)
 

(4) An analysis of natiorial savings petterns will. he
 
prepared which looks at past savings trends, how and
 
why they have changed, whether the mass of savings has
increased, and how moyrtgage lenders ma, increase 
savings captured frcm low and middle inc-ome groups.
Profiles andimotivations of savers will be examined and 
recommendations will -y nmade on an operational strategy
for the mortgage lenders. (Estirmated cost 30,000) 

(5) Short-term techNica, advisors will work with the
savings lotns and to help themar,d VEDI?A t-o qualify for
the HG Program. 'lhev wi] ' provide services to
facilitate conversion from li tu-tl to stock cnpanies,
reconrunend st ratteies to raise ,:apital, irprove
operational procedures, et-c. Also training for the 
mortgage hI-nks arid other fin-ncial institutions will be
provided. (Estimate] cost t30,000) 

c. Evaluations and Audits W110,000 

Mid-term arn final evaluations will be carried out onthe Program. These evaluations will documrent the Program's experienceand provide information to assess the privat~e sector's continuing role inlow cost shelter. The mid-tern evaluation will- e conducted at theof the first disbursement of HG funds an-] will be submhitted to LAC for
time 

review. In particular, the interim evaluation will focus on: I) theefficiency of the Trust Rincl mechanism and its potential for continuation
and expansion with other resources; 2) the effectiveness of theProgram's incentives to finance very low cost housing solutions; and 3)
the utilization of accumulated liquidity for reinvestment in a new loan
 program for low cost housing. Also, two audits of the Trust Fund will be 
carried out.
 

ev
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In addition to new shelter, the ,'A8,2 million in shelter

investment is conservatively estimated to create about 3,600 new direct

jobs in the construction industry and indirectly another 1,800 jobs in
 
related industries during the next two years.3/
 

D.2. Institutional Outputs
 

a) Involvement of mortgage banks in low cost shelter for
the first time. 
Four mortgage hanks are expected to participate.

Participating institutions will provide their own funds in order to
obtain HG financing. Since mortgage banks control about 52 percent ofall passbook savings accounts, it is expected that once these banks
beccne accustomed 
 to serving below mxlian income families and see that
their lending risk is kept within reasonable limits, additianal Local
 
resources will be channeled into this housing market. 
M'ortgaqe banks

will allocate five percent of investatents to low cost housing.
 

b) Strengthening of weaker housing finance

institutions. The Program wi.l to involve
attermt the savings and loanssystem and cooperatives cause their clientele is drawn essentially fromlow income families, and they serve the interior of the country where thebanks have few branches. However, the success of the Program is not

predicated on their participation. Should the savings ard loan
associations be 
able to qualify the Proxgram will provide them with access
to a new source of long-term funds to intensify lending operations and
improve their financial position. Technical assistance will be provided
to S&L institutions and (:opratives to improve 1:hair administrat:ive
structures so that they in-iy becme eligible for this Program. Assistance 
will also focus on their capaicity to capture new savings and ex anding
housing finance activities. This would result in stimulating tie dormantassociations, institutions .jhich have had- a tradition of lending to lowerincome families but have had limited impact because of n.anagement
constraints. Savings and loans will triple their volune of lending and
 
60 percent of the solutions will be low cost.
 

c) Mbilize Resources for row Cost Housin. The TrustFund can serve as a source of low cost housing investment in the future.
The Trust Fund mechanism is designed to promoLe reinvestment of HG
reflows in low cost housing. It this mechanism proves to be efficient,

it could offer the potential to channel additional resources to sustain

low cost housing production. For example, Fund
the could ultimately
raise capital ana make available its owM resources to add to the funds 

3/ These estimates are based on a USAID analysis of the construction 
industry which found that about 75 job opportunities are created for
 
every $1.0 million in construction permits. See J. Fearon, April 1983.

CAPAC uses higher estimates of 
100 direct job2s and 50 indirect jobs for
 
every $1.0 million invested.
 



that are being made available through the HG Program. These resources 

could be leveraged with those private financial institutions to sustain
 

lad cost housing.investment in 

Techniical assistance will support the efforts of the 

participating financial institutions to promote additional local savings 

from the target groups. This, in turn, will provide additional resources 
low cost housing.for the mortgage lenders to continue lending for 

d) bre Efficient Production of Low Cost Housing. 

Among other things, the Prajram's technica. assistance activities will 

address norms and standards for scial interest housing and the process 

for permits and approvals which is currently handal by many different 

institutions, as well as the inefficient production of local building
 

materials. While these factors do not significantly affect the
 

feasibility of the proposed Program, modifications in the production 

system could encourage and facilitate more efficient production, thereby 

lowering costs to consumers, and promotirg greater private sector
 

involvement with lower income groups over the long-tcrm.
 

e) The Trust as a DevelopmenL Tool. An important 

innovation of 13-013 is the establishment of a Trust Rind which will 

allow private finance institutions to participate in this low cost 

housing Program in a flexible, -J-ficient manner. It will result in the 

application of trust legislation involving a large amount of money to 

promote a banking service which could enhance Panama's banking center. 

E. Program Beneficiaries
 

In the first instance, some 3,500 Panamanian families whose 

the median income are expected to benefit from thisincomes fall below 
incomesProgram. The Program will finance new units for families with 


between the 20th and the 50th xrcentiles. This percentile range
 

corresponds to household incomes which vary from $208 to t585 per month 
institutionsin the Panama Metropolitan Area. Most of the financial 

which are expected to participate in the Program have indicated that they 

units below $10,000 Andwould be reluctant to finance much the level. 

while we expect a $10,000 unit to be the lower limit for some of the 

participating institutions of the Program, we will promote units for very 

low income tamilies by setting aside tl.0 million for those units 

affordable to families at the 20th percentile. This pilot program will 

introduce the private sector to a new market covering a broad range of
 

income groups below the miedian income.
 

lbst new units will probably be built in the Panama Metropolitan 

Area although developers are not limited] to that area. Some have 

in tapping the market in secoidlary cities, and thereexpressed interest 
are financial institutions 	which could support such initiatives. Two
 

several mortgage banks operate in secondary
S&Ls and branch offices of 
cities.
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III. INSfIIJrICNAL ANALYSIS
 

This section of the PP provides an overview of the private sector

finance system in Panama, the preferred organizational structure for the
Program, and the conditions under which financial institutions can
 
participate in this Program.
 

A. Private Sector Finance System
 

A.l. The Banking Structure 

Panama is 
a recognizd center of international
 
finance. In 1982 the 107 banks which operated within the finance sector
contributed 5.8 percent to GDP and employed 9,000 workers (more than the
Panama Canal Commission). The "sui generis" nature of Panama's monetarysystem is one of the key factors in the country's economic life. The
 
Constitution of the Republic prohibits 
 the emission of a paper currency.
The U.S. Dollar serves as legal tender, and financial operations may be 
transacted in U.S. Doilars or Balboas, the nominal currency.
 

The banking business expanded dramatically after 1970
when a new, liberal banking law was written. Market forces ncw determine
 
the cost of money and the overall supply of credit. Additional
 
incentives have been provided to stimulate banking, e.g., 
no capital

controls, no tax on offshore income, confidentiality of individual
 
accounts, no reserve requirements on offshore deposits, etc. 
The overall

operation of the banking system is supervised an-d governed by the
National Banking Commission, which is chaired by the Minister of Planning
and composr-d of members from the GOP and the largest local banks. 

Three types of bankin7, licenses 1)exist: national
(both domestic and international); 2) international (offshore business 
only); and 3) representational. Over half of the banks (70) have
national licenses, and two are o%ned by the GOP: the Banco Nacional de 
Panama (BNP), founded in 1904, with some masi-Central Bank functions;

and the Caja de Ahorros, or Savings Bank, founded in 1934.
 

Panama's National Banking System (NBS) includes those
national and international banks registered and licensed by the Banking

Commission to operate in Panama. 
Within this rubric fall two types of
 
banks: commercial banks and mortgages banks. 
 lhie NBS has increased its
share of Panama's banking activity in recent years compared with offshore
 
banking, growing from 60 percent the size of international banking

operations in 1980 to 73 percent in 1985, with an even higher

participation (76%) in total deposits. 
 (See Tables 1-3, Annex B for

consolidated statistics on the NBS during the period of 1980-85.) 
 The

banks are highly liquid (over 23% of assets in cash) and have steadily

growing portfolio (69% of total assets in 1985 compared with 64% in
 
1980). Local bank participation grcw from 17 p\ercent of total banking

operations in 1980 to 20 percent in 1985. 
 This expansion reflected both
 
a growth in portfolio (from 1.7% to 23%) and in deposits (from 11% to 15%).
 

(
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A.2. The Housing Finance System and Laws 

With respect to housing finance, the existing banking
 

law (Decreto No. 238, 2 de Julio 1970) contains two provisions wh.LL, are
 
of particular interest:
 

- Article 33 requires that commercial (non-mortgage) 
banks invest not less than 50 percent of any local 
savings deposits which they receive in resi¢ential 
mortgage loans with a term of at least 10 years, or 
in interest earning mortgage certificates or bonds
 
issued by the National Mortgage Bank (BHN). The
 

Banking Commission, in consultation with the
 
Ministry of Housing (MIVI), is responsible for
 
determining the portion of that 50 percent which
 

should be directed at loans for low cost housing 
("social interest" housing). 

- Article 2(o) requires that mortgage banks maintain 
75 percent of their portfolio in mortgage loans with 
a term of at least five years. The other 25 percent 
may be in commercial and consumer loans. 

These regulati-ns provide a clear legal mandate for 
channeling savings to fin3nce housing in general, as well as for the 
mobilization of commercial bank resources in support of national housing 
policy. However, thus far the Banking Commission has not acted to direct 
such resources systematically toward the low income hou.ing market. 

On the other hand, the commercial banks have more than 

met the obligation to invest 50 percent of their local savings in 
housing. As of December 31, 19B5 their residential mortgage portfolio 

reached 301.7 million with total savi ngs deposits at 166.0 million; 
thus, housing investment represented 3.6 times the banks' legal 
obligation.
 

In the case of the mortgage banks, while a majority of
 

their activities are directed toward mortgage loans, no specific
 

requirements exist concerning housing loans per se nor the socioeconomic 
groups to be targetted. However, in actual practice the mortgage banks 

have provided an important source of housing investment. 

A.3. The Role and Characteristics of the Mortgage Banks
 

A.3.a. The Mortgage Banking System
 

Despite its relatively small size and fairly recent 

creation, the mortgage banking system experienced rapid growth during the 

1980-1985 period (See Table 4, Annex B.), with assets growing by 161 
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percent and deposits by 155 percent This growth compared favorably tothe National Banking System's rates of 45 percent and 55 percent for 
assets and deposits respectively for national operations. Together, themortgage banks, with U.S.$863.1 million in assets and U.S.$765.5 million

in deposits, represent a solid and solvent group of nousing finance
 
institutions.
 

Table 5 of Annex B provides a profile of the types ofdeposits within the National Banking System (NBS) 
as a whole, compared

with the Mortgage Banking System (MBS) during the period 1980-85.

Surmary data on the structure of deposits at the beginning and end of the
 
period is shown below:
 

Deposit Structure of Banking System 

1980 1985
 
NBS MBS NBS MBS 

Checking Accounts 
 22% 5% 1.8% 8%
 
Savings Deposits 17% 43% 15% 30%
 
Time Deposits 61% 32% 67% 62%
TOTAL 
 100% 1.00% 100% 100%
 

Although mortgage bank deposits grew in all categories,

the most significant growth took place in time deposits and not in
savings, generally the major resource for housing finance. 
 (See Tables
10 and 11, Annex B.) Flcwever, it is important to note that in 1985 the
value of savings deposits in the mortgage banks was greater than that in
 
the rest of the NBS for the first time.
 

Table 6 of Annex S presents a profile of the loan
portfolio of the N3 and the MBS. Tlhe evolution of the MBS housingportfolio showed growth throughout the period, panssing from U.S.465.9
million in 1980 to T.S.3706.0 million in 19A5. 
As of 1983, the mortgage

banks assumed the leadership role in residential mortgage lending. 
The
table below shows the annual increase in the housing portfolio (loans) of
the NBS as compared to commercial and mortgage banks. (See also Table 
12, Annex B.) 

Percent Change in Mortgage Portfolio
 
by Type of Finance System
 

80/81 81/02 R2/83 83/84 84/85
 

NBS 10.0% 7.7% 11.7% 5.9% 
 8.06%
*CB 6.4% .02% 
 7.4% 2.0% (1.35%)
 
MBS 14.6% 16.9% 16.1% 
 9.7% 16.3%
 

*Commercial Banks
 

-1,1
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The diminished participation of the commercial banks in 

residential mortgage lendirxg may well have been the result of the 
saturation of the upper inLome housing market, their traditional market. 
This would suggest potential problems for the construction sector of the 
economy if the mortgage banks were not able to mobilize sufficient 
resources to comnpensate for the shortfall in commercial bank residential 
mortgage financing. fairing 1985, however, the mortgage banks were able 
to attract resources and the level of MBS housing investment exceeded 
1984 levels.
 

Panama's Mortgage Banking System (rIS) consists of four 

banks, one public and three private. While the public bank, Caja de 
Ahorros, was founded in 1934, the private mortgage banks are of fairly 

recent creation and include: Banco General (1955); Primer Banco de 
Ahorros (1963); and Banco Paname~io de la Vivienda (1980). The Caja de 
Ahorros is autonomous and has 30 branch offices compared with a total of 

23 for the three private mortgage banks. It provides significant 
national coverage omnpared to the concentration of the private mortgage 
banks in the metropolitan area of Panama City, although Banco General is 
now expanding into the interior.
 

As potential borrowers arxi users of the HG-013, all of 

the mortgage banks, private and public, demonstrate the operational 
capacity and solvency recuiredl t- effectively utilize the H-G resources 
and to guaranty prompt re-iyment of lcuui funds. 

A.3.b. 	 Comparative Behaviour of the Pibtic and Private 
Mortgage Panks 

A review of the comprative performance of the Caja de 

Ahorros and the private mortgage -anks in the period 1.980-85 indicates 
that the private 1ot,,v7 have the as leaders ofbrnks replaced Caja the 
the M3S: 	 Total assets '-;he private aortgage franks grew. 245 percent 
compared to 85 percent. for the Caja de Ahorros. (See Tables 8 and 1.3, 
Annex B.) 'The private imortgage banks' accumulated assets increased to a 

level 1.7 	times greater than the Caja's. The private morLgaqe banks 

residential loan portfolio grew to alaost four times that of the Caja. 

Both the private mortgage banks and the Caja performed
 

poorly vis-a-vis savings. 'rime deposits grew dramatically for the
 

private mortgage banks (303%) aol the Caja de Ahorros (1-02%) (luring the
 
savings grew by only 95 percent and 50 percent respectively.period, while 

In suminry, during the last five years the mortgage 

banking system has shown significant strength and grck:t]h. During the 

period, the Caja his targetted a relatively large level of investment to 

finance housing costing less than $20,000, while the private mortgage 

banks have continued to finance units above that level. It is because of 
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the vitality and capacity of the mortgaqe banking system that A.I.D.
 
would like to see its efforts redirected to financing low cost housing

for the urban poor.
 

A problem which requires some attention is the shift in
 
the liability structure from savings to time deposits, which may limit

housing finance in the future. 
Time deposits are market sensitive and
 
can be withdrawn within rather short periods of time, requiring the
 
mortgage banks to retain relatively high levels of liquidity. This has

occurred because the Banking Commission has increased access of small
 
savers to time deposits. 
This change of policy needs to be evaluated in
 
terms of its impact on the mass of savings and liability structure.
 
Technical assistance is being proposed to examine this issue (See Section
 
II C.3.b.(4) ). See Tables 14-16 for data on individual private mortgage
 
banks.
 

A.3.c. Caja de Ahorros
 

The Caja is recognized officially by the National
 
Banking Commission as a Panamanian Mbrtgage Bank and subject to all 
regulations as set out in the general banking laws. 
 By law it is an
 
autonomous, state institution with its own legal constitution. For over
 
fifty years it has maintained its character as a financial intermediary

subject entirely to the conditions of the marketplace. Originally

capitalized by the government with t150,000, its capital has grown to
 
$9.1 million entirely through earnings from internal operations. 

The Caja competes with the other mortgages banks in
virtually all respects (e.g., 
interest paid). The only advantage that

the Caja enjoys from its public character is a tax exempt status, but in
 
fact, the entire mortgage banking system receives a series of tax
 
benefits so the Caja's tax status does not distort market conditions.
 

The Caja differs fron private mortgage banks in two
 respects. It maintains a more liberal policy on expenses than other
 
mortgage banks. It has established a broad network of branches which,
while not highly profitable, provide services to communities that might

otherwise not be able to obtain banking services. Second, in recent
 
years ithas promoted the development of progressively lower cost houses,

thereby exercising leadership among the mortgage banks and establishing a
 
precedent for private sector mortgage banks addressing housing needs of

low income groups. Since 1980, appro-irnately 45 percent of the Mortgage
Banking Systems assets are controlled by the Caja. 

Unlike most other public institutions, the Caja is

managed exclusively by a private sector bcoard. 
 Also unique is the
 



tradition of stability tha has surroundai the inarngement of the 
institution. Since its foanding there have been only four nanagers and 
each was highly qualified and drawn from the private sector. Its xoard 
traditionally has been equally stable and qualified. 

As has be.en observed in the analysis A.3.b., the Caja 
experienced certain problems in its recent operations influenced by rapid
 
changes in interest rates, higher operational costs, and tremendous 
competition from the mortgage banks. rhus, the Caja has been growing but 
less rapidly th-an its private sector competitors. 

B. Analisis of Alternative Implementation Structures for HG-013 

Usually both the guarantor and/or borrower of HG resources are 
designated representatives of a host government. This A.I.D. policy was 
reinforced by the Septenber 9, 1985 gidance issued by PRE/H. 

"Effective immediately on any uncontracted HG loans, including 
those already authorized and for which IAs have been signed, h 
borrower must be an institution which is already involved in such 
transactions and which has ready access to the dollars needed to 
repay the HG loan. Ideally, the institution should be the one 
which nmanages foreign currency loans for the government of the 
country, typically either the Ministr, of Finance or the Central 
Bank. It is the bori.ui,.er who retains arn.i uses the dollars who 
must bear the foreign exchange risk as well." 

In the case of the MK-011 Private Sector Program, the Government 
of Panama has been ruled out as borrower or quarantor. The Mission and 
the private mortgage lenders all concur that government involvenent would 
undercut the Program's objectives. Since Panama has a dollar based 
economy, the foreign exchange risk is effectively eliminated and 
USAID/Panama believes other risks can be adequately addressed through the 
design of the Program. 'Te options that were examined considered who 
should borrow [1G resources a-d how A.I.D. 's interests could best be 
protected if the GOP acted 
of the alternative options 

as 
is 

neither the borrower nor guarantor. 
briefly described bexlow. 

Each 

Option A: Trust Fund or Trustee as IT Porrower 

The option of the trust furd or the trusfee as 
funds was examined and eliminated because: 1) Lhe 

the Borrower of 
trust itself is 

the HG 
not a 

legal entity which can bPorrow under Panamnian law; and 2) while the 
trustee could borrow in his own nai for the trust, none of the four 
first line banks who were contacted would consent to borrow and assume 
the repayrment obligation. F'rthiermolre, while the repayment obligations 
could be limited to the proceeds of sub-loans made by the trust to the 
mortgage lender, this would probably create an unacceptable cloud on the 

http:bori.ui,.er
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Fr- notes and otherwise unduly complicate repayment obligations. As an
 
option, the trustee could be protected by insurance, but such insurance,

if available, would increase the cost of HG resources to a level that
 
would be unattractive to any participating mortgage lenders. Mreover,

the insurance companies would require such onerous collateral guaranties

that the participating mortgage banks would lose interest in the

Program. 
Finally, none of the three major insurance companies contacted 
would be interested in issuing such a guaranty, regardless of cost, since 
the nature of the HG Program was so unusual. 

Option B: Participating Mobrtgage Lenders as fMi Borrowers 

Under this option, each of the participating mortgage lenders would

be the MG Borrowers. Each would be obligated to repay a certain
 
proportionate share of the total amount borrowed, based on the amount
which each institution expected to use for financing its own eligible
 
mortgages.
 

The loan funds, however, would not flow directly to the mortgage

lender. Instead, they would pass through the trust, which would add on
 
its spread and loan the funds to the mortgage lenders against eligible
mortgages. Te mortgage wouldlen-ers service the debt to the trust
 
which, in turn, would repay the W, loan.
 

The advantages of this alternative were: 1) a direct obligation for

HG loan repayment between mortgage lenders and the 1M investor would
 
exist; 2) the trust would protect A.I.D. 's interests in that the
 
collateral is assignled to the trust and reverts to it in 
 the event of
default by, or intervention of, the mortgage lender; and 3) the trust 
would generate new resources and reserves which could be reinvested in
 
mortgages or used to back bonds to sustain investment. 

Cption C: Shell Corporation as MG Borrower 

Under this option, a group of "founder" mortgage lenders would 
establish a shell corporation for the sole purpase of borrowing HG funds
 
to be placed in the trust. Any mortgage lender found eligible urrer
 
Program criteria could borrw fran 
 the trust against eligible mortgages.
The mortgage lender would sign a for the 9nMoLntnote borrowed and 
maintain the appropriate mortgage collateral to tvick the note. 
The note
 
itself could be made payable to the trust, the FIG investor, or A.I.D.
 
Alternatively A.I.D. could still require a quaranty from the mortgage
 
lenders.
 

his option was considered too complicated, if not infeasible. The
 
disadvantages were as 
follows: 1) the repayment obligation of the
 
mortgage lenders with respect to the HG loan was more indirect, as their
 
obligation would be to the trust not to 
 .I.D. ; and 2) as a separate 
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corporation there was a problem of collective responsibility, i.e., 

determining who the real stockholders were and adding an institutional 

layer that was not really necessary. 

option D: Corporation Owned by jrtqage Lenders as Borrower 
and Administrator
 

Under this Option, 	 the Corporation established by the mortgage 

lenders would not be a shell, but would have operating responsibilities. 
It would, in effect, substitute for the trust in on-lending the HG funds, 
taking back repay ment from the mortgage lenders and managing the mortgage 

I) such a structure wouldcollateral. Advantages include the following: 
place control of the Pronrain in participating banks which would be 
shareholders of he corporation; 2) this would eliminate trustee 

expenses, although 	 the corporationi would also have operating expenses; 
and 3) administrative complexity of passing funds through a corporation 
to the trust could Ie reduced. 

The disadvantages of this option appear co outweigh the advantages in 

the following ways: 1) security for A.I.D. would be reduced since the 

Corporation okDuld not have fiduciary responsibi ' ty for tarviging the 

trust fund and collateral on behilf of the Investor and A.T.D.; 2) the 

corporation would be thinly capitalizal and sub-borrowers 1oKul.d still 

have to guaranty the M lc-an- ') the institutional impact of the trust 

fund would be lost; and 4) there is no particular ad.antage over 

HG borrowing by martgage lenders except that the corporationindividual 
might have some contractual duties in nmanaging the mortgage portfolios. 

aOption E: Individual i )rtgage Le.nders as HG Borrowers without 
Trust 

Under this option, 	 each individual mortgage lender wxuld borrow 
investor against eligible mortgages. The borrowerdirectly from the U.S. 

would camnit itself to m-intain a portfolio of eligible mortgages over 

the life of. the 1K, loan or would prepay the loan. As a condition of the 

HG borrowing ui.der this scenario, the mortgage lende- would be required 

to provide sone type of liquid collateral (e.g., cash), and some type of 
would he required to hold the collateral.administrator or trust mechvinism 

The pros were as follows: 1) the repxayment obligation of the
 

mortgage lender would e direct; 2) each participating mortgage lender
 

would control its own resources and decide how long to stay with the
 
the mortgage leiyler in utilizing ProgramProgram; 3) the interest of 

escrow involvedfunds would be maximize] - since there would be costs 
would be market driven.otherwise; and 4) continuation of the Program 

4,1/
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The disadvantages were that: 
 1) A.T.D. would have to monitor the
portfolio over 30 years to assure compliance with Program requirements;
2) the option wuld not provide for a fiduciary to manage mortgagecollateral unless A.I.D. would appoint an administrator in case of
default; 3) there would be no liquidity reserve to minimize cash flow
problems; and 4) the borrowers would unlikelybe to earmark liquid assets
and deposit them in favor of A.I.D.
 

C. Description of Recommended Institutioknal Structure for HG-013 

Cption B, which describes a consortium of participating mortgagelenders as HG Borrowers, is the recounended structure for the Program.

The resources would flow to a 
Trust Fund set up to manage the HOresources. A trustee, appointc-3 under Pana's Trust Ldaw, appears tooffer the best way of providing an on-site agent that has the authorityand ability to protect the interests of A.I.D. while achieving Program
objectives. This entity would be created by the transfer of the loan
proceeds to the trustee in accordance with the provisions 
of Panama'sTrust Law. While the borrowers would own the fun-ds, A.I.D. would be thefirst beneficiary of the trust with rights the trust:- is obligated toprotect, as specified by the trust dea and the primary loan agreement.The U.S. investor and the borrcwers (mortgage lenders), would also be
named as beneficiaries, but their rights would 
be subordinate to A.I.D. 's. 

The trustee would draw on any accumulated reserve the toin trustrepay overdue amounts and would demand substitute collateral, should thatassigned be considered inadequate. Additionally, Lhe trustee would hold a first lien on collateral ai could foreclose or renegotiate themortgages. A.I.D. is lending only 50 of Ioan amount forpercent the

higher cost units, and 90 percent at 
 the lower income levels. A.I.D.'sinterests appear well protected since the full amount of the mortgage iscollateral. An added security is the home buyer's nortgage insurance
which may be partially assigned by the home cAner to the trustee. 

In addition to the statutory pena!ities for noncompliance, the
trust law also contains conditions requiring a "guaranty of goal
management" from the trustee favor of
in the bcnefici-ries. Therefore,we would require that the Trustee have a net worth of no less than 8.0million, 20 percent theof total Program loan in the event that a suit
for bad management is necessary. Pbreover, the 
Trustee will be subjectto presenting periodic financial reports on trust operations which willbe reviewed by the Banking Commission, A.I.D., and the pyxrticipating 
mortgage lenders. 

A.I.D. 's interest is protecte] in several,ways. First, the
Borrowers themselves provide a direct guaranty for the sums 
contracted;
second, in case of insolvency, the mortgages can be transferred to
another institution to administer; and third, in the extreme case that a
 

J1
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bank becomes insolvent and repayments on loans are also mar, 

foreclosures on property can be initiated. T is last is unlikely to be 
needed, but it should be noted that the value of the property will far 
exceed the level of HG financing invoivedH, therefore, the units represent 
an extremely solid guaranty. 

D. 	 Criteria for Eligibility of Mortcnge Denders and for Selecting 
the Trustee 

D.l. Criteria for Selecting Pbrtgaqe Lenders 

Pecause the institutions borrowing under this Program 
will be directly responsible for repaying the HG I-oan, only institutions 
that demonstrate solvency and sound financial management will be eligible 
to participate. Moreover, the philosophy of the Program is to 
concentrate resources on strong housing finance institutions which can 
reorient their operations to lo,4 cost housing. Thberefore, the Program 
will include institutions which hi-ve t-he following characteristics: 

1. 	 Finance institutions that capture savings an] lend resources for 
housinq; 

2. 	 Highly solvent financi-jl institutions which have been operating 
for at least five years; and 

3. 	 Sufficient size ary.].je of financial operations to be able to 
absorb HG lending without affecting normal operations. 

Datailed Criteria
 
'Me following srpcific selecNtion criteri;n have been established
 

for finance institutions:
 

a) At least 75 percent of its portfolio in long-term 
housing loans i accordance with the law; 

b) Paid in capital in accoriance with the law; 
c) evidence of ha:iving o[xritd profitably for at 

Least the last two consecutive y-ars; and 
d) The sum taken in bonin from tihe HG Investor not 

exceed twice the institution's capital or 25 
percent of the dep)sits of the publi.c. 

D.2. Selection of the Trustee 

Along with criteria for ]ual i fyi ug -ticipiating 
institutions which will form part of the Trust t4greci:1nt, selection 
criteria for the Trustee a-r- -Iso neoed in order to ensure a quality 
operation. The two txisic characteristics which will be looked for in the 
Trustee are:
 

.fr(
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- Sufficient operational capacity and experience in
 
finance/banking to provide reasonable assurance that
 
the 	Program's resources will be well managed. 

- A good credit record and stable financial situation 
which provides adequate protection for the Trust Fund. 

More specifically, the following criteria will be

applied in the selection of One TrusCee for .-4-013: 

1. 	Institutional capacity: The Trustee will be a 
pri, te bank witih a general banking license. 

2. 	 Financial status: Me Trustee will have a minimal 
level of assets of $125.0 million which is five 
times the amount of the HG resources being 
channeled to the Trust Fund. In addition, the
 
Trustee's net worth should equal t8.0 million, or
 
approximately 20 percent of the total Program.
 

3. 	 Technical capacity: A license as trust furd 
administrator will be a requirement of the
 
Program. Experience in administering trust funds
 
will be taken into acco, lnt, although this is not a 
requirement since trust funds are new in Panama. 
However, the institution will need to demonstrate 
experience with loan portfolio management, and in 
particular with mortgage ]xan portfolios. 

The 	last three years of operations will be taken intoaccount when selecting the Trustee. 
Also, the bank's operations will be
 
monitored during Program implementation to ensure that the institution
 
does not fall below any of these standards.
 

I)
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IV. FINANCIAL ANALYSIS 

The 	 purpose of this section is to demonstrate the financial 
feasibility of the Prc-r,-d. As a point of de[arture, te financial 
analysis must loAk at the cost of HG resources from the U.S. Investor, 

the cost of resources to the mortgage lenders, hcw the benefits of the 
Program (rollover features of tLf 1l in) are to be allocated, anf] the 
attractiveness of M resources in Panama. The cash flcw analysis of two 

alternative appr,_oaches is provide I in Annex F. Fach alternative assumes 
a different spread for the Trust F'und to ostahlish a reserve and 
capitalization funm and to n-y opf'rating expenses. 

Several key oserwations are important to the discussion: 

1. 	 Interest rates on icons in Pamnm are not determined by a public 
institution (e.g.,,aCentral ink), but rather are freely 
established I.ry banks based on market conditions; 

2. 	 Loans in the Program will be established in U.S. Dollars, so 
there is no cpiesticui about currency risk; and 

3. 	 Eligible Program [clouns will be based on variable rates so there 

is no interest rate risk.J! 

A. 	 Cost of IHG Resources 

qhe cost of 7-' m:;irc's from the U.S. Investor is a function of 

conditions in U.S. carital marke-:s. Resources maiy be contracted at 
variable or fixed rates. In the -ise of Panama and this Program it is 
assumed that a variable rate will be contr ictc.w far two reasons- 1) for 
the past seven years, the cvost of , vtriadle rate ]coin is two to three 
percentage points below a fixed rate, -uI the l.;er rate would enLance 
the financial. feasibility of the Program; rd 2) since Panama's private 
sector mortg-age ]acons are vtriable, tnher, is n-) interest rate risk. The 
current estimltedl cost of i vM-riable rA Y-, lo-n is ;.45 Frxcent with 
Lenyder fees nclndled. 'ihe caish flcxq anlys. s h-wover, was calculated 
assuming an eight percent rate, ipproxii titA y ono at-d one-ha] f pints 
over the current market rate, bcause we chose to -Ke quite conservative. 
The 	A.I.D. fee %wouldadd,] . 5 rrcent. 

i/ For the past several years rates have fluctuated from ]. percent to 

16 percent due to volatil.ity of international capital markets. 
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B. Financial Spreads 

The financial structure of the Program and cash flow analyses
 
are predicated on the following interest rate assumptions!
 

- Interest Rate from Lender 8.0% (variable) 
- A.I.D. Commission 0.5% (fixed) 
- Other Financial Costs 0.3% (fixed) 
- Interest Rate to Trust Fund 8.8% (variable)*
 
- Market Interest Rate 12.75% (variable)
 
- Gross Spread 3.95% (average gross
 

spread)
 

The gross spread of 3.95 percent must cover the following 
costs: a) Trustee feet b) Liquidity Reserve and capitalization; and c) a 
minimum spread for the participating mortgage lenders. While this 
differential is less than the mortgage banks obtain on their current 
lending, it is still adequate. In developing the financial plan, the 
following assumpticns were used: 

1. An oper.-ting margin of at least 2.25 points had to be 
earned by the mortgage banks. This equals the lowest
 
spread registered by the banks in 1985 and is required
 
in order for the banks to make a net profit on their
 
operation;
 

2. The establishment of the margin for the Trustee
 
permits more flexibility and depends on the nature of 
the Trust Fund and the Trustee's responsibilities.
 
Simple administration of resources requires only a
 
small margin to cover the management costs which is
 
well below the estimate in the PID;
 

3. Trust Fund solvency is an issue if a government
 
guaranty is eliminated. Therefore, a spread is
 
required which may be used to cover potential 
liquidity problems; 

4. Institutionalization of the Trust Fund to sustain low
 
cost housing investment is among the principle 
concepts of this Program. This will be accomplished 
primarily by reinvestment of rollovers by the 

This figure would be 7.3 jrcent at current rates leaving a 5.45 
percent gross spread of which as much as 2.7 percent or 3.2 percent might 
go to the Fund depending on the spreads allocated to the mortgage lenders. 

(li
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4. 	 In the cases where a bank does not want to, or is unable to 
reinvest reflows in new loans, it can bhoy qualified mortgages 
from one or several other mortgage lenders. 

ivbnitoring the use of reflows cin be a relatively simple task 
because, as loans are paid, the itnutgtage lender must pay off the note 
held by the Trustee. In the case of pre-inyment, the lender would 
substitute .a new note ,acked t,d a new low cost M!Ortgage for the one being 
retired. The T-ost Rnd will imintain control. of all financial 
operations through an inforimation svstem to record and verify financial 
operations of the F,)hnd and mortqge lenders which will be shared among 
the 	parties. 

D. 	 ey eY o 'v]%AtqePaLt i.iij-te 

Prior to descrilbinc the proces- ao: results of the cash flow 
analysis, the issue of incentives toI tie imOrtgage lenders will be 
addressed. For the ro-oTt -qe- 1a Lo guar-any recpym-mnt of the F3 Loan, 
regardless of the level of cpiyrma' t troln Prcxqn,,in 1.i-.neficiaries, the 
Program has to preent i -snorc-ties. opportunities orfTr-u-	 Tivse 
incentive-s include the follcw'r' ; a) a 22 p relnt spread will be the 
minimun that the mortrpgc ]end-l will rcceiv(, th-1s cjuarartying a profit; 
b) retention of the rollovc!, ature (di fei"ence in lo~an terms) 
constitutes an in'e-ti )o Ihe nortrnicg Icrr.2er to in low costieinvest 
housing and c-ain additicmn], profit-,; c) tW e closi.m}7 costs for the 
mortgage are threen, ccnt )f the vilue of the ].-a n '.hinh accc-ue to the 
lender; d) the 1vle buyer must d cCrosismv <-cy ii the institution 
financing the lo-n; a f e) th-wi l:l.'c nle tow[]]. the buniks 
experiment with new h-our'nwln irket- wu',i' ttiting new clieunts to the 
banks. The estimated cost of 1hr- r,2 rc to the Trust Fu-nd is 8.8 
percent, aryl 10 to 1).5 PerceniL u h-rr-r(, -ora 30 year loan. 
This compares very f,.,rby to the LO pi.-X:nt the bans were L--ying on 
eight year deposits in PFariai . i only is the te:,- I..er by a factor 
of 3.75, but the rate itself iS -11ttrDVLjiv.-, since theLe are no 
administration costs to ca--ipturo-- th. i n.szes, al- the one to two 
percent spread to capital '.oi he Aind and zrovique 1.i,:u idty ultimately 
goes to the ortgage iend 

E. 	 Cash Flow Anolysis 

Annex F p:ovi'es a sh Flow A.-nlysis for the F-013 Program.
Two separate assur.iptons were rade: a) that the Trust Flind would 
receive a total spread of 1.2 a;d b) the spilead wouild 1.7u.-int; be 
percent. In projectirig the tw,;o hypotheses we cameo up with the following 
findings: 
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Hypothesis A (1.2% spread)
 

At the end of the first ten years of the Program there would be t2.9 
million in the Liquiditv Reserve. This would represent three times the 

amount required to meet a semianinual payment. Approximately kl07,000 
morewould be available to pay the Trustee expenses each year which is 


than adequate.
 

loan the interest rate
During the next 20 years of the 30 year 1H3 


spread continues, but the gross income earned is less than the first ten
 

years because principal as well as interest must be repaid. By the end
 

of the 30 year period we have a grand total of t9.8 million in the Trust
 

Fund and operating expenses of the Trustee will have been covered. 

Hyphothesis B (1.7% spread)
 

With the greater spread, the Liquidity Reserve would have grown to 

$4.5 million over the first ten years; 55 percent more than Hypothesis 
A. The remuneration available to the Trustee would be t112 thousand per
 

annum, more than in Hypothesis A.
 

The grand total of resources in the Fund increases to $16.0 million 

by year thirty, of which 3.0 million is in the Liquidity Reserve and 

kl3.0 million is available for ,ivestment. The detailed analyses of 

these two hypotheses is attached in the Cash Flow Analysis in Annex F. 

F. 	 Analysis of Liquidity Reserves 

The purpose of the Liquidity Reserve is to provide resources
 

that would minimize the risk of default on the debt service of the .HG
 

loan. The precise level of liquidity require, is not easily 
predetermined; however, due to the characteristics of the Program three 

criteria mayr be considered: 
1. 	The risk is not concentrated in one institution, but will be 

shared by several Borrowers. Therefore, a total loan 
default is not probable. 

2. 	 Part of the Liquidity Reserve should Ie held in cash to 
cover payments on any defaults. 

3. 	 The T1rustee will manage the Liquidity Reserve and the 

account will remain separate from the participating mortgage 

lenders. 

The 	purpose of the Liquidity Reserve is to maintain a reasonable
 

level of cash, since the solvency of the Program is guarantied ultimately 
seems
by the mortgage collateral in the event that all else fails. It 


to one semiannual debt service
adequate to keep a "cash" reserve equal 

payment. Under the assumntion of a total default of all Borrowers, the 
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Trustee would have six months to put other liquid reserves into cash, to

seize assets, and to assume or transfer collection responsibilities of
 
the portfolio.
 

Establishing the Cash Reserve
 

The capitalized surplus accumulated each semester under
 
Hyphotheses A and B were determined to be:
 

Hypothesis A: t2l,775
 
Hypothesis B: t33,562
 

As indicated in the cash flow analyses in Annex F, these amounts
 
are based on an assumed contracted loan amount of t5.0 million.

semiannual debt service amount is t212,500. 

The
 
Based on a capitalization


rate of 7.75 percent compounded semiannually, the Liquidity Reserve will
 
be equal to the semiannual debt service payment in five years under

Hypothesis A and in three an] a half years under Hyphothesis B. A.I.D.

will attempt to negotiate the assignment of liquid assets with the
 
mortgage lenders in an amount equivalent to one semiannual payment until

the Liquid Reserve reaches the "cash" reserve minimum. These assets of
the mortgage lender will earn a yield to be paid t,. them by the Trustee
and will be returned when the minimum level is achieved. The
accumulation of resources in the Reserve Fund are shown below:
 

Semester 
 yothesis A Hypothesis B
 

0 Start of the Program
 
1 
2 
3 
4 

t2l,775.00 
44,394.00 
67,889.00 
92,295.00 

t33,562.00 
68,495.00 
104,638.00 
142,255.00 

5 117,646.00 181,329.00 
6 143,980.00 221,918.00 
7 1.71,334.00 
8 199,748.00 
9 229,264.00 

After reaching the mininum cash reserve level, A.I.D. may opt to

either discontinue the capitalization of the Liquidity Reserve or
 
continue it. Should it be discontinued, the Trustee will begin to
 
generate a loan portfolio with the accunulating resources.
 

G. Anticipated Impact of Reinvestment Program
 

The reinvestment of the funds generated by the distinct types of
repayments anticipated by the FIG-013 design will substantially increase

the final impact of the Program beyond that of the initial loan amount.

Two primary sources of reinvestment are contemplated by the Program
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design: 1) reirvestment of reflows from individual mortgage repayments; 
and 2) new investments of the Liquidity Fund. 

Since the real life of mortgage loans will normally be less than 
the contracted term, the figures presented nelow represent only an 
estimate based upon some reasonable assumptions. The analysis indicates 
that each of the two types of reinvestment will produce important 
multiplier effects on the MG-013 Loan. 

G.l. Grace Period on Capital (first 10 years)
 

The mortgage lenders will be responsible for 

reinvesting the individual mortgage reflows which they receive during the 
period in new mortgage loans to income families. Individual mortgage 
loans with a 20 year term at a 12.75 percent interest rate would produce 
the following results: 

a Anticipated reflows from individual loans: !6,861,250.00 
a Repayments from reinvestment of above reflows: t 463,750.00 

Tbtal $7,325,000.00 

G.2. Period of Repayment of HG Loan (second 10 years) 

During this rv°iod the initial portfolio should be 
completely repaid with a net gain resulting from the original HG loan. A 

conservative estimate of repayments without any prepayments of the Loan 
by the mortgage lenders produces the following results:
 

0 HG balance at year 20: tl7,421,735.00 
0 Minimum mortgage portfolio required in 

guaranty by the Program: 21,777,168.00
 
o Projected individual mortgage balance: 5,0S0,680.00 

- Estimated total investment: t24,031,488.00
 
- Value of new programs: t26,701,653.00 (includes
 

downpayments)
 

G.3. Liquidity Fund Investment
 

The following assumes a 1.7 percent spread for the
 
Liquidity Fund. 

o Funds generated by the Program: k13,000,000.00 
Funds with counterpart included: k16,250,000.00
 

" Value of new portfolio (downpayments included) 18,055,555.00
 

http:18,055,555.00
http:k16,250,000.00
http:t26,701,653.00
http:t24,031,488.00
http:5,0S0,680.00
http:21,777,168.00
http:421,735.00
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G.4. Imprt of Reinvestment Program on M Program 

The two types of reinvestment programs produce the
 
following results:
 

o Original Program W, 200,000.00 

Total Reinvestments t44,757,208.00
 

Grand Total t92,957,208.00
 

The total value of the Program is 3.7 times the initial
 
loan of t25.0 million.
 

V. THNICAL (XNSIDERATICNS
 

A. Production Capacity of Construction Sector 

In real terms Panama's construction sector achieved its maximum 
production levels in 1973, declined steadily thereafter, and had a
 
resurgence from 1979-1982. (See Table 21, Annex B.) This growth of the 
early 1980s was followed by another decline in activity from which the 
sector has only recently begun to emerg. In 1985 the construction 
sector grew by approximately 18 percent. Assuming optimistically that 
the sector's recovery will continue over the life of the FU Program, it 
is expected that the 1982 production level could be matched or even 
exceeded when the Program's new resources flow into the sector. However, 
given the potential of the sector as demonstrated in the construction 
levels achieved in the 1970s, it can be assumed that M-013 will be
 
easily absorbed by the sector.
 

A review of the production levels in the country's building

materials industry yields similar results. Table 22 in Annex B presents
 
production and sales levels for a selected number of building materials
 
between 1972-1983. The peaks and valleys of the building materials
 
industry parallel those of the construction sector, and currently

production is well below the levels seen in the 1970s. For example, in 
1983 the production of concrete blocks was '4 percent below the peak
production year, 1973. Therefore, it can be expected that increased 
production for Mi-013 projects can be achieved without difficulty.
Building materials constitute a significant percentage of the total cost 
of a dwelling unit. In the case of the proposed WG-013 housing
solutions, approximately 40-45 percent of the cost of the unit is 
attributable to the cost of building materials. 

Many developing countries are currently experiencing severe 
inflationary pressure on the cost of building materials. Fbrtunately,

this is not the case with Panama. Table 23 in Annex B shows the
 
variations in the cost for a group of selected building materials for the
 

http:t92,957,208.00
http:t44,757,208.00
http:200,000.00
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period 1980-85. With only one exception (domestic floor tiles), has the 

annual increment for the five-year period exceeded five percent. In 

fact, for several products (asbestos-cement roofing, PVC pipe and 

domestic lumber), the cost has actually decreased. It is anticipated 

that the price stability in Pafvtma's building materials industry will 
continue over the life of the 11-013 Program. 

Although the prices of uiilding materials have remwained 
relatively stable over the past five years, the prices of certain
 
materials have been maintained artificially high due to Panama's 
protectionist tariff policies. br example, a bag of cement in Cbsta 
Rica costs tl.56, while in F-anama the same product costs from t4.87 to 

$6.00 depending on location. This issue is currently being analyzed in 

the housing policy studies financed by USAID/Panama and will be addressed 

as part of the technical assistance program on construction costs. 

A.l. Costs and Availability of Labor 

Employment figures in the Economic Analysis Section 

would indicate that there is a substantial surplus of labor available to 
the construction sector which can fill any needs generated by the HG1-013 
Program. Labor is also a major component of the total cost of a dwelling 

unit. In the case of the proposed HG-013 housing solutions, labor 

constitutes approximately 30-3s e-rcent of the total cost of the dwelling
 
unit.
 

Minimum wage rates in Pa-na's construction sector are 

established through two distinct mechanisms. (See Table 24, Annex B.)
 

The first method is a minimum legal wage established by government 

decree. Minimum wages for the construction sector have been increased 

twice since 1974, the last time being in 1983. The mininm wage for the 

highest grade of carpenter or imason (journeyman) under this system 
per day, while a laborer receives 7.28 per
currently stands at $10.24 

day. The government's minimum wage for the construction sector has 

increased at approximately two percent per annum since 1974. 

The second method for establishing a minimum wage for 

the construction sector is based on the collective bargaining agreement 

between the Panamanian Chamber of Construction (CAPAC) ari the Panamanian 

union SUNTRACS. The minimum wage for the construction sector'strade 

various skill levels is adjusted annually. Minimum wages were recently
 

to t16.00 pfer day for a journeyman carpenter or
increased in July, 1986 
mason and $12.16 for a laborer. Annual increases for the period 

1980-1986 equal approximately six percent. 

Even though labor has historically been employed at the 

higher of the two minimum wage rates, the CAPAC-SUNTRACS wage scale has 
compared to the Wholesale Price Index.increased at a moderate rate when 

Since this collective wage agreement is normally established for a period
 

of several years, private developers are able to undertake future
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programing with the confidence that estimated wage bills will not change
 
dramatically. This aspect, along with constant or even falling building
 
materials prices, has brought relative stability to Panama's construction
 
sector which is unknown in many other developing countries.
 

A.2. Land 

The price of raw land, along with site preparation and
 
on-site infrastructure costs, is one of the three main components of
 
urbanization cost. Raw land prices are related to location and
 
topographical conditions, as well as the proximity to trunk 
infrastructure networks. The current prices of raw land in the Panama 
Metropolitan Area have forced new lower income residential development to 
the periphery of the built-up area. The analyses of Annex E, Section C 
assumes raw land values in the range of kl-4 per square meter. These 
analyses shtv that this range of land values is the maximum which is 
still affordable to A.I.D. 'sbelow median income target group. However, 
the residential land values presented in the following table clearly 
indicate that low land prices will be difficult to find within the city's
 
built-up area.
 

ESTIMATED RESIDENTIAL LAND VALUES
 
PANAMA METROPOLITAN AREA 

STANDARD PRICE RAMK3E (B/./m2 ) 
MINIMUM XIMUM 

Serviced High Income T3/.72 B/.104 

Unserviced High Income 64 96 

Serviced Medium Income 32 64 

Serviced Low Income 12 32 

Unserviced Low Income 8 28 

Source: Urban Development Assessment: Panama, R.R. Nathan Associates, 

Inc. and Urban Institute, January, 1989. 

Raw land costs suitable for Wj-013 projects imply
peripheral locations currently outside of existing water and sewerage 
networks. While the initial cost of land will be relatively low in these 
peripheral areas, the final cost of urbanization can be quite high due to 
the lack of or inability to serve these areas with trunk infrastructure. 

Current government programs for the servicing of vacant
 
land with trunk infrastructure will greatly affect the city's development
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over the next 10-15 years. Government currently does not plan to extend
 

infrastructure networks to serve vacant land in the vicinity of Tocumen 
Airport. On the other hand, plans are quite adva-nced to serve the area 

between Arraijan and (horrera to the west of Panama City. Extension of
 

infrastructure networks within this area will tend to stimulate future
 

development.
 

A.3. 	 Project Approvil Procedures and
 
lard Title eqistration
 

econjmicSignificant incre-ases in the financial and 

costs of 	housing production can result from delays in the regulatory
 

framework that rules the apt)roval of projectt plans, field inspections,
 
the approval of "planos de inscripci(n", and the registration of land 
titles.
 

The procelures for project approval are contained, n 

the document "blrmas de Tesarrollo Urbano para la Ciudad de Panama"l./ 
The process of project approval is divided into three stages: 

Preliminary aptroval
 

Preliminary apnroval requires the submission of 

documents including reji. tererl lnd title, brief description and location 
to MIVI for its reviewof project, preliminary plans and- designs, etc. 

and comments. MIVI must provide either preliminary project approval or
 

any required changes or !rcifications within 30 clays. Preliminary
 
rotapproval 	 provides guidance for 1etailed project design, but does 

authorize any type of construction.
 

Approval of Final. Construction Drawinqs 

which a projectWithin one year from the (iate on 

received 	preliminary approval, the owner of the proposed project must
 

submit a complete set of final construction drawings for MIVI approval.
 

These plans must normally have prior approval of IDAAN, IRME and MOP.
 
the approval of
Under certain circumstances, MIVI itself can request 

these other institutions. In addition, the Ministry of Health nst 

approve subdivisions outside the limit of waterborne sewerage networks.
 

Although 	 the law requires MIVI to respond within 30 days to a final 

request for project approval, in many cases this period can take up to 

six months depending on the person or firm submitting the project and/or 

the degree to which the proposed project dIeparts from established design 

practice (i.e., requests application of a iare liberal zoning 

lower standard infrastructure).classification or 


1/ Normas de Desarrollo Urano rnra la ciudad de Panam±A, Resolution No. 

150-83, Ministerio de Vivienda y Direcciones de Ingenieria Municipal of 

the Districts of Panaima and San Miguelito, October 1983. 
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A-iroval and registration of "planos de inscripci6n" 

Following the completion of construction and the prior
approval by IDAAN and MOP of the infrastructure network, MIVI must
authorize final approval of all or part of the project. 
Without this
MIVI approval ("planes de inscripci6n"), sales agreements and land
registration canrot be finalized.
 

In addition to the bottlenecks in the project approval
process, the "Registro Civil's" lack of capacity to process the
registration of land titles on a timely basis creates delays in project
finalization. 
Under the Preferential Interest Rate Mortgage Law (PML), a
mortgage loan cannot be closed until the land title is registered in the
name of the project. beneficiary. This process, which can take up to
three months, delays the date on which the developer can effectively be
"taken out" of his short-term investment in construction financing. 
A
delay of even a month in this process can signify an additional project
expenditure of many thousands of balboas in interest payments. 
The
technical assistance provided under HG-013 will examine ways to
rationalize the project approval process and the registration of l.and

titles at the "Registro Civil".
 

B. 
Relevant Project Experience of Private Developers
 

The Project Paper team interviewed a sample of four privatedevelopers who are currently developing projects with units costing
$20,000 or less to assess their experiences to date. The companies and
the low cost projects they are now developing are shown below.
 

Companies and Projects Fitting HG-013 Profile
 

Company Project No. Units Aver. Unit Cost 

Econoplade 
" 
I 

Vista Alegre 
It (Future) 
It (Future) 

1,200 
1,200 
300 

9,490 
9,500 

k14,900 

Diaz y Guardia Colonias del Prado 126 k18,000 

SUCASA* 
" " 

Altos de las Acacias 400 20,000
Residencial Las Lomas 
 40 
 kl9,000
URBAVIP 
 Villa Lucre 
 1,200 
 20,000
 

* SUSA has four additional projects underway with a total of
 
451 units, and with unit costs ranging from t23,000 - t50,00O.
 

In terms of relevant experience for the HG-013 Program, the
experience of Econoplade is the most interesting. This company, with
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Caja de Ahorros' financing, is constructing a 1,200 unit project west of 
the Metropolitan Area of Panama in Arraijan with an average unit cost of 
$9,500. Lis very low unit cost was achieved t-hroulgh lower raw land 
costs due to the project 's outlying lcation, and to reductions in 
urbanization nors and standards negoti.Uto. wi th MIVI and MOP because of 
the areas's c Lassification as "semi-rural". Given the extraordinary 
demand evidencei for this project, an identical project of 1,200 units is 
being initiate, a d -ithird project with 300 units at a slightly higher 
sales price of ,]4,900 is being designed. (See Section VI.B.2. on 
Effective Dema, .- ) 

The other develone.rs who were interviewed indicated that they 
have targetted a small percentaqe (10-15 percent) of their housing 
production within the Paroima Metrop_)LiLan Area to units with a selling 
price of less than t20,000. They also said, however, that until 
financing is available for lower cost units, they will continue to 
concentrate on units co]sting close to t20,000 or above because that is a 
market that banks will support. 

C. Potential Consi-r-ints on Private Developers
 

While developlexrs expressed interest in expanding their 
activities into tie low incom- -_rket, they qualified that interest 
citing the constraint of the rt)rms and standards regulations that govern 
residential construction. ITveopers said that they are able to build 
units in the t18-420,000 range in Panama City using existing norms and 
standards. They are able to buil,] lower cast solutions in peripheral 
areas where raw land costs -,re still relatively low. They conceded that 
cost reductions could b achieved by reducing the lot size, the level of 
finishing, and by constructing semi-d]etached units. T[hey did, however, 
express substantial concern abDtit their ability to provide housing 
solutions in the l0,000-l1.5,000 range in the Parima Metropolitan Area 
because of the high urb-niza tion norms which 7jre applied and the hiqh 
cost of land. 

'orms and standards are not applicA uniformly in the 
Metropolitan Area of Panama-. For ifnstance, p-ircels of cinr.] outside the 
built-up area of Parnama City, on the road to Tocumen, are classified as 
"urban", requiringj the saioe high norms and standards (classification R-l) 
as are applied to units bilt in the city center. Meanwhile other 
parcels which are ,quidistart from the center of Panama City, such as 
Econoplade's project in Arraijan, are classified as "semi-rural" and have 
much less restrictive norms and standacds (R-F or Residencia Especial 
classification). See Annex E for a ,el ie' analysis of the differences 
between R-1 and R-E suldivision cat.egories. 

Tne viryinqg nc rms and standards for a project can make a 
difference -f about t5,500 in the finvl] sales price of the unit. (See 
analysis comparing private secttor projects built under R-E and R-1 norms, 
Annex E, pp. 18-20.) lhl[ of Lhis cost. difference is due to the higher 

http:develone.rs
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densities allowed in projects classified as R-E. If the Ministry of
 
Fbusing, which is required to approve residential projects, applies the
 
flexible R-E standards available for low cost projects, smaller lot sizes
 
can be designed which greatly affect the final cost of the unit. 
The R-E 
norms allow a number of other adjustments to the R-1 standards for high 
cost projects which also reduce costs. 

The Ministry of Public Works (MOP) establishes norms and
 
standards for roads and drainage. These are almost as important in the
 
total 
cost picture of projects as MIVI's residential classification. For
 
instance, if MOP approves surface drainage versus underground systems,

allows smaller pipes, and reduces road surfacing requirements, about 
t2,500 per unit could be saved, almost half ofor the cost difference
 
mentioned above.
 

Nbrms and standards for wter arr] sewerage and for electricity 
are established respectively by IDAMN (National Water and Sewerage
Institute) and IF1 -E (Institute for Hydro Electric Resources). While 
modifications in these norms and standards could produce modest savings
 
in unit construction, most savings will be made in modifying MIVI's and
 
MOP's requirements. 

The principal issue is the need for the broad based application
of reduced zoning and infrastructure norms and standards for lower income 
development within the Panama Metropolitan Area without having to resort 
to the current time consuming negotiations with the appropriate
 
ministries. Achieving these lower standards will require a concerted
 
effort by institutions like CAPAC and MIPPE to establish dialogue and
 
reach agreements with MIVI and MOP. Use of the special subdivision norm 
R-E granted br MMVI, and achievement of reductions in infrastructure
 
standards, especially for roads and drainage, would have the most effect
 
on lowering per unit costs. Analyses (See Annex E, Section C.5.) stow
 
that a 2 bedroom unit on a 147m 2 lot (R-E zoning for duplex units) is
 
affordable to households in the 40th to 45th percentile, even at a market 
interest rate of 12.75 percent, if lower standards are applied. The
 
preferential interest rate (7.75 percent) allows families .at the 35-40
 
percentile to purchase this same type of solution.
 

In addition to the public regulatory agencies' flexibility in
 
the application of reduced norms and standards, further cost reductions 
can be achieved by using land more efficiently. Costs can be lowered by 
reducing the percentage of total area devoted to circulation, and 
obtaining a higher marketable area through the use of "cul-de-sac" 
streets, collective parking and a combination of vehicular ind pedestrian
paths. With such careful site planning, a developer can produce a two 
bedroom unit on a 147m2 lot which is affordable to households at the 35th 
percentile at nine percent interest rate, and at 
just above the 40th
 
percentile at a 12 percent interest rate.
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D. Characteristics of IHG-0l3 Solutions 

Private developers realize that the housing unit rtqulired to 
serve A.I.D. 's below median i ncoe ar-get group will differ significantly 
from the current solution types bhinq bWilt for the $20,000-$30,000 
market. In order to reach this lower income group, developers will no 
longer be able to provide a fully finished unit on a 200-300 square meter 
lot according to prevaili:g construction norms. Even though their first
 
experiences show a very strong (Jr-ad for low cost Lnits, some developers
 

are concerned ahDuLt the characteristics of this new shelter solution and
 
whether it will be rarketabie, since people's expectations may be greater 
than what they oan really afford. (See Scial Soundness Analysis, 
Section VI.B.) It is expocted t-t the rcwuction of unit costs to meet 

the affordability criteria,of lower incon- target groups will be gradual 

and tested by market acceptance. Some guidelines for reducing costs are 

contained in Annex E, Sc,_tion C.5. These will assist private developers 
in designing lower (.st unit.s, as will techn-ical assistance provided as 
part of the IM3-013 Proqram.
 

D.1. Affordble Selling Prices
 

Private develoxrs will be encouraged to produce a wide 

range of shelter stiaiu; under E-K]-01 1on the b-sis of market and demand 
factors. The PreferentiJd_ Interest Rltie Mbrtcjage Law (PML) will 
significantly increase thef --i tv of Panama's byelow median income 
household families to p ,rcthase units which the developers will build.
 

Panaia's current_ market Lendinq rate is 12.75 percent. 

This rate is variable anr- is reevaliate(d quarterly on the hasis of 
institutional borrowirng r-tes. Binks tmonnally offer mortgage loans for 
20 years and requi.rt, miiumum downpayment of C percent. The current 
preferential rate (PML) for mrtgages of less th-n 20,000 is 7.75 
percent, that is, five oints below the imrket rate. 

The following table presents a range of selling prices 

for solutions which are affordable to A.I.D. 's target group, using both 
market and PML rates. A\i%-yses are included of 1), 20, and 25 percent of 

household income to repay their M(rtgage debt which approximates the 
percentages which are applied by the Caji de TeDrros and other private 
sector finaancial institutions. By applying a 7.75 percent preferential 
rate, units can be built which range in cost from $7,200 for families at 

the 20th income percentile to 19,800 for families at the 50th income
 

percentile in the Panavnb Ni trnpolitan Area. It is expected that 
range (20th-30thhouseholds in the lower stratum of this income 

percentiles) will benefit from the $1.0 million set aside for the first 

twenty four months to finaince very low cnst shelter solutions costing 
around $6,000-t7,000.
 

The imaximum unit cost affordable by a family earning 

the urban median income of ,$585 per month would be T19,800 using the PML 

(I 

http:requi.rt


Table
 
Range of Affordable Selling Prices by Interest Rate and

Percentage of Household Income Spent on Loan Repaymentl/
 

HG-013
 
June 1986
 

Annual Interest Rate
 

Income Level 
 12.75% 
 7.75%
(Panama City)
 

15% 205 
 25% 15% 20% 
 25%
 
% of Household Income for Loan
 

20th Percentile (t210/month)
 

Monthly Mortgage payment (5) 32 
 42 53 32 
 42 53
Total Mortgage Amount ($,20yrs) 2,773 3,640 4,593 
 3,898 5,116 6,456
Sales Price ($, 10% Downpayment) 3,081 4,044 
 5,103 4,331 5,684 
 7,173
 

30th Percentile (325/monLh)
 

Monthly Mortgage payment ($) 49 
 65 81 49
Total Mortgage Amount (t,20yrs) 4,247 
65 81


5,633 7,020 
 5,858 7,771 9,684
Sales Price (t, 10% Downpayment) 4,720 6,259 
 7,800 6,509 8,634 
 10,760
 

50th Percentile (t585/month)
 

Monthly Mortgage Payment (5) 
 88 117 146 
 88 117 146
Total Mortgage Amount ($,20yrs) 7,627 10,140 12,654 
 10,719 14,252 
 17,784
Sales Price ($, 10% Downpayment) 
 8,474 11,267 14,060 11,910 
 15,836 19,760
 

1/ The range of 15 to 
25 percent of household income spent 
for loan repayment was selected
because it approximates the percentages applied by the Caja de Ahorros and private 
sector
 
financial institutions.
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rate (7.75 percent interest), a 20 year amortization period, and 25
 

percent of household income as a monthly payment. Rliring the PID review,
 

it was suggested that the mivixiarmu unit cost be established on the basis
 

of the market rate of interest (cLrrently 12.75 percent even though the 

PML would result in a 7.75 percent. cost to the Program beneficiary. 

Using the current market- interest rate a maximum unit cost is estimated 

at approximately t14,000 for a 1-rusehold earning the median i-'ome. 

Based on selling prices of '17,500-419,000 for units currently produced
 

Dy the private sector anrd on subsecuent negotiations with local financial 
of 16,000 "as established forinstitutions, a maximum solution cost 

W3-013. This solution cost. is affordable by a family whose income falls 

around the 40th percentile for the current preferential rate. 

private-pending on market and demand factors, 

developers will have great flexibility in providing new solution types
 

Several private developers are
affordable to A.I.D.'s target group. 


already producing at the upper limit of the affordability range. Another
 

developer has achieved a significant cost breakthrough by successfully
 

negotiating the approval of lower urbanization standards for a rural site
 

at the edge of the Panama Metrolx)litan Area. 

D.2. Illustrative Solution T,-T-pes 

This sectior -'--sents illustrative solution types which
 

comply with the maximum unit ::e- ling price established for the 1-?--013. 

The first illustration (see Annex B) shows the nmrket-tested two-bedroom, 

single family unit on an urbanized Lot which meets all the requirements 

of government's development- :gencies. A reducedl selling price of t15,000 
atbe achieved by locating the unit on i]erately oriced land found can 


the periphery of the Pana-in Met-:opolitan Area, by reducing the size of
 

the dtlling unit and lot, and by decreasing the Level of finishings on
 

In order to reach a t15,000 selling price, the false ceiling,
the unit. 

bath tiles, kitchen ar0 bedroom cabintrs, aul interior finishing have
 

been removed from this solution type. Figure 1 in Alnex B provides the
 

characteristics and costs for this unit.
 

To achieve a reduced sclLinq n)rice of Wi0,000-10,500, 

significant reductions in urbanization my-rns and standards must be
 

The secrnd example assumes that the storm drainiage system is

achieved. 

surface runoff of storimnater and that streetsdesigned on the basis of 
will be pave with asphalt. -)ver a base of "tosca". Neither of these 

t. thereductions in urbanizAtion standards is currently .,.cceptable 


responsible government :agency (Ministry of Pblic Works) within the
 

In addition, illustration assumes a
Panama Metropolitan Area, the 

lot with a similr level of finishings to
semidetached unit on a smaller 

can be achieved bythe first example. Over ,l,000 in ost savings 
a

eliminating the costs as.cx~iated with one of the exterior walls of 

Figure 2 in Annex B presents illustrative designs and
semidetached unit. 

costs.
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E. Environmental Considerations 

The FrT-013 Program will undertake the financing of housing 
solutions in small to medium size construction projects in urban areas 
throughout the country. It is expected that most resources will be used 
to finance projects in the Metropolitan Area of Panama, but secondary 
cities will be included if strong demand for housing is identified. The 
Tnitial Environmental Examination carried out at the time of the PID 
indicated that adverse environmental impact will happen only where land 
will be cleared and prepared for new construction. (See Annex A.l.d.) 

Based upon the finding of the environmental examination of the 
proposed W-3-013 Program, it has been concluded that these activities do 
not significantly impact on the human environment. 'Therefore, a Negative 
Deten,'nation is warranted for the proposed A.I.D. Fbusing Program. 

VI. SOCIAL SOUNDNESS ANALYSIS 

A. Identification and Characteristics of Target PoFpilation 

Panama is characterized by primacy of the capital, Panama City. 
Almost half (49 percent) of the country's estimated 1980 population of 
1.8 million lives in the Parma-Colon metropolitan corridor. Other urban 
areas, principally David in the west and Santiago and Las Tablas in the 
center account for another eight percent. The rural areas contain 43 
percent of the population. While the country as a whole experienced a 
growth rate of 2.5 percent per annum during the 1970-1980 decade, the 
rate in Panama City was 3.7 percent. Though the growth rate of the 
capital is expected to taper off slightly during the rext two decades, by
2000 the Metropolitan Area is projected to contain over 60 percent of the 
country's population. Rural to urban migration is expected to continue 
unabated as perceived opportunities in the rural area keep diminishing. 

A.l. Household Incomes 

The following table presents the estimated incomes for 
families earning at the median income and below in various urban areas of 
Panama. It will assist in the definition of USAID/Panama's target group
 
for the current hx-013 Program. 

MaMMY HOUSWIOLD INCCME (t/month) 
METROPOLITAN 

PERC=NTI LE (%) PANAMA COLI/N OTER URBAN 
15 $151 $143 $86
 
20 208 198 118
 
25 265 252 150
 
30 326 309 184
 
35 386 367 219
 
40 450 427 255
 
45 512 486 290 
50 585 528 339 

Source: MIPPE, adjusted by PP Team
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The median defines the upper limit for all 1I4
 

Programs. Since the Ministry of Ibusing (MJI) serves the lowest income 

review its current projects. A recent sit-es and groups, it is useful to 
servesservices project financed by the Int.er-American Development BPrnk 

350 per month ar provides lots upfamilies with incomes between t90 and 
to a basic core unit of 25m2 . The upper limit falls at about the 30th 

percentile. 

the FV_-0]3 Program the 	primary targetFor purposes of 
group is defined as those IYhuseholds earning between the 20th and 50th 

incomespercentiles. This percentile range corresponds to household 

which vary from $208 to ,5B5 per month in Panama City. It is unlikely, 

even with the reductions envisaged for norms and st'2Wards, that the 
shelterorivate sector will produce and finance a large number of 

solutions affordable to households between the 20h and 30th percentiles
 

within the Panama Metropolitan Area. bwever, a special line of credit
 

of $l.0 million is being made available for those institutions willing to
 

experiment with very low cost. solutions. 

A.2. Employment COa-acteristics 

The popular conception of the employment
 

characteristics of the low income economically active population is that 

it works primarily in the inf<- -- Aector. Howe,-er, because the urban 

economy in Panama is relatively sophisticated compared to many other 
the
developing countries, the opposite phenomenon is mi-re true, i.e., 


low paying formal
majority of low income urban wage earners work at 


A L980 MIVI study of the typical low ino)me squatter
sector jobs. 

community of Nuevo Ver-riilo in the San Miuelito area showed that 55 

percent of the heads of hocseholds held pernanent, salaried positions 

while 45 percent held irregular eitployment or were unemployed. This 
from t -,.of the country as aprofile is not substantially different 

whole where tLhe unemployed and underemployed reLresent almost half of the 

workforce. 

In Panama City itself, 	the percentage of permarent 
higher due to the greatersalaried workers is estimated to be even 

areasemployment opportunities. MIVI's L982 survey of the arb.in renewl 


showed that ornty 30 percent of the heads of household worked in small
 

activities.commercial and artesanal 

for I-013 holutionsB. Potential Market and Deand 

B.A Potential Market 

Annex D provides estimates of the number of families 

earning between t200-t6O0 per nonth who potentially comprise the 
market 

for MG-013 solution types within the Metropolitan Area of Panama, 
for the Program. Iouseholdsconsidered the principal target area 


characterized ty the following are considered to be the best market for
 

the Wi Program:
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- Tbuseholds in "Improvised" dwelling units; 
- Hbuseholds in "Rooming Houses"; 
- Households in overcrowded conditions;
 
- Five percent of households in permanent dwelling units; 
 and 
- Twenty percent of households in rental units. 

Based on those assumptions, the potential market for F-013
solutions in the Metropolitan Area in L906 is estiimated 
at 17,000 units.Over 70 percent of this potential market currently resides in Rooming

Hbuses or in overcrowded housing conditions. 

B.2. Effective Denand 

Available information does not permit a detailed
analysis of effective demand. Ibwever, interviews with private
developers indicate that demand for all the private sector initiatives

mentioned in the previous section has been overwhelming. Ibr example, inthe case of Econoplade's Arraijan developm-nt, the sales program whichbegan in June, 1985 included just one week of advertising in the local newspapers. This minimal advertising campaign plus word of mouthconmmunication generatod over 10,000 inquiries. 
 Out of 5,000 qualified
applicants, 1,200 applications were processed and a waiting list of 500
 was established. This project was coDmpletely sold out in less than one
 year, even before half of the construction was completed.

overwhelming demand is the reason that another 

This 
1,200 unit project will beconstructed for the same income group, plus a 300 unit project at a 

slightly higher level.
 

C. Factors Affecting Capacity to Pay 

C.l. Sh-are of Fu-mily Tncome for[busing 

Normally residential mortgage loans in Panama areconceded for a twenty year term with monthly payments calculated at 25percent of family Underincome. the Preferential Interest Raite MbrtgageLaw, a family can borrow about 40 p-itrcent mrre than it could under market
interest rates. For example, a family earning t550 per month could buy ahouse worth k13,000 at 12.75 percent interest, and the same family couldbuy a house valued at about t18,500 at 7.75 percent. The law has
significantly expanded demand for home ownership by increasingaccessibility. Ibwever, in determining credit cap-acity, the hanks build
in certain additional restrictions which help to guaranty the capacity of
families to pay over time. 
 Instead of 25 percent of household income for
debt service, only 20 percent might be taken into account, or pxayment

capacity may be cAlculated as though interest rates were two pintshigher. In effect this lowers the total. amunt loaned. Our illustrative
family could purchase a unit worth about t]1.5,40C given the bank's addedrestrictions. This provides hedge against.a interest rate variations infuture years. suchThrough adjustments the banks protect the solvency oftheir mortgage portfolio over time, since the interest rate for users 
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could climb to eleven percent and the reference rate to 16 percent 
without adversely affecting the health of the mortgage credit. 

C.2. Downpayents and Closing Costs 

Do.Rayments and closing costs are of considerable 

relevance to 11U Program beneficiaries. The downpayment is normally a 
minirmum of ten percent. (casionally, a valuation will exceed the sales 

value of a unit, thus permitting the bank to finance more than 90 percent 
of unit cost, but such cases are exceptions to the rule. 

Closing costs are similar across the sector and as
 

follows: 

Bank Commission 3 percent on the loan
 

Property Insurance First year in advance
 
Mbrtgage Life Insurance First year in advance
 

Monthly Payment Deposit one month minimum
 
Documentation Preparation According to established rates
 

I " " 
Title Registration 

Other Legal Costs t i 

These costs usually represent 6.5 percent to 7.5 

percent of the value of the mori- ge. When added to the ten percent 
downpayment, the resultant 17 percent of the value of the house required 
up-front can be onerous for low income families. Tvo covenants have been 
prepared to address this issue. (See Section VIII, B.I.e.) 

The sales departmutits of the principal private sector 

developers have noted the lack of savings as a major constraint to 

serving lower income households since many families do not have the 
minimal savings needed for downpayment and closing costs. These 

out-of-pocket costs can be k1,500 to $2,700 for the range of units 
expected t. be financed under W3-013. 

To reduce these costs ard better s-rve low income 

families, the Caja de Ahorros lowered its individuLl MoCtgage commitment 

fee from the normal three percent to one percent . Also, a few 
(3-4 years) to financedevelopers have identified short-term financing 

up-front expenditures. Nevertheless, demand for low cost housing is so
 

strong that applicants for the Program will be found. 

Durinq the implementation of HC--013, USAID/Panama will 

work with private developers and financial institutions to reduce the 

impact of downpayment and closing cost requirements. The possibility of 

reducing bank commissions and other closing costs will be investigated. 

A more effective alternative would be to finance closing costs. This 

mechanism could improve access to nmortgage credit without causing a major 

increase in the monthly paynent. For example, if the $1,200 closing 

costs of one developer's k15,400 mortgage are capitalized as part of the 

loan, monthly payments would increase by less then $10. 
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C.3. Other Beneficiary Selection Criteria 

Credit institutions analyze several other factors in 
determining the credit risk of a family. Direct financial solvency is 
established by the existence of a regular and stable source of income, 
usually :'equiring a minimum of two years in present employment. Indirect 
financial solvency is established through a review of past performance in
 
meeting credit obligations, and the stability of the family structure.
 
The stability of the family structure has particular importance
 
irrespective of whether the head of household is a woman or a man, or a 
couple has an informal union. 

Family income level is established by considering all regular 
income generated by the individuals who will be permanent residents of 
the house. Normally 25 percent of total household income is utilized in 
determining affordability, although 20 percent and 30 percent have also 
been applied in some institutions. 

D. Participation of Female Heads of 1busehold
 

Iationwide, 21 percent of all households are headed by women; in 
some low income communities, this proportion is twice as high. For 
example, a study of the Nuevo Tivoli tenement area conducted by MMVI in 
1981 revealed that 39 percent of the families were headed by females. 
Similarly, a 1981 study of the Nuevo Veranillo low income area of San 
Miguelito indicated that 38 percent of the families were headed by 
females. 

Wbmen also represent a significant percentage of informal sector 
workers, a group which is often precluded from obtaining formal credit 
because of irregular income and the preconceptions about credit 
worthiness within the financial community. Hbwever, women have 
increasingly been qualified as buyers for recent projects constructed by
the private sector in Panama. For example, in the previously mentioned 
Arraijan project under construction west of the Metropolitan Area, over 
25 percent of the buyers were households headed by females. 

E. Employment Generation
 

In addition to new shelter solutions, the 48.2 million
 
investment under the Program has been conservatively estimated to create
 
about 3,600 new direct jobs in the construction industry and indirectly 
another 1,800 jobs in related industries. If, as expected, the HG loan 
is rotated once over its 30 year period its impact on job creation will 
at least double. If one applies the higher estimates of the CAPAC (100 
direct jobs and 50 indirect jobs for every tl.0 million of construction), 
the EU Program could create as many as 4,400 direct jobs and 2,200
 
indirect jobs.
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VII. ECONMIC ANALYSIS 

A. Cverview
 

During the decade of the 1970s Panama experienced rapid and
 

sustained economic growth, which was translated into high levels of per
 

capita income. The principal motors of that growth were public
 

investment on one hand, and Panama's monetary and legal situation on the
 

other. While providing substantial economic development benefits,
 
Panama's economic policy was affected by three basic weaknesses:
 

I. Continued and growing public indebtedness without the
 

generation of local economic surpluses for servicing the
 
debt;
 

2. 	 An emphasis on social expenditure rather than economic
 
developmnent investment and an unparalleled growth in the 

level of state apparatus; and
 

3. 	 Lack of concern for private sector development which might
 

balance and support the growth of the public sector.
 

Nevertheless, Panama's traditional service oriented economy grew,
 

in part due to the rapid expansion of the banking sector and the Free 

Zone of Colon. Growth during uie 1970s was a result of special monetary 
policies which converted Panama into a supply and purchasing center for 

andcountries with over valued currency and liberal imxort policies, a 

major source of dollar credit. Both the limitations and the risks
 

inherent in these policies became apparent when the government's
 

saturation point in capacity to borrow coincided with the onset of an
 

economic crisis in the region. The two primary stimuli for growth were
 

severely curtailed and Panama's economic crisis began. In addition, a
 

period of serious destabilization in the Central American region occurred 
which further affected and continues to affect Panama.
 

Panama's GDP, which grew at an average annual rate of 6.6 percent
 

during the decade of the 1970s, fell to an average of 2.6 percent between
 

1980 and 1985. As indicated in Table 25 (Annex B), the pattern of growth
 

during the period was irregular, with zero growth in 1983 and negative
 

growth in 1984. 

Despite the above problems, the circumstances during the period 

1980-1985 were not all negative. While real growth during the period was 

low, it was at least comparable to the rate of demographic growth and the 

quality of life of Panamanian families was not severely affected compared 

to other countries in the region. Furthermore, during 1985 the economy 

showed signs of reactivation. 
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The fact that the U.S. Dollar serves as the legal monetary unit in 
Panama has permitted the country to live with recession without suffering
the severe inflation which has affected other countries in the region.

Two aspects of the economy which will place significant constraints on
 
Panama's future development are the GOP's fiscal deficit and high

unemployment. These are discussed below, along with the prospects for
 
the future adjustment and growth.
 

A.l. The Deficit Situation of the Central Government 

Panama has a classic structural deficit, the budget has
 
been in deficit every year for as far back as our data goes. Ebwever, at 
the same time the current account has always shown positive; i.e., a 
surplus before capital investment spending. The 1985 government deficit 
was some 4100 million, down by two-thirds from the previoL year, and 
well within the IFM ceiling of k160 million. 

Public Sector Revenues and Expenditures
 
(in millions of dollars)
 

1982 1983 1984 1985 
Revenues 1,2-6-5, I 3-95-87 1,503 

(taxes) 615 662 635 689 
(non-taxes) 650 725 760 814 

2dnditures 
 1,727 1,652 -1,699 -1,622
 
ordinary) 1,209 1,245 1,334 1,374
 
(capital) 518 407 365 248
 

Net Excluded Items -2 +8
+17 +16
 

Deficit -464 -243 -296 -103
 

In 1985 revenues dropped considerably with the only positive

element being tax revenues which clearly depend on the effectiveness of
 
economic reactivation.
 

A.2. Employment Conditions
 

In previous years, the government has been the primary
source of employment, trying to control unemployment through the direct 
provision of jobs as well as a series of indirect measures. In the 
period 1982-1984, the employment situation in the country was as follows: 
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1982 1983 1984
 

NATICNAL
 

Economically Active Population 61.2,566 661,564 681,196 
- Employed 561,064 597,345 613,60P 

- Unemployed 51,502 64,219 67,5813 

- % unemployed 8.4 9.7 9.9 

METROPOLITAN REGIGN 
Economically Active Population 352,887 378,428 389,384
 

- Employed 317,333 333,983 342,083 

- Unemployed 35,554 44,445 47,301 
- % unemployed 10.1 11.7 12.2
 

The above table shows the seriousness of the
 

unemployment problem which is growing more rapidly than employment. In 
this regard, the most critical situation exists in the Metropolitan Area 
where unemployment grew by 20.8 percent in a two year period, reaching 
12.2 percent in 1984. 

A.3. Prospects for Economic Change and Growth 

Various legislative changes have been made which may 

affect the agricultural, indusLLLiul, and labor sectors (e.g., labor law, 
industrial incentives legislation, etc.). However, the real impact of
 

thes changes is not yet clear. For example, the industrial incentives 
lawl/ designed to stimulate production and export was promulgated in 
March, 1986 for application in August. However, industrialists
 

throughout the country are opposing the new legislation, and to date no 
regulations have been published to implement these new laws. Future
 

growth will depend on the commitment of Parama's government to a series 
of difficult political decisions to rectify problems stemming from past 

policies.
 

B. The Economic Situation and the Housing Sector 

The construction sector has traditionally played an important
 
role in the ecoromic life of the country. Construction in general, and
 
residential construction in particular, is labor intensive and maintains
 
strong backward linkages to other economic sectors such as manufacturing, 

financial services, warehousing, and transportation. For example, a 

Mission study in 1983 found that approximately one third of manufacturing 
activity was tied to the construction industry. 

1/ Incentivos para el Fomento y Desarrollo de la Industria Nacional y de 

las Exportaciones. 
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Between 1973 and 1982 the contribution of the construction sector 
to GDP averaged levels in excess of seven percent. (See Table 26, Annex
 
B.) 
 These levels, among the highest in Latin America, resulted from

large scale public works projects, and the extraordinary number of office
 
buildings and luxury apartments which were built in Panama City during

the boom period. Hbwever, in 1983 the construction sector began a steady
drop (in constant values) and represented only a modest 4.7 percent of
GDP in 1985, a figure which can be considered quite low given the level 
of per capita income in Panama. The sector's gross internal capital
formation fell by 38.5 percent between 1982 and 1985 (See Table below),
with the most severe decline in non-residential construction, which
dropped by 50 percent. The sector's unemployment picture is equally
grave. In 1982 the construction sector contributed 15 percent of the
total employment of the key sectors in the table; that participation
declined to eleven percent in 1984. 

Gross Domestic Product (Selected Economic Sectors) 
(Millions of U.S.$ - 1970)

1982 % 
 1983 % 1984 % 1985 %
 

82/85
Agriculture 185.2 31.8 191.0 35.2 191.4 196.9
36.2 36.6 6.3
 
Mining 4.1 0.7 
 3.4 0.6 2.6 0.5 2.5 0.5 (26.5)

Manufacturing 179.9 30.8 176.7 32.6 175.7 177.4
33.2 33.0 (1.4)

Electric,
 
Gas & Water 59.2 10.2 64.9 12.0 64.7 
 12.2 68.1 12.6 15
 
Cbnstruction 
 154.7 26.5 106.4 19.6 94.4 17.9 93.4 17.3 (39.6)
 

Total 583.1 100 542.4 100 528.8 100 538.3 100 (7.7)
 

Formation of Gross Internal Capital 
Construction Sector 

(Millions of U.S.$ - 1970) 

1982 1984 	 % 82/84
 

Total Construction 289.3 
 177.8 	 (38.5%)

Total Public Sector 109.8 87.3 	 (20.5%)

Total Private Sector 
 179.5 90.5 	 (49.6%)


% 	Participation-

Private Sector 
 62% 	 51%
 

Private Cbnstruction Sector
 
(Millions of U.S.$ - 1970)
 

1982 1984 	 %
 

-	 Housing 35.1 36.2 3.1
 
- Other Buildings 41.5
63.7 	 (34.6)
 
-	 Other Constructions 80.7 12.8 (84.1)
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The decline in construction is being led by a decline in private 

sector investment and a sharp drop-off in non-residential and
 
due to theinfrastructure construction. Go',errient s[xnding dropped 

fiscal deficit which, in turn, cause a ,Llojr reduction in private sector 

construction of ro(ads, bridges etc. The diminished demand for offices, 
hospitals, etc., resulted from the general economic crisis facing the 

c.untry. Changes in these trers depe-nd on external factors and will be 

slow in coming. The only component of the Construction sector which 

currently has ample capacity to absorb and productively utilize resources 
is housing.
 

Housing was the only segment of the construction sector which 

grew during the period, in Lart due to the new laws promulgated to 
Housingstimulate housing activity and the strong housing demand. 


maintained its contribution to t-he sector and softened the decline in the
 
Since lousing construction is
manufacturing and construction sectors. 


labor intensive and depends largely on unskilled labor it can help create
 

short-term employment. Hbusing construction also can help in the
 
its linkages with other sectors.
reactivation of the larger economy due to 


Substanti.ally increased levels of housing investment and 

development are clearly the key to sustaining the construction industry 

over both the short and mediun term future. The availability of adequate 
L-> Now that highlevels of resources for this .. will be critical. 

income markets are saturat1-Ld, efforts ate needed to mobilize resources on 

a large scale to finance housirg for middle and lower income groups where 

demand exists. Public indebted-ness is such a serious problem that the 

will need to Lead the vay. The net efect of theprivate sector 
has IYeen toPreferential Interest Rate Mertcge Law (See Annex C), 

achieve an initial reorientation of housing finance resources and private
 

developer activities. An analysis of the potential demand for the 

solution types proposed under t.his Prcgram is presented in Annex D. 

The FIG-013 Program will be cncial in tie reorientation process.
 

It represents an important injection of resources which can be used over
 
costthe short-term to promote private sector investment in low housing.
 

This will strengthen housirg fiiance institutions and help in the
 

recovery of the construction sector. Tobgether with its effect on
 
families below the median
employment, the targetting of resources to 


income level will have a substantial social impaict, and will open up new
 

and significant markets for the private sector.
 

Finally, as was mentioned in the last section the 48.2 million
 

HG Program will create about 3,600 jobs directly, and 1,800
 
it will porovide a total of t9.3 million
indirectly/. Equally important, 


of revenue to the GOP through di.Lect and indirect charges. For these
 

reasons it seems logical to seek rapid approval and implementation of the
 

HG Program, whose potential positive impacts are particularly relevant to
 

Panama at this moment. 

generation in the construction sector.
CAPAC estimates of employ ent 
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VIII. IMPLEff!"ATItN ARRANG4ENrS
 

A. Responsibilities of Participating Agencies
 

A.l. Borrowers
 

The Borrowers will be the mortgage lenders who
 
participate in the Program. Institutional guaranties of Borrowers will
 
be required in lieu of a Government of Panama guaranty. Borrowers will
 
repay the HG Loan regardless of the repayments of beneficiaries. For
 
A.I.D. 's protection all institutions that are permitted to borrow funds
 
will have to meet solvency and performance criteria as established in
 
Section III.D. of this Project Paper. In addition to institutional
 
guaranties, borrowers must establish a trust which will serve to protect

A.I.D. 's interests and issue notes to the same for the amount of funds to
 
be borrowed. These notes will be backed by the mortgages generated by
 
the Program.
 

A.2. Trust
 

The Trust will be established by the Borrowers and
 
A.I.D. and will serve the following purposes: to protect A.I.D.'s
 
interests; to coordinate and manage overall financial operations of the
 
Program; to act as a repository of funds that accumulate to the Program
 
for purposes of a liquidity reserve and capitalization; to manage as
 
profitably and securely as possible such resources; to channel resources
 
to mortgage lenders; to qualify mortgage lenders in addition to "founder
 
banks"; to pay U.S. Fisca. Aqent; and to manage Program implementation
 
matters at the request and convenience of A.I.D. ind the mortgage lenders.
 

A.3. Trustee
 

The Trustee will carry out the responsibilities of the
 
Trust on behalf of A.I.D. and the Borrowers. The Trustee has a fiduciary

obligation to perform, and can be sued under Panamanian law for
 
mismanagement of resources. Nb guaranty will be required of the Trustee
 
beyond the obligations required as 3art of Panama's trust legislation.
 

A.4. Participating Mortgage Lenders
 

Participating mortgage lenders are those institutions
 
who are licensed to operate in Panama, can engage in mortgage lending,
 
are eligible to become part of the Trust and borrow HG resources, and
 
will comply with the terms and conditions of the Program. Mortgage

lenders will provide mortgage financing to eligible beneficiaries,
 
qualify beneficiaries, substitute new eligible mortgage for
 
non-performing assets, collect mortgage payments, remit them to the fund,
 
and reinvest rollover resources.
 



A.5. A.I.D.
 

A.I.D. wilL quaranty the HO Irvin, establish certain 

criteria for the Program's operation, and s.elect, along with the 

Borrcrwers, the Trustee. Periolic evalhiaions of the Program, the Trustee 
and the participating mortgage lenders will be conducted. A.I.D. will 
aso manage the technical assistance oomlxmnent of the Program. 

A.6. Project Developets 

The project developers wi ii obtain construction 

financing, design projects, and obtain Iermits to bulild and market 
units. They will have no role in the institutional structure of this
 
Program.
 

B. Contractual Structure of the Proqrmn
 

B.I. Implementation Aqreement
 

An Implementation Agreement drafted by A.I.P. will be 

signed between A.I.D. and the [kr Dorrower(s) as is the practice of the M 
Program. The agreement will contain a program description, the financial 
comitment of the parties, the co.nditions under which resources will be 
contracted and disbursco1, and *.v)Fiitions under which the agreement
 
may be modified.
 

The pro-gram description shall refl -ct the p-irposes, 

outputs, inputs, incomes of the ligible families, rmAximum cost of 
eligible units to be financed, the responsibilities of the orrowers 
(mortgage lenders), Trust, and A.1.D., and the basis for amending the 
program description (e.g., chiges in family income criteria in future 
years). 

The financial crmmitmnts of the Dirties will ,e spelled
 

out, including counterpart requirements by unit cost.
 

The conditions for makinq dishursements will be
 

described. Some of those conditions are 
as follows:
 

a) Conditions Precedgent to the First Dis'ursement 

1) The Trustee will bhe selected ai]- the Trust 

Agreement signed in accordance with functions, 

requirements, and obligations (See model agreement in 

Annex G); 

2) The Trust Fnd wil l be constituted and 
functioning, including 1-he financial procedures of 

reservesthe fund, operating Iolicies, IxYw and where 
will be kept, accountirq formats to be used, kinds of 
investments to be made, etc.; 

VA
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3) The Trustee shall have obtained tax exempt status 
for the Trust Fund as provided for under Panamanian Law. 

4) An individualized program and plan that complies

with the Implementation Agreement for the use of the 
funds acceptable to the Trustee will he submitted by 
each participating institution; 

5) The Loan Agreement between the Trust and mortgage
lender shall be drafted and accepted by A.I.D. and the 
participating mortgage lending institutions;
 

6) The model mortgage document shall be drafted and
 
accepted by A.I.D.
 

7) Evidence that mortgages have been issued in an 
amount that justifies the funds to be borrowed; 

8) The Trustee shall have obtained an opinion from the 
Controller General of the Republic that the Caja de 
Ahorros' debt incurred under the Program is guarantied 
by the Government of Panama; and 

b) Conditions Precedent to Second Disbursement 

1) An evaluation of the application of the preceding
HG disbursements will be carried out and submitted to 
A.I.D., 

2) An evaluation of the performance of the Trust Fund 
and t-he Trustee will be carried out and submitted; 

3) An evaluation of new potential borrowers will be
 
carried out; and
 

4) The Trustee shall have obtained a legal opinion as
 
mentioned in section B.l.a.3.
 

5) Evidence that mortgages have been issued in an 
amount that justifies the funds to be borrowed;
 

c) Conditions Precedent to Succeeding Disbursements.
 

1) Evidence that mortgages have been issued in an 
amount that justifies the funds to be borrowed. 

2) The Trustee has obtained necessary legal opinions
mentioned above should the Caja borrow additional HG 
resources. 
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d) Conditions Precedlent to the Last Disbursement 

In addition to the previous conditions mentioned in 

B.l.c. above, an evaluation shaill hive bN-en conducted w1ich analyzes the 
impact of the Program on low cost V-using delivery; the effectiveness of 
the incentives to biild very lo; cost NDouSinq; the effect of credit 
qualification criteria on low income families; the efficiency of the 
trust mechanism; the rcoteltial for the trust: mec,:--nism to continue and 
under what conditions; arnd the prospects to attract additional investment 
capital to the fund. 

e) Covenants 

1) Clc.- ing co ts will he collected only one time 

during the life of the mortgage; and 

2) Mortgage lenders will imake their best effort to
 

keep closing costs a-s low as possible, and finance 
part of the closir costs. 

B.2. Loan Lyqreeri-rt with the U.So. Investor 

This agreir.:.nt will ba signed by the Porrower(s) and the 

U.S. Investor and approved b-;y Z T.1I. This agreement will be drafted by 
the counsel of the Inv,-st-or, reflecting the terms and conditions of the 
loan to be made including the p)rtion of the loan to be used by each 
participating institution. 

B.3. Trist Nqreicnent 

This dc-niuent will cover all of the operational aspects 

included in the Implementation Agreement, as well as operational 
requirements for monitoring and reporting during the life of the Program. 

ITe Trust Arjreement also will include the basic 
and duties of the Trustee as follows:obligations 

In relation to Program resources, the Trustee will carry 

out four kinds of activities: a) receiving HG resources and allocating 
them as quickly as possible to pirticipating institutions on the basis of 
the presentation of qialified loan pprtfolios; b) maintaining the 

collateral for the Program ;it in appropriate level and quality; c) 
providing prompt repayment to U.S. Fiscal Ngent and A.I.D.; and d) 
monitoring the Liquidity Ri 3erve PFond ani seekirg the mrost profitable 
return for surplus funds; 

In relation to mrtirtp ing mortgage lending 
for participation andinstitutions, the Trustee will qua]-Ly irisi-tutions 

will continue to monitor the financial status of these institutions 
during the life of the Program. 

http:agreir.:.nt
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The Trust Agreement will clearly establish the
 
socioeconomic conditions of beneficiary families and the type of
 
guaranties required for a mortgage portfolio to qualify for the Program.

The Trustee is responsible for applying those criteria and updating

information, as needed, on changes in family income, etc.
 

The Trust Agreement will specify the legal

responsibilities of the Trustee, the rights of A.I.D. and the Borrowers,
 
and the procedures which will be used if those rights need to be

applied. 
Also, the agreement will include the operational and financial
 
conditions to be followed by the Trustee. 
It will also establish the
 
causes and conditions for replacing the Trustee.
 

B.4. Loan Agreement with Trust Fund
 

Under this agreement, the participating banks will

receive Program resources from the Trustee. This agreement will include: 
a) recognition of the Borrower's debt to the Trust and the conditions and 
obligations for repayment and reinvestment of reflows; b) statement that
 
the bank has presented eligible mortgages under the Program and which
 
support the value of the dislxirsement; c) provisions for the guaranty of
 
the eligible portfolio; d) the conditions under which substitutions will
 
be made for the original portfolio of loans; and e) the procedures by

which the Trustee would foreclose on the mortgages if needed for the
 
servicing of debt of the Program. 

B.5. Assignment of Mortgages 

Mortgages generated under this program will be assiged
to the Trust on behalf of A.I.D. A notarial deed recorder at the Public
 
Registry Office as well as changes in the Loan Agreement will be the
 
vehicles to protect A.I.D.'s rights to the assets of the Trust in the
 
event an institution is insolvent or default occurs. 
 (See Annex G)
 

C. Methods of Implementation and Disbursements
 

C.l. FU Loan Resources
 

HG resources will be disbursed based upon the
certification by the Trustee of the presentation of eligible mortgages.
No advances will be made to participating mortgage lenders. The 
conditions for first and subsequent disbursements are contained in 
Section B. 

Tentatively, HG resources will be contracted several
times during the Program, in June, 1987, in June, 1988, and in November,
1988, although this schedule is subject to modification. 
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C.2. Grant Funds
 

The USAID grant funds will finance a total of 30 person 

months of long-term and 20 person monthq of short-term technical 
assistance through an Institutional contract as agreed with MIPPE and/or 
other public or private institutions. Grant monies will also finance
 
training. USAID Mission project management and administrative support
 
are included in the Grant funding, as well as short-term assistance for
 
evaluations and two audits.
 

Grant funds will also be used to finance certain
 

contractual services and training for project components. USAID will
 
contract and procure training through the Latin American Training Center.
 

Method of Implementation Method of Financing (Thousands) 

Tech. Asst. 
Training 
Audits and 

Evaluati
TOTAL 

Contractor 

ons 

Direct Payment 
Direct Payment 
Direct Payment 

465 
100 
110 

675 

C.3. Controller's Cpr i fication 

The USAID/Panama Controller has reviewed and approved the 
detailed assessment of methods of implementation and financing for the 
activities included in the Project Paper as summarized above. 

Controller, USAID/Panam- Date 

D. Cost Estimates and Financial Plan
 

The total cost of this three year Program is estimated to be
 
U.S.$48.88 million. USAID will finance U.S.25.0 million in h-ousing 
investment with a HG loan and U.S.U675 million with a Development Grant 
for technical assistance and training. The Panamanian private sector 
will finance an estimated Wl8.4 million in housing investment. Program 
Beneficiaries will provide an estimated 4.8 million through 
downpayments. In addition, Trust Fund expenses will be paid primarily 
from the income generated by the Program's financial operation.
 

http:U.S.$48.88
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Financial Plan by Program Input 
(in U.S.$ millions) 

USAID 
 Private Finance Beneficiaries Total
 
Grant Loan Institutions
 

Technical Asst. .465 
 .465

Training .100 
 .100
Housing Finance 25.0 18.4 4.8 48.2
 
Audits & Evals. .110 
 .110
 

TOTALS .675 
 25.0 18.4 
 4.8 48.88
 

E. Implementation and Monitoring Plan
 

The Program Implementation Plan (Annex A.2.b.) is detailed for
the first year of execution. The plan concentrates on the organization

and management requirements of project startup and includes the
achievement of both pre- and post-loan implementation activities by USAID
 
in collaboration with the participating mortgage hanks. The types ofactivities to be carried out are related to: 
 1) Implementation and Loan

Agreements; 2) Trust Rund Organization and Development; 3) Technical
 
Assistance Recruitment and Implementation; and 4) Annual Planning and 
Implementation.
 

F. Evaluation and Audit Plan
 

Mid-term and final evaluations will be carried out on the
Program. The mid-term evaluation will be carried out at the time the
 
first disbursement has been made and will be submitted to LAC for

review. This evaluation will document the Program's experience and
provide information to assess the private sector's continuing role in low

cost shelter. The final evaluation will focus on: i) The efficiency ofthe trust fund mechanism and its potential for continuation and expansion
with other resources; 2) the effectiveness of the Program's incentives to
finance very low cost housing solutions; and 3) the utilization of
accumulated liquidity for reinvestment in a new loan program for low
housing. 

cost 
Two audits of the Trust Fund will also be carried out.
 

(
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GUI h3NCE RESPCNSE 

The implementation of the Program without a government guaranty 
departs from the current HG Program procedures. The pros and cons of the 
basic approach required for effective ani efficient implementation are 
laid out in this paper, particularly with respect to the key issues 
raised in the preceding PID guidance cable, State 158916. The issues, 
which Washington desired to be addressed, are outlined below with 
references to where in the text or annexes they are discussed: 

4(A) 	 Who is the Borrower? Can the Trust be the Borrower? Who owns 
the Trust? How would assets be distributed? Project Paper p. 
1 and p. 54. 

4(B) 	 How is A.I.D.'s interest protected? Annex A.l.a. pp. 1.0-12. 

4(C) 	 How are participating institutions qualified? Clearly
 
describe institutional selection criteria. Project Paper p.
 

25 and A.l.a. p. 12.
 

4(D) 	 Demand for project resources...given high liquidity in
 
Panama's financial system.. .by borrowers and by institutions.
 
Project Paper p. 30, pp. 45-46, and Annex A.l.a. pp.7-9.
 

4(E) 	 How will the Trust Fund be capitalized? Cxan it borrow? Will
 
it become redundat., after borrowing instituticns learn to
 
participate in the low cost housing market? Project Paper pp.
 

13-14, pp. 30-34 and Annex A.l.a. pp. 12-13.
 

A. Demand for Program Solutions and Resources
 

A.l. Potential Market for HG-013 Solutions
 

An extensive and largely unattended demnd exists for 

housing solutions in the income range targettd by the Program. (See 
Section VI and Annex D.) Private developers recoqnize the rtential 
market and have expressed substantial interest in increasing their 
production of units in the ]0,000-20,000 price range. Ibwever, "The 

limited availability of mortgage financing i.s one of the key constraints 
which they face.
 

In that regard, in 1.985 the Preferential Interest Rate 

had a substantial impact on the availability of private
Mortgage Law 

mortgage financing and resulted in an unparalleled level of effective
 

demand from middle and lower income groups. (See Annex C.) Of a total
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of 4,270 loans approved by mortgage banks under the Law, approximately 54 
percent were for housing solutions costing less than t20,000, with 33 
percent, or 1,407 loans, for units in the t15,000-20,000 range. Twenty
percent of all loan activity was below the kl5,000 unit cost, and this
 
was handled exclusively by the public mortgage bank, the Caja de
 
Ahorros. 
This shift in market orientation by the Caja occurred primarily

because of the prospect of the FIG-013 Program which USAID has been 
discussing with the mortgage banks for the past year. 

The effective demand for the above mentioned housing

has been overwhelming, particularly in the lower price ranges. 
 Five 
thousand applicants were qualified for a 1,200 unit project financed by
the Caja de Ahorros (whose unit costs ranged between $9,500 and
$14,000). The project was sold out before construction was completed and
planning was inmediately begun Zor another project of similar size. 

A.2. Demand for Resources 

The Program contemplates the participation of three
 
types of mortgage lenders: Mortgage banks, the savings 
and loan
associations, and the cooperatives. Each of these groups is interested 
in the HG Program for different reasons, offers a unique potential to the
 
Program, and will require a different strategy to secure and maintain
 
their effective participation.
 

A.2.a. Mbortgage Banks
 

The private mortgage banks are interested in HG 
resources because of the 30 year term for repayment and the ten year
grace period on principal. Such long-term resources are highly suitable 
for mortgage lending and make the HG resources attractive, even though
the mortgage banks are solvent.highly liquid and (See Section IV.D.)
These banks are precisely the institutions that A.I.D. would like to see
 
engaged in low cost housing finance because they provide most of the
 
mortgage financing in Panama and must become involved in financing lower
 
cost housing to address the longer term shelter needs in Panama.
 
However, because of the savings and time deposits they attract and their 
financial strength and independence, the Program design must provide the 
necessary conditions (See Financial Analysis Section 11T.D.) to motivate 
their participation, including:
 

1) Maximum Unit Cost
 

During the PID re,iew, LAC suggested that the maximum unit
 
cost be derived by using a market interest rate even though
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the Preferential. Interest Rate Mortgage Law would result in a 
significantly lower rate to the Program beneficiary. Using a 
rate of 12.75 percent (the rate in the PID), the maximum 
allowable unit affordable by a family earning the urban 
median income of t585 would be $14,000. Under the 
Preferential Interest Rate Mortgage Law (7.75 percent 
interest over 20 years and a 25 percent family income 
payment), the maximum unit price would be t19,400. 

A t14,000 unit ceiling is considered too low for this 
Program. Since the private mortgage banks are only financing 
units above $19,000, dropping the maximum unit cost figure by 
approximately t5,400 represents a substantial shift in unit 
type and a drop of almost 28 percent in sales price. If the 
mortgage banks are forc(d to make too radical a change in 
their market orientation at the outset of the Program, they 
are expected to lose interest, and a unique opportunity to 

involve these strong and solvent private sector 
institutions in low cost housing finance operations
 
would be lost. Therefore, a higher maximum unit
 
cost of $16,000 has been negotiated with them, which
 
is still well within the capacity to pay of A.I.D. 's 
target population.
 

In order to assure that funds are available for very low cost 
units, $1.0 million will be set aside for the first 24 months 
to finance solutions costing around t6,000. 

2) Trust Fund Design 

The trust fund mechanism has stimulated substantial interest 
in the public and private banking community as it would 
enable the trust legislation to be used to channel large 
amounts of resources for housing investment. In order to 
ensure the effective participation of the mortgage banks, the 
trust -ieccanism design must be simple, inexpensive, and 
permit the participating mortgage lenders at l-east a 2.25 
percent spread for lending. It should also provide the
 
Borrowers with some control over the investment of reflows. 

A.2.b. S&Ls, Cooperatives and FT.DPA 

The savings and loan associations do not enjoy the
 
liquidity of the mortgage banks so the prospect of HG resources is even
 
more appealing. With the recent changes in the S&L System's lending 
regulations, the HG resources could help the associations to expand their 
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lending capability. The associations need both capital assistance and
technical assistance from A.I.D. to improve management and to make them a
 
more significant component of Panama's housing finance system. 
Some
cooperatives and FEDPA, the Federation of Savings and Credit
 
Cocperatives, also may be interested in using long-term HG resources.

However, since this loan will not be guaranteed by the Government of

Panama, credit worthiness of the Borrowers of the HG resources is
an

important consideration vis-a-vis A.I.D.'s risk. 
The savings and loans
associations, cooperatives and FEDPA need to make a series of
 
institutional adjustments to qualify as borrowers at this time. 
(See
Section III.A.4. and A.5.) 
 The trust fund mechanism will permit most of

the associations to be considered as potential borrowers or users of
portions of the HG Loan at subsequent stages of Program implementation as
they reorganize into stock corporations, are capitalized, and improve
their financial performance. FEDPA has substantial capital, but must

address certain financial and administrative problems prior to
 
participating.
 

B. Implementation Arrangements
 

Several alternative implementation structures were analyzed.

preferred arrangement involves the mortgage lenders as Borrowers of HG 

The 

funds which are deposited in a Trust Fund, with a first line commercial 
bank selected as Trustee by the Borrowers and A.I.D. The Trustee 
protects A.I.D.'s and the Borrowers' interests, manages the resources,

channels them to the mortgage lenders and passes repayments to the U.S.
 
Fiscal Agent.
 

Section III analyzes the alternative implementation schemes, and

describes the Trust's functions and establishes the criteria for the
qualifying Borrowers and selecting the Trustee. 
Section IV contains a

financial analysis of the Trust Fund. 
Annex G contains a draft Trust
Agreement, along with other draft agreements related to the Program. 
The
proposed response to two key concerns of the PID cable, guaranties and
 
capitalization, are discussed below:
 

B.1. Guaranties
 

Usually the HG resources are channeled through a
central finance institution such as a central bank or Ministry of Finance

which assumes U.S. Dollar repayment obligations. In the case of the

HG-013 Program, the Government of Panama has been ruled out as borrower
 or guarantor because the mortgage banks did not want the public sector

involved. Therefore, it was necessary to design a program that would

provide reasonable security of recovery for A.I.D. and th- U.S.
 
Investor.
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The Trustee will make payments to the U.0. Fiscal Agent 
without restriction or intervention of third parties. A.I.D.'s risk has
 
been addressed in the following ways:
 

a) 	 Since Painaa's economy is dollar baxsed and hinancial 
operations will be denominated alfo,3t e.'clun:ively in 
U.S. Dollars there is no exchange risk. "--'eover, 
interest rate risk is obviated by tine adjustable
 
interest rate system used by the mor,-gage lenders.
 

b) The Borrowers, who are the mortgage lenlers, will
 
provide a direct guaranty to the Investor for the
 
sums respectively contracted. The solvency of the 
mortgage lenders will be determined prior to their 
borrowing under the Program. (See Criteria, Section 
III.D.) 

c) 	 The mortgage lenders will guaranty the Trust for the 
sums received in loans in the form of notes assigned 
to 	the Trust.
 

d) 	The portfolio assigned to service the debt will
 
represent the collateral of the mortgage lenders.
 
That is, the $25.0 million loan will be
 
collateralized by a $48.2 million investment
 
(includinf estimated counterpart financing and 
downpayments). 

e) 	 A cash guaranty will be represented by the Program's 
steadily growing Liquidity Reserve Find, held by the
 
Trustee to cover any possible liquidity problems 
over the 30 year perici. An up front cash deposit 
equal to one semiannual payment in an interest 
bearing account will be negotiated with the mortgage 
lenders to cover the ryeriod before the Trust Fund 
achieves an adequate level of reserves. 

f) 	 The mortgages will be drafted to provide the Trust 
with access to the assets generated by t:he Program. 

The sole function of the Trustee is to ensure the
 
timely and effective implementation of its functions and to respond
 
legally for its performance. This fiduciary obligation is provided for
 
by 	Panamanian law and represents a guaranty of resx)nsible management 
through recognition and correction of trust related problems. The 
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obligation is enforceable through local courts. 
Trustee performance will
be monitored by the National Banking Commission, A.I.D. and the mortgage

lenders.
 

With regard to the question raised in the DAEC Guidance
Cable of how remaining assets of the Trust would be distributed should
the Trust be dissolved, they will first be used to repay any outstanding
obligations of any Panamanian mortgage lender to the U.S. lender or
A.I.D., and thereafter they would be transferred to the Panamanianmortgage lenders in the same proportion that each has contributedthose assets. The owners of the Trust are the settlors, 

to 
the Panamanianmortgage lenders, and A.I.D., and the U.S. investors (beneficiaries).A.I.D. would be the first beneficiary with rights the Trustee is
obligated to protect. 
Rights of other parties would be subordinated.
 

The Caja de Ahorros's obligations as Borrower and user of
FU Program resources will be guaranteed by the government, since the GOP
has subsidiary responsibility under law (Article 20 
- ley No. 87, 23 Nov.
1960) to guaranty all operations of the Caja.
 

B.2. Growth of the Trust[Fund 

Section IV demonstrates the financial feasibility of the
Program and examines alternative operating, reserve and capitalization

options. 
Growth of the fund will depend on financial spreads in
lending. 
The spreads in the Program will be limited, and therefore, a
rapid capitalization of the Trust Fund is not expected. 
Good financial
management of the differentials established by mutual consent of the
Borrowers and A.I.D., however, will permit the potential to create a
Liquidity Reserve Fund as well as a Reinvestment Fuind. Catsh flow
analyses of the Program's financial 
structure show that substantialmay be accumulated sums over tin-- which can provide the Trust with resources
for additional housing investment.
 

Based upon initial discussions with the mortgage lenders,
at least a 2.25 percent spread for their operations is required. 
It is
estimated that between 1.2 and 1.7 percent may be an acceptable spreadfor the Fund. The funds contributed by participating mortgage lenders
and downpayments made by beneficiaries will expand the effect of the HGfrom t25.0 to $48.2 million, or 1.93 times the size of the originalloan. The MG loan provides for a ten ye,'r grace period on repayment ofprincipal which will benefit the Program. A].so the different velocitiesof amortization between the time loans are repaid by low income familiesto the banks (average 12 years) and the 30 year term of the HG loanshould permit rotation of the total loan and a total investment level ofalmst $100.0 million, or almost four times the original Hlousing
Guarantee Loan. 
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The organization and structure of the Trust Fund will 

create a new, efficient vehicle for channeling additional funds to low 
cost housing development. The Borrowers and the Trustee will monitor and 
evaluate new opportunities Which might be of interest to them. For 
example, new loans with the same or new mortgage lenders may be made, and 
with the consent of the mortgage lenders, mortgage bonds may be issued in 
the future. In such cases new negotiations with the Trustee would be 
required.
 

C. Mbilization of PopulLr Savings 

As mentioned in the PID review, it has been possible to attract 

resources for housing investment in Panama because of the country's open 
banking system and the private sector's variable mortgage rates. 

However, the weak performance of savings mobilization and the strong 
growth of time deposits in the mortgage banks in recent years suggest 
that the cost of money will rise and that the savings issue should b 

addressed by the Program. The mobilization of popular savings by the 

mortgage lenders is important because it provides a more stable and less 
costly resource. This can help profitability and reduce borrowing costs 
by consumers. Furthermore, a greater prop:rtion of savings in relation 
to time deposits provides greater financial stability.
 

Moreover, as the mortgage lenders enter new housing markets they 

can begin to improve their performance in mobilization of savings among 

the new clients they serve. This will be accr.nplished partly as a result 
of the fact that residential ',,,.-tgage lending to low income families will 
perforce attract savings. In addition, a comprehensive study of the 
profile and motivations of the low income saver will be implemented in 

order to provide the mortgage lerders with the information needed to 
develop realistic operational strategies and personnel training programs 
consistent with the expansion of popular savings.
 

D. Programi Beneficiaries
 

The PID guidance cable raised some issues about Program 
beneficiaries and risk and recommended that a maximum unit cost allowable 

under this Program be derived by assuming a market interest rate. This, 

it was felt, would encourage greater low income participation in the 

Program. We expect that the low income families will, during the first 

two to three years, be exposal to the risk of higher monthly payments 
should interest rates rise. H..;ever, after the first few years of the
 

Program we expect that family income will have risen to a level that will
 

enable beneficiaries to meet increased mortgage payments should they
 

occur. Since 1980 for example, despite Panama's economic problems GDP
 

has risen by an average annual rate of 2.6 percent.
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Moreover, the participating mortgage banks have indicated that asthe Program begins they will issue credit using rather conservativecriteria because of the new clientele they will be serving. 
 (See Social
Soundness Analysis, Section VI.C.l.) 
 For example, Program beneficiaries
 are likely to be required to dedicate 20 percent rather than 25 percent
of their income for mortgage payments. Therefore, if interest rates rise
they would have more discretionary income available to meet such a
contingency. This credit policy should reduce the impact on capacity topay caused by interest rate increases should they occur. Since theProgram addresses low income families special. emphasis will be placed onanalyzing who the Program Beneficiaries are, how credit requirements areaffecting such families, the experience of the lenders with such lowincome groups and what credit policies need to be reexamined to enhancelow income family access to low cost housing. 

A substantial rise interest inin rates the next two to three years is unlikely, and changes of two to three points should not affect
the feasibility of the Program. 
If rates were to rise by two percent
monthly payments would increase by k18 for a t14,000 mortgage. This
represents three percent of the income of the target family. 
A.I.D.'s
experience shows that low income families are among the most responsiblewhere repayments are concerned if their property rights are involved.Moreover, should interest rates increase even more radically it isunlikely that mortgage rates would rise as rapidly as commercial loanrates. Past experience in 1981 and 1982 showed that mortgage rateslagged behind conmercial loan rates with the former peaking at 16 percent
while the latter rose to 20 percent. Under such abnormal conditions
banks tend to adjust rates and policies to avoid foreclosure as it is not
in their interest to have to dispose of property, especially when
financial conditions are so erratic.
 

E. Impact of Preferential Interest Rate Mortgage Law (PML)
 

An analysis of the impacts of the Preferential Interest Rate
Mortgage Law was carried out as part of PP development. (See Annex C.)7!-,e Law was promulgated in 1985 to stimulate housinig construction whichwould provide multiple employment and economic benefits to the nation as a whole, tax equity, and benefit eligible families by greatly increasing

their purchasing power.
 

After one year of operation indications are that the Law is
achievirig the desired effects. 
For example, in 1985 the value of housing
loans by the mortgage banks nire than doubled over the previous year, a
135 percent increase over 1984. The availability of lower cost housing
together with the lower interest rates resulted in an unpF.ralleled level
of effective demand from middle and lower income groups. 
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Given these important positive effects the additional tax
 
revenues generated by stimulating housing activity through the Law were
 
assessed and compared to the cost to the GOP from lost tax revenues. The
 
following conclusions were reached:
 

1) 	 In terms of actual cash flow, when the credits of the
 
first year are compared to the fiscal revenues generated
 
by housing investment, the GOP experiences a net income
 
gain.
 

2) 	 The total value of fiscal credits given over a ten year
 
period as established by law is greater than the revenues
 
generated by the housing investments at the end of the
 
period. This phenomenom, or changeover, is produced 
between the seventh and ninth years. However, this 
negative effect is virtually eliminated when one 
recognizes that there is a tendency for families to 
prepay mortgages. After the tenth year benefits expire 
under the law. 

3) 	 If the construction generated by the law over the first 
year is maintained, with its corresponding positive 
annual cash flows to the GOP, it would substantially 
contribute to the reactivation of the economy in general,
 
and a reactivation of the private sector in particular,
 
which is obvioll-y a high priority in Panara given the 
present 	socio-economic situation.
 

4) 	 The surge in residential oonstruction has been so
 
pronounced that there is a strong possibility that the
 
GOP will extend indefinitely the benefits of the law even
 
though it was intended to last only for five years from
 
the date of the original legislation. 

F. Technical Assistance Requirements
 

The issue of a long-term advisor was raised in the guidance
 
cable. (See Annex A.l.a.) A long-term contractor is needed primarily to
 
coordinate the extensive technical assistance to be directed at 

addressing two important housing problems: 1) the institutional 

weaknesses of credit unions, cooperatives, and savings and loans; and 2) 

the inefficient and costly construction of housing which reduces the home 

ownership options of low income families. The contractor will assume an 

active role in addressing these two complex problems. Along with
 

coordinating short-term techn-cal assistance, the contractor will monitor
 

the Program implementation and direct evaluation efforts.
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G. Adjustment in Program Design 

The PID 	proposed that home improvement loans as well as newshelter 	solutions be financed
targetted to reach 

under HG-013. The improvement loans werethe lowest income groups. After reviewing the homeimprovement component from a conceptual
recommend 	 and operational perspective, wethat only new units be financed through i-013for thefollowing reasons: 

1) 	 This Program is proposing to establish a mortgage basedTrust Fund. The collateral represented by the mortgage
is one of the principal features of the Program. Homeimprovement loans do not provide the same 
level of
guaranty as a mortgage. 

2) 	 The tax exemption which applies to foreign investments in
housing projects of social interest is not applicable to
improvement loans which would require the establishment
of two distinct financial structures within the Program. 

3) 	 The Preferential Interest Rate Mortgage Law which governscredit for housing does not loanscover for homeimprovement, nor do the other tax laws which govern the
housing 	sector. 

4) 	 The principal mortgage lenders have growing short-term
personal loan u,,-_erations which can be used for homeimprovement lending. As mortgage lenders 	gain experiencewith lower income families we expect that such loans will
be made. 

5) 	 Given the substantial effective demand for new housing
solutions within the beneficiary groups targetted by
HG-013, efforts to orient the mortgage lenders to make
home improvement loans does not seem to be a very useful
purpose, especially since the public sector is increasing
its efforts to provide low cost home improvement loans.
This will continue under the HCT-012 Program and the
Inter-American Development Bank's t26.0 million sites and
services and home improvement program with the National
Mortgage Bank and the Ministry of Housing. 
The HG?-013 Program will therefore be focussed on mortgage lending
for new 	units. 
 In Panama City at a market rate of 12 percent and without
changes 	in subdivision and infrastructure standards, new low cost units
may be produced which are just affordable by families below the mediumincome level. 
 (See Section V, Technical Considerations.)
 



ANNEX A.1.b. 

CERTIFICATICN PURSUANT TO 

Section 611 (e) of the
 

FOREIGN ASSISTANCE ACT
 

As Amended
 

I, Ronald D. Levin, the principal officer of the United States Agency 

for International Development in the Republic of Panama, do herewith 

certify that in my judgement. the Panamanian financial institutions to 

participate in the Program have the financial capability and humaun 

resources to maintain and utilize effectively goods and services procured 

under the capital assistance project entitled Private Sector Shelter 

Program. 

This judgement is based upon the record of implementation of the 

mortgage banks and other finance institutions in the Republic of Panama 

and the results of the consultations undertaken during intensive review 

of this new project. 

Ronald D. Levin Date 

Director, USAID/Panama 
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s'rATUTro R CII KI IT 

PANAMA
 

PRO= NO.525-CG-01 3 

A;N:;;'1'I: I YUL; 0it N0 PUTIT PACE. R17Fgi't t),C.

AND/O lt F:x I'I.A I ,TIO ;S
 
WIhERE APPTOPRIA'r' 

A. General Criteria Under fig Statutory Authority.
 

SectionWn-the 221(a)

pruposed project further one or more ofthe following policy goaL?
 

is intended to Increase the availnbility

(1) 	

domestic financing by 
of 

demonstrnting
local entrepreneurs 	 that

to
and In3tltutiona 


providlviable; low-cost houalng is financially
 YeP.q 

(2) is intended to assist In marshallning resourcesfor low-cost housing; 
Yes 

(3) 	 supports a pilot project for low-cost shelter,
or is intended 
 to have a maximum demonstraticAi impact on local institutions andnational; and/or; Ye. 

(4) 	 is intended to have a long run goal to
develop domestic const;uctlon cnpabilities
and 	 stimultte local 	 credit Institutions tomnke 	 availnble domestic capital otnd othermanagement and tochnololfical re'sourcos required for low-cost heltor programs andpolicies? 

Section 222(a)WilTlj-Esiuaice or this guaranty cause the totalface amount of guaranties issued and outstandingat this time to be in excess of $2",183,100,000? No
 
Wil 
 the guaranty be issued prior to Sep'tember 30,1986? 

Yes 

Section 222(0)
Wi1 the proposed guaranty result 
 In activities
which emphasize: 

(I) 	 projec.s providing improved home sites to poor 	 fnmilies on which to build shelter andrein led irrvicv.s; or Ye . 



AN'NZ( A.I.c. 
(Page 2 of 2)
 

(3) 	 Ls the project designed and pLanned by A.I.D. 

so that at least 90 percent of the faco value 
of the proposed guaranty will be for housing 
suitable for families below the median 
Income, or below thea median urban Income 
for houiDl In urban areas, In the host' 
country?
 

(4) 	 Will the issuance of his guaranty cause the 
face value of guaranties Issued with respect 
to the host country to exceed $25 miUlon In 
any fiscal year? 

(5) 	 Will the issuance of thls guaranty cause the 
average face value of all housing guaranties 
Issued in this fiscal year to exceed $15 
ml lion? 

Section 238(c)
 
Will the guaranty agreement provide that it wLll
 
cover only lenders who are "eligible Investors"
 
within the meaning of this section of the statute
 
at the time the guaranty is Issued? 


Criteria Under General Foreign Azlstance Act 

Authority. 

Section 20/G2OA 

1. 	 Does the host country meet the general 
criteria for country eligibility under the 
Foreign Assistance Act as set forth In the 
country eligi illty -hackList prepared at.the 
beginning of each year? 

2. 	 Is there any reason to believe that circum
stances have changed In the host country 50 

that it would now be inedlgible under the 
country statutory checklist? 

Yes 

No 

No 

Yes 

Yes 

No 
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INITIAL UqVIRONMFNPAL EKN44INATICN 

Project Location: Parnama 

Project Title: Private Sector low-Cost Shelter 

IT] $25.00 million 
Counterpart/Downpayments 18.40 
TA (Grant) .67 
Total $44.07 million 

IEE Prepared By: Alvaro Saborlo, F 

Reco ended ThreshIod Decision: Negative Determination
 

Date: Decemi xar 23, 1985 

I. IXPLANXIORY 'UM 

This proposed project- represents the third of three proposed
 
tranches of a 75.0 million multi-year Iiusing Guarantee Program for 
Panama negotiated as pirt of the Panama Canal Treaty Package in 
1978-1979. An ILE, was prer-ired in the original Project Paper in 
1979 for the entire V75.0 million program ard a negative 
determiration was granted at the time. Since the activities 
proposcd in this third $25.0 million tr-,nche are an extension of 
tlse of the first and second tranches, the IEE will essentially 
update the original lEE. 

II. IESCRIPIII'[()0V THE [IPCSi)HUJS1T ATIIVITIES
 

The pro sKed IJSAII) lkIsing Guaranty (IK3) Lun of $25.0 million 
to ti, c&)vernjnent of Parvuri (COP) will !ek to exDrmd the delivery 
of low-(Ust t-ijn;i sq throuqh the privat sectr. The Proir,un 
contcmplates estahliishin-] t mec-Mnism to provide access t) Hrtgaqe 
discount for loans oriiniit-ed Ly primmiry liening inlstitutions, such 
as Caja de Alhrros, the savings and loin assc'iit ions, ardt imrrtgaje 
ard commercial banks in general. Pruyjri fin.im>i will. be used t o 
construct a range of k"sir-q solutions, thus improvi.ty the quality 
of life of a large number of low income famil is who nered shelter, 
while at the same time increasirg the pirticip-ttion of the private 
sector in the production of fousing. 

The projectS to he fir-nced will o(Anply with eligibility 
criteria thkt will issure the provision of urbaniz,-ble arod 
infrastructure, and an id mite supply of building rrmterials; comply 
with GOP prioriy dtormirvittions; artnreflect market oriented credit 
terms and ordli t ions. 

- r2 

http:improvi.ty
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III. DISCUSSICN OF DThIIYW4'IJTAI, IMP 1 7S 

The Pror-ua will ,urlertake the fiinciig of housing solutionsin swll. to medium-size ,nnstruction projects in urban areas
throtKJhJut the (-)uitry. It is expecto] ttvit most resources willused to firnance projx-t. ; in the Metro)litan Area of Panama, 

be 

secondary cities will, L inclu,led 	
but 

if strong udnnaryl for housing isidentified. Adverse envirJrinenLal inpact will, tappen only where
land will be cleared ant prepared for new construction. Thepotential impacts h-ave lx en identified through the use of an Impact
Identification ayi Evalu ition asForm, follows: 

A. 	 Land Use: The co)nstruction preparation will obviously
change land ctharacteristics princi[-,ally when medium sized 
projects are liilt. 'These projects would foreclose other 
uses while the smalml projects will hve reduced land use 
impacts. 
Applying a proper selection criteria will assurethat other land uses as imnportant as low-cost housing will 
be considered. 

B. 	 Whter Dialit.y: Water quality is r1ot exLxcted to be a
problem in urlin areas since InIDSt cities have integrated
systems with treatment plants. Provisions will be made to
minimize water in)liution bec.iuse of the use of aund'mhoff
septic Lank sewerage system that wilL he constructei in
less tirbnizol areas. 

C. 	 Atmospheric: projran will adverse'Tli (:aus: no 
envirornne ,tal impact on air or noise. 

D. 	 Natural Resources: The program will rot affect natural 
resources at all. 

E. 	 Cultural: Citrrent urbenization standards provide for 
generous lot sizes, streetswide and jr1estrian walkways,
areas for cOmuntal use artx extensive rpark areas. Since in 
most cases, these are be!yond the [xying capicity of most
low income families, new ur-ani7,tion stan(lards beingdrafted which 	

are 
will ir, lify current r-jiulations to allow for

less oostly but- :;till adequate provisions. 

MIVI ard the G)misi n gacioial. de M4Wio Anbiente (CZTIANA) haveentered into an agreemen• lr which the terms of cx-Jlx_:ration between
the 	 tw.) institutions are 	d4fined with the pirixoe of "formulating,establishing and refiinn, envirormiental guidelines for the use ofMIVI and the issuance of general guidelines for environmental
protection measures in shelter projcts" (generally). Both
government agencies are ,oonmitt:cl t-: (a) preparing a work plan onspecific aspects of the lechnical assistac-e sought to be developedstarting during November, 1985; (b) incorlxorat Itrenvironmental 
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awareness into all stagos of project pl1nning; (c) estt4ishinq 
strong focal points for envirornmental resxnsibility within MIVi at 
different levels within the national torritory; (d) providing 

technical assistance ant constant iionit.orirj in order to ensure tftt 
environmental protection masures as well as natural resources 
ianagelmlent techniqu es are b, i ig applied] ard periodically evalated. 

lIMPWN IDDNTIFICATIN AND EVALUATION FOIM 

A. L-ind Use. 

I. Changing the character of the land through: 

a. Increasirg the popultion L 

h. Extracting natural resources N
 

c. Land clearitg L
 

d. Changing soil character N 

2. Alteringl natural defenss N 
3. Foreclosing imxortint uses L 
4. Jeo axrdizirn miainor his wirk N 

B. W-i ter (Daility. 

i. Physical. state of waiter M 
2. Chenicl and biological status L 
3. Ecolojical balance L 

C. Atuospheric. 

1. Air additives N
 
2. Air p llution N
 
3. Nbise pollution N 
4. hlurriaines m 

D. Nattural S'JLLrces. 

1. Diversion, altered use .)f water N 
2.Irreversijul e, iriefficient, (inunitme(nts N 

E. Cultiral.
 

I. Altering physicaL sym )I.s L 
2. Dilution of cultural traditions L
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F. Socio-Ecnom[ic. 

1. Changes in conrmic/emptloment patterns L
2. Change in popti]ation L 
3. Cinges in cultural patterns 	 L 

Impact AreIis '-nd Sub-Areas 

G. Health. 

I. Changing a tatural environment 	 L 
2. Eliminating an ecosystem eLement N 

H. Genera l 

1. Internationa impacts N 
2. CbntroversiaL impacts N 
3. Larger program impacts N 

The following symbols used: 	 II - High environmental impact
U - Unkrnwn enivirornmental impact 
N - rb enironental impact 
L - Little environmental impact 
M - W4ylerate environmental impact 

IV. [NVI INUEMFAL rIIOXI IU]OMDID 

Based upon the Iiiiriry of the enviroitrent examination on the 
proposed P'-r;iu [busing Guaranty Program, it Ins been conclxed tniat 
these activities do not represent a major action which will 
significantly impact the hurnn environment. Therefore, a Negative

Determination is warranted for the proposed AID lEusing program. 
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DEPARTMENT OF STATE 

AGENCY FON INTERNATIONAL DEVELOPMENT LAC/DR-IEE-79-25 

WASHIHGTON. D.C. 105*2 REVISED 
U 

ASSISTAHT 
AOMINI5"lI ATO|R 

124VIOWIMENTiL T RESIOLD 'DECISION 

Location i Panama,' 525-IIG-Oil1 Pe e 
VQiect 'itl':i. Shelter, and Community Upgrading 

n/di n~~: 77i-U3I, , 1(" '- 7 n 1tili ,,)DG - .63 million; Panama 
GJP - $20.4 millioil-Bene£iciay Contributions - $8.6 million 

Lifo of Projecti'Five Yoars 

.
Mission Recoimnendation :

Based on'thL. Initial Environmental'Exaitnation, the Mission has con
cluded'tbtatith'proectwill not, have a significant effect on the 
hun.'anvironmwentand therefore' recommends a Neaative Determination. 

The Development Asaintance Executive Committee of the Bureau for 
Latin 'rurica and the Caribbean has reviewed the Initial Environmental 
Examination for tL project and roncurs in the Mission's recommenda
tion fox: a.,Negative Dctermination. 

AJ/LAC Decioion:
 

Pursuant to the authority vested in the Assistant Administrator for. 
Ii3tin Amierica'and'the Caribbean tinder Title22, Part 216.4a, Environ
mental Procedures,.and based upon the above recommendation, I hereby 
determine that the proposed.project'is not an action which will have 
a iJpiificant"..effect on the hinm.n environment, and therefore, is not 
an action for which'an'iLvironmental.Impact Statement or an Envir.;
mantal Assessment yi!1.: be .required. 

Assistant Administrator,for
 
Latin America and the Caribbean
 

'--6 ) 9 
Date 

IAC/Drl:Enivironmental" AdvioorgROtto 

: IIVC Oai),ion:~ro/
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23 de septiembre de 1986 CONT

DM-129-86 EX0 

nLA
 

RCO
 

PSD 

Sefior ,DO. 

Ronald Levin /SAT 

Director c&R 

Agencia de los Estados Unidos
 
para el Desarrollo Internacional
 
E. S. D.
 

Sefior Levin:
 

El Gobierno de la RePdblica de Panam esta interesa
 
do en la soluci6n de los problemas relacionados con la
 
vivienda de inter6s social, particularmente en el desarro
 
lo de programas financiados con los recursos pactados en
 
los Tratados Torrijos-Carter y otros recursos financieros.
 

Con relaci6n a los estudios de mercado y los temas
 
de polftica habitacional, en su oportunidad sometimos una
 
carta solicitando la consideraci6n de un prograina de asis
 
tencia t6cnica financiado con recursos de donaci6n prove
nientes de USAID.
 

A traves de la misi6n recibimos el borrador de enten
 
dimiento relacionado con este acuerdo de donaci6n, el cual
 
el Gobierno Panamefio objeta el componente relativo a la
 
asistencia t~cnica destinada a la Caja de Ahorro ysus ope
 
raciones. Esta objeci6n fue puesta en conocimiento del
 
subdirector de la misi6n el pasado 19 de septiembre.
 

El Gobierno Panamefio desea considerar este acuerdo
 
donaci6n por B/.675,000 solamente si el punto (6) del
 

RECEIVED 

2 4 SET. 1986 

US AID/PANAMA
 
C&R SECTION
 



Pdgina No. - 2 
DM-129-86
 

borrador de acuerdo propuesto se elimina totalmente y se
 
excluye en su totalidad, estudios relativos a las opera
ciones de la Caja de Ahorro de los tdrminos de referencia
 
del mismo.
 

En espera que nuestra solicitud sea considerada y

aprobada por Usted, lo saluda muy atentamente,
 

DR. R E VASQU 
Ministro 

/
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Repu6bh~ca de Panami 

' TI .w.Ministerio de Planificaci6n y Politica Econ6mica S'... ...-L. _ 

13 do onero do 1986
 "CDPEyS/D-03 

iLX 

" -iSenor 
Ronald Levin
 ..
 
Director de la Agencia para 
el Desarrollo Internacional ......-- f---

E.S.D. L_ 

Sefior Director: . i11L1: 

La presente tiene por objeto manifestarle el interds do
 
nuestro Gobierno on que la Instituci6n que Usted dLirige
 
inicie los estudios relativos al diseoii do un proecto
 

para el financiamiento y construcci6n de vivienda de in
ter6s social que incluya la participaci6n del sector pri
 
vado.
 

El mencionado proyecto, se apoyaria en el mecanismo do
 
Hipotecas Garantizadas (11G) y propiciaria la creaci6n
 
de un fondo para el financiamiento a largo plazo para vi
 
viendas para la poblaci6n de escasos recursos incorpor~n
 
dose en este esfuerzo al sector privado, aprovechando las
 
ventajas que ofrece la legislaci6rn vigente sobre intere
ses para este sector.
 

En nuestra opini6n, de lograr cristalizarse este proyec
to en corto plazo, su impacto seria altamente beneficio
 
so en la goneraci6n de ewpleo y la atenci6n masiva de
 
una necesidad vital en la poblaci6n monos favorecida eco
 

n6micamente.
 

C !V ..\Atentamente 

15 J,A4 1 6 

5SCTIONRInAsrE VASQU- M. 

c.c. Dr. Rob to Velfi,)uez -Ministro de Vivienda 

,ic. Jaime Sim E - Gorente del Banco Hipotecario
 

Nacional / 

(p} 
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E3ANC S.ENEAALS.A 

FEDrRicO HUMBERT JR. 

13 de fabrero de 1986 o c riNi 

OOP
 

.4OOR__ 
COt4r 

Seiior 
f 
-x -- -

William Gelman 


Jefe de la Oficina de PLA
 
RC-
Vivienda y Programas Urb~nos 


para Panamg y Sur Amirica 

USAID/Panamg ,'o -jl-_
Edificio Cemento Panamg 

FN-

17NG 

Panamg, R. P. 

_uoo.
 

Estimado sejor Gelman: 

-

Le agradezco su inter6s 
en participar en la busqueda de soluciones a
los problemas habitacionales de nuestro pa's. 
 El inter6s de la Oficina
de Vivienda y Prograinas Urbanos para Panamg y Sur Ajnmrica USAID/Panain5 de
considerar traer a Panamg un 
pr~stamo de garantfa para vivienda utilizado
a travis del 
sector hipotecario privado presenta una alternativa positiva
que respaldamos con nuestro inter6s en participar en dicha operaci6n.
 

Nosctros hemos atendido parte de la demanda de vivienda durante 31
aos y actualmente 
somos 
el banco privado con 
la mayor cartera de prstamos para vivienda. 
Sin embargo, nuestra participaci6n se incrementarla
si contaramos con 
recursos externos contratados a largo plazo que respalden nuestra base de dep6sitos a corto y mediano plazo.
 

Esperamos con mucho intergs el desarrollo de este proyecto y nos ponemos a sus 
6 rdenes para participar en los estudios o en la obtenci6n de
datos estadfsticos que ustedes puedan requerir.
 

Atentanente,
 

BANCO GENERAL, S.A.
 

RI,
 

RECEIVED 
Federico Ilumbert Jr.
 
Presidente
 

F1lJR/agp US AID/PANAMA 

C&R SEION FEB117 

**PTZI PA,- 5.- PA,A ir, r v71% rrNrw&L Pr- I l j~ n.,.v,~.-' 
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. F 
ll, primer banco de ahorro 

PRI&IflCOj 
o0P
 
OOR 

CONT 

8 do febrero de 1986. EXo -

Sefior William Gelman . .' 

- ' , IiJefe de la Oficina de-
Vivienda y Prograrnas Urbanos U-DI 

D --
para Panama y Sur Am6rica C& R 

USAID/PANAMA 

Edificio Cemento Panama
 
Panama, R. de P.
 

Estimado sei-or Gelman: 

en las quo nos manifest 6 
Con relaci6 n a las converstCiclones sostenidas con usted 

traer a Panama un prdstamo do garantia para viviendael inter6s de esa oficina de 
sector hipotecario privado, deseamos manifcstarle para ser utilizado a trav's del 


nuestro inter6 s, en principio, en participar en dicha operaci6n.
 

largo plazo puede constituirLa posibilidad do contar con recursos externos do 
una mayor cobertura do ]as necesidades habitacionales un incentivo importante para 

pals, a las que el sector privado, y en especial la banca hipotecaria, ha dado
del 

una ininterrumpida atenci6n.
 

las condiciones delde informacion adicional sobreQuedamos pues a la espera 

programa reiterindole nuestro positivo inter 6 s en el mismo.
 

De us datentamente, 

13LP A.CDO 

PRESIDEN'I'E-JUNTA DIRECTIVA 
PRIMER BANCO DE AIIORROS, S. A. 

RJL/aded 

RECEIVED 

CIEIIV&=R E'T= 

LIER. 7$1-38 18 FEB 18 
,-. -- _ J US AID/PANAMA 

C&R SECTIONR- U ] 

,...
 
;- .z. 


'" 
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SAnCO PROAmEnO OE LA VIVIEnOR, /.A. 

Panama, Septiembre 17 de 1986
 

GG-34 8-86
 

Sefior
 
WILLIAM GELMAN
 
Jefe Oficina Regional de Vivienda y
 
Desarrollo Urbano para Panamd y Sur Amdrica/AID
 
Ciudad 

Estimado sefior Gelma:
 

Tiene la presente por objeto acusar recibo de su nota
 
del 11 de Septiembre del 86, con la 2-ual nos remiti6 el Programa
 
HG-013, de Pr~staino de Garantia para Vivienda.
 

Aprovecho para reiterarle el interns de nuestra instituci6n
 
en participar en esta iniciativa. En este orden de idea nos
 
proponemos estudiar la documentaci6n que ustedes nos han facili
tado, con el fin de hacerle nuestra observaci6n si procederia.
 

Aprovechamos para informarles que el se or Francisco 
Garcia Sosa, Sub-Gerente General de Banvivienda asistir& a 
la reuni6n del Grupo de Bancos Hipotecarios que usted ha convocado 
para el pr6ximo 26 de Septiembre. 

Reciba un cordial saludo de su servidor y amigo,
 

" MARIO L. FABREGA AROSEMENA 
Gerente General 

edem
 

c.c. Sr. Francisco Garcia
 

RHUDO
 
7 1/2% a partir del 19 de encro/86, en Ctas. de Ahorro con Saldos de B/.3,000.00 en adelantePagamos 

VIA ESPAINA Y CALLE B0 APARTADO 8639 PANAMA 5, R. DE P. TELEFONOS: 69-5464 64-6633 

CALLE 50 Y CALLE 73 SAN FRANCISCO - TELflFONOS: 26-2340 - 26-6069 

http:B/.3,000.00
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\UESTRO 

II oi II l iio 

ACTION 
TO (1) 

TAKyD4 / Panama, 5 de febrero de 1986 

Sehor
 
William Geliman
 
Director de la Oficina
 
de Vivienda
 
USAID - Panam6
 

Apreciado Gellman:
 

Luego de su visita y posteriores conversaciones respecto a las
 
necesidades de financiamiento de vivienda en 
Panama, veo con satisfacci6n los esfuerzos que tanto usted como sus colaboradores realizan 
para calibrar la situaci6n real y proponer alternativas.
 

Por ello permitame felicitar al equipo que comanda y a reite
rarle que en 
ANAP podemos y debemos lograr financiamientos encamina
dos a la atenciOn de bajos y medios-bajos recursos. Como entiendo
 que existe la posibilidad de que USAID canalice al 
sector privado

involucrado en estos financiamientos, fondos internacionales, apro
vecho la ocasi6n para reiterarle el 
interns de ANAP en participar

de estos programas como en ocasiones anteriores.
 

OFF A( 7 iNr 

D L
Con toda consideraci6n, 


s6 F. Cardona M.
 
Piesidente Ejecutivo 
 EKU 

RECEIVED/rc LA 
 j' R, o< 

07 FEB 1986 C&1 

US AID/PANAMA
C&R SECTION INTE S ES SU7 MAYOR INTERES 
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Liga Nacional de Asociaciones de Ahorros y Prestamos. 

A(TIO N 

TO ( ~ 
t E 2 / anama, 5 de febrero de 1986 

TA EN: 

SehorJ) 
William Gellman PE 18 
Director de la Oficina li 7 )98s
 
de Vivienda
 
USAID - Panama
 

Estimado sefior Gellman: fFJD]
 

En muchas ocaciones usted, sus colaboradores y el suscrito hemos
 
conversado sobre el d6ficit habitacional y especificamente las nece

sidades de los sectores de mns I-Js ingresos a quienes se les difi

culta el financimaiernto a largo plazo. El pr,Tedio del pr6stamo
 
lipatecaria en el sistema de nuestras asociaciones es de B/.15.700
 

aproximadamente, Io que revela la atenci6n a familids pobres, no
 

atendidas en sus necesidades habitacionales per otros sectores banca
rios. 

De alli que vemos con buena voluntad, cualquier poibilidad de
 

recursos financieros internacionales como los que UAlD canaliza,
 
sisteTIa nacional de Ahorros y Pr6stamos para
encauzados a trav6s del 


la Vivienda, sobre todo si ellos contribuyen a ofrecer mejor oportu

nidad de habitaci6n a los grupos sociales que tradicionalmente servi
mos.
 

Con el deseo que sus gestiones materialicen en resultados posi OFF ACT
 

tivos, quedo de usted. D1.
 
L)CP I Vi
 

ODR - 'IAtentamente, 


Jo 6 F. CaiT-n-TIZA
 
07 FEB 1986 Prsidente -C-I
 

AC-.R
 

/rc US AIDIPANAMA
 
C&R SECTION u
 

A pdo lu l 8716 Panaina 5, Rep de Panama. 

1 
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PROJECT DESIGN SUIL'ARY Lif o . ies, :LOGICAL FRAI EWORK 1,1TRuCriO., T1,1,AN OPTIOMAL Fi. FY 87 ofFY 910c,01 CAN 6& USE[ AAM CM AMAID Tootal U.S. F..ndi;e S25,675P...,: r.,i. _ Z-L.,; Private Sector Shelter Program 
.0oar 41 .,, fi r 3 . at. I____ .e7.,5£llOrnt. ITNI A $0mNA; -.. TIvE SU\)LA; 	 E PAS Dai1.. .o re AA11'u,= . L 3Y O jECTIVELY VERIFIAl D1CATORS I IEANS OF VERIFICATION I-- PORTANT kSS '-iAPTI ,SP.-.,aA a *.o,CoaI: Th. , ora-e I* kia..=.,r of Goal Achia__,_sn____________-___"-----_------

=t..='h~a 0t..I= Ach-.. ,,. -2)=li, (A--3) Asavat s or farchiev go! Icsg,:I .I
Increase equity and broad 	 i

A doubling of low cost
 
participation in development. 
 I housing production by 
 GOP Statistics
the year 1990. 	 - GOP support to private
 

- sector initiatives.
Investment 
climate adequat
 
to at;-.7act private sector
 
investment.
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F , .,j e ,T ,,s.• .,-fi : P r i 
c e e z S L
LOGICAL FRAMEWORK L t . . P s a,. : 

FooFY 87 .F."T: ""i-S. r.. i., 25 ; 5'' -  ' 

NMRATIYE Su.iAAY 

To increase the delivery of 
low-cost shelter financed 
through private sector 
institutio thereby 

expanding and strengtheningthe role of the private 

sector in meeting the shelterneeds of Panama's low income 
urban Population, 

.VEL7IiFRFA5CN.

"chi- E g, (5. 
i v1 lotus (5-7)EOPS: 

- A mechanism in place
capable of providing 

long term financing or 
eligible mortgages per 
year from a minimum of
three private sector 
finance institutions. 

mEAS 

(a,31 

- COP Statistics 

- Evaluation 
- Reports of institutions 

-IFICATIO P AC 
X . ,;..., - , - " 

" wPlibAs (o Ocsoeftw o .osos (B-4)- No major changes are 

e r ne re 
ese ic d 

rates which would 

negatively offsetaffordability of new 

housing solutions. 

- Increase of 3,500 units 
Inflationtinu structic 
costs continue to remain 

built from 1987 to 1990 
financed by mortgage 

relatively stable. 

banks and savings and 
loan associations. 

- At least three savings
and loan associations 
are reorganized and 
eligible to participate 
in the Trust Fund. 
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PROJECT OESIGN SUMMARY*r... Lsf.sU eS Preie 
LOGICAL FRLWEWORK FT-,---., FY 91PrflociT;le&H.Pe Private Sector Shelter Program .,ol*U. F-56 

N.RRATIYE SUMMRY OBJECTIVELY VERIFIABLE INDICATC 5 MEA OF T :.crT N ASrJJPTI zI AERIFICATIONPAGE-I 

1. A trust fund for 1. By 1990 the mortgage - Reports of institutions 
 - First experience with lowdiscounting or financing 
 banks are financing - Annl project reviews income clientele willeligibie private sector 
 approximately 2,000 USAID Project Files indicte tha lending riskloans ani mortgages for low cost houses eacn - Evaluation Is within parameters offamilies with incomes year. 
 - GOP "Gaceta Oficial" participating institution.below the median. 
 2. By 1990 S & L 

I c
2. :ew and improved shelter associations are 
 sPoointerest in developing
solutions affordable to financing 360 low and marketing good qual iy
railies with incomes 
 cost houses each 
 projects for the target,below the median. 
 year. 


population.
3. Revised norms, standards 3. Revised norms 
and 
 - A publi/private sector
and laws which govern lo; standards approved by 
 dialogue of buildingincome housing according the GOP lowering costs 
 regulation has been carried
to socio-economic, strata of construction for out leading to recommendaand geographic region. 
 low-income housing.

4. tions for more efficienL and
Savings and loan associa- 4. "Closing costs" for less costly housing
tions are reorganized and low-income housing 
 production for the poor.
strengthened-
 are financed, or at a 
 - Appropriate changes in
5. The role and level of level of no more than 
 financing or lowering
savings deposits are 
 4Z of housing cost. 
 "closing cc=ts" have takenstrengthened in mortgage 
 5. Savings Deposits place.
lending institutions, increase their per-
 - Effective demand exists for
 

centage share of 
 the housing solutions to he
 
total liability 
 carried out.
structure of mortgage 
 - Regulations for the
lending institutions. 
 conversion of the savings 

and loan associations as
 
stock companies are 
promulgated.
 

- The overall economic situatior.
 
does not deteriorate.
 

http:PrflociT;le&H.Pe
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PROJECT OESIGN SUJL'ARY 
.T.& . LOGICAL FRA:AEWOR 

F-: ,v T,. & .. Private Sector SheTler Pr. r 
NaRrATv- SUt.aMl.Ahy 

----- C----Cy VE.hFI.COLE CTNC.CATORS MEAN$ 

0190'i,e (type - an W ty0 ) 'n, tM (0-3)- HG Loan $25,000,000 - HG approvalPrivate Sector - Participation ofCounterpart $18,400,000 private i 
- Beneficiaries 4,800,000 - ratapprovalDownpayment 

- Hiring Consultants 
-U.S. Grant $ 675,000 - LT - 30 Pm (PSC) 
Total Project $48,875,000 - ST  20 PM 

OF VERIFICATION 

Lif.o Proj.ct: 
FI.FY .. ,. F 91F...P .p. 

PACpriaped: ig g 
MPCRTN PACEuATIO,45 

As. eipljs $or prc-,dug inpwl: #O.4) 

- HG loan is for 30 years 

at market rates. - Private participating 

institutions will findterms at ractive. 

- Evaluations in years 

1, 3 
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IMPfL4M ATICN SCHEDULE 

The Project Implementation Plan covers the period required for the 

disbursement of the total HO Loan of $25.0 million and is estimated at 30 

months from the approval of the Project Paper and the authorization of 

the Program. An illustrative schedule for Program Implementation is 

shown below:
 

Activity Month 

0 PP Approved and Program Authorized Sept. '86 
"Grant Agreement signed Sept. '86 

FY 87: 

0 Implementation Aqreement Prepared and Signed Oct. '86 

°Recruitment Begun TA Contractor Oct. '86 

"Mortgage Banks Prepare Preliminary Program and Plan Nbv. /Dec. '86 

0Trust-Mortgage Lender Loan Agreement 
Format Prepared/Approved 

" I 

°Model Mortqage Document Prepared/Approved " I 

=Trust Agreement Prepared Dec. '86 

0Bids Solicited from Commercial 

Banks for Trustee Function Dec. '86 
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Activity Month 
0Trustee Selected and Trust Agreement Signed Jan. '87 

Long-Term Advisor Posted Jan. '87 
0Trustee Organization/Management Policies, 

Procedures and Staffing Established Feb./Mar. '87 
0TA Provided to S&Ls and FEDPA to Qualify Themas Borrowers Feb. '87 

0Mortgage Lenders Finalize Program/Plan and Submit 
Qualified Mortgage Portfolios for Trustee Approval Mar. '87 

°Advertisement for U.S. Investor 
 Mar. '87
 
Loan Agreement Prepared/Signed by Borrowers and
 

U.S. Investor 
 May '87
 

0Mortgage Lenders Present First Mortgage Packages
 
for Financing
 

°First Disbursement Received by Trustee June '87
 

Trust-Mortgage Leer Loan Agreements Signed June '87
 

"First Evaluation Implemented: First disbursementl
 
Trust Fund and Trustee; and, New Potential Borrowers Jun. '87
 

0Training Provided to Private Developers to 
Improve Project Design Aug. '87 

BY 88 

°Audit of Trustee Implemented Oct. '87 

0Mortgage Letders Prepare Program and Plan for 
Second Disbursement 
 Oct. '87 

0Technical Assistance Provided to Improve Project 
Approval Process and Procedures 
 Oct. '87 

0New Borrowers Qualified Oct. '87 

0Mortgage Lenders Finalize Program/Plan and Submit 
Qualified Mortgage Portfolios for Trustee Approval Nov. '87 
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TECHNICAL ASSISTANCE AND TRAINING PLAN 

Grant support of $675,000 will complement the HG resources and 
finance an integrated program of technical assistance and training. The 
following table lists the TA and training activities which will be 
carried out during a three year period, in support of the Program's goals
 

and objectivcs.
 

I. Technical Assistance Plan
 

A total of $465,000 in grant funds will finance a total of 30 months 

of long-term and 10 person months of short-term technical assistance (TA) 
through an institutional contract issued by the Mission as agreed upon 

with MIPPE and/or other public and private institutions involved in the 
HG-013 Program. 

A long-term specialist will be funded under the ins.itutional 

contract for 30 person months. In addition to assisting in the Program's
 
startup and iionitoring its outputs, this advisor will be responsible for
 

coordinating short-term technical assistance activities related to
 

long-term development issues and policies to strengthen the savings and
 

loan associations. The specialist will also provide direct assistance to
 

the savings and loan associations and FFDPA to enable them to qualify as
 

participants in this Proqram. He/she will be responsible for developing
 

the scopes of work for the discrete short-term assistance required and 
will assist in identifying the disciplines and types of short-term 
specialists required. 

Short Term Technical assistance will be focussed on: 

a) Trust Fund Organization and Management Support: Development of
 

legal doulments and financial monitoring and reporting systems
 

and procedures to protect USAID's interests.
 

b) Reduction in lousinq Production Cbsts: Revision of development
 

norms and standards; building materials development; project
 

approval and title registry systems and procedures; and, project
 

planning and design. 
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Activity Month
 

0Advertisement for U.S. Investor for
 
Second Disbursement Mar. '88 

Mortgage Lenders Present First Mortgage Packages 
for Financing May. '88 

0Loan Agreement for Second Disbursement Prepared/ 
Signed by Borrowers and U.S/ Investor Jun. '88q 

Second Disbursement Received by Tnstee Jun. '88 

0Trust-Mortgage Lender Loan Agreements Signed Jun. '88 

0Study on Savings Mbbilization ImpLemented April '88 
0Training and TA provided-1 to Mortgage Lenders 

for Savings Mobilization June '88 

0Study Implemented on Improvinig Credit Criteria July '88
 
0New Borrowers OQalified 
 Aug. '88
 

°Mortgage Lenders Prepare Pro,-ram Plan for Third 
Disbursement Aug. '88
 

0ortgage Lenders Finalize Program/Plan ard Subnit 
Qualified Mortgage Portfolios for Trustee Approval Sept. '88
 

0Second Trust Fund Audit implernented Sept. 'T}. 

°Advertisement for U.S. Inve3tor for Third Disbursement Sept. '88 

FY 89 

Loan Agreement for Third P.sbursement Prepared/Signed 

by Borrowers and U.S. Investor Nov. '88 

°Third and Final Disburseiiartt R&ceived aY '88 
0Trust-ikrtgage Lender Agreenents Signed Jan. '89
 

Mortgage Lenders Present First Mbrtgage Packages 
for Financing Feb. '89 

0Final Evaluation/Audit Conducted 
 Mar. '89 
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HG-013 PRIVATE SHELTER SECTOR PROGR1A
 

TECHNICAL ASSISTANCE AND TRAINING PLAN
 

ACTIVIT r TOTAL TOTAL PERSON MONTHS AND COSTS (tl,000) BY YEAR 

PERSON COSTS FY 87 FY 88 FY 89 

MONTHS 

PM PM PM 

I. TECHNICAL ASSISTANCE 

Long-Term: 
Program Management 

Advisor 30 365 9 110 12 145 9 110 

Short-Term: 
0Trust Fund Development Support 2 20 2 20 

0Housing Production Costs 5 50 3.5 35 1.5 15 

°Mortgage Credit Policies 2 20 2 20 
0Popular Savings Mobilization 1 10 1 10 

°Evaluations a:.A Audits NA 110 50 60 

SUB-TOTAL 40 575 16.5 185 14.5 220 9 170 

II. TRAINING EVENTS 
0LATC Operations 20 12 8 

0Housing Production 4 32 3 24 8 

0Savings Mobilization Promotion 2 16 8 8 

°S&L Operations and Management 3 24 16 8 

SUB-TOTAL 10 100 60 40 

GRAND TOTAL 50 675 16.5 245 14.5 260 9 170 
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c) 	Mortgage Credit Qualification Criteria: Revision of practices
 
and policies in order to increase accessability of low income
 
families to the Program.
 

d) 	Popular Savings Mobilization: Analysis of trends and motivations
 
and the development of recommendations and strategies to assist
 
mortgage lenders in promoting increased levels of popular savings.
 

e) 	Savings and Loan Associations and FEDPA Support: Assistance to
 
qualify these institutions for participation in the Program;
 
policy, operational and management suppxrt. 

f) 	 Evaluation and Audits: Mid-term and final evaluatons of the 
Program; review of Trust Fund effectiveness and long-term 
potential; and, Trust Fund audits. 

II. Training Plan 

A total of $100,000 has been allocated to the development and 
implementation of short training seminars and workshops as an integral 
part of Program implementation. The Latin American Training Center 
(LATC) will be responsible for the organization and management of the 
training effort. Approximately eight seminars/workshops will be 
implemented over a three year period. 

Training events will parallel and complement the technical assistance 
effort and be directed to supporting improvements in the policy and 
institutional framework required to sustain private sector finance and 
production of low cost housing. The table provides an illustrative
 
listing of needs. The specific designs and substan.ive content of the
 
seminars/workshops will be defined during Program implementation by LATC
 
in ccordination with the Long-Term Program Management Advisor. 

III. Technical Assistance and Training Contracting Plan 

Type of Assistance Method of Cbntract Cbntract 

Selection Mode Type 

1. 	 Program Management Fully Competitive Direct A.I.D. Institutional 

Advisor
 

2. 	Short-Term TA Fully competitive Direct A.I.D. Institutional,
 

3. 	Training Fully competitive Is Various
 

4. 	Audit & Evaluations Fully Competitive IQC 



ANNEX A.2.d.
 

Cbst Estimates and Financial Plan 

The total cost of this three-year Program is estimated to be 

U.S.$48.88 million. USAID will finance U.S.$25.0 million in housing
 

investment with a M3 loan ajd U.S.$.675 million with a Development Grant
 

for technical assistance and training. The Panamanian private sector
 

will finance an estimated B/18.4 million in housing investment. Program
 

beneficiaries will contribute about B/.4.8 million through downpayments. 

In addition, Trust Fund expenses will be paid primarily from the income 

generated by the Program's financial ol iration. 

FinanciL lan by Project Input 

(in U.S.$ millions)
 

USAID Private Finance Beneficiaries Total
 

Grant Loan Institutions
 

.465
Technical Asst. .465 

.100
Training .1.00 


4.8 40.200
Housing Finance 25.0 18.4 


.110

Audit & -al. .110 

4.8 48.88

TOTALS .675 25.0 18.4 


http:U.S.$48.88


ANNEX B
 

STATISTICAL APPENDIX
 



ANNEX B 

TABLE OF CCNI TS 

Project Paper Section 

III. Institutional Analysis 

Table 1 International Bankinq Center of Panama 
Table 2 National Banking System Account Balances 
Table 3 National Banking System Internal Resources 

Account Balances 
Table 4 Mbrtqage Banking System Account Balances 
Table 5 Internal Private Deposits 
Table 6 Investment.of Internal Portfolio 
Table 7 Caja de Ahorros 
Table 8 Sistema Hipotecario Privado 
Table 9 National Savings and Loan System Savings Portfolio 
Table 10 Structure of the Savings Portfolio 

1ational Banking System 
Table 11 The Savings Market & the brtgage 

Banking System Comparing Growth 
Table 12 Comprative Analysis 1980/1985 
Table 13 Growth u. 'I)brtage Ranks 
Table 14 Relevant St-tistics on Nbrtlage Banks 

Banco General 
Table 15 Relevant Statistics on biortgage Banks 

Prihanco 
Table 16 Relevant Statistics on i-brtgage Banks 

Ban-Vivienda 
Table 17 Relevant Statistics on %brtgage Banks 

Caja de Ahorros 
Relevant Statistics on Savings ard Loans InstitutionsTable 18 
T.a Inversionista 
Relevant Statistics on Savings and Loans Institutions
Table 19 

Asociaci 6 n Nacioral de AMorros y Pr6stams
 

para li Vivienda
 
Relevant Statistics on Savings and Loans Institutions
Table 20 

La Chiricana de Alnorros y Pr6stamos para la Vivienda
 

http:Investment.of
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Table 1 

INTERNATIONAL BANKING CENTER OF PANAMA 
ACCOUNT BALANCES 
(US$ Millions) 

ASSETS LIABILITIES 

Year Liquid Credit investments Other Total Deposits Obligations Other Capital & 
Assets Portfolio in Commercial Assets Liabilities Reserves 

Paper 

1980 12,444. 22,956.5 1,625.7 1,413.4 33 439.6 33,899.2 2,147.8 1,469.5 923.1 

1981 11,840.6 30,579.2 1,708.3 2,231.8 -16 359.9 39,683.1 2,918.4 2,626. 1,132.4 

1962 12,401.3 32,639.1 1,731.6 2,230.6 49,002.6 40,331.8 4,076.1 3,052.1 1,542.6 

1983 12,890.2 26,380.7 1,526.8 1,987.1 42,785.6 34,195.7 4,271.9 2,727. 1,591. 

1984 10,493.6 -23,753.7 1,424.6 2,315.1 37,987. 29,769.2 4,152.9 2,402.6 1,662.3 

1985 11,526.5 23,752. 1,583.3 2,108. 38,969.8 32,026.6 2,868.1 2,385.6 1,689.5 

, % 80/82 - (0.3) 42.2% 6.5% 57.9% 27.5% 19.% 89.8% 107.7% 67.1t 

], % 82,/85 - (7.05) (27.2%) (8.6%) (5.5%) (20.5%) (20.6%) (29.6%) (21.8%) 9.5% 

F, 



Table 2 

NATIONAL BANKING SYSTEM 
ACCOUNT BALANCES 
(US$ Millions) 

ASSETS LIABILITIES 
Year Liquid 

Assets 
Credit 
Portfolio 

Investments 
in Commercial 

Other 
Assets Total Deposits Obligations 

Paper 
Other 

Liabilities 
Capital &Reserves 

1980 

1981 

1982 

1983 

1984 

1985 

6,114.2 

6,967. 

8,463.5 

9,057.1 

7,940.7 

8,482. 

15,278. 

20,445.7 

21,232.9 

18,367.8 

17,028.7 

17,197.8 

646.7 

904.2 

1,290.5 

1,174.2 

1,152.9 

1,151.2 

1,025.8 

1,590.3 

1,598.5 

1,502.8 

1,703.9 

1,461.5 

23,064.7 

29,907.2 

32,585.4 

30,101.9 

27,826.2 

28,292.5 

21,144.9 

27,242. 

28,986.9 

26,059.7 

23,809.3 

24,324.2 

233. 

462.3 

735.8 

1,005.6 

1,217.7 

1,069.9 

1,037.6 

1,460.7 

1,836.9 

1,964.9 

1,730.7 

1,751.4 

649.2 

742.2 

1,025.8 

1,071.7 

1,068.5 

1,147. 
% 80/82 

Lk % 82/85 
II/I 80 

II/i 85 

38.4% 

f0.2%) 

49.% 

74.% 

39.% 

(19.%) 

67.% 

72.% 

99.6% 

(10.8%) 

40.% 

73.% 

55.8% 

(8.6%) 
73.% 

69.% 

41.3% 

(13.2%) 

60.% 

73.% 

37.1% 

(16.1%) 

62.% 

'6.% 

215.8% 

45.4% 
li.% 

37.% 

77.% 

(4.6%) 

71.% 

73.% 

58.% 

11.8% 
70.% 

68.% 

! 



Table 3 

NATIONAL BANKING SYSTEM 

INTERNAL RESOURCES - ACCOUNT BALANCES 
(US$ Millions) 

III ASSETS LIABILITIES 

Year Liquid 
Assets 

Credit 
Portfolio 

Investments 
in Commercial 

Other 
Assets 

Total Deposits Obligations Other 
Liabilities 

Capital & 
Reserves 

External 
Contri-

Paper butions 

1980 1,053.8 2,530.6 41.4 310.3 3,9 6.1 2,406. 3.7 253.7 649.2 623.5 
1961 1,500.3 3,146. 48.1 368.4 5,062.8 3,201.5 14.3 362.4 742.2 742.2 

1982 1,557.8 3,350.9 50.7 385.2 5,344.6 3,526.8 13.9 402. 1,025.8 376.1 
1983 1,250.7 3,533.4 53.9 342.9 5,180.9 3,364.8 19.6 287.7 1,071.7 437.]. 

1984 1,145.9 3,763.5 52.3 366.8 5,328.5 3,371. 22.9 306.3 1,068.5 559.8 
1985 1,347.9 3,923.4 50.1 391.1 5,712.5 3,710.6 38.4 342.5 1,147. 474. 

III/Ii 80 15% 17% 6% 30% 17% 11% 2% 34% 

11/I 85 16% 23% 4% 27% 20% 15% 4% 20% 

w
 
LJ
 



Table 4 
MORTGAGE BANKING SYSTEM (MES) 

ACCOUNT BALANCES 
(US$ Millions) 

IV 

Year Liquid 

Assets 

ASSETS 

Credit Investments 

Portfolio in CommercialPaperOt 

Other Total 

Assets 
PaperLiabilities 

Deposits 

LIABILITIES 

Obligations 

eCa i aReserves & 

1980 

19811982 

1983 

1984 
1985 

IV/III 80 

IV/III 85 

68-6 

90.4125. 

144.7 

186.4 
301.2 

9.% 

16.% 

233.5 
276.321.5 

374. 

429.5 

500.8 

9.% 

1.%77.% 

10.9 
17.426.6 

35.9 

40.4 

25.4 

26.% 

17.3 
20.
22.8 

27.1 

32.8 

35.7 

6.% 

9.% 

330.3 
403.8 
495.9 

581.7 

689.1 

863.1 

8.% 
13.% 

300.5 
367.7 
447.4 

518.2 

618.3 

765.5 

12.% 
18. 

0.7 
0.6 
8.6 

12.1 

15.8 

28.2 

19.%69.% 

12.3 
12.1 
12.3 

19.6 

21.6 

29.1 

6.% 

16.8 
23.4 
27.6 

31.8 

33.4 

40.3 

3.% 

U 



ENTROML PU1VATX Off?8n 
Ws K&IL1IASI 

1960 1931 1932 It319L4 1ih$ o/SS 

w"8 IM5 4 um. kft3 W" Kai881 I A I a"4 mu1 ~ %a t3 

44 .. 2coq229.3 14. 4 312.M 20.2 is 375.4 21.9 6 216.3 1.3 9. 3.$ 38.7 12 414.0 S1.1 12 25.7 24S 
d491494 248. 4111.2 45 254.5 L12.3 44 278.1 127.8 44 292.C 135.4 44 310.8 149.0 4 344.9 L1.0 52 39.6 41.t 
TLJ O.PoL 898.8 13S.1 15 1.130.8 194. 16 124. 253.7 20 1.344.7 101.5 22 1.402.8 349.6 30 i.53S.2 349.5 24 70.3 172.7 

TorAL 1.476. 240.7 1 1.740.9 316.5 18 1.949.5 405.2 21. 2.005.8 463.2 23 2.177.5 537.3 2.5 2.296.1 900.6 26 55.5 120.4 

I ~q 445.9 203.a 44 512.S 233.5 44 552.2. 273. 49 616.0 317.0 51 653.4 347.6 53 706.1 404.4 57 51.6 '2.5 
€oa .I-ut1o La... 94.9 147.4 0.1 L50.5 164.2 159.3 13S.0 29.2 
09.4.1 . 1.967.7 29.7 2 2.48&.0 42.2 2 2.64a.3 48.3 2 2.752.4 54.9 2 2.920.7 81.7 3 3.082.3 T.3 3 S4.6 223.8 

TSUAL s oJr tLo 2.930.5 232.5 9.2 3.145.9 275.9 6.8 3.350.9 221.3 9.6 3.533.4 373.9 10.6 3.763.4 429.3 11.4 3.923.4 100.7 13 55 114.4 

UI
 



Table 7 

CAJA DE AHORROS 
(000 US$) 

ASSETS 

Liquid Assets 

Investments 

Mortgage Loans 

Other Loans 

Other Assets 

TOTAL 

(Net) 

1980 

26,307.-

522.-

127,295.-

10,593.-

8,113.-

172,830.-

% 

15.2 

0.3 

73.7 

6.1 

4.7 

100% 

1981 

34,766.-

861.-

136,675.-

12,011.-

9,903.-

194,216.-

% 

18 

0.4 

70.4 

6.2 

5 

100% 

1982 

53,631.-

1,588.-

144,683.-

12,788.-

11,638.-

224,328.-

% 

23.9 

0.7 

64.5 

5.7 

5.2 

100% 

1983 

62,138.-

2,000.-

156,977.-

19,333.-

15,431.-

255,879.-

% 

24.3 

0.8 

61.3 

7.6 

6 

100% 

19845 

71,876.-

1,650.-

173,021.-

25,703.-

17,772.-

290,022.-

24.8 

0.6 

59.6 

8.8 

6.2 

100% 

78,243.-

1,374.-

190,667.-

30,547.-

19,376 

320,207.-

% 

24.4 

0.4 

59.5 

9.5 

6.2 

100% 

LIABILITIES 

Checking Accounts 

Savings Accounts 

Time Deposits 

Mortgage Bonds 

)ther Liabilities 

Capital and 
Capitalization 

Total 

1980 

80,722.-

73,035.-

6,194.-

5,207.-

7,672.-

172,830.-

% 

47 

42 

4 

3 

4 

100% 

1981 

87,663.-

88,806.-

6,441.-

5,403.-

7,903.-

194,216.-

% 

45 

45 

3 

3 

4 

100% 

1982 

409.-

98,340.-

104,027.-

8,279.-

5,118.-

8,155.-

224,328.-

% 

44 

46 

4 

2 

4 

100% 

1983 

1,751.-

95,369.-

130,404.-

10,320.-

9,470.-

8,565.-

255,879.-

% 

1 

37 

51 

4 

4 

3 

100% 

1984 

7,341.-

107,790.-

141,377.-

13,104.-

11,619.-

8,791.-

290,022.-

% 

2 

37 

49 

5 

4 

3 

100% 

1985 % 

10,208.- 3.2 

120,710.- 37.7 

147,893.- 46.2 

22,087.- 6.9 

10,168. 3.2 

9,141.- 2.8 

320,207.- 100% 

! 



Table 8 

SISTEMA HIPOTECARIO PRIVADO 
(000 US$) 

ASSETS 1980 % 1981 % 1982 1983 % 1984 % 1985 % 

Liquid Assets 42,293.- 27 55,634.- 27 71,369.- 26 82,562.- 25 114,524.- 28 223,OCO.- 41.1 

Investments 10,378.- 7 16,539.- 8 25,012.- 9 33,900.- 10 38,750.- 10 24,000.- 4.4 

Mortgage Loans (Net) 76,480.- 48 96,857.- 46 128,387.- 47 160,018.- 49 174,616.- 44 213,758.- 39.4 

Other Loans 19,132.- 12 30,292.- 14 35,157.- 13 37,672.- 12 56,160.- 14 65,790.- 12.1 

Other Assets 9,187.L- 6 10,262.- 5 11,650.- 5 11,669.- 4 15,028.- 4 16,345.- 3 

T3TAL 157,470.- 100% 209,584.- 100% 271,f75.- 100% 325,821.- 100% 399,078.- 100% 542,893.- 100% 

LIABILITIES 1980 % 1981 % 1982 % 1983 % 1984 % 1985 % 

Checking Accounts 14,700.- 9 22,"00.- 11 21,591.- 8 30,349.- 9 31,959.- 8 42,692.- 7.9 

Savings Accounts 30,478._ 19 24,637._ 12 29,260.- 11 40,031.- 12 41,210.- 11 59,290.- 11 

Time Deposits 95,371.- 61 139,253.- 66 185,497.- 66 209,976.- 65 275,519.- 69 384,707.- 70.8 

Mortgage Bonds 

Other Liabilities 7.793.- 5 7,297.- 7 15,782.- 6 22,230.- 7 25,781.- 6 25,045.- 4.b 

Capital and 

Capitalization 9,128.- 6 15,497.- 7 19,445.- 7 23,235.- 7 24,609.- 6 31,159.- 5.7 

TOTAL 157,470.- 100% 209,584.- 100% 271,575.- 100% 325,821.- 100% 399,07P.- 100% 542,S93.- 100% 

'
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Table 9
 

NATIONAL SAVINGS AND LOAN SYSTEM
 

SAVINGS PORTFOLIO 

No. Accounts 1983 1984 1985 A% 84/85 
TOTAL 93,039 100,752 104,357 3.6% 

Metropolitan Area 78,153 83,144 85,867 3.3% 
Interior 14,886 17,608 18,490 5% 
% Int/Total 16% 17% 18% 

SAVINGS TOTAL (000t) % 84/85 

TOTAL 42,900 45,989 48,906 6.3% 

Metropolitan Area 37,082 39,912 40,781 2.2% 
Interior 5,818 6,077 8,125 33.7% 
% Int/Total 14% 13% 17% 

AVERAGE VALUES 

TOTAL 461.1 456.46 468.6% 

Metropolitan Area 474.48 480.03 474.9% 

Interior 390.84 345.13 439.4% 
% Int/Total 82% 72% 94% 



Table 10 

STRUCTURE OF THE SAVINGS PORTFOLIO 

NATIONAL BANKING SYSTEM 

Savings Accounts 1984 1985 &%84/85 

Number Total 
Value 

Average 
Value 

Number Total 
Value 

Average 
Value 

Numoer Total 
Value 

Average 
Value 

More than 500 502,702 59,896 119.1 572,580 69,685 121.70 13.9 16.3 2.2 
500-999.99 38,617 27,015 700.5 42,238 30,293 717.20 9.4 12.1 2.4 

1,000-4,991.99 43,301 100,754 2,326.8 46,950 108,902 2,319.5 8.4 8.1 (0.3) 
5,000-9,99S.99 7,418 53,238 7,176.9 8,274 58,385 7,056.5 11.2 9.7 (1.7) 

10,000 & more 4,023 69,825 17,356.4 4,567 79,629 17,435.7 13.5 14 0.5 
TOTAL 596,061 310,763 521.4 674,609 346,894 514.2 13.2 11.6 (1.4) 

PERCENTAGES 

Less than 500 84 19.3 23 85 20 24 
500-999.9 6.5 8.7 134 6.3 8.7 139 

1,000-4,999.99 7.5 32.4 446 7 31.5 451 

5,000-9,999.99 1.3 17.] 1376 1 16.8 1372 

10,000 & more 0.7 22.5 3329 0.7 23 3391 

TOTAL 100 100 100 100 100 100 



Table 11
 

THE SAVINGS MARKET & THE MORTGAGE BANKING SYSTEM
 

COMPARING GROWTH
 

1 - Total Savings Market (U.S.S Millions) 1984 1985 
- National Banking System 310.8 346.
- Mortgage Banks 
 149.- 180.

% MB/NBS 
 48% 	 52%
 

2 - Private Banking
 

a - Private Banks - Total Savings 
 175.8 189.8
 

b - Private Mortgage Banks - Total Savings 34.4 59.3
 

Total 	Savings
 

% b/a 
 20% 	 31%
 

3 - Distribution of Savings in the Mortgage Sector
 

1984 1985 
- Total Savings 149.- 100% 180.- 100% 
- Caja de Ahorros 114.6 77% 120.7 67% 
- Private Banks 34.4 23% 59.3 33% 
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Table 12 

COMPARATIVE ANALYSIS 1980/1985 
(Tooous$) 

ASSETS 1980 1983 1985 

a 
b 

- National Banking System 
- Mortgage Banks 

% b/a 

4,325,800 
318,224 

7% 

7,407,000 
563,649 

8% 

7,854,300 
856,796 

11% 

LOANS 

a 
b 

- NBS 
MB 
% b/a 

2,530,600 
231,752 

9% 

3,533,400 
370,830 

10% 

3,923,400 
499,201 

13% 

DEPOSITS 

a 
b 

- NBS 
- MB 

% b/a 

2,406,000 
292,270 

12% 

3,364,800 
521,747 

16% 

3,710,600 
745,722 

20% 

CAPITAL FUNDS 

a 
b 

- NBS 
- MB 

% b/a 

649,200 
16,428 

3% 

1,071,700 
30,204 

3% 

1,147,000 
41,967 

4% 

0 



Table 13
 

GROWTH OF MORTGAGE BANKS
 

ASSETS TOTAL AVERAGE 
(000 US$) As Percentages 

1980 1983 %-80/83 1985 %-83/85 %-80-85 1980 1983 1985 

Banco General 63,764 140,945 121% 264,719 88% 315% 20% 25% 31% 
Pribanco 81,630 151,058 85% 248,533 64% 204% 26% 27% 29% 
Ban Vivienda 15,766 23,337 48% 3% 3% 
Caja Ahorros 172,830 255,880 48% 320,207 25% 85% 54% 45% 37% 

TOTAL 318,224 563,649 77% 856,796 52% 169% 100% 100% 100% 

LOANS 

Banco General 50,729 95,112 87% 142,046 49% 180% 22% 26% 28% 
Pribanco 43,134 92,186 14% 123,222 34% 186% 19% 25% 25% 
Ban Vivienda 7,222 11,263 56% 2% 2% 
Caja Ahorros 137,889 176,310 28% 222,670 26% 61% 59% 47% 45% 

TOTAL 231,752 370,830 60% 499,201 35% 115% 100% 100% 100% 

DEPOSITS 

Banco General 63,764 140,945 121% 238,481 69% 274% 22% 27% 32% 
Pribanco 74,749 140,302 88% 228,051 63% 205% 26% 27% 31% 
Ban Vivienda 12,976 20,109 55% 55% 2% 3% 
Caja Ahorros 153,757 227,524 48% 259,081 14% 68% 52% 44% 34% 

TOTAL 292,270 521,747 79% 745,722 43% 155% 100% 100% 100% 

CAPITAL 

Banco General 4,450 8,403 89% 14,834 77% 233% 27% 28% 35% 
Pribanco 4,306 10,757 150% 15,160 41% 252% 26% 36% 36% 
Ban Vivienda 2,479 2,832 14% 8% 7% 
Caja Ahorros 7,672 8,565 12% 9,141 7% 19% 47% 28% 22% 

TOTAL 16,428 30,204 84% 41,967 39% 155% 100% 100% 100% 



Table 14
 

RELEVANT STATISTICS ON MORTGAGE BANKS
 

BANCO GENERAL 

A BALANCE INDICATORS 1983 % 2/1 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERAGE PRODUCTINE ASSETS 

136,133 

132,202 0.97 

165,2L7 

160,157 0.97 

220,413 
214,366 0.97 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

124,417 

132,202 1.06 

150,973 

160,157 1.06 

199,741 
214,366 1.07 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 

124,417 

8,453 
0.70.07 

150,973 
10,318 0.07 

199,741 
12,783 

0.06 

AVERAGE CHECK ACCOUNTS 
AVERAGE SAVINGS ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

15,031 
18,002 
91,384 
69,339 
18,906 

L2% 
14% 
74% 
79% 
21% 

17,559 
20,967 

121,631 
86,867 
20,653 

11% 
13% 
76 

81% 
19% 

21,928 
25,578 

152,235 
106,596 
24,931 

11% 
13% 
76% 
81% 
19% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPENSES 
FINANCIAL RESULTS 
GENERAL EXPENSES 
OTHER INCOME 
OTHER EXPENSES 
OPERATING RESULTS 
INCOME TAXES 
NET RESULTS 

16,672 
100 
90 
(58) 
32 

(25) 

10 
17 
(4) 
13 

22,234 
100 
93 
(66) 
27 
(20) 
7 

14 
(8) 
10 

26,216 
100 
90 
(59) 
31 
(24) 
10 

17 
(2) 
13 

1 

2 

AVERAGE LOAN PORTFOLIO 

INTEREST EARNED 

88,245 

11,635 

% 2/1 

L3.2 

107,520 

15,258 

% 2/1 

14.2 

130,987 
17,334 

% 2/1 
16 

1 

2 

INTEREST BEARING DEPOSITS 

INTEREST PAID 

109,386 

9,630 
8.8 

142,598 

14,655 
_0.3 

10.3 

177,813 
15,562 

8.8 

1 

2 

AVERAGE PRODUCTIVE ASSETS 

GENERAL EXPENSES 

132,202 

4,149 3.1 

160,157 

4,426 2.8 

214,366 

6,262 2.9 
w 



Table 15
 

RELEVANT STATISTICS ON MORTGAGE BANKS
 

PRI BANCO 

A BALANCE INDICATORS 1983 % 2/1 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERAGE PRODUCTIVE ASSETS 

144,756 

140,263 0.97 

175,315 

169,817 0.97 

224,052 

217,312 0.97 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

131,772 

140,263 1.06 

160,200 

169,817 1.06 

205,771 

217,312 1.06 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 

131,772 

9,749 0.07 

160,200 

11,721 0.07 

205,771 

13,923 0.07 

AVERAGE CHECK ACCOUNTS 
AVERAGE SAVINGS ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

9,177 

22,789 
99,806 

68,498 

15,269 

7% 

17% 
76% 

82% 

18% 

11,533 

25,199 
123,468 

79,577 

16,434 

7% 

16% 
77% 

83% 

17% 

13,569 

29,272 
162,930 

93,339 

18,125 

7% 

14% 
79% 

84% 

16% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPENSES 
FINANCIAL RESULTS 
GENERAL EXPENSES 
OTHE,c INCOME 

OTHER EXPENSES 
OPERATING RESULTS 
INCOME TAX 
NET RESULTS 

18,015 
100 
90 
(57) 
33 
(20) 
10 

23 

(5) 

18 

21,850 
100 
92 
(63) 
29 
(18) 
8 

19 

(3) 

16 

24,45L 
100 
93 
(61) 
32 
(18) 

7 

21 

(4) 

17 

1 

2 

AVERAGE LOAN PORTFOLIO 

INTEREST EARNED 

83,767 

11,468 

% 2/1 

13.7 

96,011 

12,836 

% 2/1 

13.4 

111,464 

14,529 

% 2/1 

13 

1 

2 

INTEREST BEARING DEPOSITS 

INTEREST PAID 

122,595 

10,337 8.4 

148,667 

13,764 9.3 

192,202 

14,927 7.8 

1 

2 

AVERAGE PRODUCTIVE ASSETS 
GENERAL EXPENSES 

140,263 
3,536 2.5 

169,817 
3,882 2.3 

217,312 
4,4392 



Table 16 

RELEVANT STATISTICS ON MORTGAGE BANKS 

BAN-VIVI ENDA 

A BALANCE INDICATORS 1983 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERAGE PRODUCTIVE ASSETS 

18,104 

17,730 0.98 
21,890 
21,363 0.98 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

15,179 

17,730 1.17 

18,745 
21,363 1.14 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 

15,179 

2,567 0.17 

18,745 
2,744 0.15 

AVERAGE CHECK %CCOUNTS 
AVERAGE SAVING3 ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

2,115 
742 

12,322 

14% 
5% 

81% 

1,904 
947 

15,894 

10% 
5% 

85% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPENSES 
FINANCIAL RESULTS 
GENERAL EXPENSES 
OTHER INCOME 
OTHER EXPENSES 
OPERATING RESULTS 
INCOME TAXES 
NET RESULTS 

2,047 
100 
94 
(62) 
32 

(25) 
6 

13 
(1) 
12 

2,294 
100 
94 
(59) 
35 
(29) 

6 

12 
(1) 
11 

2 

AVERAGE LOAN PORTFOLIO 

INTEREST EARNED 

8,723 

1,241 

% 2/1
14.2 

10,744 

1,485 

% 2/1 
1. 
13.8 

1 INTEREST BEARING DEPOSITS 13,064 16,841 

2 INTEREST PAID 1,270 91,357 -

I 

2 

AVERAGE PRODUCTIVE ASSETS 

GENERAL EXPENSES 

17,730 

511 2.9 

21,363 

658 L 



Table 17
 
RELEVANT STATISTICS ON MORTGAGE BANKS
 

CAJA DE AHORROS 

A BALANCE INDICATORS 1983 % 2/1 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERA7E PRODUCTIVE ASSETS 

240,103 

226,568 

272,951 

256,473 

304,787 

286,112 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

215,150 

226,568 1.05 

253,728 

256,473 1.01 

286,541 

286,112 1 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 

215,150 

8,360 0.04 

253,728 

8,678 0.03 

286,541 

8,966 0.03 

AVERAGE CHECK ACCOUNTS 
AVERAGE SAVINGS ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

1,080 
99,571 

114,499 
150,760 
16,130 

1% 
46% 
53% 
90% 
10% 

4,546 
101,580 
147,602 
165,073 
23,665 

2% 
40% 
58% 
87% 
13% 

8,774 
117,668 
160,099 
182,863 
29,072 

3% 
41% 
56% 
86% 
14% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPENSES 
FINANCIAL RESULTS 
GENEIAL EXPENSES 
OTHER INCOME 

OTHER EXPENSES 
OPERATING RESULTS 

INCOME TAXES 
NET RESULTS 

27,112 
100 
91 
(57) 
34 
(41) 

9 

2 

2 

32,736 
100 
91 
(59) 
32 
(40) 

9 

1 

1 

33,568 
100 
90 
(57) 
33 
(42) 
10 

1 

1 

1 

2 

AVERAGE LOAN PORTFOLIO 

INTEREST EARNED 

166,890 

19,177 

% 2/1 

11.5 

188,738 

22,076 

% 2/1 

11.7 

211,935 

24,292 

% 2/1 

11.5 

1 

2 

1 

2 

INTEREST BEARING DEPOSITS 

INTEREST PAID 

AVERAGE PRODUCTIVE ASSETS 
GENERAL EXPENSES 

214,070 

14,458 

226,568 

11,237 

6.75 

4.96 

249,182 

19,365 

256,473 

13,146 

7.8 

5.12 

277,767 

18,994 

286,112 

14,223 

6.84 

4.97 



Table 18 

RELEVANT STATISTICS ON SAVINGS AND LOANS INSTITUTIONS
 

LA INVERSIONIS,, 

A BALANCE INDICATORS 1983 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERAGE PRODUCTIVE ASSETS 

17,131 

11,418 0.67 

15,110 
10,503 0.70 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

13,848 

11,418 0.82 

13,530 
10,503 0. 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 

13,848 

421 0.03 

13,530 
336 0.02 

AVERAGE CHECK ACCOUNTS 

AVERAGE SAVINGS ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

....... 

2,570 
11,278 
3,547 
4,024 

19% 
81% 
47% 
53% 

2,710 
10,820 
4,127 
4,017 

20% 
80% 
C1% 
49% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPEN:*S 
FINANCIAL RESULTS 
GENERAL EXPENSES 
OTHER INCOME 
OTHER EXPENSES 
OPERATING RESULTS 
INCOME TAXES 
NET RESULTS 

1830 
100 
83 
(71) 
12 
(31) 
17 
(3) 
(5) 

(5) 

1,708 
100 
82 
(63) 
19 
(34) 
18 
(3) 

1 AVERAGE LOAN PORTFOLIO 7,571 % 2/115.5 8,144 % 2/114.9 

2 INTEREST EARNED 1,172 11,216 

1 

2 

INTEREST BEARING DEPOSITS 

INTEREST PAID 

13,848 
1,237 8.9 

13,530 
1,018 

1 

2 

AVERAGE PRODUCTIVE ASSE'iS 

GENERAL EXPENSES 

11,4L8 

567 5 

L0,503 

584 5.6. 



Table 19
 
RELEVANT STATISTICS ON SAVINGS AND TLjNS INSTITUTIONS
 

ASOCIACION NACIONAL DE AHORROS 
Y PRESTAMOS PARA LA VIVIENDA 

A BALANCE INDICATORS 1983 1984 % 2/1 1985 % 2/1 

1 

2 

AVERAGE TOTAL ASSETS 

AVERAGE PRODUCTIVE ASSETS 

11,923 

9,683 0.81 

L3,438 

11,036 0,82 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

9,227 

9,683 1.05 

10,854 

11,036 1.02 

1 

2 

AVERAGE DEPOSITS 

AVERAGE CAPITAL 
9,227 

(401) (0.04) 

10,854 

(494) (0.05) 

AVERAGE CHECK ACCOUNTS 
AVERAGE SAVINGS ACCOUNTS 
AVERAGE TIME DEPOSITS 
AVERAGE MORTGAGE LOANS 
AVERAGE OTHER LOANS 

2,791 
6,436 
7,773 
6,428 

30% 
70% 
92% 
8% 

3,264 
7,590 
8,979 

532 

30% 
70% 
94% 
6% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 
TOTAL INCOME = 100 
FINANCIAL INCOME 
FINANCIAL EXPENSES 
FINANCIAL RESULTS 
GENERAL EXPENSES 
OTHER INCOME 

OTHER EXPENSES 
OPERATING RESULTS 

INCOME TAXES 
NET RESULTS 

1,577 
100 
72 
(55) 
17 
(44) 
28 

1 

1 

1,495 
100 
71 
(64) 

7 
(51) 
29 

(15) 

(15) 

1 

2 

AVERAGE LOAN PORTFOLIO 

INTEREST EARNED 

8,415 

974 

% 2/1 

11.6 

9,511 

945 

% 2/1 

10 

1 

2 

INTEREST BEARING DEPOSITS 

INTEREST PAID 
9,227 

595 6.4720 

10,854 t 

I 

2 

AVERAGE PRODUCTIVE ASSETS 

GENERAL EXPENSES 
9,683 

698 7.2 

11,036 

768 6.9 



Table 20 
RELEVANT STATISTICS ON SAVINGS AND LOANS INSTITUTIONS
 

LA CHIRICANA DE AHORROS Y 
PRESTAMOS PARA LA VIVIENDA 

A BALANCE INDICATORS 1983 1984 % 2/1 1985 % 2/1 

1 AVERAGE TOTAL ASSETS 6,587 7,353 

2 AVERAGE PRODUCTIVE ASSETS 5,634 0.86 6,466 0.88 

1 

2 

AVERAGE DEPOSITS 

AVERAGE PRODUCTIVE ASSETS 

4,334 

5,634 
1.3 

5,172 
6,466 1.25 

1 AVERAGE DEPOSITS 4,334 6,466 

2 AVERAGE CAPITAL 682 0.16 798 0.12 

AVERAGE CHECK ACCOUNTS 
AVERAGE SAVINGS ACCOUNTS 1,610 37% 1,971 38% 

AVERAGE TIME DEPOSITS 2,724. 63% 3,200 62% 

AVERAGE MORTGAGE LOANS 3,912 86% 4,464 87% 

AVERAGE OTHER LOANS 616 14% 650 13% 

B ANALYSIS OF RESULTS 

TOTAL INCOME 831 866 

TOTAL INCOME = 100 100 100 

FINANCIAL INCOME 74 85 
FINANCIAL EXPENSES (48) (48) 

FINANCIAL RESULTS 26 37 
GENERAL EXPENSES (37) (38) 

OTHER INCOME 26 15 

OTHER EXPENSES 
OPERATING RESULTS 15 14 
INCOME TAXES 
NET RESULTS 15 14 

1 AVERAGE LOAN PORTFOLIO 4,528 % 2/1 5,114 % 2/1 

2 INTEREST EARNED 473.9 10.5 381.5 10.1 

1 INTEREST BEARING DEPOSITS 4,334 5,L72 

2 INTEREST PAID 310 7.2 338 6.5 

I AVERAGE PRODUCTIVE ASSETS 5,634 6,466 

2GENERAL EXPENSES 306 5.4 326 5. 
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Table 21 
Volume of Construction in Panama City ./ 

1971-1985 

Year2/ Construction Volume (in $ millions) Total (in millions) 
Residential Non-residentalL Nominal Real3/ 

1971 NA NA 56.00 53.10 
1972 NA NA 64.40 56.30 
.973 NA NA 96.50 76.40 
1974 30.00 12.20 42.20 25.60 
1975 12.50 15.80 28.20 15.00 
1976 15.60 13.50 29.10 14.40 
1977 16.30 7.10 23.40 10.80 
1978 21.60 12.10 33.70 14.80 
1979 33.40 37.00 70.30 27.10 
1980 35.40 65.60 101.00 33.60 
1981 52.70 47.00 99.70 30.40 
1982 52.50 106.40 159.00 44.40 
1983 21.40 61.80 83.10 22.60 
1984 59.20 44.10 103.30 27.80 
1985 80.10 47.40 127.40 32.70 

I/ Based on estimated construction cost at time ot issuance of building
 
permits.
 

7/ 1971-73 and 1981-1985 figures from Camara Paname~a de la Construccion
 
(CAPAC); 1974-1980 figures from Contraloria General de la Republica.
 

3/ Adjusted by the Wholesale Price Index.
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T..IO 22 

SA5 S i$ MILL;OMI 

197:-1983 

OF SELECTED BUILDING MATkRIALS 

YEAR CONCp-CONC '2E 8LK (000.1 LUMBER io) FLOOR TILES (2) ALUm. INDOW/DDORS (C.U.) biAILS (Ig) 

1972 

1973 

1974 

1975 

1976 

1977 

1978 

!979 

1980 

1981 

1982 

1983 

(Pre-Mix) 
PRODUCTICN SALES 

177.2 6.341.1 

380.1 7,770.6 

360.6 9.159.2 

35C.4 7.024.3 

279.5 8.656.9 

204.8 9.042.9 

177.0 7.604.0 

25a.2 9.762.3 

MA MA 

243.7 14.856.5 

250.0 15.854.6 

212.9 i.716.2 

PPDDU,1CTi 

18.3 

23.8 

20.7 

17.6 

15.2 

17.0 

19.0 

16.0 

NA 

13.5 

13.4 

13.3 

SAL.ES 

2.638.7 

3,933.8 

4.133.7 

3.963.1 

3.576.0 

4.10B.9 

4,782.7 

4.818.6 

NA 

5.810.3 

7.169.1 

5..92.7 

pDDU=2OM 

19.821.2 

24,051-8 

22,469.0 

15.br).3 

18.499.4 

2C.12..3 

18.87t.7 

22.612,4 

NA 

20,112.6 

21.6)1.C 

22,412.8 

SALES 

3.04E.9 

4.269.9 

4.804.9 

4.111.5 

5.14-9 

5.421.7 

6.172.4 

7.64.1 

NA 

9.800.1 

11.508.3 

11,906.0 

PRIODUCT ICI 

53.0 

533.3 

G46.5 

410.3 

317.3 

28.8 

41-.7 

3S.2 

MA 

232.9 

555.7 

59.7 

SALES 

1.225.3 

1,259.O 

2.104.4 

1.578.9 

1.314.3 

1.252.4 

2.170.6 

2.032.7 

HA 

1.665.7 

1.091.3 

3.883.1 

PIOD.CTIO* 

MlA 

A 

Hk 

NA 

HjA 

NA 

NA 

NA 

MLA 

NA 

NA 

NA 

SpPDUCTlfSALES 

3.262.0 

3.77C.8 

4,251.8 

4,358.8 

4.337.3 

4.250.0 

3.845.1 

4,649.5 

NA 

7,152.2 

6.993.7 

7.275.6 

1.077.b 

848.3 

914.3 

509.2 

544.3 

733.4 

954.1 

1.046.7 

MA 

1,24.0 

NA 

636.3 

SALES 

341.1 

349.1 

679.9 

494.4 

612.6 

665.2 

826.3 

965.1 

NA 

1,014.4 

so, 

739.2 

Source, Cmntraloria General, de I& KRpubilca. 



TABLE 23 
PRICE VARIATION FOR SELECTED BUILDING MATERIALS 

1980-1985 

ITEM UNIT COST(B/.) ANNUAL 

1980 1981 1982 1983 1984 1985 
VARIATION 
1980-1985 

(%) 

1. Cemento Bag B/.3.95 B/.4.52 B/.4.52 B/.4.52 B/.4.52 B/.4.52 2.73 

2. 4" Cement Block 

(10 x 20 x 45cm) 
3. Reddy-mix Concrete 

(3000 psi) 
4. Domestic Floor Tile 

(30 x 30cm) 
5. Asoestos-Cement Roofing 

Block 

YD 3 

m 2 

Sheet 

0.39 

49.92 

6.50 

13.50 

0.39 

49.92 

7.90 

9.45 

0.45 

49.92 

8.25 

10.50 

0.46 

53.86 

9.00 

10.50 

0.46 

56.46 

9.63 

10.50 

0.46 

56.46 

9.63 

10.50 

3.36 

2.49 

8.18 

-4.90 
(3' x 8' x 4mm) 

6. Aluminum Window 

(0.94 x 0.97cm) 
7. PVC Pipe 

(3/4" x 20') 
8. Domestic Lumber 

(for formwork) 
9. Latex or Vinyl Paint 

(interior) 
10. Mineral Fiber 

Ceiling Tile 

m 2 

Pipe 

FT 2 

Gallon 

Tile 

38.00 

5.40 

0.38 

6.68 

4.25 

38.00 

5.40 

0.43 

6.68 

4.25 

38.00 

5.40 

0.37 

6.68 

4.50 

64.17 

3.20 

0.36 

7.65 

4.50 

47.50 

3.08 

0.36 

7.65 

4.50 

47.50 

3.08 

0.36 

7.65 

4.50 

4.56 

-10.62 

-1.08 

2.75 

1.15 

(5/8" x 23 3/4" x 47 3/4") 

Source: CAPAC 



TABIE 24 
MINIMUM DAILY WAGE FOR SELECTED OCCUPATIONS* 

FROM PANAMA's CONS1RUCTION SECTOR I/ 

OCCUPATION LEVEL 

Journeyman 
Apprentice 
Laborer 

MAY 1974 

B/.8.40 
6.00 
5.60 

MINIMUM LFGA.L WAGE (B/.) 

SEPT. 1979 FEB. 1983 JULY 1986 

B/.9.28 B/. 0.24 B/.10.24 
6.64 7.60 7.60 
6.32 7.28 7.28 

Annual 
Variation 
1974-86 

(%) 

1.66 
1.-19 
2. 1 

1980 

B/.11.60 
9.20 
8.40 

MINIMUM WAGE (B/.) - COLLECTIVE 
AGREEMENT CAPAC-SUNTRACS 

1982 1984 1986 

B/.13.68 B/.14.80 8/.16.00 
10.96 12.00 12.96 
10.16 11.20 12.16 

Annual 
Variation 

1980-86 
(M) 

5.51 
5.88 
6.36 

*Mason, Carpenter, Ceramic Tile, Ironman (places reinforcing rods) 

i/ Districts of Panama, San Miguelito, La Chorrera, Arraijan, Capira, Chepo, Taboga, Balboa and Colon. 

Source: CAPAC 

N; 
!. 
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Table 25
 

GROSS DOMESTIC PRODUCT IN MARKET PRICES
 

(In Millions of Dollars - 1970)
 

SECTOR 
 1981 1982 1983 1984 1985
 

Agriculture 188.1 185.2 191.0 191.4 
 196.9
 
Mining 
 3.8 4.1 3.4 2.6 2.5
 
Manufacturing 176.1 179.9 176.7 
 175.7 177.4
 
Electricity, Gas & Water 56.2 59.2 64.9 64.7 
 68.1
 
Construction 
 128.3 154.7 106.4 94.4 93.4
 
Commerce 
 252.9 251.0 239.4 240.9 243.2
 
Transport, Storage
 
& Communication 404.9 455.8 496.1 
 476.3 500.8
 

Financial Services,
 

Insurance, Property, &
 
Services to Enterprises 243.5 252.6 262.7 
 270.3 276.3
 

Other Services 150.1 163.3 168.8 176.8 
 181.3
 
Less the Commissions of
 

the Banking Sector (54.2) (68.2) (76.4) (77.3) (77.7)
 
Government Services 
 222.9 232.1 240.6 
 248.3 260.9
 
Domestic Services 18.5 19.3 19.4 20.0 
 20.7
 
Import Rights 27.7 29.6 33.3
32.7 36.4
 
GDP in Market Prices 1,818.8 1,918.6 1,925.7 1,917.3 1,980.2
 
% Interannual 
 4.2 5.5 0.4 (0.4) 3.3
 

Source: Contraloria General de !a Rep6blica de Panama
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Table 26
 

TOTAL GROSS DOMESTIC PRODUCT AND THE CONSTRUCTION SECTOR
 

Years 


1973 


1974 


1975 


1976 


1977 


1978 


1979 


1980 


1981 


1982 


1983 


-984 


1985 


(P) Provisional
 

GDP 


1,233.5 


1,263.7 


1,285.7 


1,307.1 


1,321.4 


1,450.8 


1,516.3 


1,745.8 


1,818.8 


1,919.0 


1,925.6 


1,917.3 


1,980.2(P) 


1973-1985 (1970 Prices)
 

% of Growth GDP 

Construction 


-- 99.6 


2.4 87.9 


1.7 96.9 


1.7 99.6 


1.1 73.8 


9.8 102.5 


4.5 102.4 


13.1 124.3 


4.2 128.3 


5.5 154.7 


0.4 106.4 


(0.4) 94.4 


3.3 93.4 


% of Growth 


(11.7) 


10.2 


2.8 


(25.9) 


38.9 


(0.1) 


21.4 


3.2 


24.0 


(31.2) 


(11.3) 


(1.1) 


Participation of
 
Construction in GDP
 

8.1
 

7.0
 

7.5
 

7.6
 

5.6
 

7.1
 

6.8
 

7.1
 

7.1
 

8.3
 

5.5
 

5.0
 

4.7
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A NEX C- I
 

FXEXUTIVE E;h4'J\W 

A. Overview 

A.l. Origin and Pur 

The GOP has 	always recognized the substantial positive social 

of housicg and has incentivesand economic benefits provided special to 

stimulate its development, particularly for the acquisition of individual 
family residences. 'Po of the major incentives which affect the decision 
of Panamanian households tc buy a house are: 

taxes on new housing- Exemption from the payment of property 

for periods of up to 20 years.
 

- Fiscal deductions from income taxes, through tax credits for 

the interest payments on first mortgages. 

While all Panamanian families have generally benefited from the 

first incentive, until fairly recently not all families could take 

advantage of the second incentive. In order to utilize the fiscal 

deduction, an individual must make a declaration of income and then a tax 

credit is given for the following year. Most workers cannot take 

advantage of this credit since their taxes are automatically deducted 

from their wages and they do not have additional sources of income to 

which the tax credit can be applied. 

The Preferential Interest Rate Mortgage Law (PML) was 

promulgated in order to remedy this situation and to provide tax equity. 

At the same time it was argued that the law, in benefitting eligible 

families by 	greatly enhancing their purchasing power, ould also generate
 
the nation as a whole.social, employment and ecynomic benefits for 

A.2. Operational Characteristics
 

The law authorizes the Banking Commission to establish each 
can be granted to mortgagequarter the amount of fiscal credit which 


lending institutions which participate under the program. A credit is
 

received by the finance institution which transfers it to borrowers in
 

the form of lower interest rates. The current market lending rate is
 

12.75% and it is variable in all cases. The Banking Commission has
 

points for mortcages from t20,000 toestablished 	a credit equal to four 
t50,00 and to fivep points for mor-tgages of less 	than t20,000. While
 

he actually pays an
contractually the borrower has a rate of 12.75%, 
below $20,000). At theamount equivalent to 8.75% (7.75% for mortgages 


end of the year, the Ministry of the Treasury will transfer to the
 

')j 

V 



participating lending institutions Certificates of Tax Credit which have 
a value equal to the difference between the payments of borrowers and the
 
amount they would have received at the market rate. These Tax
 
Certificates can be used directly by the institution to apply to their
 
annual taxes, or they can be freely sold on the market or used as
 
guarantees.
 

The Legislative Assembly limitod the period for granting
preferential mortgage rates to five years. It also established that the 
duration of the benefits is for ten years. In other words, a 20 year
loan with a preferential rate which is granted in 1986 will have tax 
credits and preferential monthly payments until 1996 at which time the 
borrower will have to begin to make payments at the market rate. 

Since variable interest rates are used throughout the banking 
system, there is little financial risk to the participating 
institutions. It should also be noted that rates of 7.75 and 8.75 
percent are positive rates since the current rate of inflation is only 
about 2 percent. The passive interest is tied to international markets 
because the currency of circulation is the dollar and significant
linkages exist between international and domestic banking activities. 

B. Impact of the Law
 

In addition to its undeniable effect on social equity within the tax
 
system, the Law also solight to: 1) maintain the levels of housing
 
activity and its impact on a depressed economy; 2) stimulate housing

finance activity directed at lower socio-econmic groups; and, 3)
 
stimulate the effective demand for housing. After one year, evidence
 
indicates that the Law is producing the desired effects.
 

B.I. ,4brtgage and Construction Activity 

While the commercial banks have not as yet registered to
 
participate under the Law, both the mortgage banks and the savings and 
loan associations have registered as participants. The impact of the Law 
on residential mortgage lending operations is clearly seen in the 
evolution of the operations of the mortgage banking system between 1991 
and 1985. 

MOR7GkGE BANKIN SYSTEM 

Year Housing loans 1981=100 

1981 
1982 
1983 
1984 
1985 

72,895 
85,814 
76,307 
59,819 

127,765 

100.0 
117.7 
104.7 
82.0 
175.3 



C-3 

As can be seen, the growth of mortgage lending in 1985 was 

truly spectacular and there can be little doubt that the Preferential
 

Interest Rate Mbrtgage Law played the principal role in stiu.lating that 

growth.
 

The behaviour of construction activity between 1981 and 1985 

reflects that of the mortgage banks. The data on construction permits in 
the District of Panama registered by the Construction Chamber (CAPA) for 
the period is as follows: 

CCNSTRCrICN PEIUTS 

Year For busing 1981=100 Total 1981=100
 

1981 52,720 100.0 99,720 100.0
 

1982 52,550 100.0 158,960 159.0
 

1983 21,350 40.0 83,130 83.0
 

1984 59,190 UL2.0 103,260 103.0
 

1985 80,050 152.0 127,410 128.0
 

Wuring the period housing activity was the most dynamic part of 

the construction sector and helped to diminish the effects of the overall 

recession experienced by the coriti-ruction sector as a whole. 

B.2. Ip act on the Population 

The extensive and largely unattended effective demand for 

housing solutions by families below the median income level was made 

quite clear during the past year. Of a total of 4,270 loans approved by 

under the Law, about 53% were for solutions costingthe mortgage banks 

less than 20,000, with 33% or 1,407 loans for units in the t15,000 to 

Twenty percent of this loan activity was below thet20,000 price range. 


was the public mortgage bank (Uaja det15,000 unit cost and handled by 

Ahorros).
 



The effective demand experienced in these operations resulted 
from the simultaneous availability of housing at lower prices than in the 
past and the lower interest rates possible under the Preferential 
Mbrtgage Pate Law. The MP-013 resources would support these trends and 
stimulate the private mortgage banks to focus their efforts on even lower 
income households. 

C. Impacts on Government Revenues 

The analysis of the additional tax revenues generated by stimulating
housing activity through the Preferential Mortgage Pate Law compared to 
the cost to the GOP from lost tax revenues suggests the following 
conclusions:
 

I-	As actual cash flow, when the credits of the first year are
 
compared to the fiscal revenues generated by the housing
 
investment, the GOP has had a positive income.
 

2-	 The total value of fiscal credits over the ten year period 
established by Law is greater than the revenues generated by the 
housing investments at the end of the period. This phenomenom 
or changeover is produced between the 7th and 9th years. Prior 
to that time, any variation in the conditions of the mortgage
 
would reduce or eliminate the fiscal credit, suggesting the
 
probability that the future disequilibrium will be minimal, or
 
reduced to zero.
 

3- If the dynamism generated by the Law over the first year is
 
maintained, with its corresponding positive annual cash flows to
 
the GOP, it would substantially contribute to reactivation in
 
general, and a reactivation of the private sector, in
 
particular, which is of highest priority importance given the
 
present socio-economic situation.
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DE LA LEY DE HIPOTEr-AS PREFERENCIALESANALISIS DEL IMPACTO 

A. Orige es 

La vivierea en Panama, en especial la vivienda propia adquirida como 

residencia familiar, ha recibido Siempre el apoyo de los goblernos por su 
innegable efecto positivo, en lo social y en lo econ6mico. 

Dentro de los incentiAos a las familias adquirentes que se ban 
mantenido vigentes p-er aios y que se consij(eran coffo norimales al tomar la 
decisi6n de compra de la caza estAn: 

Exhoneraci6n del imuesto de innueble sobre la construcci6n de 
vivienda nueva, por periodos que alcanzan los 20 a~ios. 
Clasificaci6n oomo gasto deducible del impkiesto sobre Ia 

renta, pnra los intereses pagade's a las instituciones 
financieras por el pr6staiuo hipotecario obtenico para la 
compra. 

De estas dos harramientas de incentivo, la priirrLa ctunpli6 su funci6n 
de proveer un beneficio general a Las faiilias, eliminando el gasto que 
el pago del irrpiesto hubiera representado, dado que los propios 
promotores se preocu.aron de [ efectivo dicho beneficio. 

b ha sido igual el efecto del segurylo incentivo, pues para poder 
aplicar una deducci6n c iro gasto, es necesario hacer declaracion de 

renta, lo que o sucede con la maeyoria de la poblacion, que al depender 

de un salario o renummeracion contractual los implestos le son deducidos 
directamente de la planilla. 

Por 1o precedentemente expuesto, resuito que el incentivo s6lo 

produjo beneficios, a una fracci6n de los potenciales beneficiarios que 

son los de mas alta renta. 

Esta situaci6n venia arrastrandose por aE os, pero hizo crisis en el 

periodo 82/83, por la confluencia de varios factores. 

1 - La violenta caida de la inversi 6 n en construccion, y que en el 

caso de la vivienda aparece reflejada en el grifico 1, (bnde de 52.5 

millones en 1982, los permisos de construcci 6 n caen a 21.4 millones en 

1983 es decir un 59% meroq. 

2 - El aurento de las tasas financieras en el mercado internacional,
 

que llev6 hasta el 16% los niveles de interes para prestamo de largo
 

plaza, con el consiguiente efecto en la accesibilidad familiar.
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(Ie Iijo, or exceso de3 - La satLiracion de los prcgramras de vivienda 
6fn de demanda. rDelh recordarse que
oferta, unido a una seria ontracci


nie atraves del gasto por intereses en la renta6ste sector es el Unico 
en a pagar.personal, puede corpensar el imfpacto del aumento la tasa 

al gobierno el dilema
La confluenc'a de todos estos aspectos plante 

sector productivo siguiera disminuyencb su
de dejar que Ti vivienda coiao 

importancia con el. efecto consiguiente en el ermpleo, en la demarnda 

agregada, y en el nivel de sa:tisfacio'n social, o buscar algIn incentivo 

que facilitara !.a accesibilii-d, dado que el centro del problema no tanto 

se consideraba la faLt de rncur--xs como la falta de demanda efectiva. 

Los problenas de accesibili(dAd por los niveles de costos fisicos y 

financieros existentesresultahan la princilI lirnitante. 

Durante 1984, y para hacer frente a 6sta circumstancia, se diseRo un 

subsidio al inter6 s via relacio'n inter-lxanc-iria, que en algo ay d6 a lo 

recuperaci6 n pero que result6 de complicado manejo. A este programa se 

denomino Fondo FspeciaL ie Compensaci 6 n de Intereses (FOCI). 

En la busqcpeda de urn alternativd permanente, y despu.s de ev.aluar 

existentes, uaci 6 la proltuesta y despiCs la pronulgaci6nlos incetivos 
de la ley de hi.Vtecas preferenciales. En su argumentaci 6 n hisica la ley 

ofrece una alterriativa a las familias que co quieren o no pueden acogerse 

al beneficio de la deduccioi de -: '. reses en la !enta. Esta alternativa 

es obtener el beneficio de urvi reducci6n en la tasa efectiva de interns a 

pagar al intermediario financiero, diferencia que es suplida por el 

via cr6dito fiscal, es decir el credito fiscal que en partegobierno 
hubiera debido recocrer el qobierno a los usuarios. 

la icy ontiene ciertas condicionantes,Dentro de este raarco cjeneral 

y un marco de operici 6 n. 

I -ondiciornantes 

s6lo permite acogerse a este r'gimn a las hipotecasLa ley 
sido otorgadas parainferiores a USt5O.OOO, y que ha-yan 


vivienda nueva.
 

Ademas la vigencia de la ley se est:ableci por cinco anos, y 
selos lb-neficios de reduccion de tLsas de interns s(51o 


extienden durante los diez primeros aFros de vida del crtdito.
 

2 -,Marco de operacion 
Los bancos contitian operando y otorgando los prestamos a la 

tasa de mercado, nantesin condicio-. alguno. 

los interesesTrimestralmente, l.a (bmisi 6 n Bancaria, en base a 

por los cinco 1tAncos con mas actividad hipotecaria,cobrados 
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establece la tasa de referencia que es la promedio de los 
cinco banos examinados. En base a ella comunica a todos los 
barnos la tasa preferencial vigente para el siguiente
 
trimestre, que seri de hasta cuatro puntas bajo la tasa de
 
referencia para hipotecas entre 20.000 y 50.000 d6lares y
hasta cinco puntos para hipotecas de valor inferior o los 
20.000 d6lares. 

En la actualidad (Junio-86), la tasa de referencia es de 12.75, y las
 
tasas aplicadas 7.75 y 8.75 respectivamente.
 

B. Efectos de la ley:
 

Aparte de innegable efecto de justicia que el mecanismo de los 
intereses preferenciales trat6 de lograr, con la ley se buscaban varfos 
efectos adicionales. 

- Mantener los niveles de actividad habiticional por su 
impacto en una economia deprimida. 

- Estinular la oferta de recursos hacia sectores mis 
populares dentro de los parametros socioecon6micos de la ley. 

- Estimular la demanda efectiva para vivienda. 

Lo anterior puede resumirse en, acelerar la dinAimica del subsector 
vivienda. 

Dentro de las limitaciones correspondientes al hecho de que apenks se 
ha cumplido un aro de la promulgaci6n de la ley, todos los sintomas 
indican que se ha cumplido, los efectos buscados. 

De las instituciones financieras se han acogido al regimen los Bancos 
Hipotecarios y las Asociaciones de Ahorro y Prestamo. Inicialmente la 
Banca Comercial no se incorpor6 al mecanismo, pero ya al presente el 
Chase Manhattan Bank opera proyectos bajo la ley, y otros estin evaluando 
su participaci6n.
 

La dinamizaci6n del sector, a traves de la oferta de recursos, queda
revelada al observar la evoluci6n de los cr6ditos para vivienda otorgadas 
por el Sistema Bancaria entre 1981 y 1985. 

I)
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SISTEMIA DE BANCA IPOTECARIA 

A50 Prestaros Para Vivienda 1981=100
 

1981 72.895 100.0
 

19,12 85.814 117.7
 

1983 76.307 
 104.7
 

19R4 59.919 82.0
 

1985 127.765 175.3
 

Es verdaderanente espectacular el cambio registrado en 1985, en 1o 

que r hay duda la ley juq6 un importarnte papel. 

Curiosamente en 1985, los Bancos Hipotecarios tuvieron un excelente 

crecimiento operacional, puede resultar oportuno cuando haya transcurrido 

m~s tiempo de vigencia de la ley, evaluar si ha habido un efecto positivo 
de inagen en los bancos hipotecarios, al aumentar su actividad 
habitacional. 

El comportamiento de los bancos giarda paralelo con los registros de 

la Cimara de la Cbnstricci 6 n, sobre los permisos de construcci6n en el 

distrito de PanamA durante el misio pericdo. 

VAL-. DE CNSTR-CICN 
en miilones) 

Arid Para Viviendas 1981=100 Totales 1981=100 

1981 52.720 iOG.0 99.720 100.0 

1982 52.550 100.0 158.960 159.0 

1983 21.350 40.0 83.130 83.0 

1984 59.190 112.0 103.260 103.0 

1985 80.050 152.0 127.410 128.0 

factor dinklnioco en el sector de construcci6n paraLa vivienda es el 
edificaci6n. De lo espuesto puede afirmarse, que en el Ambito de La 

vivienda la ley ha cambiado los patrones de cracimientc del sector,
 

creando una dinmica adicional, y que ello ho permitido disminuir los
 

efectos de la recesi6 n del sector construcci6n.
 

De parte de los constructores y promtores la respuesta ha sido
 

inmediata coxo puede verse en la lista de alrededor de 100 proyectos con
 
un
financimiento comprometido y en casos ya otorgado que aparece como 

anexo al informe. 

Para tener una idea mkis cabal de hacia donde se ha orientado este
 

I muestra el destino de los cr6ditos aprobados.financiamiento el cuadro 
Lc nMs notable es que en el tramo de soluciones de menor costo, es decir 

entre US$ 8.500 y t25.000 se concentran el 65% de las soluciones 

financiadas y el 50% de los recursos. 

Ix
 



Cuadro 1 

PROGRAVA HIPOTECAS PREFERENCIALES 

(PRESTAMOS APROBADOS) 

HIPOTECAS 

BHP 

8.500-9.999 __ --

10.000-14.999 -- --
15.000-19.999 763 36 
20-000-24.999 322 25,1 
25.000-29.999 393 14,5 
30.000-40.000 196 8,7 
40.000-50.000 366 15,7 

TOTAL 2040 100 

BHP: Bancos Hipotecarios Privados 

NUMERO 

CA 

691 

161 

644 

215 

260 

88 

171 

2230 

31 

7,2 

28,9 

9,6 

11,6 

4 

7,7 

100 

TOTAL 

691 

i61 

1407 

537 

653 

284 

537 

4270 

16 

4 

33 

12 

15 

7 

13 

100 

BHP 

-

--

18.370 

15.040 

10.460 

8.360 

19.810 

72.040 

--

25,5 

21 

14,5 

11,6 

27,4 

100 

VALOR 

C4 

6.131 

1.999 

11.659 

4.717 

7.079 

3.024 

7.647 

42.256 

(000) 

% 

14,5 

4,7 

27,6 

11,2 

16,7 

7,2 

18,4 

100 

TOTAL 

6.131 

1-999 

30.029 

19.757 

17.539 

11.384 

27.457 

114.296 

5 

2 

26 

17 

15 

10 

24 

100 

CA : Caja de Ahorros 

C
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Sin

Esto representa un giro total sobre el comportamiento anterior. 

embargo en este hecdO no participan por igual la Caja de Ahor'os y los 
la fecha ry han. operado enBancos HipotecarioS, ya que estos hasta 

Y muy p)oco por debajo Ae UI17.500.
niveles inferiores a los 	USIU',5.000 

apayo de] prcrana 013 odrS
La Iey ha pernitico este 	canmio, y el 

con el sector mFs bajo
Ilevar a la Panc, Hipotecaria privada a trabajar 

,17.000) qae hcy a n io ha incorporado plenamente.(niveles de l0.000 --	 6 

enPar
C. Efectos ]a poaci 6 I 

La inexistencia clurante a&)s de proyectos masivos de vivienda en los 

ahora comprende parte importante de la inversi6n
niveles de precios que 


una desatenci 6 n y acumulaci 6n de d6ficit como lo
 
de los bancos, produjo 

habida los actuales proyectos.prueba la respuesta para 

doble expresi 6 n interesante en lo que a
Esta respuesta ha teniclo 	una 

mercadeo de los proyectos, se refiere:
 

1. 	 Ios poryectos con precios inferiores a US$21.00C se ban 

se inicia el prograim, con perfodos de 
vendido y estan vendiendo, apenas 

espera de hIista ocho meses.
 

2. Los pro!iotores han tenieb <Tie suspnder las caupaeas 

el ...,ceso de presi6n de demanda, y crear mala 
publicitarias para eliminar 

imagen de los proyectos.
 

Debe quedar bien -laro ara ivitar conclusionte- p-irciales, que la 

ha dado por el efecto simullineo de oferta de sepresi6n de dewan- y por elinteriormente.viviendas con precios Mor debajo de lo usalil 
de s6lo

cambio en las condiciones finarlcieras de tasas interns, 

ant-xs hechis, es que puede explicarse adecuadamente el 
integrando 

fer- r.D mencionado.
 

e.,t imulo del precio
La failia xiplar pan-e-nea, responde no tanto al 

es traves de ella que considera su 
caimo de la mensualidad, paes a 

que el producto
capacidad de servicio mensua]. Si a lo anterior aFadimos 

de la ley, es sensiblemente
ofrecido, a igual mensualidad que antes 	

en la familia 
superior al hist6rico no es de sorprender el efecto Uusaddo 


popular.
 

como pobtaci rn aquelia que
Para ver esta variaci6Ln se tomara 

u-a vivienda de 410.000 en -1 nivel 
tiene acesibilidad para adquerir 

Aparece Rs{ la siguiente
y de $20.000 el nivel ma'ximo.minimo pra iguales ingresosdistinta accesibiiidadfamilias concomparaci 6 n de 

en plaza son 20 afios oe termino
 
y asumiendo cue las condiciones rnormales 


y 90% de financiamento. 



INGRESO FAMILIAR REQUERIDO PARA VIVIENA 

Precio Venta Sin Ley 	 Con Ley Practica 
de Vivienda 12.75% 	 Maximo Usual 

7.75% 
10.000 $421 30O 	 t332 
12.500 t526 $375 	 t414 
15.000 $631 $450 	 $497 
17.500 $736 $525 	 $580
 
19.998 t847 600 	 $663 

La diferencia entre las condiciones mAximas otorgables seg'n ley y la 
prictica usual, se debe a que los intermediarios financiarios, mer 
tratarse de familias de ingresos modestos, buscan crear ciertas 
protecciones para que, caso de varfaciones bruscas en la tasa de interns, 
no se afecte la capacidad de pago de las familias meta del programa, y 
con ello se evitan problemas de morosidad.
 

No hay duda de que a6n aplicando la tercera columna, la modificaci6n 
de las condiciones es extraordinaria y cambia el perfil del mercado,
 
sustancialmente. 

Aplicando las condiciones precedentes a la distribuci6n de ingresos 
resulte. 

RELACICN IGRESOS
 

Percentil Ingreso Vivienda Vivienda 
Familiar Accesible Accesible 

Metropolitano Sin Ley - 3 Con Ley - 3 

30.0 326 7.750 9.830 
35 386 9.170 11.640 
40 450 10.700 13.600 
45 512 12.170 15.440 
50 585 13.900 17.600 

El cambio es irportante desde la perspectiva del programa 013, pues 
de poder trabajar unicamente con un decil, y dentro de una gama limitada 
de precios de vivienda, se duplican los deciles a atender y 1o gama de 
piecio se hace muchto mis interesante y mas apropiada para la gesti6n del 
sector privado, lo que es tanto mis importante cuando del 6xito del 
programa 013 se trate. 

D. Impactos tributarios 

A pesar de todos los puntos positivos, uno de las criticas que se ha 
hecho a la ley, se basa en la disminuci6n de ingresos efectivos que al 
gobierno le resulta por los cr~ditos fiscales qe de la aplicaci6n de la 
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iey se derivan. Al estudiarse la ley, y recorxDciendose lo importante de 
la argumentacion, se presentaron dos argumentaciones bisicas. 

1: El beneficio qeneral que mntener la actividad econo6mica de 

vivienda positivamente incentivaclo comensa el gasto fiscal 

incur rido. 

2: 	 Adicionalmente se argumento, que los ingresos para el estado 

provenientes de las inversiones adicionales en vivienda, 

minimizaban cualquier supuesto efecto negativo que se derivase de 

los cr~ditos fiscales. 

Si bien el pinto 1, es reconocido y aceptado en forma general, se 

precisa cuantificar el efecto monetario de la medida, pues para cualquier 

6ste sea de la vivienda hay un costo m6ximo tolerable.beneficio, aunque 

Sobre la base de cuantificar los resultados, al momento de estudiar 

la ley se hizo un estudio del impacto general de las medidas, resultando 

estas en general positivas, para los supuestos de efectivo aumento en la 

gesti6n habitacional. 

Si bien en lo macro el arnAlisis es correcto no es directamente 
en irs detalle, los beneficios y costosaplicable, al tratar de ponderar 

directos del HS. Esto es asi pot operar el programa con sectores de 
ingresos cuya tasa marginal irm-.,itiva es baja, y por ende es m's 

tasas de intere's efectiva.sensible a los efectos de la conversi 5 n de 

De otro lado l grupo meta del programa 013, es el beneficiado con la 
amplia deducci6n por intereses y en consecuencia la quemas 


proporcionalmente, mas credito fiscal insume.
 

A efectos de obtener un calculo aproximado con la realidad, se ha 
tornado el siguiente ejemplo, de un cliente potencial usuario del programa 
W1-013. 

Ingreso familiar - 50O por mes, 6.000 por aEo 

Asumiendo que decide asignar $100 por mes para pago de casa, y con 
tasa en el mercado de 7.75% compra una vivienda de $13.500 con unauna 

hipoteca de 12.150 - la aplicaci6n de la ley reflejara la siguiente 
situaci6n en los primeros 10 afos. 

AU
 



X4O INTERESES INTERESES CREDITO DEDUCCICN BEEFICIO* 
PACAXOS COrRACIULS AL BANCO POTENCIAL ADICICNAL 
7.75% 12.75% (Ley 3) AL PRESrA.TARIO FN RBASE 

S13UN LEY LEY-3 

1 932.40 1.541.00 608.70 130.60 478.10
 
2 911.10 1.522.00 610.90 129.10 481.80 
3 888.15 1.500.30 612.15 127.50 484.65 
4 863.35 1.475.70 612.35 125.65 486.70
 
5 836.60 1.447.80 611.20 123.60 487.60
 
6 807.60 1.416.00 608.40 121.20 487.20
 
7 776.30 1.380.00 603.60 118.50 485.15
 
8 742.60 1.339.20 596.60 115.45 481.15 
9 706.10 1.292.80 56.70 i1.90 474.80
 

10 666.65 1.240.10 573.45 108.00 
 465.45
 

* Perdida neta al gobierno. 

Como claramente se aprecia en el cuadro precedente, la ley beneficia 
sustancialmente a los sectores modestos casi triplicando el efecto que
generaba la ley tributarta. 

El punto ahora por tanto seri compxrar estos beneficios, con el 
ingreso recibido por el gobierno. En la presentaci6n de la ley de
hipotecas preferenciales a la Asamblea Legislativa, se determin6 en un 
20%, el ingreso esperada, lo que es casi exactamente igual al estudio 
efectuado por la Camara de la construcci6n, como a pago a diversos planes
de gobierno, en que se cuantifica este ingreso al iEstado, en exactamente 
21.14% de la inversi6n realizada.
 

Ahora bien, el ingreso del gobierno es por una sola vez, en tanto que
los beneficios son por diez a~os, por ello para hacer comprables los
datos, deberan llevarse a valor presente, los beneficios anuales
estimados. Para este cAlculo se considerarcin dos hipotesis, que el 
cliente no hiciera use del beneficio fiscal anterior (caso A), como
 
sucede con la mayoria de los familias de estos ingresos, y que si lo
hiciera (caso B), en ambos hipotesis la tasa de descuento serA la misma 
de los Bancos (1.75%). 

tt) 

http:1.240.10
http:1.292.80
http:1.339.20
http:1.380.00
http:1.416.00
http:1.447.80
http:1.475.70
http:1.500.30
http:1.522.00
http:1.541.00
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CASO BCASO A 

VALOR BEEFICIO VALORANO CREDITO 
AL BANCO AhIUAL ADICICNAL AMAL
 

478.10 478.10
1 608.70 608.70 

2 510.90 541.30 4!31.90 427.30
 

381.20
3 612.15 481.50 484.65 


4 612.35 427.20 486.70 339.50
 

5 611.20 378.20 487.60 301.70
 
487.20 267.40
6 G08.40 333.90 


7 603.65 293.80 
 485.15 236.10
 

8 596.60 257.50 481.15 207.70
 

9 586.70 224.60 474.80 181.80
 
465.45 158.00
10 573.45 L94.70 


TOTAL 3741.90 TOAL 2978.80 

Conocido estos datos, se comparan a continuaci6n con el ingreso 

estimado al Estado 

Ingreso Estimado: 
- Valor vivienda: 13.500
 

- Ingreso al Estado: 21.14%
 
Ingreso: 2.o)j .90
 

CASO B
CASO A 

a - valor actual - 3741.90 
 2978.80
 

2853.90
b - ingreso estado - 2853.90 


% a/b 76.3% 95.8%
 

En el caso B, los ingresos, equipara casi totalmente los gastos 

previstos, en el caso A, existe un desfase dei 23.7%. 

Ahora bien, deben tenerse en cuenta varias cosas al concluir este 

examen:
 

1 - En ambos casos el flujo para el gobierno es positivo los 

primeros a~os (seis en el caso A, y nileve en el caso B), ya que 

el ingreso es actual, y el gasto diferido.
 

2 - T"bdos los cambios que puedan producirse en estos diez aEos de 

vida (amortizaciones adicionales, venta de la vivienda), mejoran 

la posici6n del gobierno al reducir o eliminar el cr4dito fiscal. 

del medio ambiente sanidad,3 - El efecto reducido, en mejora 
delincuencia etc., que el tener debidamente asentada a la 

mayoria de la poblaci6n conitleva puede decirse que ma's que 
reducido gasto potencial.compensa este 



visto as! Al 2prctnlca,~ y cracia 1,-- coflu"r iivtcrro c&Moymil~ y 0-)w) 

pl.tca vilu.. o, Inw: mN le~c~ resi .ia ci ~~'l~51l-t-i 
2.f'i. :v1'Ji"M yI wrr:. :3n !siop1t22fl fpr0\oC.''.r oL5 LOW~a de los 21) 
ciloe "A w, qlo i. la sumri 2 dor 1(13 OwsD~s iml2v7 ial los 
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.Inexo 

CAJA DE AHORROS 

ACOGIDOS A LA LEY DE INTERESES PREFERENCIALES 

HI POTECA 

PROYEIo NO. UNIDAD 

Villa Serena 
Urbanizaci6 n Terenar 
Villa Charlotte 
Urb. los Alpinos 
Ubr. Villa NomkA 
Urb. La Florida 
Urb. San Mateo 
Urb. Alto Verde 
Colinas Dora ol 
Altos de Santa Maria 
Altos del Nazareth 
Condominio La Alameda 
Condominio El Carey 

Condominio Santa BArbara 

Condominio Ana Maria 
Condominio Avenida "B" 
Cond. Carmen Edith 
Cond. La Locer a 
Cond. Hilton Park 
Resid. Vista Alegre 
Cond. Plaza San Marcos 
Condominio Paris 
Cond. Las Terrazas 
Villa Lucre 
Cond. Del Cid 
Plaza Centro 
Condominio Marati 
Condominio El Condor 
Res. Villa Vista 
Urbanizaci6 n Anasa 
La Fuente del Chase 
Urb. La Granja 
La Providencia 
La Providencia 
Urb. Brisas del Valle 
Altos de Pilar 
Cond. Montego Bay 
Campo Linberhg 
Villas de Bonanzas 
Las Acacias 
Cerro Viento 
Villa San Cristobal 
Res. Villa Olga 

10 
20 
15 
35 
17 
23 
28 
10 

126 
10 
22 
1 

44 
15 
6 
6 
16 
8 

16 
450 
26 
16 
34 

172 
18 
11 
17 
12 
6 
5 

60 
20 
16 
20 
17 
45 
96 
12 
20 
50 
50 
15 
6 

32,500.00 
19,000.00 
18,000.00 
24,500.00 
14,000.00 
16,500.00 
19,855.00 
22,600.00 
26,875.00 
36,700.00 
27,000.00 
50,000.00 
15,045.00 
20,000.00 
28,900.00 
28,800.00 
31,000.00 
49,400.00 
46,800.00 
9,V'0.00 
43,300.00 
21,250.00 
43,200.00 
19,000.00 
21,250.00 
39,200.00 
29,250.00 
38,600.00 
50,000.00 
23,000.00 
17,100.00 
13,050.00 
18,200.00 
23,550.00 
15,300.00 
16,700.00 
12,000.00 
40,800.00 
40,000.00 
20,000.00 
27,000.00 
15,200.00 
37,500.00 

TCTALES 1,622 



BANCOS HIPOTECARIOS PRIVADOS 
ACOGIDOS A LA LEY DE INTERESES PREFERENCIALES 

RNPOTECA 
P1 J J NO" ONIRDAD 
Altos Parque Lefevre 36 
 22,230.00
Condominio Coliseo 

Residencias Iocio 

22 34,996.00

12 
 21,500.00
Res. Casa Blarna 15 
 48,000.00Altos del Pomeral 
 120 
 45,000.00
Colonias del Prado 
 26 
 16,346.00
Duplex 


£ 20,700.00Proy. Co]onia del Sol 20 36,000.00
Res. Los Almendros 12 20,790.00Res. Nuevo Hipidrono 24 23,977.00
Res. Bosques Altamira 14 22,500°00Urb. Altos del Romeral 50 45,090.00Urb. Los Robies 144 19,356.00Residencial Olimpico 
 131 
 18,762.00
Campo Linbergh 125 
 28,301.00
Reparto El Encanto 11 26,550.00Residencial Los Almendros 10 25,000.00Ubr. San Gerardo 10Radial 39,738.00I 10 44,154.00Urb. Llano Bonito 3 31,117.00Urb. Llano Bonito 12 29,446.00Altos de las Acacias 400
Urb. 18,000.00Pedregalito 12 19,700.00Inversiones Landa 
 35 
 22,500.00
Inversiones Landa 
 85 
 21,500.00
Res. Campo Verde 
 30 
 40,500.00
Urb. Colinas del Focio 
 16 
 50,000.00
Urb. Los Cipreses 
Residencial Campo 

6 45,833.00Verde 
 15 
 34,267.00
Proyecto Alta Vista 58Villa 33,200.00Lucre 
Proyecto Alta Vista 

230 19,000.00

58 
 33,200.00
Villa Lucre 
 230 
 19,000.00
Villa Lucre 
 250 
 20,000.00
Altos de Cerro Viento 
 235
Urb. Colinas del Golf 25,000.00
10 24,138.00Res. Las LMnas 

Proyecto Villa Elvia 
40 17,100.00

7 18,000.00Urb. La Florida 
 10 
 19,350.00
Condominio Villas Obarrio 
 10 
 45,500.00
Edif. Mirador Marbella 4 50,000.00 

http:50,000.00
http:45,500.00
http:19,350.00
http:18,000.00
http:17,100.00
http:24,138.00
http:25,000.00
http:20,000.00
http:19,000.00
http:33,200.00
http:19,000.00
http:33,200.00
http:34,267.00
http:45,833.00
http:50,000.00
http:40,500.00
http:21,500.00
http:22,500.00
http:19,700.00
http:18,000.00
http:29,446.00
http:31,117.00
http:44,154.00
http:39,738.00
http:25,000.00
http:26,550.00
http:28,301.00
http:18,762.00
http:19,356.00
http:45,090.00
http:23,977.00
http:20,790.00
http:36,000.00
http:20,700.00
http:16,346.00
http:45,000.00
http:48,000.00
http:21,500.00
http:34,996.00
http:22,230.00


Edificio Alvin 
Condominio El Baron II 
Condominio Aventura 
Edificio Aristi 
Res. Villa Vista 
Urb. La Colina 
Condominio La Alameda 
Altos de Santa Maria 
Condominio Demerali 
Urb. Linda Vista 
Edif. La L-oceria 
Duplex 

Proy. Villas Bonanza 

Pes. Dna Villa 

Altos de Los Sauces 

Viviendas 

Corndominio Del Pacifico 

Condcminio Evita 50 

Condominio La Ibtonda 

Condominio LIpe, 
Condominio Mirasol 
Condmcinio Olga 

Cond. San Francisco 

Desarrollo San Fco. 

Urb. Residencial San Gerardo 

Viviendas 

Condominio Vizcaya 

Condominio Don Tacho 


4 
48 
30 

10 

24 

5 

5 


18 
13 


180 

21 

2 


13 

2 


24 

8 

6 
6 

15 
12 

12 
7 


10 
6 
10 

3 


20 

14 


A9,600.10
 
41,667.00
 
40,000.00
 
50,000.00 
50,000.00
 
46,325.00
 
50,000.00
 
42,644.00
 
48,462.00
 
24,250.00
 
23,919.00
 
36,000.00
 
31,500.00
 
50,000.00
 
39,583.00
 
39,500.00
 
6,000.00 
0,000.00 

31,714.,00 
33,333.00
 
31,050.00 
49,731.00
 
36,400.00 
31,450.00
 
39,100.00
 
50,000.00
 
50,000.00
 
50,000.00 

http:50,000.00
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http:50,000.00
http:39,100.00
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http:46,325.00
http:50,000.00
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ESTIMATE OF THE POTENTIAL MAPKET FOR HG-013 SOLUTION 
TYPES
 

Section VI, Technical Cbnside, itions: highlights a series of issues 

which currently constrain the expansion of private sector activities 
into 

It notes, however, the overwhelmingA.I.D.'s below median incx)me market. 


demand for the few projects already developed for this income stratum.
 

The section concludes with a presentation of illustrative 
solution types
 

which provide an appropriate technical response to the 
concerns of the
 

private sector.
 

to provide supporting
To address issues raised in the PID ar 


documentation for the Project Paper, it was initially 
envisaged that
 

One of these studies
 
several special analyses were to be carried out. 


of effective demand for units within
 was to denonstrate the level 

A local consultant group was to be sub-contracted
 A.I.D. 's price range. 


to carry out this study. However, in the early stages of Project Paper
 

to carry out this study because it was
 was notdesign, it decided 
be.lieved that sufficient information already existed 

in Panama on
 

effective demar.
 

In its place was substituted the idea of carrying 
out a brief
 

arket for the solution types proposed for
 analysis of the potential 

The present annex uses and updates the
 A.I.D. 's designated target group. 


1980 census to identify the current living conditions 
of A.I.D.'s target
 

for the M-013 
group and, thereby, to quantify the potential 

market 


Program. This arlysis is complemented with several interviews with
 

private sector suppliers of lower cost 
shelter.
 

A.I.D.'s target group has been defined in Section 
VI as those
 

households earning between $200-$600 !y-r 
month (20th-50th percentiles). 

This aruex estimates the universe of families 
within this income range
 

which would potentially comprise the market 
for W-3-013 solution types.
 

It discusses the proportion of this market which 
can actually be served
 

by the I-7I-013 Program and attempts to identify other 
private and public
 

sector initiatives which could serve the 
residual group.
 

From information readily available from the 
1980 Census of Populaton
 

and Housing, the analysis that follows defines 	the principal target 
area
 

For the purposes of this
 
for W-7-013 as the Panama Metropolitan area.!] 


1/ "Censos Nacionales de 1980, Resultados 
Avanzados por Muestra, Volumen
 

1. Viviendas y Hogares", Republica de 
Panama, ODntraloria General de la
 

Republica, Dirreccion de Estadistica y Censo, 
May 11, 1980.
 



analysis, the Panama Metropolitan Area is defined as comprising the 
Districts of Panama and San Miguelito. The population of these two 
districts in 1980 was 624,000. It is estimatd that this metropolitan 
population has increased to 734,000 in 1986.2/ Interviews with public 
and private sector institutions have identified this area as currently 
experiencing the greatest housing shortages within the extended 
metropolitan area which also includes Chorrera and Arraijan. In this 
area is also found the largest demand for mortgage lending. A broader 
target area would only tend to increase the potential market for shelter 
solutions financed by W3-013. 

The previously cited 1980 Census of Populatio and Hbusing serves as 
the point of departure for the present analysis. 3 / Table 3 (located at 
the end of this annex) presents the results of the methodology described 
in footnote 3/. This table classifies the 1980 universe of households 
living in the metropolitan area of Panama and San Miguelito which earn 
between the 20th and 50th income percentiles according to condition, 
occupants and number of rooms of the dwelling unit. Thiis table also
 
updates these figures to 1986 based on a 2.74 percent annual growth rate
 
in population and a distribution of total -wleling units among conl'ition 
categories assuming that 1980 percentages and household sizes remain 
constant for 1986. Table 1 structures the updating of 1980 Census 
figures to 1986. 

2/ Assuming annual growth rate of 2.74 percent for metropolitan area for 

1982-87 projected in Table E-3 of "Urban Development Assessment: 
Panama", Volume 2, Robert R. Nathan Associates and The Urban Institute, 
January 1985.
 

2/ Table V-36, p. 247 of Censos Nacionales de 1980, Resultados Avanzados
 
por Muestra, Volumen I., Viviendas y HTgares, distributes occupied 
dwelling units in the Districts of Panama and San Miguelito on the basis 
of condition, occuprants and number of rooms. The present analysis 
assumes an occupancy rate of one household per dwelling unit. In order 
to determine the number of households between the 20th and 50th income 
percentiles (i.e., A.I.D.'s target group) for each sub-set, a 
cross-tabulation by household income is required. Unfortunately, this 
cross-tabulation was not available at the Census Office and time did not 
permit the processing of a new computer run to obt-ain this information. 
However, due to the indicative objectives sought for the present 
exercise, it is reasonable to apply the global household income 
distribution for the combined districts of Panama and San Miguelito to 
each sub-set of Table V-?6 as a proxy for the required cross-tabulation. 
This step breaks out A.I .D. 's target group from the global figures. In 
order to carry out this ,xercise, the 30 percent of the 1980 census 
population between the 2)th and 50th percentiles was applied to each 
sub-set to approximate a corresponding target population for 1980. 



Table I 

PROJECTIONS OF POPULATION AND NUMBER OF DWELLING UNITS
 

BY CONDITION 1/
 

PANAMA METROPOLITAN AREA 

19009/
 
POPULATION 1980-1/ 1986 (Est.)
 
DISTRICT POPULATION No. of Ave. Household Population No. of
 

Dwelling Units Size (persons/D.U.) Dwelling Units
 

4.2 550,071 130,969

PANAMA 467,715 110,547 


5.2 183,893 35,364
SAN MIGUELITO 156,361 30,352 


733,964 166,333
TOTAL 624,076 140,899 


DWELLING UNITS
 

1980 - No. of 1986 - (Est.) NQ. of
 

%
DISTRICT Dwelling Units./ % Dwelling Units2 / 


109,300 100.0 129,492 100.0
 
'Permanente" 46,105 42.2 54,646 42.2


PANAMA 


"Semi-Permanente" 4,350 4.0 5,180 4.0
 

1.7 2,201 1.7
"Improvisada" 1,890 


"Apartamiento" 35,780 32.7 42,344 32.7
 
19.4 25,121 19.4
"Casa de Vecindad 21,175 


100.0 35,321 100.0
SAN MIGUELITO 30,315 

81.6 28,822 81.6
"Permanente 24,735 


"Semi-Permanente"l 2,735 9.0 3,179 9.0
 

"Improvisada" 1,020 3.4 1,201 3.4
 

"Apartamiento" 1,340 4.4 1,554 4.4
 
565 1.6
"Casa de Vecindad 485 1.6 


1980".
1/ Condition types and population figures from "Censos Nacionales de 


2/ Net of collective liviny arrangements (jails, hotels, hospitals, etc.) and non-dwelling units used
 

for shelter (shops, garages, etc.).
 

Viviendas y Hogares
Source: "Census Naclonales de 1980", Resultados Avanzados por Muestra, Volumen 1., 

and elaboration by Project Paper Team.
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On the basis of the total number of targe grou households estimated 
to be living in the Panama Metropolitan area in 196, those households in 
the following conditions are assumed to be the potential market for 
h1-0l3 shelter solutions: 

* Ibuseholds in "Improvisada" dwelling units 
* Households in "Casa de Vecindad" dwelling units 
* 	 Households inovercrowded conditions (four or lore occupants 

per room)
* 5 	 percent of households in "Permanente" dwelling units 
* 20 percent of households in "ipartamiento" dwelling units4/
 

Tables 1 and 3 are presented as background information so that the 
reader can replicate the analysis and modify any assumptions as desired. 

Table 2 summarizes the potential mai:et for E{-013 housing solutions 
by market category. The table estimates a potential 1986 market of over 
17,000 dwelling units within the Panama Metropolitan area from A.I.D. 's 
below meian income target group. Seventy-three percent of this 
potential market currently resides in "Casa de Vecindad" and/or 

4/ 	The Census office defines these housing types as follows:
 
* "Improvisada" - Substandard units constructed of scrap wood, used 

zinc 	roofing sheets, cardboard, etcy
 

* "Casa de Vecindad" - Deteriorated 2-3 storey multi-family wooden 
structures with shared sanitary facilities primarily located in
 
the old part of Panama City;
 

* 	 "Permanente" - Units constructed of durable materials such as 
reinforced concrete, cement blocks, brick, stone and wood; 

* "Semi-permanente" - Units constructed from materials of limited 
durability such as "quinche", adobe, cane, straw and bamboo
 
(usually found in rural or semi-urban areas of country);
 

* "Apartamiento" - Units which occupy part of a building with 

separate sanitary facilitiest includes duplex and condominium
 
units.
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Table 2 

ESTIMATE OF p(JENrIAL MARKET WITHIN A.I. D.'S TARGET GROUP
 

(201'H-50th percentiles)
 

FOR HG-013 SOLUTION TYPES
 

PANAMA METROPOLITAN AREA
 

MARKET CATEXORY POTLWIAL MARKET 

1980 1986 

1. Households in "Improvisada" 

Dwelling Units 883 1,040 6.0 

2. 	Households in "Casa de
 

6,478 7,619 44.2
Vecindad" Dwelling Units 


3. Households in Overcrowded
 

Conditions 	(4 or .iore
 

4,218 4,961 28.8
 
occupants per room) 


4. 	5% of Houseiolds in
 

"Semi"Permanente" and " 

1,154 6.7
 
Permanente" Dwelling Units 981 


5. 20% of Households in
 

"Apartamiento" Dwelling 
2,461 14.3
2,093
Units 

TOTAL 14,653 17,235 100.0
 

Note: 2.74%/year annual growth in potential market 
between 1980 and 1986.
 

Project Pater Team elaboration of 1980 Census 
data.
 

Source: 
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overcrowded housing conditions. It is estimated that the potential
 
market increased at an annual rate of 2.74 percent between 1980 and 
1986. For the purposes of this analysis, it will be assumed that this 
annual growth rate continues for the three-year implementation period of 
13--013. The potential market will increase by approximately 1,500 units 
over the life of the 13 Program. 

Depending on -theaverage cost of a dwelling unit financed under the
 
$44 million [3 Program and the number of times the Program's funds, 
including the counterpart of the mortgage lenders, are rolled over, 
approximately 9,000 new units can be financed over the life of the 
Program. In addition, private sector institutions which have already 
begun to finance shelter units within A.I.D.'s price range will certainly 
continue to serve this potential market independently of the W3 Program. 
While this contribution is impossible to quantify at this time, it is 
expected that once these institutions become more accustomed to serving 
below median income families additional local resources will be channeled 
into this housing market. With the exception of some overlap with the 
lower stratum, of A.I.D.'s 13-013 market, the public sector will continue 
to serve the country's most needy families with incomes below the 30th 
percentile. Therefore, the total direct and indirect housing solutions 
generated by M.-013 can be expected to satisfy approximately 40-50 
percent of the potential market within A.T.D.'s target group.
 

On the basis of available information, this analysis has primarily 
tried to define the potential market, rather than the effective demand, 
for HG-013 housing solutions. However, as discussed in the text of the 
Project Paper, interviews with several private developers indicate an 
extensive, although largely unattended, demand for housing solutions at 
this lower end of the housing market. The surveying of private sector
 
developers and financial institutions, as well as potential target group
 
families, will be expanded during project implementation in order to
 
identify and better define the quantity and variety of solution types
 
which are affordable and attractive to this lower income clientele. In
 
the meantime, however, a 1985 report by the Ministry of RHusing (MVI)
 
provides an indication of the current lqvel of effective demand for new
 
units in the Panama Metropolitan area 5, This reprt shows that almost
 
11,000 households with an income of t200-600 in the Province of Panama
 
alone have registered with MIVI to request a new dwelling unit. Given
 
MIVI's current policy decision to serve only the country's neediest
 
households, it can be expected that a high percentage of these 
households, particularly at the upper ond, would provide the market for 
the private sector initiative envisaged under 13-013. 

5/ "Actual Hbusing Demand for New Units, Upgrading and Tenure 
Legalization by Household Income", Office of Social Affairs, Department 
of Social Analysis, Ministry of Housing (MXVI), April 1985. 



Table 3
 

UNIVERSE OF HOUSEHOLDS LIVING IN PANAMA METROPOLITAN AREA
 

EARNING BETWEEN 20TH AND 50TH INCOME PERCENTILES
 

ACCORDING TO HOUSING TYPE AND NUMBER OF OCCUPANTS
 

1980 AND 1986
 

(1986 estimates in parentheses)
 

TYPE OF HOUSING/
 
NO. OF OCCUPANTS 


"Casa Individual"
 

"Permanente"
 

1 


2 


3 


4 


5 


6 


7 


8 


9 


10 & more 


TOTAL 


(1,629) 

1,384 


(2,379) 

2,023 


(3,421) 

2,910 


4,174 

3,549 


(4,050) 

3,445 


(3,306) 

2,810 


(2,489) 

2,118 


(1,238) 

1,053 


(799) 

680 


(1,282) 


1,089 


21,051 (24.7A71 

NUMBER OF ROOMS IN UNIT
 

1 2 3 4 	 5 & more
 

(613) 	 (396) (287) (211) (122)
 
521 336 244 179 104
 

(548) 	 (487) (629) (398) (317)
 
466 414 535 338 270
 

(633) 	 (617) (773) (902) (496)
 
538 525 658 767 422
 

652 708 1,054 1,043 717
 
554 602 896 887 610
 

(608) 	 (623) (1,029) (1,040) (750)
 
517 530 875 885 638
 

(420) 	 (495) (818) (907) (666)
 
357 421 695 771 566
 

(334) 	 (390) (618) (651) (496)
 
284 332 526 554 422
 

(334) 	 (390) (618) (651) (496)
 
130 183 282 239 219
 

(100) 	 (154) (207) (182) (156)
 
85 131 176 155 133
 

(138) 	 (215) (338) (320) (271)
 

117 183 287 272 230
 



UNIVERSE OF HOUSEHOLDS LIVING IN PANAMA METROPOLITAN AREA
 

EARNING BETWEEN 20TH AND 50TH INCOME PERCENTILES
 

ACCORDING TO HOUSING TYPE AND NUMBER OF OCCUPANTS
 

1980 AND 1986
 

(1986 estimates in parentheses)
 

TYPE OF HOUSING/ 
NO. OF OCCUPANTS TOTAL NUMBER OF ROOMS IN UNIT 

"Semi-Permanente" 
1 (347) 

296 

1 

(240) 
204 

2 

(87) 
74 

3 

(16) 
14 

4 

(2) 
2 

5 & 

(2) 
2 

more 

2 (305) 

258 
(179) 

152 
(91) 

77 
(18) 

15 
(13) 

11 
(4) 

3 

3 (274) 
233 

(142) 
121 

(93) 
79 

(18) 
15 

(15) 
13 

(6) 
5 

4 (351) 
300 

(193) 
164 

(97) 
83 

(30) 
26 

(20) 
17 

(11) 
10 

5 (347) 
294 

(166) 
141 

(121) 
103 

(37) 
31 

(15) 
12 

(8) 
7 

6 (280) 
238 

(126) 
107 

(89) 
76 

(42) 
36 

(13) 
11 

(10) 
8 

7 (228) 
193 

(99) 
84 

(80) 
68 

(22) 
18 

(18) 
15 

(9) 
8 

8 (127) 
107 

(56) 
47 

(47) 
40 

(22) 
18 

(2) 
2 

(--) 
-

9 

10 & more 

(79)
67 

(168) 

(34)
29 

(66) 

(21)
18 

(53) 

(18)
15 

(15) 

(4)
3 

(27) 

(2)
2 

(7) 

143 56 45 13 23 6 

2,129 (2,506)I
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UNIVERSE OF HOUSEHOLDS LIVING IN PANAMA METROPOLITAN AREA
 

EARNING BETWEEN 20TH AND 50TH INCOME PERCENTILES
 

ACCORDING TO HOUSING TYPE AND NUMBER OF OCCUPANTS
 

1980 AND 1986
 

(1986 estimates in parentheses)
 

TYPE OF HOUSING/ 

NO. OF OCCUPANTS TOTAL 

"Improvisada" 

1 (186) 
158 

2 (118) 
99 

3 (140) 
120 

4 (127) 
107 

5 (125) 
106 

6 (101) 
87 

7 (104) 
88 

8 (63) 
54 

9 (27) 
23 

10 & more (49) 

41 

883 (1,040) 

1 


(151) 

128 


(80) 

68 


(77) 

65 


(76) 

64 


(66) 

56 


(52) 

44 


(46) 

39 


(24) 

20 


(10) 

8 


(19) 


16 


NUMBER OF ROOMS IN UNIT
 

5 & more
 

(4)
 
3
 

(--) 

(2)
 

2
 

(4)
 
3
 

(2)
 
2
 

(--) 

(--) 

(4)
 
4
 

(--) 

(--) 

2 


(27) 

23 


(30) 

25 


(50) 

43 


(37) 

31 


(45) 

38 


(27) 

23 


(38) 

32 


(26) 

22 


(9) 

8 


(12) 


10 


3 


(2) 

2 


(4) 

3 


(11) 

10 


(6) 

5 


(10) 

8 


(18) 

16 


(16) 

14 


(7) 

6 


(6) 

5 


(17) 


14 


4 


(2) 

2 


(4) 

3 


(--) 

(4) 

4 


(2) 

2 


(4) 

4 


(4) 

3 


(2) 

2 


(2) 

2 


(1) 


1 




UNIVERSE OF HOUSEHOLDS LIVING IN PANAMA METROPOLITAN AREA
 
EARNING BETWEEN 20TH AND 50TH INCOME PERCENTILES
 

ACCORDING TO HOUSING TYPE AND NUMBER OF OCCUPANTS
 
1980 AND 1986
 

(1986 estimates in parentheses)
 
TYPE OF HOUSING/ 
NO. OF OCCUPANTS TOTAL 

"AparLtaiento" 

1 (1,580) 
1,344 

2 (2,248) 
1,912 

(2,410) 
2,050 

(2,43") 
2,075 

5 (1,843) 
1,567 

6 (1,137) 
966 

7 (697) 
593 

(307) 
262 

9 (189) 
160 

0 & more (214)
182 

11,111 (13,064) 

NUMBER OF ROOMS IN UNIT 

1 2 3 4 5 & more 

(330) 
281 

(316) 
269 

(258) 
220 

(193) 
164 

(118) 
101 

(85) 
72 

(59) 
50 

(20) 
17 

(13) 
IA 

(16)
14 

(675) 
574 

(874) 
743 

(891) 
'758 

(758) 
645 

(512) 
435 

(268) 
228 

(172) 
146 

(76) 
65 

(42) 
36 

(63)
53 

(384) 
326 

(662) 
563 

(813) 
691 

(841) 
715 

(682) 
580 

(436) 
370 

(260) 
221 

(115) 
98 

(68) 
57 

(74)
63 

(122) 
104 

(226) 
192 

(277) 
236 

(437) 
372 

(334) 
284 

(217) 
185 

(118) 
101 

(68) 
58 

(41) 
35 

(50)
43 

(69) 
59 

(170) 
145 

(171) 
145 

(210) 
179 

(197) 
167 

(131) 
1il 

(88) 
75 

(28) 
24 

(25) 
21 

(11)
9 



UNIVERSE OF HOUSEHOLDS LIVING IN PANAMA METROPOLITAN AREA
 
EARNING BETWEEN 20TH AND 50TH INCOME PERCENTILES
 
ACCORDING TO HOUSING TYPE AND NUMBER OF OCCUPANTS
 

1980 AND 1986
 
(1986 estimates in parentheses)
 

TYPE OF HOUSING/
 
NO. OF OCCUPANTS TOTAL I.MBER OF ROOMS IN UNIT
 

1 2 3 4 5 & more
 

"Casa de Vecindad"
 

1 (1,821) (1,600) (201) (15) (4) (2)
 
1,548 1,360 170 13 3 2
 

2 (1,366) (1,101) (219) (35) (7) (4)
 
1,160 936 186 29 6 3
 

3 (1,288) (963) (260) (41) (18) (6)
 
1,095 819 221 35 15 5
 

4 (1,048) (804) (199) (23) (11) (LL)
 
892 683 169 20 10 10
 

5 (821) (555) (216) (35) (9) (6)
 
698 472 183 30 8 5
 

6 (515) (336) (147) (23) (7) (2)
 
439 206 125 20 6 2
 

7 (370) (257) (87) (20) (2) (4)
 
314 218 74 17 2 3
 

8 (L81) (108) (42) (16) (Il) (4)
 
154 92 36 14 9 3
 

9 (92) (62) (20) (4) (4) (2)
 
78 53 17 3 3 2
 

10 & more (117) (74) (32) (9) (2) (--) 
100 63 27 8 2 -

6,478 (7,619)
 

Source: Project Paper Team elaboration of 1980 Census data.
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INTIROIJUCICO 

]I. Objectives andYOrganization 

The Imin objcctive of this study is t.o review artI asr;'ess the 

technical and roqulatory ii-nis anld stanrlrds that currently :influence the 
production cost.s ;rand aff-jrdabi lity of shal Lter projects in Parnmav,, ar] 

particularly in th? principal metropal itai ar-eas of Pan-ia and Colon. 
Th-is study also est imtes the approxiwte r,-duct.ion in unit cost which 

could be achieved throuqh changes in those rvrms and standatrd. Based on 

the information which is gathered, rcc'olhIineid._ions will be providedj on 
the strategy which should be followed y h,, Mission with regard to this 
issue. 

This technical annex examines ,- r.nIe of solution types which 

respond to AID's Wxiow median income innd.-,te, and at the same time meet 

the requirements for private sector involvem,.nt. One of the main 
the work his been 	 this range shel ter solutionconcerns of 	 to establi sh of 

types so that: 

a) 	 conuierc ial imortgage hi.ks iro willing to fitrlonce the! units 
(given ta;rq(Let group .o-m 0-cc ,-o)ic charact., ri';t icr) ; 

b) 	 private developers are will hlv to prxluce the uni ts 

acc)rding to technic Al, (xx)no ic al] market consizderat ions; 

c) ds lx-seho]h ow the median ir-)ime can afford and wish to 

The report ir; divided into three min sections. First, a 
in the regulatorydescriptiv, revi,.w of the norms and stlaiILIs contained 

framework of prbl. ic agencies is presented; secxnd, an iI lustrative 

analysis of actu,il projects developld by pihlic and private institutions 

is carried ouiL; anl] third, "generic" pro-j("' design criteria are used to 

illustrate the relationships between norms, costs Fi-I affordability to 

below 	median target households. 

The analysis performcd in the secon-id aiI third sect.i,)ns of this 

work has been facilitated through the use of the PADCO/Brtand 
tibles (generato- to determine the costAffordability Model. Outpdt were 

implications of changes in norms and stand,,ards, project design criteria, 

financial conritions an] a f fordabi lity. 

http:involvem,.nt


2. Sunuw-ry Conclusions arnl Nxox0irmendat. ions 

a) Conclusions
 

(1) In Pamtnma City al S-in Miguelito where zoninq, 
building, and infrastructire standards are subject to st ringent control 
and are believed by many hou,.inq specialists to be excessive, the l]ist 
costly house thit ca-n I> Luil I -f. a 12 [p:ercent im:rket rate is affordable 
by families with incomes around the modian (.585 Xe.r ilrrint 1). In 
Arraijan, only nine miles from downtown Pnmaa City, di F f rent voni nrg 
ordinances are applied and Iiiliing atxl infrastructure standards are 
subject to reductions through a n,-pt[i-it-ed process. lThere, private 
developers cin produce housiii:; afford-ibie by families whose immes fall 
at the 30th percentile of incov)me distribition (t326 per un)nnth). Arraijan 
is experiencing a boom in low ,_o)st YDl irq &Oistrtct.ieri tc-use of the 
way construction ard land development norms and standards are applied. 

(2) The Preferential Interest itte t.brtqaqe l,-aw was 
promulgated to stimulate iernir] for housing and to over,-me th.v problems 
of building lower cost holusi' 1 in the urhinn frincl btw. ,n P.L1rurvl City 
and Tocutien. FBy reducing int',-o . rte costs, ii Ii ty 1.e Io'.r,-i(1ce,, 

income markets was augmented.
 

(3) If new la d(levelopment atnd [i ildinq( .;t;, rldark; are 
applied more uniformly to url.i. are;as in PMnai - private d,:velof rs will 
be able to produce low.r o)st losi ing which %.r)uld ho; accessible to 
families whose incomes fall. 1-1,w,-,en t'300 and q:(i por ryinilh in lhe areas 
of Panama City, ald leyond. rd-,ced interestSan Miguelit,, n-rdv::r, 
rate costs to ompensate for high innstrc. n'. be aso)n.;ts witl 
important.
 

b) Strategy Recommendations 

A two-tiered strat.egy is recxnmonded with regard to 
achieving reductions in housitgq norms and standards in order to better 
serve A.I.D. 's below median in,-ome households. Poth elements of the 
strategy cmn be pursued simultaneously and are already under discussion. 

From discussions with public and private sector 
professionals, it would applir that the time is favorable to Trove ahead 
with the dialogue on the reduction of urbuizat.ion -orms aryl slandards 
for lower income shelter dovl,)inent. A commission comnposed of public 
and private sector institut}ions, his been formed in the Ministry of 
fbusing (MIVI) to address this issue. F\irtherm)-Me, the Society of 
Panamanian Fngineers and Archi tecls (SPIA) and the Panamanian Chammer of 
Construction (CAPAC) are planning a series of seminars and conferences 
over the next several months whose pirpose is to raise the level of 
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professional understanding of this topic anY to prepare an agenda for the 

presentation of the private sector's position on this issue.
 

USAID/Panama should imike every effort to play an active role in these 

events and discussion groups. 

The tirst element of this strategy involves working closely 

with private sector developers and professional societies to achieve 

substantial cost savings through miniimim nyylifications in current 
to focus include improving the design andpractice. rl\.o aspects on which 

units, and-better site planning (percent marketablefinishing of dwelling 
area, lot size, type of circulation network, etc.).
 

Training courses and3 technical assistance should be provided 

in appropriate project planning and design to private developers during
 

the project preparation stage. Several computer based methodologies 

(including the PADCO/Bertaud model) hIave been developed to assist in this 
newprocess. To complement assistance in project planning and design, 


solution types slyou.ld be tested in market studies to ascertain their
 
the group.
affordability and acceptzbilit, by intended beneficiary 

The second element in reducing urb-Anization norms and 
the private sector andstandards must involve an intense dialogue between 

the public sector regulatory agencies. Ex.f,7ting urbanization regulations 
areas.currently permit lower cost d-" lopment in Panama's urban 


However, in actuality, they have rarely been applied.
 

Trhe goal of this public/private sector dialogue will be to
 

achieve the necessary flexibility in the ap)lication of urbanization
 

norms and standards to permit the construction of lor cost housing
 

the country's principal urban areas, and in particular in
solutions in 
the greater Panama Metropxolitan Area. USAID/ParFira %.,illhave to identify 

the most appropriate mix of rublic and private sector artors to support 

in this effort. As a starting point, USAID/Parmi-: slould encourage and 
SPIA and CAPAC with regard tosupport the initiative already begun by the 

norms and standiards.
 

The required private/public sector dialogue can be nourished 

through training exercises similar to thbse recomuended abave. Specific 
an imporfant role ininputs from foreign experts -:,in also play 


identifying relevant international experience in minimum standards for
 

residential development and in orienting and guiding this dialogue.
 

reflect to a great extent the Panamanian
Howeer, this dialogue must 
reality. International solutions, even where they are appropriate and
 

,,L: 


http:slyou.ld
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have performed saLisfactorily in other countries, should not be adopted
haphazardly for the Panamanian context. 
The Panamanian construction
 
sector has gained invaluable experience from recent lower standard
 
projects developed by private sector developers (particularly the project
in Arraijan). The lessons learned from these projects should be jointly
evaluated by SPIA and CAPAC to determine their relevance as a basis for a
 
national policy on minimum norms and standards. USAID/Panama has the 
opportunify to assist in the design and execution of this exercise.
 

Te training programs and follow up technical assistance in 
project design should focus on alternative norms and standards which are
 
appropriate in the Panama context and the cost implications oE high

standard urbanizations and how trade-offs in the design of specific

infrastructure components (roads/streets and stormwater drainage) impact
 
on total costs.
 

A. REVIEW OF SUBDIVISION AND INFRASTR3C-qRE 3TANDARDS 

1. Background 

Subdivision norms and standards for residential developments in
 
the Panama District are found in the document "Normas de Desarrollo
 
Urbano para la Ciudad de Panami", prepared by the Urban Development

Directorate of the Ministry of Ibusing (MIVI) in 1978.1/ 
 This document 
was based on revisions made to the original document oNrmas de 
Desarrollo Urbano para el Distrito de Panama" of 1967.-/ 

V Normas de Desarrollo Urbano para la Ciudad de Panama, Resoluci6n No. 
150-83, Anexo I, Resumen de Decretos, Leyes, Resoluciones y Acuerdos, 
sobre Desarrollo Urbano; Ministerio de Vivienda y Direcciones de 
Ingenieria Municipal de los Distritos de PanamA y San Miguelito; Octubref
 
de 1983.
 

2-/Normas de Desarrollo Urbano para el Distrito de Panama; Compilaci6n de
 
Disposiciones y Resoluciones Aprobadas por la Junta de rianificaci6n
 
!4.nicipal del Distrito de Panama 1960-1965; Departamento de Planeamiento
 
Regional y Plano Regulador de Instituto de Vivienda y Urbanismo; 1967.
 



The primary reasons for the 1978 revisions were the incorporation 

of the San Miguelito District into the norms as a result of accelerated 
urban growth, the acknowledged need to rationalize land uses, increasing 

densities and the need tc introduce greater flexibility in subdivision 

design. The last update oL this docLument was approved in October 
1983.2/ To date, "Nrmas de Desarrollo Urbaro para la Ciudad de Panama" 
represents the only standing set for urban development regulations in the 

entire country. 

In 1974, the Ministry of Ibusing began to prepare a document 

intended to guide urbAn development at the national level. The draft 

document, "Reglamento Nacional de Urbanizaciones y Parcelaciones", has 

been under discussion since 1976. MIVI has reviewed this document 

extensively and welcomed comments from other public as well as private 
still avitinginstitutioqs and individuals. The final 1985 draft is 

approval .4 

MIVI directly controls urban development in Panama City and the 

rest of the country through its fnction of originating, directing and 

the "planes reguladores" -- specifying werc -urbanization mayregulating 
take place, zoning, lotification and issuing of zoning maps. It 

undertakes these functions either alone or in consultation with the 

appropriate municipality. All planning is centralized in the Ministry's 
Panama City office. Municipailities tend to follow the general guidelines 

set by MVI, although anecdotal evidence suggests that they may impose 

additional restrictions at their own discretion. 

2. Types of Norms and Standards 

It is not the purpose of this section to fully describe what is 

contained in the regulations, but mainly to highlight the issu3s relevant 

to the successful implementation of the H Program under preparation. 

a) Residential
 

With respect to norms and standards, successful achievement
 

of the Program's objectives will largely depend on two aspects: first,
 

the planning and design of the lousing projects under zoning category
 

3/ Resoluci6n Nj. 150-83 de 28 de Octubre de 1983 por la cual se aprueba 

la modificaci6n y actualizau.iLon realizada al documento denominado "Normas 

de Desarrollo Urbano para la Ciudad de PanimA"; Gaceta Oficial No. 

19,973, Jueves 12 de Enero d(- 1984. 

4/ Reglamento Nacional de Urbanizaciones y Parcelacionesi Direcci6n
 

General de Desarrollo Urbano, Ministerio de Vivenda, panamn.4 1985.
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"NORMA R-E" (Special Residential) versus the high standard "tobrma R-l';
and second, the successful negotiations that have to be undertaken with
that this norm contains- The following sections briefly review the major
 

the pblic agencies in order to take full advantage of the flexibility

differences between projects designed under R- andril-
standards.
I 


"NORMAS" R-E"(RESIDEWIAL ESPECIAL)
and "R-1I" 
 (Low Density residential)
 
Single detached dwellings, Duplexes and Row*housing.
 

Net density up to 400 persons--er
R-E 
 hectare R-l
 
200
 

80 uits/ a 
 40 unr ts/na
 
Minimum lot area
 single detached 
dwellings
duplexes 


160m 2 

600m2
row units 


150m2 
 300m2
 

Maximum lot area 200m2 3A
 

Minimum lot width (frontage)

single 
detached
 
duplexes 


9.00mrts 
 30.00ms
row units 
 7 .50mts
6.00mrs
 
Minimum lot depth 


17.00mts 
 30.rnts
Maximum construction height 
 ground floor and 2 levels same

Ground occupation 
area 
 60% of lot area 

Open space 

50%
 

40% of lot area 
 50%
Built-up area 

80% of lot area 
 same
Frontage set-back 

whatever established 
 same
 

Lateral set-back or 2 .50mts from boundary
 
frontage 
of less than lOmts
 
more than l0mts 


.0ts50mts
 
row units .50ts
 

none
Backyard (set-back) minimum 

2.50mts 
 5.0mts
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R-E R-1 

Parking One parking space per unit. same 

Collective parking is pnnitted To be determined by 

at a maximmL distance o- 100omts. MVI according to 
project characteristics. 

lot size of 200m2 or less for Norm R-E allows the mostThe 

cost savings. Even lots with less than 120m2 will be considered 
in according toindividually by MIVI coordination with the Municipality 

its merits.
 

There are no special requirements for shelter unit design or 

construction specifications other than the signature of a registered
 

architect or engineer on the construction plans. MOP norms only apply to 

multi-story buildings and large structures. Minimum habitable space, 

built-up areas and finishes have been largely determined by private 

developers through experience with effective demand patterns and 

socio-cultural preference in urban and rural areas. Structural 

Epecifications are not high since Panama is not considered an 
seems to have aearthquake-prone area. Pizsponding to clinmatic conditions 

higher priority in shelter design and construction. 

b) Commercial
 

It is foreseen that these projects will include areas for
 

(See Annex 1).
commercial development which fall under norm C-3. 

They introduceDevelopers do not have problems meeting these norms. 

commercial lots not only as part of a marketing strategy and eventual 

compliance with norms, but also because these lots can be sold at a 

purpose within the project.higher price due to prefered location and 

c) Putic Spce
 

'
 
Article 6 of "Normas de Desarrollo TUrbano '5/establishes 

that in all private subdivisions of more than 20 hectares all areas 
for 

public circulation will be freely transferred to the Government, 

according to existing regulations. Furthermore, 5 percent of the 

remaining residential area will be freely transferred to the government
 

for parks and public buildings. The Private Sector often uses more land 

for public use, and they do not have problems complying with this norm. 

5/ Nbrmas de Desarrollo Urbano para la Ciudad de Panama, Aiexo I, 

Articulo 6, PAg. 114.
 



Subdivisions of less than 20 hectares will be. subject to 
individual consideration by the Urban Development Directorate of MIVI to 
determine the appropriate percentages of total area allocated to 
circulation, parks and public buildings.
 

d) Community Facilities 

The circumstances under which MIVI will require additional
 
areas for public use are not clear. An euitable system for private

developers is established in the new (unapproved) "Reglamento". It
 
states that those areas reserved for public buildings,'_ will be purchased
by the State through negotiation with the developer acording to 
cadastral value. 

In the past M-I has established and used in its own housing
projects, the guidelines for 1xiblic/institutional use which are provided
in Annex 2. The developers did not indicate that there are difficulites
 
in complying with such norms. They are handled on a case by case basis. 
For example, the Ministry of Eduation itaiy request that a developer leave 
space for a primary school if there is need for one in the area. 

3. Infrastructure
 

The principal agencies responsible for the design aryl control of 
basic infrastructure norms and specifications are the Ministry of Phublic 
Works (MOP), the National Institute for Water and Sewage (IMvAN), and the 
Institute for Hydro-Electric Resources (IRHE). These agencies maintain 
personnel at the lurnicipal Engineering Department for the review aryl
approval of residential developments according to their own institution's
 
technical requirements.
 

a) ,tOP/rbads and Drainage 

The Ministry of Public Works (MOP) is a national government
agency responsible for the design, construction and maintenance of roads, 
paths and sidewalks in urban and rural areas. MOP is also responsible
for the design and approval of road construction and stormwater drAnage
specifications in private residential developments. These elements along
with the residential categories (R-E and R-1) have the most impact on 
project design and unit cost. 

Upon completion, an with the prior inspection arri approval
of the MOP, the roads, sidewalks and drainage systems are taken over by
the MOP for maintenance. Daring the-team's interviews with private 

6/ Schools, health centers, religious and community centers, police

stations, fire department, and IRHE, INTEL and IDAAN offices.
 



developers, maintenance cons derations were consistently mentioned as the 
reason for MOP's enforcement of very high standrd road surfacing 
specif ications.7! 

The other components of concern which impact cost are the 
requirements for street widths and underground versus superficial
drainage. Norms ari- specifications for street widths and drainage are 
found in the document "Nornwlizaci6n do los Servidumbres Viales" (1979), 
prepared jointly by MOP and MIVI. According to these specifications the 
utilization of a surface drairvige system is allowed. Nevertheless, MOP 
has in Host cases imposed the use of underground pipxes, which greatly 
increase project costs. Private developers also have expressed concern 
about the excessive requiremient to introduce 24" diameter pipes 
throughout a project. Stormw.ater runoff analysis shows that a smaller 
pipe would be adequate in most oAses (a 12" pipe at the highest point 
with gradual increases acaording to volume of flow). 

The typical requirements for street sections found in the 
document "Noralizaci6n de las Servidumbres Viales" applied to 
residential developnents are provided in Annex 3. 

According to the specifications applied to local roads, the 
use of a superficial drainage system requires a wider street, which in 
turn reduces the area that can be used for lots; a narrower type of 
street (10mts) requires an underground system which greatly increases 
project costs. We recommend a review of MOP's Norms an Standards to see 
if lower standards could be ap)proved for low income groups. 

Taken together, the higher requiremients for urbanization can 
increase the urbanization costs by about t2,500 per unit, holding lot 
size equal. (See Note on p. 19.) 

b) InAAN/Water and Sewige Systems 

the 
IDA is an autonomous 

insta!latiot, and maintenance of 
entity of 
water and 

the state responsible 
sewage systems 

for 
throughout 

the country. ITLAAN is also respansible for the design and approval of 
potable water ,tnd sewage drainage specifications in private residential 
developments. 

7/ Up to 25cms. in depth of high resistance concrete ("hormig-n). Road 
surfacing is the most expensive item in urbanization cost, evidence 
suggests that this kind of road surfacing could add .8400.00 to the value 
of the unit. 
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Norms and specifications for water supply and sewage are
found in the document, "Normas Generales para el Diseio y Construcci6n de
Sistemas de Agua potable y Alcantarillado Sanitario, Volumen IT,"
prepared by IDAN in 1979. 
The main omponents of the water supply and
sewerage systems are presented in Annex 4.
 

The capacity of the water system is adauate in the
metropolitan area of Panama. 
The metropolitan area can absorb new
developments and still maintain sufficient resources
supply. for emergency
On the periphery where there are no systems, IDAAN has shown a
flexible policy which perm ts installing communal water taps and allows
for the construction of local supply and distribution systems (wells and
pumps) in private residential developments.
 

All construction and strength specifications for these
components and their accessories must comply with the 7'merican Water and
Waste Association standards (AWWA). 
Many of these components will be
approved only if purchased from selected lists of U.S. manufacturers.
Cheaper accessories are available and therefore the market for these
items should be opened up. 
However, these do not represent the most
critical elements of norms and standards for unit oost reductions.
 

IDAAN has shown a flexible policy allowing for the
construction of commaunal septic tanks with filtration fields in
peripheral urban areas with no regular sewage system.
 

c) IRHE/Electrical Supply
 

IRHE is an autonomous agency of the state responsiblethe installation, operation and nainten-ance of electrical systems to 
for
 

urban and rural areas. 
IRE is also responsible for the design and
approval of electrical supply systems in private residential developments.
 

Norms and specific tions are found in the 1980 document:
"Normas de Servicio Electricn 8,. IPHE's technic-il design criteria forelectrical supply systems do rrmt impose unnecessary deirvindsresidential developments. forSome extmples of IPRHE's flexible norms arepresented in Annex 5.
 

Normas de Servicio Electrico, Primer Volumen del r4Manual deConstrucci6n del Sistema de Distribucio'n el 6 trica, Dxeartmnnto de Normnsy Mtodos de la Gerencia Nacional de Distribuci6n y Comercializaci6n delIRHE, Revisi6n 1980.
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4. Procedures for Project Approval ani Construction Permit 

Significant increaises in the financial and economic costs of 
housing production can result from delays in the legal and regulatory 
framework that riles the submittal of documentation, field inspections 
and the approval process itself. Interviews with private developers 
pointed out that in Panama this process is not a major bottleneck if the 
firm has experience with these procedures and is well known insidethe
 
bureaucracy.
 

Three principil bottlenecks were identified as crit-ical to the
 
successful implementation of a larger shelter program directed at lower
 
income families:
 

a) the difficulty of the negotiations that need to take place
 
with MIVI (and MOP) to achieve approval of zoning category R-E and other
 
necessary reductions in norms and standards. 

b) the lack of capacity of the "Registro Civil" office to
 

process title registration. Under the Preferential Mbrtgage Rate Law, 
the mortgage loan does not become effective until beneficiaries can be 
provided with proper title. This means that the effective date of the 
mortgage is contingent upon the completion of title processing and 
issuance for each individual buyer. During this processing period which 
can take up to 3 months (for 100 applications), developers cannot convert 
their finished product into long-term financing. This obviously
 
negatively affects a cash flc'"
 

c) IRHE's procedures let the developer chxose between a private
 
contractor and IRHE for the design and construction of the electric
 
supply system. The design of the system must be done according to IRHE's
 
specifications for materials and construction procedures. Many
 
developers have chosen INHE as the contractor to avoid unnecessary 
delays in the aproval process. This action has beck-fired in many cases 
as IRHE will spe i°] a great deal of time designing the system and waiting
 

for the arrival of imported accessories reg-ired by law.
 

B. ILXJSTR AIVE ANALYSIS OF' SHELTER PiaJECTS 

The ana-lysis contained in this section is based on five actual 
projects presently being built by private and pipblic sector developers.
 

These projects have been coded in response to the concerns of the private
 

developers' about giving out information, particularly with regard to
 

costs. Within the limitations of data made available, the figures
 



presented are considered reasonably accurate. It should be noted that of 
the projects used in Table E-l, codes A, B and C are zoned under Norm R-E 
and codes D and E are zoned under Norm R-1. 

1. Land Use Characteristics
 

Table E-1 su-maizes an illustrative anAlysis of the projects' 
principal land use characteristics. The projects vary in size between 9
 
and 151 hectares and beLween 233 and 2,500 lots. Total project area is 
divided into marketable and non-marketable areas.
 

Marke table Area 

The percentage of total land devoted to marketable area 
(residential plus .nmmercial areas) ranges between 51 and 77 percent. 
The lower ard the upper limits correspond to public sector nrojeccs. 
Private sector prcjects range between 58 and 68 percent. 

Residenti I use takes up most of the marketable area, the highest 
percentage devoted to commercial use belongs to private project D (5.4%). 

Density 

Project density is a direct result of the interrelationship 
between lot sizes, residential area and efficiency in project design.
 
The projects presented in this analysis have in fact very low densities 
(several times lower than maximum allowed by zoning category R-E: 400 
pers/ha. and 80 lots/EhA.). Densities range between 16 and 23 lots/tka. 

and 82 to 142 persons/ha. lot sizes are quite large. A public sector 
project lot size of 300m2 responds to the minimum accepted by the 
Ministry of Health when pit latrines are used. Private sector lots 
average close to 190m2 . All these projects use a waterborne sevnage 
system with commercial septic tanks and filtration fields. There has 
b-en sufficient market deiarrl for the larger lot sizes currently produced 
by private developers. Due to this fact, developers have not seen fit to 
experiment with smaller lots that would increase densities, potentially 
reduce costs and open up new markets. These lot sizes are wall above 
minimum lot areas contained in Norm R-E of 120 to 160m2 . 

Non-marketable areas 

These consist of all areas freely transferred to the government
 
and devoted to circulation, parks and community facilities. Public 
sector projects have a lower percentage devoted to circulation area as a 
result of using a combination of reduced vehicular and pedestrian paths. 
Circulation varies between 17 and 14 percent of total area. Private 
sector circulation areas are designed exclusively for vehicular 
circulation. Developers point out that the beneficiaries, at the income 
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TABLE E-1 

LAND USE ANALYSIS
 

PUBLIC SEY'IOR PRIVATE SECIDR 

CHARACTERISTICS A B C D E 

PROJEUr AltEA (Ha.) 151.5 9.0 37.7 35.4 43.0 

AV.LoT SIZES (m2 ) 300 300 195 234 190 
 180 

NUMBER C2 LOTS 2,500 233 994 78 989 1,200
 

DENSITY (LOTS/Ha.) 16.5 25.8 28.4 27.9 27.9 

DENSITY (PERS./Ia.)!l 82.5 129.4 142.2 139.5 139.5 

MARKETEE AREA (%) 51.5 77.6 62.2 67.068.3 


NW-MAKETABLE 48.5 22.4 37.8 31.7 33.0 

RESIDENTIAL AREA 50.2 77.6 60.7 62.9 67.0 

CXX44EWIAL 1.3 1.5 5.4 

OPEN/RECREACTIONAL 23.9 3.1 15.0 5.5 6.0 

INSTITUTIONAL 7.6 5.6 3.7 2.0 

PEDESTRIAN 5.9 2.9 2/ 2/ 2/ 

VEHICULAR 10.4 22.89.7 22.5 25.0 

PARKING 0.7 1.1 2/ 2/ 2/ 

1/ OFFICIAL HOUSEHOLD SIZE: 5 PERSONS/FAMILY 

2_! INCLUDED IN VEI-1CULAR AREA 
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range they are serving, own andcars expect to have them parked inof the house. frontZoning category R-E allows for collective pirking at a
maxinmum distance of 100omts from the farthest unit. 
Circulation areas
range between 22 and 25 percent of total area.
 

Public areas for perks, recreation ard institutional use range
from 8 to 31 percent of total area for all projects. 
Private sector
projects are well above the required 5 percent of residential area.
is due to the Thisfact that collective septic tanks and filtration fieldshave taken up large areas classified as open space. 
Private sector
projects D and E show reduced percentages for open and institutional
space. 
These figures were taken from pre-project plans as updated
information was not available. We have reason to believe that actualpercentages are higher then those indicated.
 

2. 
Infrastructue Characteristics
 

lbads and Drairkage 

Project A (located by Tocumen Airport)
 
(Public Sector)
 

This project uses a combination of streets for vehicular traffic
and pedestrian paths with a superficial runoff storm drainage system(open ditches running on both sides of the road.) 
 Street widths vary
from a 15mt right-of-way for main penetration roads ("colectoras"),
lmt right-of-way to aand 6mt carriage way ("rodadura") for localdistribution roads ("vfas locales").
 

Ro3d surfacing uses a primary material called "tosca"mixed with bituminous material (hardpan)and a 4" thick (10 cms.) double layer ofasphalt mixed with stone. 
Pedestrian paths are made of concrete, 1.50mts
wide amd a 4" thick (10 cms.) All drainage ditches are coated with a 21/2" thick low-resistance cement mixture ('"ormig6n simple").
 

Project B (located in a senondary city)

(Public Sector)
 

This project uses a combination of streets for vehicular traffic
and pedestrian paths with a superficial runoff storm drainage system(open ditches running on both sides of the road.) 
 Streets have a 12mt
right-of-way and a 6mt carridge way. Road surfacing"tosca" with uses compacteda bituminous material and drainage ditches are coated with acement mixture.
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Project C (LocateA approximately 25 Kms from Panama City center). 
(privateSector) 

Project C's circulation network is designed exclusively for 

vehicular traffic with a su.-ecficial runoff storm drainage systein (open 
ditches running on both sides of the road.) Street widtJs range from a 
15mt right-of-i-ay for a iaxin penetration road to a 10int right-of-way and 
6mt carriage way for all other local distribition roads. Pbad surfacing 
is done with a compacted bcnse oDurse of tosca with bituminous material 
and a single layer of asphalt mixed with stone. Sidealks are -not pave(] 
and drainage ditches are cxxit:ed with a 2 1/2" thick cement mixture. 

Project D (Located near Tocumen Airport)
 
Private Sector)
 

This project only uses streets for vehicular traffic with an
 
underground rainstorm drainage system (24" diameter pipes). Street 
widths range from a 15mt right-of-way for main penetration roads to a 
10mt right-of--way and 6mt carriage way on local distribution roads. Road 
surfacing is done with a compacted priming material and a 6" (15 cms) 
thick high-resistance concrete bed. Pedestrian px~ths are also of 
high-resistance concrete. Stormwater drainage is channeled into a nearby 
river.
 

Project E (1.5 Kms froxn 'lbrimen Airport) 
(Private Sector ) 

The circulation netxrk is designed exclusively for vehicular 
traffic with an underground stormwater drainage system (24" diameter 
pipes). Street widths ran,-.e from a 2Omt t-ight-of-Vay for the main 
penetration road to a 12mt right-of-way and 6.50mt carriage way on local 
distribution roads. ad surfacing is done with a compacted priming 
material and a 6" (15 cms) thick high-resistance oncrete bed. 
Pedestrian peths are also of og'icrete. Stormwater drainage is channeled 
into nearby river.
 

Potable Vhter Supply Systems 

Projects A ar 13 

The potable water supply system is being developed in stages. The 
first stage contemplates digging 7 wells for an estimated 2500 lots at an 
average domestic consumption rate of 152 liters/person/day. The second 
stage involves connection to the nmain urban system and individual hookups. 

The main water distribution system bas been designed using a 
range of pipe diameters from 3" up to 10", with domiciliary connections 
made of 1/2" up to 3/4" PVC pipe. 

Project- B's system design is identical to this project's.
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Projects C, D and E
 

All use identical water supply systems including wells which pump
 

to storage tanks and a piped network with domiciliary connections. No
 

breakthroughs were identified exoept for Project C which does not run
 

pipes under the streets. This reduces excavation depths and additional
 

protection against breakage costs.
 

Sewage Systems
 

Projects A & B
 

Individual ventilated pit latrines at 3mts depth with a concrete
 

slab and toilet seat.
 

Project C
 

This project introduces an innovative "back-of-the-lot" easement
 

to collect and carry sewage to 4 large septic tanks with drainage fields
 

located in the lover part of the site.
 

Avoiding the streets as the normal right-of-way for pipes reduces
 
follow a straight lineexcavation depth and costly manholes. Fasements 

towards the septic tanks. Whenever necessary marholes are replaced by 

smaller inspection chambers called "cajas de registro" placed on the 

sidewalks.
 

Project D
 

This project uses a traditional waterborne sc,.rawge system with 

pipes running under the streets with manholes at intersections. This
 

system flows into one large septic tank with a drainage field located in 

the lower part of the site (along an adjacent river).
 

Project E
 

Project E uses a traditional waterborne sewage system with pipes
 

running under the streets with manholes at intersections. This system 

uses several pumping stations to raise the flow into one "maximum
 

capacity INHOFF" septic tank with drainage field located in the high part
 

of the site. This location follows future plans to connect to the city
 

mains.
 

Elect'ical Supply System 

All projects include above ground electrical supply with poles
 

and cables and individual/domiciliary connections to the main system.
 

All specifications are standard. Detailed information on these systems 

was not available.
 



Design Criteria for Cost Reductions and Tr.t 
C. 	 pROJCT pIyrPOTYPES: 

Group Af fordability 

cost for threeprincipal compoX)nents of 
This section sunmarizes the 	 sector; II. !ow-costI. low-cost p.xblic

generic shelter project typos: 

and, ITI. standard high-cost private sector. Tlhe 
private sector; 

(I) is sum-iry of characteristics froma
low-cost public sector project 	

the low-cost private 
projects A and B described in the previous section; 

zoningto project C and the R-Euses
project (II) correspo ndssector 	 sector project (III)

and 	the st-ndard high-cost private
characteristics, 	 uses thefrom projects D and.E, and 
is a summary of characteristics 
characteristics of an R-1 project.
 

are broken down as follows:
 The 	analyses and section ] 


(1) direct and indirect urbanization 
costs;
 

(2) shelter unit cost analysis;
 

(3) production costs for both shelter 	
unit and urbanization;
 

and 	basic 
(4) 	 sales price, including financial conditions 

payineits andto calculate imortgage
service tariffs, in order 

af fordability; and
 

o -st increase affordability.luctions to(5) criteria for 

Arylysis1. 	Urbanization Costs 

cost h-as 3 main components:Direct urbanizationDirect costs: Raw 	 land prices
and on-site infrastructure. 

raw 	land, site preparation as
 
related to location anid tno.igraphicnl conditions as well 


All 	the projects analyzedare 
services inst.Alled in the area.

infrastucture 	 reacb of urban infrasturcture 
on the plriphery (outside the 

are located 	 3 and 7% slQpes). Average 
and 	have regular topography (between

services) 
raw 	land prices in the projects 

under analysis are k/m2.
9/ 

to topographical conditions. 
Site preparation is related 

of between 15 and 21 
(oitting aryl f.illing) ha;'e an incidence

Earthworks 	 tie projects atilyzed. Sitecost indirect urbanizationpercent ot totatl 	 ranges from ,O. 25/m 2 to 
per 	square meter(gross/direcL)pre.aration cost 


t2/m2 in the projects ariily erl.
 

cost of raw land, all projects are at 
reflects actual parchase9/ 	 11/m 2 

from Panama city center, excPpt for the 
an average distance of 20 kms 	

raw land value at 
secondary city (which also estimates aroject in 	 Airport are 

costs in the vicinity of Tocumen 
raw 	land1/m2). ActuRl 

.
reported to range between ,44 and 7/m 2 
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On-site infrastructure costs are related to the level of norms 

and standards employed. On-site infrastructure components include: 
stormwater drainage, circulation network, water supply, sewage dis'psal 
and electric supply sytems. The incidence on cost of these components in 
the projects under analysis shows that for projects in compliance with 
high standard zoning categories (Norm R-1), road surfacing can reach up 
to 39% of total direct cost. A low-standard project that replaces 
concrete road surfacing with an asphalt layer bituminous "tosca" can 
reduce the incidence of roads to 17 percent of total direct cost. The 
use of latrines as a sewage disposal system presents the lowest incidence 
on cost (3.2%). 1his compares to the higher incidence of a collector 
network with septic tank systcmi (8 percent of total direct cost). 
On-site infrastructure costs (gross/direct) per square meter range from 
tl.27/m2 to tl0/m2 in the projects analyzed. 

Indirect cost
 

All projects analyzed showed variations in indirect costs.
 
Information on these items (sub-components), however, was normally 
unavailable as developers claim it is confidential. For the purposes of 
the present study indirect costs are applied in a uniform/consistent 
manner to all project types, these are: 

Physical contingencies 5.0% 
Design, supervision and management 10.0% 
Interim financing charges 7.5% 
(commercial Bank rate corresponds to a 
p.a. yearly rate of 15%)
 

These indirect costs applied to direct site preparation and 
on-site infrastructure costs, result in an overall cost increase of 24%, 
as follows:
 

Type I: Low-cost public sector project (R-E)
 
(Direct costs only)
 

2
Raw land cost/gross m 1.00
 
2
Site preparation cost/gross m 0.24
 

2
On site infrastructure cost/gross m 1.27
 
*Developed land cost/gross m2 2.51
 

Marketable area
 

(of total project area) 51.50%
 
2
*Developed land cost/net m 4.87
 



sector projectLow-cost. Pub l ic 


-(Direct andmindirect osts)
 

Raw land cost/gross m2 

Site preparation cost/gross 111 

On-site infrastructure cost/gross m2 

*Developed larynd cost/gross M
2 

Marketable area 2
*Developed land cost/net 111

sector roject (R-E)
Type II, Low-ost private 

(Direct costs only)
 

Raw land cost/gross m2 

Site preparation oDst/qr,)ss m2 

2

On-site infrastuctur, )st/gross In


2

*Developed land cost/gross IR
Marketable area 
(of total project area) 

*Developed land cost/aet In2 

bow-cost orivatc sector projects (R-E) 

Direct and indirect costs) 

2 

Raw laind cost/gross in

2 
Site preprations cost/gross IR

On-site infrastructure cost/gross m2 

2 
*Developed land cost/gr-oss m
Mrketable area 

2 
*Developed land cost/net 11

sector project (R-l)Type III: Standard high-Ost private 

Raw land cost/gross m2 
2 

Site preparation cost/gross m

On-site inErastructure cost/gross m2 

*Developed lard cost/gross m2 

Marketable area 
(of total project area) 

land cost/net m2 
*Developed 

1.00 
0.30 
1.58 
2.87
 

51.50%
 
5.58
 

1.0
 
1.50 
4.40 
6.90 

62.20% 
11.9 

1.00 
1.86 
5.46 
8.33 

62.20% 
13.40 

1.00 
2.60 
9.67 

13.27 

61.00%
 
21.75 
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Standard high-cost private sector project 
(Direct and indirect costs) 

Raw land cost/gross m2 1.00 
Site preparation cost/gross m- 3.23 
On-site infrastructure cost/gross m2 12.01 

*Developed land cost/gross m2 16.23 
Marketable area 61.00% 

*Developed land cost/net m2 26.61 

NOTE:
 
Given these costs per net m2 of urbanized land, a standard lot 
of 192m2 for single detached dwellings (9.00mts frontage, 
according to minimum lot width of zoning category R-E, and a 
depth of 21.33mts), would cost approximately: 

- 192 x t5.58/m2 = t1,071.36 in the lowest standard public 
sector subdivison; 

- 192 x $13.40/m2 = $2,573.80 in the lowest standard private 
sector subdivison; and 

- 192 x $26.61/m 2 = t5,109.12 in a standard high-cost (high 
standards) private sector subd vision. 

2. Shelter Unit Cost AIalysis
 

Three types of twD-bedroom shelter units are presented here 
according to level of finish and si-.e. These serve as illustrative 
solution types built by public and private soctor developers in Panama. 

Type I: Low-cost public sector project 

The lowest cost unit ognsists of a single detached dwelling with 
a built-up area of 44m2 with the following c]vkracteristics: 

- :xposed concrete block walls with no finishes or 
paint;
 

- corrugated metal roof with metal structure without 
false ceiling; 

- wooden doors and windows (no glass louvers) 
- simple cement mixture floor - (polished with no 

tile); 
- wash basin and sPower; 
- toilet is separate (pit latrine);
 
- electricity.
 

The approxinate direct (materials and labor) cost/m2 for this 
shelter unit is $90.00/m2. The direct unit cost is $3,960.00 

http:3,960.00
http:t5,109.12
http:2,573.80
http:t1,071.36
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Type II: Low-cost private sector project 

The intermediate cost uit consists of a single detached dwelling 
with a built-Up area of 50m2 witn the following c-iracteristics: 

- plastered and painted concrete block walls; 
- galvanized steel roof with metal structure, without 

false ceiling;
 
- wooden doors and aluminum frame glass louver windows; 
- grey-cement floor tiles;
 

- porcelain wash basin, toilet and waterproof plaster
 

in slzwer;
 

- electricity.
 

The approximate direct (maLerials and labor) cost/m2 for this 

shelter unit is estimated at $120.00/m
2 . The direct unit cost is
 

$6,000.00
 

Type III: Standard high-cost private sector project 

The highest cost unit consists of a single detached dwelling unit 

with a built-up area of 60m2 with the follow.ing characteristics: 

- interior and exterir ilastered and painted concrete 
block walls;
 

- galvanized steel r-oof with metal structure
 
includes suspended false ceiling;
 

- wooden doors and aluminum frame glass louver windows;
 
- white-cement floor tiles;
 
- glazed tile in the 1xthroom;
 
- porcelain wash basin and toilet; 
- electricity and fixtures. 

The approximate direct (nitterials and labor) cost/m2 for this
 

shelter unit is estimated at t150.00/m2 . 'Me direct unit cost is
 

t9,000.00
 

For the purla)ses of the present study, the same indirect cost 

percentages were applied to both urbanization and construction costs as 

follows: 

Physical contingencies; 5.0% 
Design, sntcervision and 

marmgement; and 10.0% 
7.5%Interim financing ch-arges 

http:t9,000.00
http:6,000.00
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3. Production Costs (direct and indirect)
 
for both Shelter Unit and Urbanization
 

Type I: low standard public sector unit 
(2 bedrooms - 44m/-) $4,917.00 
urbanized land 1,071.36 

Total F5,988.36 

Tqype II: low standard private sector unit 
(2 bedIrooms - 5Q112) t7,450.00 
urbanized land 2,572.80 

Total $10,022.80 

Type III: high standard unit 
(2 bedrooms - 60m2 

urbanized land 
$11,175.00 

5,109.12 
Total $16,284.12 

Other costs must be factored in as follows: 

Profit: 15% over total production costs. This figure was
 
mentioned as the minuimm profit at which developers would be 
interested in p~rticipating in the Prograr.

Closing costs: '$00 as a lump sum, sometimes in 2 or more
 
payments. Includes lo]al expenses and otirler administrative
 
costs. $500 estiumated for lower cost solutions.
 

Basic public services: t25.00 per rnonth for water, electricity
 
and gab-qge collection applied to 50 and 60m2 units, and 16.60
 
minimum consuption for 44m2 units.
 

Life and fire insurance: t7.00 per mionth applied across the
 
board.
 

Finance charges: analysis is done at 20 years, and at 
preferential nortgage rate of 8 percent and market rate of 12 
percent. 

Once the total sales price was calculated, affordability was 
estimated based on 25% of lyxusebold income devoted to mortgage payments. 
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. Sales Price and Affordability 

Type I: 	 lo-4-o__st Public sector project (R-E, ard other cost
 
reduc tions)
 

Tr'lAl PJOJEC OJSTS (values in thousands) % OF TOTAL 
4 


land 	 1,515 5.41
 
1.61site prepiration 	 451 
8.54
on-site inf -astructure 2,339 

shelter construction 19,981 71.40 
developer':-: pr.ftt 3,650 13.04 

TOTVAL, 	 $27,986 100.0
 

Nurber of 	units 4,064
 

unit pro(Kiction cost $5,988.36 
derelnopr's profit 898.00 

_i 6,887.00unit selir% Price 

Financi-il condi tions 
dovnl3iNyTearit 
(closing (')Sts' $500.00 
interest cate/year 	 8%
 

(Prefei:ential Mortgage Law) 
20 years
loan termn 

monthly nort.cAge payment 53.42 
basic pu,.ic services t16.66/month 

monthly .nsur-ince $7.00 

total Tronthly paiyment t77.08 
%of montly income 25% 

household income eligible Type 1 t300.00/month 
(f-i.ly lxA.low the 30 percentile) 

A second anAlysis of affordability was done at the imarket rate of 

interest as follows: 

1.2%
interest rate at 

(all other components unchanged)
 

93.98
total monthly payiient 
370.00/wonth
affordable to households earning 

25%% of monthly income: 

(fmnilies below the 35 percentile)
 

Type II: low-cost/reduced stanlards private sector project (R-E)
 

TCfPAL PFOJFJP COSTS (values in thousands) % OF TOTAL 

377 	 2.68
land 

4.99
site preparation 	 702 
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on-site infrastructure 2,060 14.63 
shelter construction 9,09 64.65 
developer's profit 1,. 6 13.04 

TOTAL $14,073 100.00 

Number of units 1,221 

unit production cost $10,022.80 
developer's profit 1,503.00 
unit selling price .i11,525.00 

Financial conditions (Preferential Mortgage Law) 
downpayment 
(Closing costs) $800.00 
interest rate/year 8% 
loan term 20 years 

monthly mortgage payment t89.70 
basic public services $25.00/month 
monthly insurance $7.00 
total monthly payments $121.70 
% of monthly income 25% 
household income eligible Type II $475.00/month 
(family below the 45 percentile) 

Market rate of interest analysis: 

interest rate at 12% 
(all other components unchanged) 
total monthly payment t150.08 

affordable to households earning 585.00/onth 
% of monthly income: 25D 
(families at the 50 percentile) 

Type III: Standard high-cost private sector project (R-1) 

TOTAL PROJE)CT COSTS (values in thousands) % OF TOTAL 

land 354 1.68 
site preparation 1,143 5.43
 
on-site infrastructure 4,250 20.18
 
shelter construction 12,568 59.67
 
developer's profit 2,747 13.04
 

TOTAL 21,063 100.00
 

Number of units 1,125 
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unit production cost *16,284.12 
developer's profit 2,443.00 
unit selling price $18,727.00 

Financial conditions (Preferential Mobrtgage Law)
 
downpayment
 
(closing costs ) 	 $800.00 
interest r,-Ite/year 8% 
loan term 20 years 
monthly mor tgage payment $149.95 
basic public services $25.00/month 
monthly insurance *7.00 
total mont~hly payments 181.95 
% of monthly income 25% 
household income $700. 00/month 
(family beyond 50 percentile) 

Note: This unit is not affordable to A.I.D. 's target population 
at either 8% or 12%. 

5. 	 Criteria for Cbst Reductions in Norms and Standards to Increase 
Target Group Affordability 

The basic issue with rLcst '. to subdivision and infrastructure norms 
and standards is the lack of recognition of the interrelationship between 
urban development expectations, implied costs, and affordability to 
lower-income groups 

The production of affordable housing should be the guiding principle 
for the preparation of design specifications. Variations should exist 
(backed by law) withi respect to wat beneficiaries of different income 
levels can afford. 

Exceptions to existing regulations Iave been negotiated in the past. 
This negotiating process which has resulted in lower project costs and 
increased affordability constitutes a precedent that must be taken into 
consideration. Ch-anges in norms and standards have not come easily. 
They are a result of lengthy and costly negotiations with public agencies. 

Given the time limitations for the present study there were only a 
limited number of comronents and issues that were analyzed. These seemed 
to be the most important elements for cost reductions which could be 
applied to Mr-013 projects. 

The following analysis shows the elements of a unit with a sales 
price of about $9,000, which would be affordable to a family earning 
about $400 per month (the 40th percentile). 

http:18,727.00
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t9,000 Shelter Unit/40th percentile (3400 per month) 

Raw land cost/gross Im2 

Site preparation cost/gross 2 *1 0Q10/


m
On-site infrastructure cost/gross m .O/2 $4.401/ 

The following indirect costs are factored into urbanization andshelter construction costs:
 

Physical contingencies 

5.0%


Design, supervision, and
 
management 

10.0%
Interim finance 

7.5%
 

*Developed land cost/gross m2 t8.33 
Shelter unit base cost/gross m2 ti00.0013/ 
Direct Cbnstniction cost/gross t4,800.00
 

Other Assumptions:
 

Total project 
area: 30 hectaresPercentage of total area devoted to circulation: 22.8%.Percentage of total area devoted to open space,
community facilities ard institutional use: 15.02.
 

i0/ Assumes a peripheral Rloation outside ofsewage networks. thc reach of city water andA raw land cost/gross m2 o[ 94.00 will have only aslight effect on project costs and affordability. Holding all othercosts equal, the unit would bra affordable to a family earning 4.30 permonth, still close to the 40th p-:rcentile.
 

I/ Assumes projects to be developed on 
sites with regular topography(5% slopes in average).
 

2/ Assumes reductions in norms and starndards similar to those found inprivate sector project coded C, i.e. substitutes concrete road surfaces
with bituminous "tosca" and asphalt; uses rads rights of way ofthan 10mts; avoids sewage no morepipes under main streets and reduces pipeintersections; and uses open ditches for rainstorm drainage. 

13/ This construction cost per squareduplexes meter can be achieved building("viienda adosada"), with reduced standards similar to thosefound in private sector project coded C, e.g. eliminatesplaster and paint false ceilings,on exterior walls, cement tile on floors; and porcelainbath tiles, among others. 

'4 / 
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Marketable area: 62.20%
 

147m2 
Lot size 

frontage 7.00omts 
depth 21.00mts
 

Number of lots/uni ts: 1,269 

Density 42.3 lots/hectare
 
212 persons/hectare
 

Density is below maxinmum density allowed in norm R-E (400
 
persons/hectar).
 

147m2
 lot size 

urbanized cost of land/net m2 13.39 
cost of urbanized land $1,968.33
 
unit construction costs t5,960.00 
total production cost (urbaniz. and unit) !7,928.33 

developer's profit $1,189.25
 

(15% of pxl/uction cost) 

unit selling price t9,118.00
 

Financial conditions 
downpayment $800.00 
interest rate/year 8%
 

loan term 20 years 
monthly mortgage payment $69.57 
basic public services 25.00
 

monthly insurance 7.00 
total monthly payment tI01.57 
% of monthly income 25% 
household income 400.00/month 
(family below the 40 percentile)
 

If the irortgage interest rate is 12% instead of 8% (all other
 
elements remaining constant), this shelter project would be affordable to 
households earning 490.00/per month. 

Another set of cost reductions would result from reducing the 
percentage of total area devoted to circulation, and obtaining a higher 
marketable area. This can be achieved throLgh the use of "cul-de-sac" 
streets, collective parking and a combination of vehicular traffic and 
pedestrian paths. 

(Vo
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With all other cost components held consLant, the percent of 
circulation area was reduced to 18% (represents a 7% reductions over 
previous developed land/net cost of *13.39/m2) with a developed land 
cost/net m2 of $12.43. The resulting unit selling price is t8,955.00. 
Given a 12% mortgage interest rate for this solution, it would be 
affordable to households earning $475.00 per month, or families below the 
45 percentile. 

Finally, if the infrastructure cost characteristics of a private
 
sector project with high standards are used, along with a reduction in
 
lot size and constructed area (duplex or "adosada") and additiontal
 
reductions from eliminating finishes, the unit is just affordable to 
median income households at a 12% interest rate, and affordable to 
families at the 45th percentile at an 8% interest rate. 

The analysis shows the following results: 

*Developed land cost/net m2 $26.61 

Plot size 147rm2 
(3st of urbanized land/plot t3,911.67 
Shelter unit construction cost/m2 (gross) Wi00.00 

shelter unit construction cost t5,960.00
 
total production cost *9,871.67
 
developer's profit
 
(15% of production cost) $1,480.75
 
unit selling price $11,352.00
 
interest rate 8%
 
total monthly paynent t120.26
 
% of monthly income 25%
 
household income *480.00/onth
 
(family below the 45 percentile)
 

Financed at 12%, the project is affordable to households
 
earning $585.00 per month, or families at the 50 percentile.
 

D. Conclusirtns and Strategic Recommendations
 

The previous analysis shows that reductions in lot size and shelter
 
unit area and finishes, without changes in subdivision and infrastructure
 
standards, constitute the upper limit of affordability to the beneficiary
 
group under this program, at a market interest rate of 12% in the Panama
 
Metropolitan Area between Panama City and Tocumen. With no changes in
 
the way land development and building codes are applied, rapid
 
urbanization of Arraijan and Chorrera will continue. Meanwhile, the
 
urbanized land between Panama City and Tocumen, where most of the major
 
urban infrastructurc and jobs are located, will not develop nearly as
 
rapidly. Uniform application of norms can promote more efficient use of
 
those areas where a bulk of Panama's urbanization should be targetted.
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Moreover, the broad-based application of reduced zoning arY3 

infrastructure norms and standards for lower income development without 
having to resort to the current time-ou-nuting negotiations with the 

appropriate ministries should reduce housing costs. Achieving lower
 

standards will require a concerted effort by institutions like CAPAC and
 

MIPPE to establish dialogue and reach agreements with MIVI and MOP. Use
 

of the special subdivision norm k-E granted by MIVI, ad achievement of
 

reductions in infrastructure standards, especially for roads and
 

drainage, would have the most effect on lowering per unit costs.
 

In addition to the public regulatory agencies' flexibility in
 

the application of reduced norms and standards, further cost reductions
 

can be achieved by better site planning. A developer that minimizes
 

circulation area and maximizes marketable area can effectively save as
 

much as $2,000 on a 2 bedroom unit on a 147m
2 lot.
 

Training programs can be used to orient public and private sector
 

technicians in better planning and design processes of shelter projects.
 

Several effective computer-based methodologies for ttaining are the
 

"PADCO/Bertand Model", and the Private Dveioper's M4x-el.
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CCMEWIAL VMTR 7 DE BAWIO
 

Minimum lot area 250m2 

Minimum lot frontage 12.00mts 

Maximum lot depth 20.00mts 

Maximum length ground floor and one 
level 

Ground occupation area 50% of lot area 

Open space 50% of lot area 

Built-up area 	 100% of lot area
 

Frontage set-back 	 as indicated in approved 
site plan 

Lateral set-back 	 According to zoning or 
1.50mts. minimm on each 
side. A fence sIYould be 
built surrouriing the 
area, height: 1.80mts. 

Minimum backyard 
set-back 2.50mts 

Parking 	 One parking space per 
80.00m2 of commercial 
area.
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Norms for Community Facilities 

School areas 

Kindergarten 
 2.0m 2 p!er family 

Primary Schools 1.2 students per family, 
64m2 of classroom space 
per every 40 students,
 
2.0m2 of built-up area 
per student, lU.3 of 
open spe.ce per student. 

Secondary Schools 0.17 students oer 
family, 1.3m2 of 
built-up area per 
student, lOm2 of open 
space per student. 

Recreation areas (sports fields 
and playgrounds) 15m2 per ftmwi ly 

Health centers One health center per 
every 20-30 thousard 
people (4,000-6,000
 
units).
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Typical Requirements for Street Design
 

Collector road
 
(for penetration into the project.- two way transit)
 

Right of way 


("derecho de via")

Carriage way 

("rodadura")

Sidewalk 

Drainage ditch 

Foad shoulder 


Local road
 
(for internal distribution and access to the
 
lots - two way transit).
 

Right of way
 
surface drainage 

underground system 


Carriage way 
surface drainage 

underground system 


Sidewalk 

Drainage ditch
 
(surface drainage on both
 
sides of the road) 


Road shoulder
 
surface drainage 

underground system 


Pedestrian Paths
 

Right of way 

Concrete walkway 

Grassy area 

Drainage ditch 

(concrete)
 

15.00omts
 

8.00mts
 

1.20-1.60mts
 
1.OrNt
 

O.90-1.30mts
 

12.00mts
 
10.00mts
 

3.25mts
 
3.00mts
 
1.20mts
 

1.00mt
 

0.55-0.60mts
 
0.80mts
 

3.00-5.00mts
 
l. 2 0-1.50mts 
0.90-1.75mts
 
0.90-1.75mts
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Components of Water and Sewerage Systems 

Potable Water Supnyj 

Domestic consumption for a population between 
2,000 and 5,000 people (ur:ban) 190 
liters/lperson/day; (rural) 115 1iters/person/day.
 

Material for pipes.
 
Cast iron in Pmra and Colon, P.V.C. or 
asbestos--cement in the j>eriphery of 
these cities or t-here indicated by 
IDAAN; either one in the rest of the
 
country 

Minimum pipe diameters 
4 inches in urban areas
 

3 inches in rural areas
 

Maximum distance between valves 
500rots valves will be placed inside 
concrete "boxes" with a steel lid. 

Fire hydrants
 

Minimum supply pipe diameter: 
4" in urlan areas 
3" in rural areas 

Minimum distance between hydrants: 150mts. 

Domiciliary connections 

Material: copper in Panama City and Colon; 
P.V.C. can be used in the rest of 

the country after approval by
 
IDAAN. 

Minimum diameters
 
In Panama City and Colon I"
 
In the rest of the country 3/4"
 

Depth of excavation 
1.00mts over the top side of the pipe, 
whenever the pipe crosses a dirt road or 
asphalt it should be placed inside a steel
 
pipe to avoid collapse.
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Sewage Systems 

Minimum pipe diameter: 8" except in special 
cases and whenever IEMAN approves. 

Minimum depth: main collector pipes
1.50mts, average 2.00mts or whatever 
necessary to collect the discharge from 
buildings on both sides of the road; pipes
located at a less than minimum depth should 
be justified arrI adequately, protected to 
avoid damage. 

Flow velocity 
minimum: 0.6Qts per second 
maximum: 5.00mts per second 

for vitreous clay and 3.35mts 
per second for P.V.C. pipe. 

Placement of Manholes 
at the end of each section 
at every intersection (main) 
at distances no longer than 100mts in 
rectilinear sections for pipes up to 12" in 
diameter. 

Placement of main lines
 
main lines must be-placed along the middle 
of the streets, except in cases in which
 
other services demand a change in location. 
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Annex 5 (Page 1) 
ERampl.es of IRHE tbrms 

T~e of electrical system 

- above ground (poles and caibles) whenever IRHE's
 
secondary supply lines are above ground.
 

- underground, whenever IRLE's secondary supply is
 
underground and the load is imore than 200 amperes.
 

One-phase service ("nonofAsico), 120 volts is 
adequate for residential use and sirall businesses 
with loads eq:al to or less than 2 KW. and 
engines of 1/2 horsepower up to 2 H.P. 

There is an issue of con:-ern with respect to IPIE's operation is 
contained in iteii 1.2 of section "Solicitud de servicio que Requieren 
Ampliaci6n del Sistem." of its Cbnstruction Manual. Essentially, this 
section states the following: The developer will finance IJE's 
construction of the system. In turn IRHE re.ays the developer through 
collection of service payments from beneficiaries. If the aimunt 

,collected by IRHE after tvsn ye- - does not add up to the initial cost, 
the developer assumes the difference. rPhe developer protects himself 
against this eventuality by raising his contingency costs. 

The actual procedure for project approval and construction permit is 
contained in the "1brmas de Desarrollo Urbaro para la Ciudad de Panami." 
The following description is taken from the "Gaceta Oficial" publication 
of January 1984 (See footnote 3): 

The process is divided into 3 stages: initial, intermediate and 
firil. Each of these stages oDntains numerous requiiremnents, both legal 
and technical. 

The initial stale consists of subhittil of a letter of intent to 
subdivide, property title, pre-project plans and 
specifications. After documentation is completed and submitted, 

IVI has 30 cLays to resolve and present observations/changes and 
specific requirecients for the second stage to begin. 

The second staqe consists of the approval of project plans and 
construction permit. A developer is allowed a mnximum of one 
year to submit the necessary documentation. T1hese plans have to 
be previously approved by IEAAN, IPRJE, and MOP. Whenever deemed 

V 
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necessary, MIVI can request approval by other institutions. The 
Ministry of Health must approve subdivisions outside the limit 
of the waterborne sewage net.ork. Working drawings containing 
structural amd infrastructure specifications usually amount to 
several dozen sheets. After documentation is submitted, MVI 
will process the permit in no more than 30 days. 

The third and final stage consists of approval of works after a 
field inspectonibiy all responsible agencies. Attorneys will. 
not process titles and minicipa ities will not issue occupation 
permits, unless "planos de inscripci6n" are finally approved by 
MIVI. 

I 
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Norms and Stanlards for Shelter in Riral. Areas 

lvIr (presently MIVI) recognized in 1968 that specific norms were 

required for rural subdivisions since the existing high standard norms 

for urban would be an obstacle to the development of adequate 

subdivisions in rural areas."l/ 

Article 1 established th[,t these norns apply to subdivisions located 

in rural areas, outside of the coverage of %ater supply ari sewage 

systems. Procedures for project approval and the construction permit are 

the same as for urban areas (described in Section 6 which follows). The 

minimum requirements for rural subdivisions as stated in Resolution No. 

149 are the following: 

7.5%of residential areaPublic space 

Sewage rights of way 	 Sewage rights of way 
should be provided for 
future construction, 

these should be 
determined by IDMN. 

Will be limited to openStormater drainage 
ditches along the roads 
and p]edestrian paths. 

Can ba built withRoads and paths 
hardpan ("tosca") or 
other selected nmterials 
as approved by MOP. 

Road widths 

These are given according to number of lots served a ! type of road 
looal or "cul de sac") they range between:(penetration versus 


Right of way ("Derecho de via") 25.00--1l.l~hts
 
Carriage way ("Podadura") 12.20-6.l0mcs
 

Normas para parcelaciones rurales con caracteristicas1/ Anexo F, 
especiales y Normas Minimas para urbanizaciones rurales, Resolucion No.
 

149, Pigs. 117-122, 2 de agosto de 1968.
 



E-38 

Annex 6 (page 2) 

Permitted uses Single detached 
dwellings. Other uses 
like public buildings 
ari commercial activity 
as approved by MIVI and 
Municipal Enigineerinq 
Directorate. 

Miniihum lot size With ,,ater supply system 
and sewage 2 00-300mz . 

Water supply only
600m2 . Inadequate soils 
require consultation 

with ?Lini try of Health 
to detemine lot size. 

Maximum density 225 persons/hec tare 
(45 lots/hectare). 

Minimum lot frontage 
Minimum lot depth 
lateral set-back 
Set-back for backyard 
Maximum height 

Ground occupation area 
Open space 

15.O0its. 
30.O0nts. 
2.50mts. nmiximum 
5.00mts. m-Iximum 
ground floor and one 
level 
50% cf lot rire-n 
50% of lot area 



ANNEX F
 

H3-013 CASH FLCW ANALYSIS
 

Prepared by Pedro Lasa
 

July 7, 1986
 



ANNEX F-I
 

11-013 CASH FLO0W ANALYSIS
 

This Annex contains a cash flow analysis which shows the effects of 
two alternative hypotheses. qle key assumptions had to do with the 
amount of spread for the Trust FLnd vis-a-vis the mortgage lenders and 
the level of Liquidity Reserve which would be created by the spread. A 
U.S. $5.0 million disbursement was assumed. First a repay ent schedule 
was prepared using several assumptions (see Table F-B-l): 

- Amnourit of Repayment Cbligation U.S.35,000,000 
- Term 30 years 

(10 years of semiannual interest paylnents on~ly) 
(20 years of semiannual loan repaiyments including principal and 
interest) 

- Interest Rate 8.0% 
- A.T.D. Fees and other Connissions .8% 

Final Cost of 1-H3 Resources 8.8% 

Tables F-B-2 and F-B-3 present two alternative 
repayment plans to the Trust Furu3 by the participating mortgage lending 
institutions (Fund users), with different spread assumptions as follows: 

Hyothesis A Hyothesis B 
- Total M Loan U. . O, 1300" 55..00,.S7 
- Term of tuan 30 years 30 years 

(Interest paymnts each semester over 10 years)
 
(Loan repayments each seine.ter ov,-er :0 years) 

- Trust Fund Interest Rate 10% 10.5% 
- Spread to Bank; 2.75% 2.25% 

In case A, de Trust Fund operate3 with a sivall spread 
of 1.2% while the banks retain the remaining 2.75%. in case B, the 
margin of the Trust Fund is increased to 1.7% and the spread to the banks 
is reduced to 2.25%, the minimum acceptable rate. In stmrarv, the 
situation with respect to each hypothesis is as foltows: 

[ thesis A f othesis B 
- Cbst of 113 Resources (8.9%) (8.8%) 
- Market Interest Rate 1.2.75% 12.75% 

of Banks 
- Gross Spread 3.95% 3.95% 

- Margin of Trust Fund (1.20%) (1.70%) 
- Margin of Banks (2.75%) (2.25%) 

The U.S.$5,000,000 has been reduced by 2% to cover the commissions of 
A.I.D. and the U.S. Investor.
 

1J
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the above figures U.S.$5,000,000 loan,Based on arn a 
were for each hypothesis:the following results projected 

to the Trust Fund.)
Hypohesis A (This assumes a 1.202 spread 

years or 20 seftesters):
a) Grace Period on Capital (10 

U.S.t212,500 per senester
 - Total Payments to A.I.D. NDte IToiders 
245,000 per semester
 - Total Pavments to Tlrust Fund 
32,500 per semester
 - Net proceeds to the Tnust Fund 

The net proceeds or- differential %zuld be used to provide: 1) 

Remuneration to hhe Trastee, and, 2) the creation 
of a Liquidity
 

For the purposes of the
Reserve within the Trust Fnd. 

33% of tLhe differential was assigned to 
following analysis, 

This will varyliquidity fund.remuneration, and 67% to the 
once the Trust Find is in operation. 

U.S.,32,500
- Differential each seimester 
10,725
Remuneration of Trustee (33%) 

21,775
Liquidity Reserve (67%) 


- Results at end of Period (10 years
 
650,000


Differential in 20 SeAi-s .ers 

(33%) 214,500-r "rusteRmuneratiori 

435,500
Liquidity Reserve (672) 


oul.d be invested over the 10 year
The Liquidity Resetvve 
With the investt:ient of U.S.$21,775 over the 

grace pe-riod. 
 rate of 7.5% the Fund would growat an annual19 semesters 
28 For the total tU Loan of U.S.$25.0 to a tot-al Il..58S,0 . 

million, the rco-erve would reach U.S.$2,940,140 
or 11.76
 

of the Loan, for the grace period alone.
 percent 

or 40 semesters):

b) Period of Capital Ri.payn-gnt (20 years, 

'262,092 per semester 
- Total Repayments to A.I.D. Fiscal Agent 

285,563 per semester
 
- Total Repayments to Trust Fund 
 23,471 per seimester
 
- Net proceeds to th Trist Furd 

the last 20 years of the loan period
The differential over 

less becnuse of principal payments, and 

the respective

would be if 
amount used to provide liquidity would 

have to be reduced, 

renmineration to the Trustee is maintained 
at about the same 

level. 

tI0,562 per semster
 
- Remuneration of Trustee *12,909 per semester
 
- Liquidity Reserve 


The investment of the liquidity reserve 
at a 7.5% arual rate
 

of interest over 39 semesters would 
result in a growth of the
 

544 57 at the end of the period of 20 years
 .
fund to U.S.3l,102,
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When applied over the full loan value of U.S.$25.0 million,
 

the total would reach U.S.$5,512,722.85 for the amortization
 
period.
 

The Liquidity Reserve would be $8.45 million over the life of the
 
Program.
 

c) Utilization of Available Resources
 

The Borrowers and owners of the Trust ftind, together with A.I.D., 
will need to identify a strategy for the use of resource surpluses 
for the continued capitalization and/or reinvestment through an 

additional program of loans. 'The folloAng parameters might be 
considered as the basis for discussions. 

The Liquidity Reserve of U.S.2,940,140 accumulated over the first 

10 years of the loan could be u,?d as a peruiwtynt liquidity fund 
to guaranty A.I.D. repayments. Over the next tv.enty ye2ars the 
interest earned on this a-munt plus the s,.cnuse; geerated from 
repayments on the capital value of the loan could be used as a 
reinvestment fund for a new loans as follows: 

- Permanent Liquidity Fund U.S.A2,940,140
 
- Reinvestment Fund 

Liquidity Fund Interest (7.5%) k110,255 oar semester
 
Surpluses in Capital Repayments 64,545 per semester 

($12,909.25 x 5 disbursements) 
Total Reinvestment each semester 174,800
 
Total Reinvestment over 20 years t6,817,200 

(kl74,800 x 39 semesters)
 

The loan operation Would generate idditional 
reinvestment effects, so at a minimum, at the end of the 30 year period, 
the Trust Fund would have a portfolio of at least U.S.$9,757,370, 
resulting from the addition of the Liquidity Reserve bit without use of 
the new loan portfolio. 

Hypothesis B (This assumes a 1.70% spread to the Trust Fund.)
 

As above, these calculations are based on a disbursement of
 
U.S.$5,000,000.
 

a) Grace Period on Capital (10 years or 20 semesters)
 
- Total Payments to A.I.D. Fiscal Agent U.S.3212,500 
- Total Payments to Trust Fund 252,250 

- Net proceeds to the Trust Fund 44,750 

http:12,909.25
http:U.S.$5,512,722.85
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The distribution of the net proci-'is or differential for 

roserves vrxuld be as follows:remuneration to the Trustee and f-f 

U.S.3 44,750- Differential e,2h :;r,,rster 
PRnjueratiofn of TI7l1tee (25%) 11,188 

31,562Liquidity Reserve (75%) 
years)- Results at end of Period (1.0 

223,760Pem-uneration of Trustee 
895,000Liquidity Reserve 

The prodctive investment of the Liquidity Reserve over the 

10 year period at a 7.5% annual interest rate ould result 

in a total sum of U.S3906,332 at the end of the period.
 

Projected for the total U.SA25.0 million program, this
 
to or 18% of theliquidity fund would grow 4.5 million, 


loan, for the grace period.
 

b) Period of Capital Ffe*.paywPlnt (20 years, or 40 seitesters): 
Agent t262,092 per semester- Total Repaynents to A.T.D. Fiscal 

285,403 per semester
- Total Pepayments to Trust Fund 
33,311 per semester- Differential in iv'or of Trust F7und 

- Use of Differential 
- R-e-uneration of T!' .e t10,993 per semester 

t22,318 per semester
 - Liquidity Peserve 


at 7.5% annualThe investment of the Liquidity Reserve 
20 years would bring the reserve to U.S.
interest over the 

or about U.S. 9.5ti,906,121- at the end of the pxeriod, 
millio, on tile total M13 operation for the t25.0 million 

Program. T1he grand total, therefore, would b- t13.0 million 

(future For1:[s) the life o5 the Progroac , asfor over 
wtrpared to T3.45 million assuming a spread of .5% ].ess. 

c) Utilization of Available Resources 
the criteria described under Hypothesis A forFollowing 

establishing a permanent liquidity fund with 3.0 million, and 
results werereinvesting the rest (1 .1i million), the following 

obtained:
 

U.S.$3,000,000
- Permanent L!quidity Fund 

- Reinvestment Aund
 

1,531,660
Surplus of the Liquidity f.und 
4,387,500
Liquidity Fund Interest (7.5%) 


(t112,500 x 39 semesters)
 
4,352,010
Surpluses in Capital Relayments 

(lll,590 x 39 semesters)
 
U.S.$10,271,170
Total 
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At the end of the period, with the inclusion of the 
Liquidity Fund (which will have grown through reinvestment and 
capitalization), the effective size of the Trust Fund portfolio will be 
over U.S.$l3 million (future dollars), in addition to the t3.0 million 
Liquidity Reserve. 

The above analysis clearly indicates some interesting 
possibilities in the management of the financial operations of the Trust 
Fund and its potential indirect effects. At the end of the 30 years the 
entire amount of the loan could be invested as no Liquidity Reserve would
 
be required(; the 11 Loan would have been repaid. breover, the effect of 
the total investment would be approximately t26.7 million if v assume 
that counterpart requirements vould be the s-ame. 

It is particularly iqportant to remember thivt the 
potential growth of the Trust Fund results from the decision of the 
mortgage banks to sacrifice their rirmal spreads. Therefore, it is these 
banks which should be the direct teneficiaries of the resulting 
surpluses, through credits which are qua.ifie under the Program. Also, 
as owners of the Trust Rind, the banks should perticipate in determining 
the utilization of these resources anl ensure their effective application. 



A?= F F-A-i 

MONTO INICrAL DEL PRESTAMO 4,900,000.00 

NO saldo anterior intereses amortizacion semestralidad saldo actual 

I 
2 

4,90o0 f-.). 
4,859,476.85 

245,0C00. 
242,-71 

,0 
35 

40.56Z. 15 
42 591.31 

285,563.16 
285,56. 16 

4,659,436.85 
4,816,845.54 

- 4,816,S45.54 240,842.2 44,70.87 285,56:.16 4,772,124.66 

4 4.772,124.66 278,606.24 46,956.92 285,56. 16 4.725,167.75 

5 4,725,167.75 236 ,259. 7'; 49, 04.76 285, .6 4.675,862.9e 

6 4,675.862.98 ... 79. 1 5 170.00()u,,:. 226 4,624,092.92 

7 4,624 o'9 .98 231,:1C'. "Ii8.3850 285,5I:. 4,569,73.d7 

? 4.549,734.47 222,196 77 7 0 76.4T 2S5.56.16 4,t11, 658.()5 
S,5i2,659.05

4,4?b 7.80 
225 
-, 

12.5 
.26. 60 

.7 
6 

22,a5 16 
235.56Z.16 

4,452,727.B0
4,389, 801.03 

11 41,79 801.03 219 ",4-.1-. 03. 10 285,5o 16 4,323,727.93 
1 4, 23, 727.93 216,!2c-40 6,376.76 2_,563,: 4,254.351.18 

17 4,254,351. 18 212 .E 72445.59 2:5,563. 16 4,121,505.59 

14 
-

4,131,505.59 
4,105,017.71
4,ee4l,.2.457.2 

709 
205. '5 

?G 
D-397 
2 

76,487.7 
30,31'.27 

245,53. 
25,56 . 16 
205.3&. 

4,05,017.71 
4,24,705.

4 
5 

3,940,377.57 

17 .940,377.57 17 .1 .8 E13,544.27 285,562.15 3,85' .2 

18 .,851,833.29 192,591.67 92,971.49 285,5E.16 3,753,861.80 

1 ',759e,61.80 137,94--.0 9 ,620.06 :85.55.!6,6611241.74 

2-.,661,241.74 F3 2 .0 102, 501.07 27,,5 0 3,559 740.6C 

7,530,740.68 177 ,' 7.04 107, 626. 12 2 5 .56'_. lo 3,51, 114.56 

22 - 451 I4.56 172, 55 .73 113,007.42 285 !63.16 3, 107.13 
2 , 3S, 107. 13 166, 905.36 119,657.80 282 z567.:t 3,219,449.34 

219,449.3 !60,972.47 124,590.69 2E5 
5 6 

3. I 3,094,858.6E 

25 0,4,858.65 154,742.9 10," C20.22 285, 63.6 2,64.039.4 

36 2964.038.43 148,201.92 177,361.23 285,563.16 2,926,677.2 

-7 22,677.20 :41 ,333.6 i44 229.29 225,5L3. 15 .2,6 2,"47..90 

28 2,62.47.90 134, .2. 40 151 410.76 285. 53.i6 2.53!l')07.15 

2 R 
-

,5 C)'07.!5 
2,71,994.35 

126,550.36
1,5°7.72 

i59,012.80 
i -6,?63.44 

285,56-.16
25,5o3. 16 

2,371,994.35
2,205,030.91 

205,030.91 1 0,-.55 175,311.61 225,553.16 2,029,719.30 

72 2',29,719.30 I01,485.97 i3 077.19 95,563.16 1,G45,642.12 

3 1,845,642.12 97,282.11 -9..281.05 25,563.16 1,652,361.07 

1 1,652,361.07 82,618.05 202.945.10 285,563.1-- 1,44V.1115.97 

5 
76 

1.449,415.97 
1,236,323.61 

72,47). 80 
61,E16.13 

213,092.36 
223,V46.97 

285,563.16 
285,563.16 

1,236323.61 
1,Oi2,5

7 
6.6 

4 

7 1,012,576.64 50,622.82 271,934.32 285,353.16 777,642.31 

38 777,642.31 38,B82.12 24o,681.04 285,563.16 530,961.28 

39 530,961.28 26,548.06 259,015.09 285563.16 271,946.18 

40 271,946.18 13,597.31 271,965.85 285,563.16 -19.66 



F-A-2
 

MONTO INICIAL DEL PRESTAMO 4.0,563.15
 

No saldc anterior 
 intereses amortizacion 
 semestralidad 
 saldo actual
 

1 4(,563.15 2,028.16 335.79 
 2,363.95 40,227.36
2 40,227. Z6 2,011.37 
 52.58 2,363.95 39,874.78

3 39,874.78 
 1,993.74 
 370.21 2,363.95 39,504.57
4 39,504.57 
 1,975.23 
 388.72 2,363.95 39,115.86

5 39,115.86 
 1,955.79 
 408.15 2,363.95 38,707.70
6 38,707.70 
 1,935.39 428.56 
 2,363.95 38,279.14

7 U8,279.14 1,913.96 449.99 
 2,;6 .95 37,829.15
8 37,829.15 
 1,891.46 472.49 
 2,367.95 37,Z56.66

9 37,356.66 
 1,867.83 496.!1 
 63.95 36,860.55
10 36,860.55 
 1,843.03 520.92 
 ,363.95 36,L3Q.
6 3
11 367339.63 
 1,816.98 546.97 
 2,363.95 35,792.66
12 35,792.66 
 1,789.63 
 574.31 2,363.95 35,218.35.
 
13 35,218.35 
 1,760.92 603.03 
 2,Z63.95 34,615.3:
14 34,615.Z2 
 1,730.77 
 633.18 2,Z63.95 33,982.13
15 33,982.13 
 1,699.11 
 664.84 2,36Z.95 3,:;17.29

1i 33,317.29 1,665.86 696.08 2, 
63.95 32,619.21
17 32,619.21 
 1,630.96 
 732.9 2,363.95 31 886.22
18 31,886.22 
 1,594.31 769.64 
 2,363.95 31,116.59

19 21,116.59 
 1,555.83 
 808.12 2,63.95 30,708.47
20 30,:08.47 
 1,515.42 848.52 

21 

2,363.95 29,459.95

29,459.95 
 1,473.00 890.95 
 2,363.95 28,569.00


22 28,569.00 
 1,428.45 935.50 
 2,363.95 27,633.50
23 27,633.50 1,381.67 982.27 , 
 26,651.23

24 26,651.23 
 1,332.56 1,031.39 2,363.95 
 25,619.84
25 25,619.84 
 1,280.99 1.082.96 2, 36.95 
 24,536.89
26 24,536.89 
 1,226.84 1,137.10 
 2, 363.95 23,399.78
27 23,399.78 i,169.99 1,193.96 
 2,363.95 22,205.82

28 22,205.82 
 1,110.29 1,253.66 2,363.95 
 20,952.17

29 20,952.17 
 1,047.61 1.316.34 
 2.363.95 19,635.83
30 19,635.83 
 981.79 1,382.16 
 2,363.95 18.253.67
31 18,253.67 
 912.68 1:451.26 
 2363.95 16,802.41
32 16,802.41 
 840.12 ,523.83 2,Z63.95 15,278.58

33 15,278.58 
 763.93 1 ,600.,> 
 2,363.95 13,678.57
34 13,678.57 
 683.93 1,680.02 
 2,363.95 11,998.55

35 11,998.55 
 599.93 1,764.02 
 2,363.95 10,234.53
36 10,234.53 
 511.73 
 1 852.22 2,363.95 8,382.31
37 a,382.:1 
 419.12 1,944.83 2.367.95 
 6,437.47
38 6,437.47 
 321.87 2,042.07 2,:63.95 4,395.40

39 4,395.40 
 219.77 £,144.!8 2,363.95 2,251.22
40 2,251.22 
 112.56 2,251.3? 2,363.95 
 -0.16
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F-A-3 

MONTO INICIAL DEL PRESTAM0 42,591.31 

No saldo anterior intereses amortizacion semestralidad saldo actual 

1 42,591.31 2,129.57 352.58 2,482.14 42,238.73 
2 42,238.73 2,111.94 370.21 2,482.14 41,868.52 
3 41,868.52 2,093.43 388.72 2,482.14 41,479.80 
4 41,479.80 2,073.99 408.15 2,432.14 41,071.65 
5 41,071.65 2,053.58 428.56 2,482.14 40,643.09 
6 40,643.09 2,032.15 449.99 2,482.14 40,193.10 
7 40,193.10 2,009.65 472.49 2,482.14 39,720.61 
8 391720.61 1,986.03 496.11 2,482.14 39,224.49 
9 39,224.49 1,961.22 520.92 2,482.14 38.703.57 
10 38,703.57 1,935.18 546.97 2,482.14 38,156.6! 
11 38,156.61 1,907.83 574.31 2,482.14 37,582.29 
12 37,582.29 1,879.11 603.03 2,482.14 36,979.26 
13 36,979.26 1,848.96 633.18 2,482.14 36,346.08 
14 36,346.08 1,817.30 664.84 2,482.14 35,681.24 
15 35,681.24 1,784.06 698.08 2,482.14 34,983.16 
16 34,983.16 1,749.16 732.99 2,482.14 34,250.17 
17 34,250.17 1,712.51 769.64 2,482.14 539 80.54 
18 33,480.54 1,674.03 808.12 2,482.14 32,672.42 
19 32,672.42 1,633.62 848.52 2,482.14 31,823.89 
20 31,823.89 1,591.19 890.95 2,482.14 30,932.94 
22 30,932.94 1,546.65 935.50 2,482.14 29,997.45 
22 29,997.45 1,499.07 982.27 2,422.14 29,015.17 
23 29,015.17 1,450.76 1,031.39 2,462.14 27,983.79 
24 27,983.79 1,399.19 1,082.96 2,482.14 26,900.23 
25 26,900.83 1,345.04 1,137.10 2,482.1A 25,763.73 
26 25,763.73 1,288.19 1,193.96 2,482.14 24,569.77 
27 24,569.77 1,228.49 1,253.66 2,482.14 23,316.12 
28 23,316.12 1,165.81 1,316.34 2,482.14 21,999.78 
29 21,999.78 1,099.99 1,302.16 2,482.14 20,617.62 

30 20,617.62 1,030.88 1,451.26 2,482.14 19,166.36 
31 19,166.36 958.32 1,523.83 2,482.14 17,642.3 
32 17,642.53 882.13 1,600.02 2,482.14 16,042.51 
33 16,042.51 802.13 1,680.02 2,482.14 14,362.49 
34 14,362.49 718.12 1,764.02 2,482.14 12,598.47 
35 12,598.47 629.92 1,852.22 2,482.14 10,746.25 
36 10,746.25 537.31 1,944.83 2,482.14 8,801.42 
37 8,601.42 440.07 2,042.07 2,482.14 6,759.35 
38 6,759.35 337.97 2,144.18 2,482.14 4,615.17 
39 4,615.17 230.76 , 251.39 2,482.14 2,363.78 
40 2,363.78 118.19 2,363.96 2,482.14 -0.17 



F-P-4 

MONTO INICIAL DEL PRESTAMO 44,720.87 

No saldo anterior intereses amortizacion semestralidad saldo actual 

1 
2 

3 
4 
5 
6 

7 
8 
9 
10 

11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 

23 
24 
25 

26 
27 
28 

29 

30 
31 
32 
33 
34 

35 
36 
37 
38 
39 

40 

44,720.87 
44,350.67 

43,961.95 
43,553.79 
43,125.23 
42,675.24 

42,202.75 
41,706.64 
41,185.72 
40,638.75 

40,064.44 
39,461.41 
38,828.23 
38,163.39 
37,465.30 
36,732.32 
35,962.68 
35,154.56 
34,306.04 
33,415.09 
32,479.59 
31,497.32 

30,465.93 
29,382.98 
28,245.87 

27,051.92 
25,798.26 
24,481.92 

23,099.77 

21,648.50 
20,124.68 
18,524.66 
16,844.64 
15,080.62 

13,228.40 
!1,283.57 
9,241.49 
7,097.32 
4,845.93 

2,481.97 

2,236.04 
2,217.5'Z 

2,198.10 
2,177.69 
2,156.26 
2,133.76 

2,110.14 
2,085.33 
2,059.29 
2,031.94 

2,007.2-
1,973.07 
1,941.41 
1,908.17 
1,873.27 
1,836.62 
1,798.13 
1,757.73 
1,715.30 
1,670.75 
1,623.98 
1,574.87 

1,523.30 
1,469.15 
1,412.29 

1,352.60 
1,289.91 
1,224.10 

1,154.99 

1,082.43 
1,00:6.23 
926.23 
842.23 
754.03 

661.42 
564.18 
462.07 
354.97 
242.30 

124.10 

370.21 
388.72 

408.15 
428.56 
449.99 
472.49 

496.11 
520.92 
546.97 
574.31 

603.03 
633.18 
664.84 
698.08 
732.99 
769.64 
808.12 
848.52 
890.95 
935.50 
982.27 

1,031.39 

1,082.96 
1,137.10 
1,193.96 

1,253.66 
1,316.34 
1.3S2.16 

1,451.26 

1.523.83 
1,600.02 
1,680.02 
1,764.u2 
1,852.22 

1,944.83 
2,042.07 
2,144.18 
2,251.39 
2,363.96 

-2,482.15 

2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 

2,606.25 

2,606.25 
2,61:16.25 
2,606.25 
2,606.25 
2,606.25 

2,606.25 
2,606.25 
2,606.25 
2,606.25 
2,606.25 

2,606.25 

44,350.67 
43,961.95 

43,553.79 
43,125.23 
42,675.24 
42,202.75 

41,706.64 
41,185.72 
40,638.75 
40,064.44 

79,461.41 
3a,828.23 
38,163.39 
37.465.30 
36,732.32 
Z5,962.68 
35,154.56 
34,306.04 
33,415.09 
32,479.59 
31,497.32 
30,465.93 

29,382.98 
28,245.87 
27,051.92 

25,798.26 
24,481.92 
23,099.77 

21,648.50 
20,124.68 
18,524.66 
16,844.64 
15,080.62 
13,228.40 

11,283.57 
9,241.49 
7,097.32 
4,845.93 
2,481.97 

-0.18 



F-A-5 

MONTO INICIAL DEL PRESTAMO 46,956.92 

No saldo anterior intereses amorti:acion semestralidad saldo actual 

1 46,956.92 2,347.85 388.72 2,736.56 46,568.20 
2 46,568.20 2,328.41 408.15 2,736.56 46,160.05 

46,160.05 2,308.00 428.56 2,736.56 45,731.48 
4 45,731.48 2,286.57 449.99 2,736.56 45,281.49 
5 45,261.49 2,264.07 472.49 2,736.56 44,809.00 
6 
7 
8 
9 

44,809.00 
44,312.89 
43,791.97 
43,245.0)0 

2,240.45 
2,215.64 
2,189.60 
,162.25 

496.11 
520.92 
546.97 
574.31 

2,736.36 
2,73c.56 
2,736.56 
2 
1 
7 
;. 

5 
6 

04,312.9 
43,791.97 
43,245.00 
42,670.69 

10 42,670.69 Z,133.5 - 603.03 2,736.56 42,067.66 
11 42,067.66 :,103.38 633.18 2,736.56 4!,434.48 
12 41,434.48 2,071.72 664.64 2,736.56 40.7L9.64 
13 40,763.64 2,038.48 698.08 2,7376.5 40,071.55 
14 40,071.55 2,003.5e 732.99 2,7S6.56 39,33S.57 
15 39,38.57 -,966.93 769.64 2, 736.55 38,58.93 
16 3 ,568.93 1,923.45 808.12 2 736.56 37,760.81 
17 37,760.81 1,8S.04 848.52 36.56 36,912.29 
18 36,912.29 1,545.61 890.95 2,736.56 36,021.34 
19 36,021.34 1,S01.07 935.50 2,73b.56 35,085.84 
20 35, 085.84 1,754.29 932.27 2,7:6.56 34,103.57 
21 34,103.57 1,705.13 1,031.39 2,736.56 33,072.18 
22 3 72. 1 1,653.61 1:082.96 2,735.55 31 989.23 
23 31,989.23 1,599.46 1,137.10 2,736.56 30,852.13 
24 30,652.13 1,542.61 1,193.96 2,736.5 29,658.17 
25 29,659.17 1,482.91 1,253.66 2,736.56 28,404.51 
26 28,404.51 1,420.23 1,36.34 2,736.56 27,088.17 
27 27,088.17 1,354.41 ,382.16 2,736.55 25,706.02 
28 25,7(6.02 1,285.30 1,451.26 2,736.56 24,254.75 
29 24,254.75 1,212.74 1,523.83 2,736.56 22,730.93 
30 22,730.93 1,136.55 1 600.02 2,736.56 21,130.91 
31 21,130.91 1,056.55 1,680.02 2,736.56 19,450.89 
:52 19,450.89 972.54 1,764.02 2,736.56 17,686.87 
33 17,686.87 884.74 1 ,852.22 - 2,736.56 15,834.65 
34 15,834.65 791.73 1,944.83 2,736.56 13,889.82 
35 13,889.82 694.49 2,042.07 2,736.56 11,847.74 
36 11,847.74 592.39 2,144.18 2,736.56 9,703.57 
37 9,703.57 485.18 2,251.39 2,736.56 7,452.18 
38 7,452.18 372.61 2,363.96 2,736.56 5,088.23 
39 5,08e.23 254.41 2,482.15 2,736.56 2,606.07 
40 2,606.07 130.30 -2,606.26 2,736.56 -0.19 



F-A-6 

MONTO INICIAL DEL PRESTAMO 


No .sa.= a=nter ior 
1 49,. 76
14.
48,896.61
2 

2 
48,8.6 

3 4",468.05
4 
 48018.08 

5 47,545.57 

6 47,049.45 

7 46,528.53 

8 45,981.57 

1 945,407.25
44,804.22 

10 
 44,171.04 

I1 
 4Z,506.20 

13 
 42,808.12 

14 
 42,075.12; 

15 
 41305.50 


16 40,497.38 


17 39,648.85
8 38,757.90 

19 	 .4
-7,222.41 

20 
 JQ
36,840'. 14 

2! 
 715,806.75 


2  Z4,725.79
1 4Z 

24 
 32,394.7, 


26 

26 29,824.74 

27 28,442.58 

28 26,99,-:; 

29 25,467.49 


23,867..17 

32 22, 187.46
2 '1,42.44
2-01 


Z,4 16 b 3 
 18,5 1.2 

35 14,584.31

36 12,440. 13 

38 
 7,824.79 


39 5,342.64 


40 


49,704.76 


inter.eses 

2a
2,465.24
2,444.8348.1
 2,423.43 
2,423.40 

2,400.90 

2,377.28 

2,352.47 

2,;26.43 
2 
,2

9
9.) 


2, 9 .
 
2,270,.36 

2,240.21 

2,208.55 


2,175.31 

2,140.41 


2,10.76 


)
2 2 4.87 
I ,9 7.90 


7.7, *891.912623.9)55 
1,842.0" 

, 4, 


1	,7 -. 

,6 79 .4 3 

619.74 


'I 5s57 0 5

1 --

'8-.1. 

57 

--. 


.7 

'(,391
9. :.1} .
 

.- -5 


1 32 

7, 01 


944 


24" 


13.2
7,736.38 

2,776Z8 


amortizacion 


408.15 

428.99 
448.59 

472.49 

496.49 

496.12 

5-0.92 

5Z.97 

574.-1 

603.03 

633.18 

664.84 


698.08 

73-7.99 


769.64 


e,.7 1'8.
2 


4 3.5:9 
5 


2.7 4 7 

,!.9 


. -9 

96
 

,I . 6" 


" 


-
-


-. ',

44( 

, 


&(j6. 

semestralidad 


2,87:.3:9 

2,873-..39 

2,877.39 

2,873.39 

2873.::9 

2,873.39 
2,873.739 

2, 873.39 

25,873.37
 

2,73.39 

2,87. 
;, 

2,C773 
8' 


9 


2,9 77.-

2, 7782 

-
 -

3 


... .
 

' 7 . .
 

,Q Z.:1 


'. 


,5.':.

~6 
 2 .17-.-,
 

2
 .
 
,18-71.21
 

, U,,4,-,
-


, 7
9,73. 

,8'.3
 

saldo actual 
d t a
48,896.61
 
48,468.05
 
48,018.06

47,445.57
 
46,019-6
 
4,545.57 
47,049.45
 
4540.5
 

4589407.25
 
44,171.04
 

50.2--.0
 
47739808.12
 
42, SO. 1
 
42 375.51
 

-11 '.5.50 

7 7 32. 41--G.571 - 9C) 

8722.41
 
6,840. 
14
 
,80. 75
 

7, 4 ,72 5 .7 9
 

-,84. 69
1 1 1 0
:.7.
 

, 7 4 
28, 

:9. ? 

2 1"2, 7 4 6 

20.,2';23. 44
 
Z1 I . 2 8
26"
16,6
 

14,5e.'. 75
 

.7
P..4.7 9
 

5 ;4:. 64 

http:44,171.04
http:4589407.25
http:47,049.45
http:4,545.57
http:47,445.57
http:48,018.06
http:48,468.05
http:48,896.61
http:18-71.21
http:25,873.37
http:2,873.39
http:2,873.39
http:2,877.39
http:7,736.38
http:2,140.41
http:2,175.31
http:2,208.55
http:2,240.21
http:2,270,.36
http:2,;26.43
http:2,352.47
http:2,377.28
http:2,400.90
http:2,423.40
http:2,423.43
http:2,465.24
http:49,704.76
http:5,342.64
http:7,824.79
http:14,584.31
http:25,467.49
http:28,442.58
http:29,824.74
http:Z4,725.79
http:715,806.75
http:7,222.41
http:38,757.90
http:39,648.85
http:40,497.38
http:41305.50
http:42,075.12
http:42,808.12
http:4Z,506.20
http:44,171.04
http:44,804.22
http:945,407.25
http:45,981.57
http:46,528.53
http:47,049.45
http:47,545.57
http:48018.08
http:4",468.05
http:48,896.61


-----------------------------------------------------------------------------------------------------------------------------

F-A-7
 

MONTO 1NICIAL DEL PRESTAMO 51,770.0:1
 

No saldo anterio.- intereses 
 amortizacion semestralidad saldo actual
 

1 51,770.00 2.588.50 428.56 ,017.06 51,341.44 
2 5 341.44 2,567.07 449.99 3,017.06 50,891.45 
3 50,891.45 2,544.57 472.49 ;,017.06 50,418.96 
r 50,418.96 2,520.95 496.11 3,017.06 49,922.85 
5 49,922.65 2,496.14 520.92 3,017.06 49,401.93 
6 49,401.93 2, 470.10 546.97 3,017.06 48,854.96 
7 
8 

48,854.96 
48,280.65 

2,442.75 
2,414.03 

574.21 
6073.23 

Z,017.4'6 
3,017.06 

48,280.65 
47,677.62 

47,677.62 2,38. 633. 18 ,017.06 47,fu44.43 
10 47,044.43 2,Z52.22 664.84 3,017.06 46.:79.59 
11 
12 

a,,79.59 
45,661.51 

2,316.96 
2,284.08 

6C.08 
732.99 

3,C17.06 
)17.06 

45,681.51 
44,948.53 

I 14, 948.53 2,247.43 769.64 017.06 14,176.89 
14 44,178.89 2,208.94 808.12 ,017.0 43,370.77 
15 
1, 

43, 70.77 
42,522.25 

2,168.54 
2,126.11 

848.52 
890.95 

017.06 
7,17.0( 

42,522.25 
41,6,1.30 

17 41,631.30 2,081.56 935.50 017.06 -O 695.80 
18 40,6975.80 2,034.79 982.27 - 17.06 39,71!. 53 
19 
20 

,9,713.53 
38,682.14 

1,985.68 
1,934.11 

1,031.39 
1,082.96 

3,017.06 
3;017.06 

-8,682.14 
37,599.19 

21 
22 

7,599.19 
.6,462.08 

1,879.96 
1 ,82.10 

1, 17.10 
1,193.96 

,17.06 
,017.Q6 

36,462.08 
35_268.13 

23 35,268.13 1,763.41 ],253.66 3,117.06 34,014.47 
24 7-,014.47 1, 700.72 1, 2716.34 -,)17. 06 32,698.13 
29 2,698.13 1,634.91 1 322.16 Z,017.-6 3,315.96 
26 21,215.98 1 565.8:- I ,451.26 3.)17.06 29,864.71 
27 
28 

29,3-64.71 
28,Z40.88 

1,493.24 
,417.04 

5s27.E3 
,6(0.02 

3,17.06 
,017.06 

28,34C,.88 
26,740.87 

29 26,740.87 1,37.04 ! 680.02 3,017.06 25,060:.85 
30 
31 

25,060.85 
23,296.83 

1 253.04 
1,164.84 

1,764.02 
1,852.22 

3,017.06 
3,017.06 

23,296.83 
21,444.61 

32 
33 

21,444.61 
19,499.78 

1,072.23 
974.99 

1,944.83 
2,C142.07 

3,017.06 
3,017.06 

19,499.79 
17,457.70 

34 
25 

17,457.70 
15313-.52 

872.89 
765.68 

2,144.18 
2,251.39 

3,017.06 
3,017.06 

15,213.52 
13,062.14 

36 13,062. 14 653.11 2,363.96 3,017.06 10,698.18 
37 
38 

10,698.18 
9,216.03 

534.91 
410.80X 

2,482.15 
2,606.26 

3.017.06 
3,017.06 

8,216.02 
5,609.77 

39 ,609.77 2630.49 2,736.57 3,017.06 2,873.19 
40 2,873.19 143.66 -2,873.40 3,017.06 -0.21 

t,
 



F-A-8 

MONTO INICIAL DEL PRESTAMO 54,358.50
 

No saldo anterior 
 intereses amorti=acon semrstralidad saldo actual
 

1 
 54,358.50 
 2,717.93 449.99 
 3,167.92 
 53,908.51
2 53,908.51 
 2,695.43 
 472.49 3,167.92 53,436.12

5--,436.02 
 2,671.80 496.11 
 3,167.92 52,939.91
4 52,939.91 
 2,647.00 
 520.92 3,167.92 52,418.99
5 52,418.99 
 2,620.95 
 546.97 3,167.92 51,872.02
6 51,872.02 
 2,593.60 574.31 
 3,167.92 
 51,297.71
7 51,297.71 2,564.89 603.03 
 3,167.92 50,694.68
8 50,694.6B 
 2,534.73 633.18 
 3,167.92 50,061.50
9 50,061.50 2,503.07 664.84 
 3,167.92 
 49,396.66
10 49,396.66 
 2,469.83 
 696.08 3,167.92 48,698.57
11 48,698.57 
 2,434.93 732.99 
 3,167.92 47,7,5.59
12 47,965.59 
 2,398.28 769.64 
 3,1L7.92 47,195.95
13 47,195.95 
 2,359.80 
 808.12 3,167.92 46,387.83
14 46,37.83 
 2,319.39 
 848.52 3,167.92 45,539.31
15 45,539.31 
 2,276.97 
 890.95 3,167.92 44,648.36
16 44,648.36 
 2,232.42 935.50 
 67.92 43,712.86
17 43,712.36 
 2,185.64 962.27 
 42.730.59
18 42,730.59 
 2,136.53 !,031.39 
 ,167.92 41,699.20
19 41,699.20 
 2,024.96 1,062.96 
 ,167. Q2 40,616.25
20 4i,616.25 
 2,030.81 1137. 10 
 .167.92 39,479.15
21 39,479.15 
 1,973.96 1,193.96 
 3,167.92 38,2S5.19
22 38,285.19 
 1,914.26 11253.66 
 Z,167.92 
 37.u31.53
23 37,031.53 
 1,851.58 :,316.4 
 167. 92 35,715.19
24 35,715.19 
 1, 785.7, 1.2.16 
 , 7.92 34,333.04
25 34,333.04 
 1,716.65 
 " 5.26 ,167.'?2 32,681.77
26 32,881.77 
 I ,644.1j9 1.527. 
 7. 92 3,357.9527 31,357.95 1,567.?-6 u2 C7.92 29.757.9328 29,757.93 1,487.90 1.Li..;2 L, 7.92 28. 077.912 28,077.91 1, 403.90 ",7g. 2 924 26,313.893,. 26,313.89 
 1,315.69 1, 52.22 
 67.92 24,461.67
31 24,461.67 
 1,223.08 1,44.83 
 92 22,516.84
32 22,516.84 
 1,125.84 :.c42.1)7 
 -,1 C792 20,474.76
33 20,474.76 
 1,023.74 
 ,17,
16..1.92 18,330.59
34 16,330.59 
 916.53 
 7. 92
3 I,2s1._y 16,079.20
35 16,079.20 
 803.96 2,36 .96 
 ,o7. 92 13,715.25
36 13,715.25 
 685.76 2,482.15 
 ,67. V2 11,233.09
37 11,233.09 
 561.65 2,606.26 7,167.92 
 8,626.83
38 8,626.83 
 431.34 2,736.57 
 3.67.92 
 5,090.26
39 5,890.26 
 294.51 2,873.:Z,167.92 
 3,016.85
40 3,016.85 
 150.84 "3,017.07 -,167. 92 
 -0.22
 

41. 

http:3,017.07
http:3,016.85
http:3,016.85
http:Z,167.92
http:5,890.26
http:5,090.26
http:2,736.57
http:8,626.83
http:8,626.83
http:7,167.92
http:2,606.26
http:11,233.09
http:11,233.09
http:2,482.15
http:13,715.25
http:13,715.25
http:16,079.20
http:16,079.20
http:16,330.59
http:18,330.59
http:1,023.74
http:20,474.76
http:20,474.76
http:1,125.84
http:22,516.84
http:22,516.84
http:1,223.08
http:24,461.67
http:24,461.67
http:1,315.69
http:26,313.89
http:26,313.89
http:28,077.91
http:1,487.90
http:29,757.93
http:29.757.93
http:31,357.95
http:3,357.95
http:32,881.77
http:32,681.77
http:1,716.65
http:34,333.04
http:34,333.04
http:35,715.19
http:35,715.19
http:1,851.58
http:37,031.53
http:37.u31.53
http:Z,167.92
http:11253.66
http:1,914.26
http:38,285.19
http:38,2S5.19
http:1,193.96
http:1,973.96
http:39,479.15
http:39,479.15
http:2,030.81
http:4i,616.25
http:40,616.25
http:1,062.96
http:2,024.96
http:41,699.20
http:41,699.20
http:2,136.53
http:42,730.59
http:42.730.59
http:2,185.64
http:43,712.36
http:43,712.86
http:2,232.42
http:44,648.36
http:44,648.36
http:3,167.92
http:2,276.97
http:45,539.31
http:45,539.31
http:3,167.92
http:2,319.39
http:46,387.83
http:3,167.92
http:2,359.80
http:47,195.95
http:47,195.95
http:3,1L7.92
http:2,398.28
http:47,965.59
http:47,7,5.59
http:3,167.92
http:2,434.93
http:48,698.57
http:48,698.57
http:3,167.92
http:2,469.83
http:49,396.66
http:49,396.66
http:3,167.92
http:2,503.07
http:50,061.50
http:50,061.50
http:3,167.92
http:2,534.73
http:50,694.6B
http:50,694.68
http:3,167.92
http:2,564.89
http:51,297.71
http:51,297.71
http:3,167.92
http:2,593.60
http:51,872.02
http:51,872.02
http:3,167.92
http:2,620.95
http:52,418.99
http:52,418.99
http:3,167.92
http:2,647.00
http:52,939.91
http:52,939.91
http:3,167.92
http:2,671.80
http:5--,436.02
http:53,436.12
http:3,167.92
http:2,695.43
http:53,908.51
http:53,908.51
http:3,167.92
http:2,717.93
http:54,358.50
http:54,358.50


F-A-9 

MONTO INICIAL DEL PRESTAMO 57,076.43 

No saldo anterior intereses amortizacion semestralidad saldo actual 

1 
2 

57,076.43 
56,603.9456,107.82 

2,853.82 
2,830.20
2,1805.Z9 

472.49 
496.11 
520.92 

3,326.31 
3,326.31 
-,326.Z1 

56,603.94 
56,107.82 
55,586.90 

4 
5 
6 
7 
8 
9 
10 
1i 
12 

13 
14 
15 

55,586.90 
55,039.94 
54,465.62 
53,862.59 
53,229.41 
5Z,564.57 
51,866.49 
51.133.50 
50,363.87 

49,555.75 
48,707.23 
47,816.28 

2,779.35 
2,752.00 
2,723.2B 
2,693.13 
2,661.47 
2,628.23 
2,593.32 
2,556.68 
2,518.19 
2,477.79 
2,435.36 
2,390.81 

546.97 
574.31 
603.03 
633.18 
664.84 
698.08 
732.99 
769.64 
808.12 
848.52 
890.95 
935.50 

3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
:-326.31 
3,326.31 
3,:26.136 36,e.o. 

55,039.94 
54,465.62 
53,862.59 
53,229.41 
52,564.57 
51,866.49 
51,133.50 
50,363.87 
49,555.75 
48,707.23 
47,816.28 
46,880.7845,e98.51 

16 

17 
18 
19 
20 

21 
22 
23 

24 

25 
26 
27
28 

46,880.78 

45,8S8.51 
44,867.12 
43.784.16 
42,647.06 

41,453.10 
40,199.45 
38,883.11 

37,500.95 

36,049.69 
34,525.86 
32,925.84
:1,245.83 

2,344.04 

2,294.93 
2,2e3.36 
2,189.21 
2,132.35 

2,072.66 
2,009.97 
1,944.16 

1,875.05 

1,802.48 
1,726.27 
1,646.29
1,562.29 

982.27 
1,031.39 
1,082.96 
1,137.10 
1,193.96 

1,253.66 
1,316.34 
1,382.16 

1,451.26 

1,523.83 
1,600.02 
1,680.02
1,764.02 

, 
- b.31 
,326.31 

3,326.31 
3,326.31 

3,z26.31 
3,326.31 
3,326.31 
3,326.31 

3,326.31 
3,326.31 
3,326.31
3 .1 

44,8,67.12 
43,784.16 
42,647.06 
41,453.10 
40,199.45 
38,883.11 
37,500.95 
36.049.69 

74,525.86 
32,925.84 
31,245.83
29,481.81 

29 

30 
31 
32 

33 
34 
35 

36 
37 
38 

29,481.81 

27,629.58 
25,684.75 
23,642.68 

21,492.50 
19,247.12 
16,883.16 

14,401.01 
11,794.75
9,058.17 

1,474.09 

1,381.48 
1,284.24 
1,182.13 

1,074.93 
962.36 
844.16 

720.05 
589.74 
452.91 

1,852.22 
1,944.83 
2,042.07 
2,144.18 
2,251.39 
2,363.96 
2,482.15 

2,606.26 
2,736.57
2,87.44 

3,326.71 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 
3,326.31 

3,326.31 
3,326.3i
3,326.31 

27,629.5e 
25,684.75 
23,642.68 
21,498.50 
19,247.12 
16,863.16 
14,401.01 
11,794.75 
9,058.17 
6,184.77 

39 6,184.77 309.24 Z,017.07 3,326.31 3,167.70 

40 3,167.70 158.38 I-,167.93 3,326.31 -0.23 



F-A-1O 

MONTO INICIAL DEL PRESTAMO 59,930.25 

No saldo anterior intereses amortizacion semestralidad saldo actual 
I 
2 

4 

5 
6 
7 
8 
9 
10 
11 
12 

13 
14 
15 
16 
17 
18 
19 
20 
2, 

23 
24 
25 
26 
27 

28 
29 

3k 
31 
32 

34 

35 
36 
37 
38 

39 
40 

. 24 

59,930.25 
59,434.14 

58,91Z.22 
58,366.25 

57,79i.94 
57,188.91 
56,555.72 

55,890.88 
554192.80 
54,459.81 

53,690.18 
5,882.061-5,03.4492.63 

-52033.54 
51,142.59 
50,207.09 
48 193.43 
48,193.43 
47,110.48 
45,973.37 
44,779.41 
43,525.76 
2 , 2 0 9 .4 2 

40,827.26 
39,376.00 
37,852.17 
36,252.16 
34,572.14 

32;,809.12 
30,955.90 

29,011.06 
26,968.99 
24,824.31 

22,573.43 
0,209.47 

17,727.3 
15,121.06 
12,384.48 
9,511.09 

6,494.C1 
3,326.08 

2,996.51 
2,971.71 

2,945.66 
2,918.31 

2,889.60 
2,859.45 
2,827.79 

2,794.54 
2,759.64 
2,722.99 

2,684.51 

2,644.10 
2,601.68 
2,557.13 
2,510.35 
2,461.24 
2,409.67 
2,355.52 
2,298.67 
2,238.97 

2,176.29
2,110.47 

2,041.36 
1,968.80 
1,892.61 
1,812.61 
1,728.61 

1,640.41 
1,547.79 

1,450.55 
1,348.45 
1,241.24 

1,128.67 
1,010.47 

886.37 
756.-05 
619.22 
475.55 

324.70 
166.30 

49S.11 
520.92 

546.97 
574.31 

6C3.03 
633.18 
664.84 

698.08 
732.99 
769.64 

808.12 

848.52 
890.95 
935.50 
982.27 

1,031.39 
1,082.96 
1,137.10 
1,193.96 
1,253.6 

1,316.34. .1,382.Z6 

1,451.26 
,5'23.83 
1,600.02 
1,6130.02 
!.724.02 

i,85.22 
1,944.83 

2,C42.{,7 
2, 14.18 
2,251.39 

2,3 ,3.96 
2,482.15 

2,606.26 
2,736.57 
2,873.40 
3,017.07 

Z.1 7.93 
-3,326.32 

3,492.63 
3,492.63 

3,492.63 
3,492.63 

3,492.63 
3,492.63 
3,492.63 

3,492.6: 
3,492.63 
3,492.63 

3,492.63 
7,492.63 
7,492.63 
7,49".63 
-,492.63 

492.63 
7,492.63 
3,49 .63 

4926324 9 6 34 
492.63 

3,492.63 
3,492.63 
3, 42. 3:6,252.16 
3 492.,3 
3,492.63 

3,492.63 
-,492.63 

3,492.63 
-,;92.6: 
3,492.63 

3,492.63 
3,492.63 

7,492.63 
3,492.63 
3,492.63 

4.?2.63 
3.42.3 
3,492.63 

59,434.14 
58,91Z.22 

58,366.25 
57,791.94 

57,188.91 
56,555.72
55,890.88 

55,192.80 
54,459.81 
53,690.18 

52,033.54 

51,142.59 
50207.09 
49,224.82 
48,193.43 
47,110.48 
45,973.37 
44,779.41 
43,525.76 

2 , 2 0 9 .4 2 
40,827.26 

39,376.00 
37,852.17 

34,572.14 
32808.12 

30,955.90 
29,011.06 
26 968.79 
24,B4.81 
22,573.43 

20,209.47 
17,727.32 

15.121.06 
12,384.48 
9,511.08 
6,494.01 

:..3;26.08 

-0.24 

,7 
-.. i 



F-A-11 

MONTO INICIAL DEL PRESTAMO 62,926.76
 

No saldo anterior intereses amortizacxon semestralidad saldo actual 

1 62,926.76 3,146.34 520.92 3,667.26 62,405.84 

2 

4 
5 
6 
7 
a 
9 
10 
11 
12 

13 
14 

15 
16 
17 

18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 

30 
31 
32 

62,45.84 
61,858.88 
61,264.56 
60,621.53 
60,048.35 
59,383.51 
58,665.43 
57,952.44 
57,182.80 
56,374.69 
55,526.16 

54,635.21 
53,699.72 

52,717.44 
51,666.06 
50,b03.10 

49,466.00 
48,272.04 
47,018.39 
45,702.05 
44,319.89 
42,868.63 
41,344.80 
39,744.78 
3,064.76 
36,300.74 
34,448.52 
32,503.69 
30,461.62 
28,317.44 
26,066.05 

,i20.29 
Z,092.94 
3,064.23 
3,034.08 
3,002.42 
2,969.18 
2,93.27 
2,897.62 
2,859.14 
2,818.73 
2,776.31 
2,731.76 
2,684.99 

2,635.87 
2,584.30 
2,530.16 
2,473.30 
2,413.60 
2,350.92 
2,285.10 
2,215.99 
2,143.43 
2,067.24 
1,987.24 
1,903.24 
1,815.04 
1,722.43 
1,625.18 
1,523.08 
1,415.87 
1,303.30 

546.97 
574.31 

603.03 
633.18 
664.84 
698.08 
732.99 
769.64 
808.12 
848.52 
890.95 
935.50 
982.27 

1,031.39 
1,082.96 
1,137.10 
1,193.96 
1,253.66 
1,316.34 
1,382.16 
1,451.26 

1,523.83 
1,600.02 

1,680.02 
1,764.02 
1,852.22 
1,944.63 
2,042.07 
2,144.16 
2,251.39 
2,363.96 

3,667.26 
3,667.26 

3,667.26 
3,667.26 
3,667.26 
Z,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 
3.667.26 
3667.26 
3,567.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 

3,667.26 
3,667.26 

3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,6o?.26 
3,667.26 
3,667.26 
3,667.26 

61,858.6 
61,284.56 

60,681.53 
60,048.35 

59,383.51 
58685.43 
57,952.44 
57,182.80 
56,374.69 
55,526.16 
54,635.21 
53,699.72 
52,717.44 
51,686.06 
50,603.10 
49,466.00 
48,272.04 

47,018.39 
45,702.05 
44,319.89 
42,868.63 

41,344.80 
39,744.78 

38,064.76 
36,300.74 
34,448.52 

32,503.69 
30,461.62 
28,317.44 
26,066.05 
23,702.10 

33 
34 
35 
36 
37 
38 
39 
40 

23,702.10 
21,219.95 
18,613.68 
15,877.11 
13.003.71 
9,986.64 
6,818.71 
3,492.39 

1,185.10 
1,061.00 

930.68 
793.86 
650.19 
499.33 
340.94 
174.62 

2,482.15 
2,606.26 
2,736.57 
2,873.40 
3,017.07 

3,167.93 
3,326.32 

.3,492.64 

3,667.26 
3,667.26 
3,667.26 
3,667.26 
3,667.26 

3,667.26 
3,667.26 
3,667.26 

21,219.95 
18,613.68 
15,877.11 
13,003.71 
9,986.64 

6,818.71 

3,492.39 
-0.25 

http:62,926.76


F-A-12
 
MONTO INICIAL DEL PRESTAMO 
 66,073.10
 

No saldo anterior 
 intereses 
 amortizacion 
 semestralidad 
 saldo actual
 
1 66,073.10 
 3,303.66 
 546.97 
 3,850.62
2 65,526.13 65,526.13
3,276.31 
 574.31 
 3,850.62
3 64,951.82 64,951.82
3,247.59 
 603.03 
 3,850.62
4 64,348.79 64,348.79
3,217.44 
 633.18 
 3,850.62
5 63,715.61 63,715.61


3,185.78 
 664.84 
 3,850.62
6 63,050.77 63,050.77
3,152.54 
 698.08 
 3,850.62
7 62,352.69 62,352.69
3,117.63 
 732.99 
 3,850.62
8 61,619.70 61,619.70

3,080.98 
 769.64 
 3,850.62
9 60,850.06 60,850.06

3,042.50 
 808.12
10 3,850.62
60,041.95 60,041.95
3,002.10 
 848.52 
 3,850.62
11 59,193.42
59,193.42 
 2,959.67 
 8Q0.95 
 3,850.62
12 58,302.47 58,302.47
2,915.12 
 935.50 
 3,850.62
13 57,366.97 57,366.97
2,868.35 
 982.27 
 3,850.62
14 56,384.70 56,384.70
2,819.24 
 1,031.39 
 3,850.62
15 55,353.32 55,353.32

2,767.67 
 1,082.96 
 3,850.62
16 54,270.36 54,270.36
2,713.52 
 1,137.10 
 3,850.62
17 53,133.26 53,133.26

2,656.66 
 1,193.96 
 3,650.62
18 51,939.30 51,939.30

2,596.97 
 1,253.66
19 3,850.62
50,685.64 50,685.64
2,534.28 
 1,316.34 
 3,650.62
20 49,369.30
49,369.30 
 2,468.47 
 1,382.16 
 3,850.62
21 47,987.15 47,987.15
2,399.36 
 1,451.26 
 3,850.62
22 46,535.89 46,535.89
2,326.79 
 1,523.83 
 3,850.62
23 45,012.06
45,012.06 
 2,250.60 
 1,600.02 
 3,850.62
24 43,412.04 43,412.04
2,170.60 
 1,680.02 
 3,850.62
25 41,732.02 41,732.02
2,086.60 
 1,764.02 
 3,850.62
26 39,968.00 39 968.00
1,998.40 
 1,952.22 
 3,850.62
27 38,115.78 38,115.78

1,905.79 
 1,944.83 
 3,850.62
28 36,170.95 36,170.95
1,806.55 
 2v042.07 
 3,850.62
29 34,128.88 34,128.88
1,706.44 
 2,144.19 
 3,850.62
30 31,984.70 5 31,984.70
1, 99.23 2,251.39 
 3,850.82
31 29,733.31 9733.31

1,486 67 
 2,363.26
32 3,850.62
27,369.36 27,369.36
1,368.4-i 
 2,482.15 
 3,850.62 
 24,867.20
33 24,887.20 
 1,244.36 
 2,606.26 
 3,850.62
, 22,280.94 22,280.94
1,114.05 
 2,736.57
35 3,850.62
19,544.37 j9,544.37
977.22 2,873.4,') 
 3,850.62
36 16,670.97 16,670.97
833.55 3,017.07 3,850.62
37 13,653.89 13,653.89
682.69 
 i ,167.93 
 3,850.62
38 10,485.97 10,485.97
524.30 
 7,226.32 
 3,850.62
39 7,159.64 , 159.64
357.98 3,492.64 
 3,850.62
40 3,667.01 3,667.01
183.35 "3,667.27 
 3,850.62 
 -0.27
 

http:3,850.62
http:3,667.27
http:3,667.01
http:3,667.01
http:3,850.62
http:3,492.64
http:7,159.64
http:3,850.62
http:7,226.32
http:10,485.97
http:10,485.97
http:3,850.62
http:13,653.89
http:13,653.89
http:3,850.62
http:3,017.07
http:16,670.97
http:16,670.97
http:3,850.62
http:j9,544.37
http:19,544.37
http:3,850.62
http:2,736.57
http:1,114.05
http:22,280.94
http:22,280.94
http:3,850.62
http:2,606.26
http:1,244.36
http:24,887.20
http:24,867.20
http:3,850.62
http:2,482.15
http:27,369.36
http:27,369.36
http:3,850.62
http:2,363.26
http:29,733.31
http:3,850.82
http:2,251.39
http:31,984.70
http:31,984.70
http:3,850.62
http:2,144.19
http:1,706.44
http:34,128.88
http:34,128.88
http:3,850.62
http:2v042.07
http:1,806.55
http:36,170.95
http:36,170.95
http:3,850.62
http:1,944.83
http:1,905.79
http:38,115.78
http:38,115.78
http:3,850.62
http:1,952.22
http:1,998.40
http:39,968.00
http:3,850.62
http:1,764.02
http:2,086.60
http:41,732.02
http:41,732.02
http:3,850.62
http:1,680.02
http:2,170.60
http:43,412.04
http:43,412.04
http:3,850.62
http:1,600.02
http:2,250.60
http:45,012.06
http:45,012.06
http:3,850.62
http:1,523.83
http:2,326.79
http:46,535.89
http:46,535.89
http:3,850.62
http:1,451.26
http:2,399.36
http:47,987.15
http:47,987.15
http:3,850.62
http:1,382.16
http:2,468.47
http:49,369.30
http:49,369.30
http:3,650.62
http:1,316.34
http:2,534.28
http:50,685.64
http:50,685.64
http:3,850.62
http:1,253.66
http:2,596.97
http:51,939.30
http:51,939.30
http:3,650.62
http:1,193.96
http:2,656.66
http:53,133.26
http:53,133.26
http:3,850.62
http:1,137.10
http:2,713.52
http:54,270.36
http:54,270.36
http:3,850.62
http:1,082.96
http:2,767.67
http:55,353.32
http:55,353.32
http:3,850.62
http:1,031.39
http:2,819.24
http:56,384.70
http:56,384.70
http:3,850.62
http:2,868.35
http:57,366.97
http:57,366.97
http:3,850.62
http:2,915.12
http:58,302.47
http:58,302.47
http:3,850.62
http:2,959.67
http:59,193.42
http:59,193.42
http:3,850.62
http:3,002.10
http:60,041.95
http:60,041.95
http:3,850.62
http:3,042.50
http:60,850.06
http:60,850.06
http:3,850.62
http:3,080.98
http:61,619.70
http:61,619.70
http:3,850.62
http:3,117.63
http:62,352.69
http:62,352.69
http:3,850.62
http:3,152.54
http:63,050.77
http:63,050.77
http:3,850.62
http:3,185.78
http:63,715.61
http:63,715.61
http:3,850.62
http:3,217.44
http:64,348.79
http:64,348.79
http:3,850.62
http:3,247.59
http:64,951.82
http:64,951.82
http:3,850.62
http:3,276.31
http:65,526.13
http:65,526.13
http:3,850.62
http:3,303.66
http:66,073.10
http:66,073.10


F-A-13'
 
MCNTO INICIAL DEL PRESTAMO 69,376.76 

No saldo anterior intereses amortizacion semestralidad saldo actual 

2 

4 
5 
6 
7 
B 
9 
1) 

11 
12 
13 
14 
15 
16 
17 
18 
19 
20 

21 
22 
23 

24 
25 

26 

27 
28 
29 

333583.93 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 

69,376.76
68,802.44 
68.199.41 
67,566.23 
66,901.39 
66,203.31 
65,470.32 
64,700.68 
63,892.57 
63,044.04 

62,153.09 
61,217.60 
60,23-.32 
59,203.94 
58,120.98 
56,983.88 
55,789.92 
54,536.26 
53,219.93 

51,837.77 

50,386.51 
48,862.68 
47,262.66 

45,582.64 
43,818.62 

4!966.40 

40,021.57 
37,979.50 
35,835.32 

31,219.98 
28,737.82 
26,131.56 
23394.99 
20,521.59 
17,504.51 
14,336.59 
:1 00.27 
',517.63 
3,a5t'.36 

3,468.84 
3,440.12 
3,409.97 
3,376.31 
3,345.07 
3,310.17 
3,273.52 
3,235.03 
3,194.63 
3,152.20 

3,107.65 
3,060.88 
3,011.77 
2,960.20 
2,906.05 

2,849.19 
2,789.50 
2,726.81 
2,661.00 

2,591.39 

2,519.33 
2,443.13 
2,363.13 

2,279.13 
2,190.93 

2,0Q8.32 

2,001.08 
1,898.97 
1,791.77 
1,679.20 
1,561.00 
1,436.89 
1,306.58 
1.169.75 
1,026.Cle 

875.Z3 
716.8 
550.51 
375.88 
192.52 

574.31 
603.03 
633.18 
664.84 
698.06 
732.99 
769.64 
808.12 
848.52 
890.95 

935.50 
992.27 

1,031.39 
1,082.96 
I,137.10 

1,193.96 
1,253.66 
1,316.34 
1,382.16 

1,451.26 

I,52.83 
1,600.02 
1,680.02 

1,764.02 
1,852.22 

1,944.83 
2,042.07 
2,144.14 
2,231.39 
2,363.96 
2,482.15 
2,606.26 
2,736.57 
2,873.40 
3,017.07 
3,167.93 
3,326.:32 
3,492.64 
3,667.27 
-,850.63 

4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 

4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 

4,043.15 
4,043.15 
4 043.15 
4,043.15 

4,043.15 

4,043.15 
4,043.15 
4,043.15 

4,043.15 
4,043.15 

4,043.15 
1.043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 
4,043.15 

68,802.44 
68,199.41 
67,566.23 
6u,901.39 
66,203.31 
65,470.32 
64,700.68 
63,892.57 
63,044.04 
62,153.09 

61 217.60 
6,235.Z2 
59,203.14 
58,120.98
56,98.88 

55,789.92 
54,536.26 
53,219.93 
51,837.77 

50,386.51 

48 862.68 
47,262.66 
45,582.64 

43,818.62 
41,966.40 

40,021.57 
37,979.50 
35,835.32 
33,583.93 
31,219.98 
28,737.82 
26,131.56 
23.394.9Q 
20,521.59 
17,504.51 
14,336.59 
11,010.27 
7,517.6.3 
3,850.36 

-0.28 

.3 
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F-A-15 

MONTO INICIAL DEL PRESTAMO 76,487.87 

No saldo anterior intereses amo-tizecion semestralidad saldo actual 

* 76,487.87 3,824.39 633.18 4,457.5e 75,854.69 
75,854.69 
75. 139.85 

3,792.73 
3,759.49 

664.84 
698.08 

4,457.56 
4,457.58 

7=,189.95 
775*1189.0574,491.77 

4 74,491.77 3,724.59 732.99 4,457.59 73,753.79 

! 
7 --

73,758.78 
72,989.15 
72,181.03 

3,687.94 
3,649.46 
3, G09.05 

769.64 
808.12 
848.52 

4,457.58 
4,457.5 
4,457.58 

72,-979 15 
72,181.03 
71,332.50 

2 
9 

71 32.50 
70,441.55 

3,566.63
3 

, 5 :2.d 
890.95 
935.50 

4,457.58 
4,457.58 

70,441.55 
69.506.06 

10 
11 

69,506.06 
68,527-78 

Z,475.30 
3,426.19 

982.27 
1,031.39 

4,457.58 
4,457.56 

68,523.78 
67,492.40 

12 67,492.40 3.374.62 1,082.96 4,457.58 66,409.44 
13 66,409.44 3,320.47 1,137.10 4, 457.59 65,272.34 
14 
IS 

65,272.34 
64,078.38 

3,263.62 
,203.92 

1,193.96 
1,253.66 

4,457.58 
4,457.58 

64, 078.-8 
62,324.73 

1 62.824.73 3,141.24 1,316.34 4,457.58 61,508.9 
17 6 t508.39 3,075.42 1,32.16 457.58 60,126.23 
19 60,126.23 3,006.31 1,451.26 4 457.58 58,674.97 
19 30,674.97 2,933.75 1,523.83 4,457.58 57,151.34 
20 57,15t.14 2,857.56 1,600.02 4,457.58 55,551.12 
21 55.551.12 2,777.56 1,680.02 4,457.58 53.271.10 
22 
23 

53,871.10 
52,107.08 

2,693.56 
2,605.35 

1,764.02 
1,852.22 

4,457.58 
4,457.56 

52,107.08 
50,254.86 

24 50,254.86 2,512.74 1,944.83 4.457.58 49,310.0
25 48,3!0.03 2,415.50 2,042.07 4 457-5G 46,267.96 
26 46,267.96 2,313.40 2,144.18 4,457.56 44,123.78 
27 44,123.78 2,206.19 2,251..39 4,457.58 41,872.39 
29 41,872.35 2,093.62 2,363.96 4,457.58 39,508.44 
29 39,508.44 1,975.42 2,482.15 4,457.58 37,026.29 
30 37,026.29 1,851.31 2,606.26 4,457.58 34.420.03 
31 34,420.03 1,721.00 2,736.57 ',457.58 31,683.45 
32 31,683.45 1,584.17 2,873.40 4,457.58 28,810.')5 

28,210.05 1,440.50 3,017.07 4,157.58 25,792.96 
34 25,792.78 1,289.65 3,167.93 4,457.58 22,625.05 
35 
36 

22,625.05 
!9,298.73 

1,131.25 
964.94 

3,326.32 
3,492.64 

4,457.58 
4,457.58 

19,298.73 
15,806.09 

37 L3.806.09 790.30 3,667.27 4,457.58 12,138.82 
38 2,138.82 606.94 3,850.63 -,457.58 0,288.18 
39 8,28B.18 414.41 4,043.17 4,457.58 4,245.02 
40 4,245.02 212.25 -4,245.32 4,457.56 -0.31 
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5 

10 

15 

20 

25 

30 

35 

40 

MONTO INICIAL DEL PRESTAMO P-A-17
84,327.89
 

No 
 saldo anterior 
 Intereses 
 amortizacion 

84,327.28 
 semestralidad 


saldo actUal
4,216.-9
83,629.B0 698.08

4,181.49 4,914.48
3 82,896.81 732.99 83,629.80

4,144.84 4,914.48


769.64 82,696.81

4 4,914.4882,127.17 82,127.17


4,106.36

81,319.06 808.12 
 4,914.48
4,065.95 
 81,319.06
6 80,470.53 848.52 
 4,914.48
4,023.53 80,470.53
.7 79,579.58 890.95 
 4,914.48
3,978.98 79,579.5
8 78,644.09 935.50 
 4,914.48
3932.20 78,644.09
76,630.43 982.27
77,663 
 .09 4,914.49
3,883.09 110,914.4 
 77,661.89
1 1,031.39 77,661.81
4,914.48


11 3,831.52 76,630.43
75,547.47 1,082.96 

4,914.48
1212 74,410.37 3,777.37 75,547.47


-,144 1,137.10

3,720.52 4,914.48
13 1,193.96 74,410.37
73,216.41 
 4,914.48
3,660.82 73,216.41
14 71,962.76 .1,253.66 
 - A,914.483,598.14
1 70,646.42 1,316.34 71,962.76
3 
 ,163
,532.32 4,914.48 7,66
16 69, 26 4 

1,392.16 70,646.42
.2 6 3,463.21 4,914.48

17 1,451.26 89,264.26
67,813.00 
 1,914.48
3,390.65 67,813.00
18 1,523.83
66,289.17 
 4,914.49

19 3,314.46 66,289.17
64,689.15 1,600.02 


4,914.48
3,234.46 
 1,680.02 64,689.15
63,009.13 
 4,914.48

21 3,150.46 1,764.02 63,009.13
61,245.11 
 4,914.49
3,062.26
22 59,392.89 1,852.22 


4,914.49
2,969.64 61,245.1
1,944.8Z 

4,914.48 
 59,492.09
457,449.06
55,405.99 4,914.4
,872.40 2,042.07


53.261.81 4,914.48 55,405.99
 ,55,405.99 2,144.18
2770.30
2,663.09 4,914.49
26 2,251.39 53,261.91
51,010.42 
 4,914.49
2,550.5- 51,010.42
2,363.9-

27 4,914.48
48,646.47 
 48,646.47
28 46,164.32 2,432.32
9 2,308.22 2,48. 14
43,558.05 -. 4,914.492,606.26 46,164.32
2,177.90 4,914.49
2,736.57 43,558.o5
40,921.48 
 4,914.48
2,041.07 40,821.48
31 37,948.08 2,873.40


1,897.40 4,914.48
3,017.07 37,948.08
32 4,914.48
34,931.01 34,931.01
1,746.55
33 31,763.05 3,167.93 
 4,914.48

34 28,436.7 1,588.15 3,326.32 31,763.08


T1,421.84 4,914.48

Z,492.64 28,43.76
24,944.12 


36 
1,247.21 3,667.27 28,436.7


21,276.85 4,914.48

1,063.84 24,944.12


3,850.63 

4,914.48
3e 13,Z83.05
37 17,42.21 
 e l-
871.31 403 1
669.15 4,043.17 4,914.481
4,914.48
4,245.32 17,426.21,3
39 .0
9,137.72 
 4,914.48
456.9 


4,680.13 4,457.59 9,137.72
4,914.48
234.01 4,680.13
-4,680.47 

4,914.48 


-0.34
 

http:4,914.48
http:4,680.47
http:4,680.13
http:4,914.48
http:9,137.72
http:4,457.59
http:4,680.13
http:4,914.48
http:9,137.72
http:4,245.32
http:4,914.48
http:4,043.17
http:17,42.21
http:13,Z83.05
http:4,914.48
http:3,850.63
http:24,944.12
http:1,063.84
http:4,914.48
http:21,276.85
http:3,667.27
http:1,247.21
http:24,944.12
http:28,43.76
http:Z,492.64
http:4,914.48
http:T1,421.84
http:31,763.08
http:3,326.32
http:1,588.15
http:4,914.48
http:3,167.93
http:31,763.05
http:1,746.55
http:34,931.01
http:34,931.01
http:4,914.48
http:37,948.08
http:3,017.07
http:4,914.48
http:1,897.40
http:2,873.40
http:37,948.08
http:40,821.48
http:2,041.07
http:4,914.48
http:40,921.48
http:43,558.o5
http:2,736.57
http:4,914.49
http:2,177.90
http:46,164.32
http:2,606.26
http:4,914.49
http:43,558.05
http:2,308.22
http:2,432.32
http:46,164.32
http:48,646.47
http:48,646.47
http:4,914.48
http:51,010.42
http:4,914.49
http:51,010.42
http:53,261.91
http:2,251.39
http:4,914.49
http:2,663.09
http:2,144.18
http:55,405.99
http:55,405.99
http:4,914.48
http:53.261.81
http:2,042.07
http:55,405.99
http:457,449.06
http:59,492.09
http:4,914.48
http:1,944.8Z
http:2,969.64
http:4,914.49
http:1,852.22
http:59,392.89
http:3,062.26
http:4,914.49
http:61,245.11
http:63,009.13
http:1,764.02
http:3,150.46
http:4,914.48
http:63,009.13
http:64,689.15
http:1,680.02
http:3,234.46
http:4,914.48
http:1,600.02
http:64,689.15
http:66,289.17
http:3,314.46
http:4,914.49
http:66,289.17
http:1,523.83
http:67,813.00
http:3,390.65
http:1,914.48
http:67,813.00
http:89,264.26
http:1,451.26
http:4,914.48
http:3,463.21
http:70,646.42
http:1,392.16
http:4,914.48
http:71,962.76
http:1,316.34
http:70,646.42
http:3,598.14
http:A,914.48
http:71,962.76
http:73,216.41
http:3,660.82
http:4,914.48
http:73,216.41
http:74,410.37
http:1,193.96
http:4,914.48
http:3,720.52
http:1,137.10
http:75,547.47
http:3,777.37
http:74,410.37
http:4,914.48
http:1,082.96
http:75,547.47
http:76,630.43
http:3,831.52
http:4,914.48
http:77,661.81
http:1,031.39
http:77,661.89
http:3,883.09
http:4,914.49
http:76,630.43
http:78,644.09
http:4,914.48
http:78,644.09
http:3,978.98
http:4,914.48
http:79,579.58
http:80,470.53
http:4,023.53
http:4,914.48
http:80,470.53
http:81,319.06
http:4,065.95
http:4,914.48
http:81,319.06
http:4,106.36
http:82,127.17
http:82,127.17
http:4,914.48
http:82,696.81
http:4,914.48
http:4,144.84
http:83,629.80
http:82,896.81
http:4,914.48
http:4,181.49
http:83,629.B0
http:84,327.28
http:84,327.89


F-A-18 

MONTO INICIAL DEL PRESTAMO 88,544.27
 
S=flS==~===- ------No -----------------saldo anterior 
 intereses 
 amortizacion 
 semestralidad 
 saldo actual
 

1 88,544.27 
 4,427.21 
 732.99
2 87,811.29 5,160.20 87,811.29
4,390.56 
 769.64

3 87,041.65 5,160.20 87,041.65
4,352.08 808.12 
 5,160.20
4 86,233.53 86,233.534,311.69 
 849.52 
 5t160.20
5 85,385.01
65,385.01 
 4,269.25 
 890.95 
 5,160.20
6 84,494.06 84,494.06
4,224.70 
 935.50 
 5,160.20
7 83,558.56 83,558.56
4,177.93 982.27 
 5,160.20
8 82T576.29 82,576.29
4,128.81 1,031.39

9 81,544.90 5,160.20 81,544.90
4,077.25 1,092.96 
 5,160.20
10 80,461.95 80,461.95
4,023.10 1,137.10 
 5,160.20
11 79,324.85 79,324.85
3,966.24 1,193.96 
 5,160.20
12 78,130.89 78,130.89
3,906.54 1,253.66 
 5,160.20
13 76,877.23 76,877.23
3,843.86 1,316.34 
 -5,160.20
14 75,560.89 3,778.04 75,560.89
1,382.16 
 5,160.20 74,178.74

15 74178.74 
 3,708.94 1,451.26 
 5,160.20
16 72,727.47 72,727.47
3,636.37 1,523.83

17 71,203.65 -5,160.20 71,203.65
3,560.18 1,600.02 
 5,160.20
18 69,603..63 69,603.63
3,480.18 1,680.02 
 5,160.20
19 67,923.61 67,923.61
3,396.18 -1,764.02 
 5,160.20
20 66,159.59
66,159.59 
 3,307.98 1,S52.22 
 5,160.20
21 64,307.37 64,307.37
3,215.37 1,944.83 
 5,160.20
22 62,362.54 62,362.54
3,118.13 2,042.07 
 5,160.20
23 60,320.46 60,320.46
3,016.02 2,144.18 
 5,160.20
24 58,176.29 58,176.29
2,908.81 2,251.39

25 55,924.90 5,160.-20 55,924.90
2,796.25 2,363.96 
 5,160.20
26 53,560.95 53,560.95
2,678.05 2,482.15 
 5,160.20 
 51,078.79
27 51078.79 
 2,553.94 2,606.26 
 5,160.20
28 48,472.53 48,472.53
2,423.63 2,736.57 
 5,160.20
29 45,735.96 45,735.96
2,2S6.80 2,873.40 
 5,160.20
3U 42,862.55 42,862.55
2,143.13 3,017.07 
 5,160.20
31 39,845.48 39,845.48
1,992.27 3,167.93
32 36,677.56 5,160.20 36,677.56
1,833.88 3,326.32 
 5,160.20
33 33,351.23 33,351.23
1,667.56 
 3, 92.64 
 5,160.20
-34 29,858.59 29,858.59
1,492.93 3,667.27 
 5,160.20
35 26,191.32 26,191.32
1,309.57 3,850.63 
 5,160.20 
 22,340.69
36 22,340.69 
 1,117.03 4,043.17 
 5,160.20
37 18,297.52 18,297.52
914.88 4,245.32 
 5,160.20
38 14,052.20 14,052.20
702.61 4,457.59 
 5,160.20
39 9,594.61 9,594.61
479.73 4,680.47 
 5,160.20
40 4,914.14 4,914.14
245.71 4,914.49 
 5,160.20 
 -0.36
 

http:5,160.20
http:4,914.49
http:4,914.14
http:4,914.14
http:5,160.20
http:4,680.47
http:9,594.61
http:9,594.61
http:5,160.20
http:4,457.59
http:14,052.20
http:14,052.20
http:5,160.20
http:4,245.32
http:18,297.52
http:18,297.52
http:5,160.20
http:4,043.17
http:1,117.03
http:22,340.69
http:22,340.69
http:5,160.20
http:3,850.63
http:1,309.57
http:26,191.32
http:26,191.32
http:5,160.20
http:3,667.27
http:1,492.93
http:29,858.59
http:29,858.59
http:5,160.20
http:1,667.56
http:33,351.23
http:33,351.23
http:5,160.20
http:3,326.32
http:1,833.88
http:36,677.56
http:5,160.20
http:36,677.56
http:3,167.93
http:1,992.27
http:39,845.48
http:39,845.48
http:5,160.20
http:3,017.07
http:2,143.13
http:42,862.55
http:42,862.55
http:5,160.20
http:2,873.40
http:2,2S6.80
http:45,735.96
http:45,735.96
http:5,160.20
http:2,736.57
http:2,423.63
http:48,472.53
http:48,472.53
http:5,160.20
http:2,606.26
http:2,553.94
http:51078.79
http:51,078.79
http:5,160.20
http:2,482.15
http:2,678.05
http:53,560.95
http:53,560.95
http:5,160.20
http:2,363.96
http:2,796.25
http:55,924.90
http:55,924.90
http:2,251.39
http:2,908.81
http:58,176.29
http:58,176.29
http:5,160.20
http:2,144.18
http:3,016.02
http:60,320.46
http:60,320.46
http:5,160.20
http:2,042.07
http:3,118.13
http:62,362.54
http:62,362.54
http:5,160.20
http:1,944.83
http:3,215.37
http:64,307.37
http:64,307.37
http:5,160.20
http:1,S52.22
http:3,307.98
http:66,159.59
http:66,159.59
http:5,160.20
http:1,764.02
http:3,396.18
http:67,923.61
http:67,923.61
http:5,160.20
http:1,680.02
http:3,480.18
http:69,603.63
http:5,160.20
http:1,600.02
http:3,560.18
http:71,203.65
http:5,160.20
http:71,203.65
http:1,523.83
http:3,636.37
http:72,727.47
http:72,727.47
http:5,160.20
http:1,451.26
http:3,708.94
http:74178.74
http:74,178.74
http:5,160.20
http:1,382.16
http:75,560.89
http:3,778.04
http:75,560.89
http:5,160.20
http:1,316.34
http:3,843.86
http:76,877.23
http:76,877.23
http:5,160.20
http:1,253.66
http:3,906.54
http:78,130.89
http:78,130.89
http:5,160.20
http:1,193.96
http:3,966.24
http:79,324.85
http:79,324.85
http:5,160.20
http:1,137.10
http:4,023.10
http:80,461.95
http:80,461.95
http:5,160.20
http:1,092.96
http:4,077.25
http:81,544.90
http:5,160.20
http:81,544.90
http:1,031.39
http:4,128.81
http:82,576.29
http:82T576.29
http:5,160.20
http:4,177.93
http:83,558.56
http:83,558.56
http:5,160.20
http:4,224.70
http:84,494.06
http:84,494.06
http:5,160.20
http:4,269.25
http:65,385.01
http:85,385.01
http:5t160.20
http:4,311.69
http:86,233.53
http:86,233.53
http:5,160.20
http:4,352.08
http:87,041.65
http:5,160.20
http:87,041.65
http:4,390.56
http:87,811.29
http:5,160.20
http:87,811.29
http:4,427.21
http:88,544.27
http:88,544.27


F-A-19 

MONTO INICIAL DEL PRESTAHO 92,971.49 

No saldo anterior intereses amortizacion semestralidad saldo actual 

1 92,971.49 4,648.57 769.64 5,412.21 92,201.85 
2 92,201.85 4,610.09 808.12 5,418.21 91,393.73 
3 
4 

91,393.73 
90,545.21 

4,569.69 
4,527.26 

848.52 
890.95 

5,418.21 
5,418.21 

90,545.21 
89,654.26 

5 89,654.26 4,482.71 935.50 5,418.21 88,718.76 
6 88,718.76 4,435.94 982.27 5,416.21 87,736.49 
7 87,736.49 4,386.82 1,031.39 5,418.21 86,705.10 
8 86,705.10 4,335.26 1,082.96 5,418.21 85,622.15 
9 85,622.15 4,281.11 1,137.10 5,418.21 84,485.05 
10 84,485.05 4,224.25 1,193.96 5,418.21 83,291.09 
11 83,291.09 4,164.55 1,253.66 5,418.21 82,037.43 
12 82,037.43 4,101.87 1,316.34 5,418.21 80,721.09 
13 80,721.09 4,036.05 1,382.16 5,418.21 79,338.94 
14 79,338.94 3-,966.95 1,451.26 5,418.2! 77,887.67 
15 77,867.67 3,894.38 1,523.83 5,418.21 76,363.85 
16 76,363.85 3,618.19 1,600.02 5,418.21 74,763.83 
17 74,763.83 3,738.19 1,680.02 5,18.21 73,083.81 
18 73,083.81 3,654.19 1,764.02 5,:18.21 71,319.79 
19 
20 

71,319.79 
69,467.57 

3,5&5.99 
3,473.36 

1,852.22 
1,944.83 

5,418.21 
5,418.21 

69,467.57 
67,522.74 

21 67,522.74 3,376.14 2,042.07 5,418.21 65,480.66 
22 65,480.66 Z,274.03 2,144.18 5,418.21 63,336.49 
23 63,336.49 3,166.82 2,251.39 5,418.21 61,085.10 
24 61,085.10 3,054.26 2,363.96 5,418.21 58,721.15 
25 58,721.15 2,936.06 2,482.15 5,418.21 56,238.99 
26 56,238.99 2,811.95 2,606.26 5,418.21 53,632.73 
27 53,632.73 2,681.64 2,736.57 5,418.21 50,896.16 
28 50,896.16 2,544.81 2,873.40 5,418.21 48,022.76 
29 48,022.76 2,401.14 3,017.07 5,418.21 45,005.68 
30 45,005.68 2,250.28 3,167.93 5,418.21 41,837.76 
31 41,837.76 2,091.89 3,326.32 5,418.21 38,511.43 
32 38,511.43 1,925.57 3,492.64 5,419.21 35,018.79 
33 35,018.79 1,750.94 3,667.27 5,418.21 31,351.52 
34 31,351.52 1,567.58 3,850.63 5,418.21 27,500.89 
35 27,500.89 1,375.04 4,043.17 5,418.21 23,457.72 
36 23,457.72 1,172.89 4,245.32 5,418.21 19,212.40 
37 19,212.40 960.62 4,457.59 5,418.21 14,754.81 
38 14,754.81 737.74 4,680.47 5,418.21 10,074.34 
39 10,074.34 503.72 4,914.49 5,418.21 5,159.85 
40 5,159.85 257.99 .5,160.-2 5,418.21 -0.37 

€t,
 



1 
2 

3 
4 
5 
6 
7 
8 
9 
10 

11 
12 
13 

14 
15 
16 
17 

18 
19 
20 
21 
22 
23 

24 
25 
26 
27 

28 
29 
30 
31 
32 

33 
34 

35 
36 
37 
38 
39 
40 

F-A-20 

97,620.06 4,881.00 808.12 5,689.12 96,811.94 
96,811.94 4,840.60 848.52 5,689.12 95,963.42 
95,963.42 4,798.17 890.95 5,689.12 95,072.47 
95,072.47 4,753.62 935.50 5,689.12 94,136.97 
94,136.97 4,706.85 982.27 5,689.12 93,154.70 
93,154.70 4,657.74 1,031.39 5,689.12 92,123.32 
92,123.32 4,606.17 1,082.96 5,689.12 91,040.36 
91,040.36 4,552.02 1,137.10 5,689.12 89,903.26 
89,903.26 4,495.16 1,193.96 5,689.12 86 709.30 
88,709.30 4,435.47 1,253.66 5,689.12 87,455.64 
87,455.64 4,372.78 1,316.34 5,689.12 86,139.30 
86,139.30 4,306.97 1,382.16 5,689.12 84,757.15 
84,757.15 4,237.86 1,451.26 5,689.12 83,305.88 
83,305.88 4,165.29 1,523.83 5,689.12 81,782.06 
81,782.06 4,089.10 1,600.02 5,689.12 80,182.04 
80,182.04 4,009.10 1,680.02 5,689.12 78,502.02 
78,502.02 3,925.10 1,764.02 5,689.12 76,738.00 
76,738.00 3,836.90 1,852.22 5,689.12 74,885.78 
74,885.78 3,744.29 1,944.83 5,689.12 72,940.95 
72,940.95 3,647.05 2,042.07 5,689.12 70,898.87 
70,898.87 3,544.94 2,144.18 5,689.12 68,754.70 
68,754.70 3,437.73 2,251.39 5,689.12 66,503.31 
66,503.31 3,325.17 2,363.96 5,689.12 64,139.36 
64,139.36 3,206.97 2,482.15 5,689.12 61,657.20 
61,657.20 3,082.86 2,606.26 5,689.12 59,050.94 
59,050.94 2,952.55 2,736.57 5,689.12 56,314.37 
56,314.37 2,815.72 2,873.40 5,689.12 53,440.97 
53,440.97 2,672.05 3,017.07 5,689.12 50,423.89 
50,423.89 2,521.19 3,167.93 5,689.12 47,255.97 
47,255.97 2,362.80 3,326.32 5,689.12 43,929.64 
43,929.64 2,196.48 3,492.64 5,689.12 40,437.01 
40,437.01 2,021.85 3,667.27 5,689.12 36,769.73 
36,769.73 I,838.49 3,850.63 5,689.12 37,919.10 
32,919.10 1,645.96 4,043.17 5,689.12 28,875.93 
28,875.93 1,443.80 4,245.32 5,689.12 24,630.61 
24,630.61 1,231.53 4,457.59 5,689.12 20,173.02 
20,173.02 1,008.65 4,680.47 5,689.12 15,492.55 
15,492.55 774.63 4,914.49 5,689.12 10,578.06 
10,578.06 528.90 5,160.22 5,689.12 5,417.84 
5,417.84 270.89 5,418.23 5,689.12 -0.39 



5 

10 

15 

20 

25 

30 

35 

40 

45 

50 

F-B-I ANDF-B 

No saldo anterior intereses amortizacion semestralidad saldo actual 

1 
2 

3 
4 

6 
7 
8 
9 

11 
12 
13 
14 

16 

17 
18 
19 

21 
22 
23 
24 

26 
27 
2s 
29 

31 

32 
33 
34 

36 
37 

38 
39 

41 
42 
43 
44 

46 
47 
48 
49 

5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 
5,000,000.0) 
5,003,000.00 
5,000,000.Co 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 

5,000,000.00 
4,950,408.10 
4,698,708.54 
4,844,811.74 

4,788,624.34 
4,730,046.97 
4,668,984.15 
4,605,324.07 
4,538,958.44 
4,469,772.27 
4,397,645.68 

4,322,453.72 
4,244,066.10 
4,162,347.01 

4,077,154.85 
3,988,342.03 
3,895,754.66 

3,799,232.33 
3,698,607.80 
3,593,706.72 

3.484,347.35 
3,370,340.21 
3,251,487.76 
3,127,584.09 
2,998,414.51 
2,863,755.22 
2,723,372.91 
2,577,024.36 
2,424,455.99 

212,500.00 
212,500.00 

212,500.00 
212,500.00 

212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 

212,500.00 
212,500.00 
212,500.00 
212,500.00 

212,500.00 
210,392.35 
208,195.11 
205,904.50 

203,516.54 
201,027.08 
198,431.83 
1 5,726.28 
192.905.74 
189,965.32 
186,899.94 

183,704.29 
180,372.81 
176,899.75 

173,279.08 
169,504.54 
165,569.57 

161,467.38 
157,!90.83 
152,732.54 

148,084.76 
143,239.46 
138,188.23 
132,922.33 
127,432.62 
121,709.60 
115,743.35 
109,523.54 
103,039.38 

0.00 
0.00 

0.00 
0.00 

0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 
0.00 

0.00 
0.00 
0.00 
0.00 

49,591.90 
51,699.56 
53,896.79 
56,187.40 

58,575.37 
61,064.82 
63,660.08 
66,365.63 
69,186.17 
72,126.58 
75,191.96 

78,387.62 
.E81 719.10 
85,192.16 

88,812.82 
92,587.37 
96,522.33 

100,624.53 
104,901.07 
109,359.37 

114,007.14 
118,852.45 
123,903.67 
129,169.58 
134,659.29 
140,382.31 
146,348.56 
152,568.37 
159,052.53 

212,500.00 
212,500.00 

212,500.00 
212,500.00 

212,500.00 
212,500.00 
212,500.00 
212,500.00 
.212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 
212,500.00 

212,500.00 
212,500.00 
212,500.00 
212,500.00 

262,091.91 
262,r)91.91 
262,u91.91 
262,091.91 

262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 

262,091.91 
262,091.91 
262,091.91 

262,091.91 
262,091.91 
262,091.91 

262.091.91 
262,091.91 
262,091.91 
262jO91.91 

262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 
262,091.91 

5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 

5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 

4,950,408.10 
4,898,708.54 
4,844,811.74 
4,788,624.34 

4,730,048.97 
4,668,984.15 
4,605,324.07 
4,538,958.44 
4,469,772.27 
4,397,645.68 
4,322,453.72 

4,244,066.10 
4,162,347.01 
4,077,154.85 

3,988,342.03 
3,895,754.66 
3,799,232.33 

3,698,607.80 
3,593,706.72 

-4,347.Z5 

21
3,251,487.76 
3,127,584.09 
2.998,414.51 
2,863,755.22 
2,723,372.91 
2,577,024.36 
2,424,455.99 
2,265,403.46 

51 

52 
53 
54 

2,265,403.46 
2,099,591.20 

1,926,731.92 
1,746,526.12 
1,558,661.58 

96,279.65 
89,232.63 

81,886.11 
74,227.36 
66,243.12 

165,812.26 
172,859.28 

180,2C5.80 
187,864.55 
195,848.79 

262,091.91 
262,091.91 

262,091.91 
262,091.91 
262,091.91 

2,099,591.20 
1,926,731.92 

1,746,526.12 
1,558,661.58 
1,362,812.79 



No 

55
55 

5757 

58 


59 

60 


sldo anterior 


8 2 7m..

1,162,640.4 


9,45,7904-
945,79074 

723,894.94 


492,568.57 

251,410.83 


V 

intereses 


. . . .s 


449,242.220,196. 

30,765.54 


20,934.16 

10,684.96 


L1 . .._ 

amort.za.ion 

212,849.69
221,895.90 

231,326.37 


241,157.74 

251,406.95 


Semestralidad . . . . .s,, tr=a=l iid ad 


-091.9 
1 

262091.91 
262,091.91 

262,091.91 


262,091.91 

262,091.91 


. ..
 saldcild o actua.tua lsa ac 


1158,40.43 

115,640.43
 
723,894.94
 
492,568.57
 

251,410.83
 

3.88
 

http:251,410.83
http:492,568.57
http:723,894.94
http:115,640.43
http:1158,40.43
http:262,091.91
http:262,091.91
http:262,091.91
http:262,091.91
http:262091.91
http:251,406.95
http:241,157.74
http:231,326.37
http:221,895.90
http:212,849.69
http:10,684.96
http:20,934.16
http:30,765.54
http:49,242.22
http:251,410.83
http:492,568.57
http:723,894.94


No 

55 

56 

57 

58
59 
60 

saldo anterior 


1,449,415.89 

1,236,323.5z 
1,012,576.55 


777,423,882.1
530,961.19 
271,946.09 

intereses 


72,470.80 

61,B16.18 
50,628.83 


26,548.06 

13,597.30 


amorti-acion 


213,092.36 


227,746.98 

234,934.33 


246.681.04
259,015.10 

271,965.83 


semestr.alidad 


285,563.16 


285,563.16 

285,563.16 


285,563.16
285,563.16 

285,563.16 

sa===3====
 

1,236,32Z.53
 

1,012,576.55
 
777,64-.23
 

530,961.18
271,946.09
 

-19.77
 

http:271,946.09
http:530,961.18
http:777,64-.23
http:1,012,576.55
http:1,236,32Z.53
http:285,563.16
http:285,563.16
http:285,563.16
http:285,563.16
http:285,563.16
http:285,563.16
http:271,965.83
http:259,015.10
http:246.681.04
http:234,934.33
http:227,746.98
http:213,092.36
http:13,597.30
http:26,548.06
http:50,628.83
http:61,B16.18
http:72,470.80
http:271,946.09
http:530,961.19
http:1,012,576.55
http:1,236,323.5z
http:1,449,415.89


10 

20 

30 

40 

50 

HIPOYESIS 
F-B-2 

No 

1 
2 
3 
4 
5 

6 
7 
8 

9 

11 
12 

13 
14 
15 
16 

17 
18 
19 

21 
242 
23 

24 

25 

26
27 
28 

29 

31 

32
32 

3L 
36 
37 

38 
39 

41 

42 
43 
44 
45 
46 

47 
48 
49 

51 
52 
53 
54 

saldo anterior 

4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
.4,900,000.00 

4,900,000.00 
4,900,000.00 
4,900,00c.00 

4,900, 000.00 
4,900,000.00 
4,900, 000.00 
4,900,00o.oo 

4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00 
4,900,000.00

22~ 
4,859,46.5 
4,616,845.54 

.772,124.66 

4,725,167.74 

4,675,862.98
4,624,092.97 
4,569,734.47 

4,512,656.04 
4,452,727.79 
4,289,801.02 

4,223,727.92
4,254,351.17 

4,181,505.57 
4,105,017.70 

4,024,705.43 
3,940,377.55 

3,851, 8-7.27 
2,758,861.76 

3,661,241.72 
3,558,740.65 

3,451,114.53 
3,338,107.10 
3,219, 449.., 
3,094,853.61 
2,964, C38.:9 
2,826,677.15 
2,682,447.86 
2,531,007. 10 
2,371 ,994.21 
2,205,03o.86 

2,029,719.24 
1,845,642.05 
1,652,361.00 

. 

Intereses 

245,000.00 
245,000.00 
245, 000. 00 
245,000.00 
2-, 0.0O' 
245,000.00 
245,000.00 
245.000.00 

245 000. 0(1 
245, 000. 
245, 000. 00 
25, 000.00 
245,000.00 
245,000.00 
245,000.00 

245, 000. vO 
245,000.00 
245 700.00 
245, C0,-0. 00 
245,000.00 
245-,co.O( 
-
242,971.G5 
240,342.28 

2 8 606.24 

236 25e.9 
2--, 7?. 5 
22279215 

221 ,:rt4.65 
22, 6.73 
225,02.91 
2221636.39 
219,490.05 

216,186.40
212 717.56 

209.75.23 
21525(.8'7 

201 2:3.27 
197,018.88 

192,591.67 
187,94.!09 
1 B, '62.0I 
177,777. .4 

177,57 l,0.
172,55S./-166, 9!:5.26 
160.97-. 17 
154,742.97 
148 Z( .2:1-
141,77. 
174, 122. :9 
126,550:.:6 
118,599.72 
110,251.54 
101,485.96 
92,282. i0 
82,618.05 

amortizacion 

0.00 
0.00 
0.00 
0.00 
0.00 

0.00 
0.00 
0.00 

c:. c) 
0.00 
0.0, 
0.00 
0.00 
0.00 
('0.O 

O.O) 
0. C14) 
0.00 
0.00 
0.00 

40,56",15 

/2,591.31 
44,720.38 
46 956.9 7 

4,96.924, 4551,770.00 

54,:5;.5 
57,076.42 

59,93 
6 2 

, 
9 

26.7 
66, 073.10 
L276.7o 
7_ 845. 

76,487.87 
312.27 

4 ,27.8 
83,544.28 

o2,971.49 
97,620.o6 

1o 5025C) 7 
i07,626.1-

(1,07. 42;=5!ia,657.80 
124,590.69 
1292!).22 
1 7,261.22 
144,229.70 
151,440.76 
159,012.80 
166,963.44 
175,-11.61 
184,077. 19 
19-',2B1.05 
202,945.11 

semestralidad 

245,000.00 
245,000.00 
245,000.00 
245,000.00 
215, O00.00 
245.000.00 
245,000.00 
245,000.00 

245, 000. o 
245, 000. ct 
245,000.00 
245,000.00 

245,000.00 
245,000.00 
245,000.00 

245,000.03 
245, (0C). 00
2 4 

5,000.0u 
245.000.00 
-4,0.oo 
285,503. 01 

5,852;,t82e5,56 .: 
265,562.16 
28 ,56. i 

2S5,5.i. 16 

285,5 3. i6 
285,562.iO 

25,565.16 
235.567.i6 
20,56-. 16 
285,562.:16 
255. 

285,5 2. 16
2u55.9:. 16 

285,563.16 
285,-6_., 6 
205,563.'6 
285,562. i,661,241.72 
285 562.16 

SS,363. 
285,562.16 

-. 6:285,563.7. 
85,563. 

:85.56-,. 16 
285,56 . i2,,7 
785.567.16 
285,562.16 
285,563.16 
285,562.16 
25,56.16,719.24 
285,56.16 
285,563.16 
285,563.16 

saldo actual 

5,000,000.00 
5,000,000.oo 
5,000,0o00.00 
5,000, 000.O 
5,000,000.00 
5,000,000.00 
5,000,000.00 
5,000,000.00 

5.00') 0,3J0.01') 
5,000 , 1-00.00 
5, OGC.C, 
5,000,000.00 

5,000000.00 
5,000,000.00 

,:UcO0,000. 00 
5,000, 000. 0(1 
5,000). c00.0 
5.0000 000.0O 
5,000,000.00 
5,000,000.00 
4,859,436.65 

4,816,e45.54 
4,772,124.56 
,725,167 74 

S7!z,, 2.95.623:,92.97 

, 69,74. 47 
656.04 

4,' J7-79 
,RVo,0.02 

',27. -2 

-51. 17 
3,f,-.57 

4- f",4 1 7 . 
70

3,0247(5.42 

79. 4,,77.55 
,851,833.27 

-,758,0-61.7] 

3, 
7,451, :4.52 
2.2-t107.10 

; )7,219.44?.3@ 
2.1,94,55.61 
2,9c4. OZS. 79 

2,68f.447.96 
2,531,007. 10 
2,71,994.20 
2,205,020.86 

1,245,542.05 
1,652,761.00 
1,449,415.S9 

OD 
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NO saldo anterior intereses amortizacion semestralidad saldo actual 

2 4,900,000.00 257,250.00 0.00 257;250.00 5,000,000.00 
2 4,900,000.00 257.250.00 0.00 257,250.00 5,000,000.00 
3 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
4 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
5 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
6 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
7 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
9 4,900,000.00 257,250.00 0.00 25725000 5,000,000.00 
9 4,900,000.00 257,250.00 0.00 237,250.00 5,000,000.00 
1 
1: 

4,900,000.00 
4,900,000.00 

257,250.00 
257,250.00 

0.00 
0.00 

257,250.00 
257,250.00 

5,000,000.00 
5,000,000.00 

1: 
.1 

4,900,000.00 
4,900,000.00 

257,250.00 
257,250.00 

0.00 
0.00 

257,250.00 
257,250.00 

5,000,000.00 
5,000,000.00 

1! 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
I 
13 

4,900,000.00 
4,900,000.00 

257,250.00 
257,250.00 

0.00 
0.00 

257,250.0C 
257,250.00 

5,000,000.00 
5,000,000.00 

1 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
IE 4,900,000.00 257,250.00 0.00 257,250.00 5,000,000.00 
1(
2C 

4,900,000.00
4,900,000.00 

257,250.00
257,250.00 

0.00 
0.00 

257,250.00
257,250.00 

5,000,000.00
5,000,000.00 

21 4,900,000.00 257,249.99 .38,153.20 295,403.19 4,861,846.80 
2: 4,861,846.80 255,246.95 40,156.24 295 403. 19 4,821,690.57 
2 4,821,690.57 253,118.75 42,264.44 295.403.19 4,779,426.13 
24 4,779,426.13 250,919.86 44,483.32 295,403-19 4.7:4,942.G0 
25 4,73-,942.80 248,584.49 46,818.70 295,403.19 4,688,124.10 
26 4,688,124.10 246,126.51 49,276.68 295,403.19 4.638,847.42 
27 4,638,S47.42 243,539.48 51:867.71 295,403.19 4,586,583.72 
28 4,586,983.72 240,816.64 54,506.55 295,403.19 .4,532,397.17 
29 4,532,397.17 237,950.84 57,452.34 295,403.19 4,474, 944.83 
30 4,474,944.83 234,934.60 60,468.59 295,403.19 4,414,476.23 
31 4,414,476.23 231,760.00 63,643.19 295,403.19 .4,350,833.04 
32 4,350,833.04 22F,418.73 66,984.46 295,403.19 4,283,848.58 
33 4,283,848.58 221,902.04 70,501.14 295,403.19 4,213,347.44 
34 4,213,347.44 221,200.73 74,202.45 295,403.19 4,139,144.98 
35 4,139,144.98 217,305.i0 78,09a.08 295,403.19 4,061,046.90 
36 4,061,046.90 213,204.96 62,198.23 295,403.19 3,978,848.67 
37 3,978,848.67 208,889.55 .... 86,513.64 295,403.19 3,892,35.03 
38 3,892,335.03 204,347.58 91,055.60 295,403.19 7,801,279.43 
39 3,801,279.43 199,567.16 95,836.02 295,403.19 3,705,443.40 
40 3,7)5,443.40 194,525.77 100,867.42 295,403.19 3,604,575.99 
41 3,604,57 99 189,240.23 156,162.95 295,403.19 3,498,413.03 
42 3,498,413.03 18, 666.68 111,736.51 295,403.19 3,386,676.52 
43 3,386.676.52 177, 800.51 117,602.68 295,403.19 3,269,073.85 
44 3,269,073.85 171,626.37 123, 776.82 295,403.19 3,145,297.03 
45 3,145,297.03 165,128.09 130,275.10 295,403.19 3,015,021.93 
46 3,015,021.93 158,288.65 177,114.54 295, 403.19 2,877,907.39 
47 2,877,907.39 151,094J.l3 144,313.05 295,403. 19 2,733,594.34 
42 2.73-,594.24 143,513.70 151,889.49 295,403.19 2,581,704.85 
49 2,581,704.85 135,539.50 159,863.69 295,403.19 2,421,841.16 
50 2,421,841.16 127,146.66 168,256.53 295,403.19 2,257,584.63 
51 2,253,584.63 118,313.19 177,09.0) 295,403.19 7,076,494.63 
52 2,076,494.63 109,015.96 186,367.22 295,403.19 1,891), 107. 41 
53 1,890,107.41 99,230.64 196,172.55 295,403.19 1,693,934.86 
54 1,693,934.86 86,931.58 206,471.61 295,403.19 1,487,463.25 

C0 



No saldo anterior 

55 1,467,463.25 
56 1,270.151.88 

57 1,041,431.66 
58 600,703.64 

59 547,337.39 
60 280,669.41 

intereses 


78,091.82 

66,682.97 


54,675.16 
42,036.94 


28,735.21 

14,735.14 


amortizacion 


217,311.37 

228,720.22 


240,728.03 

253,366.25. 
266,667.98 

280,668.04 


semestralidad 


295,403.19 

295,403.J9 


295,403.19 

295,403-19 
295,403.19 

295,403.19 


saldo actual
 

1,270,151.88
 
1,041,431.66
 

800,703.64
 
347,337.39
 

280,669.41
 
1.37
 

http:280,669.41
http:347,337.39
http:800,703.64
http:1,041,431.66
http:1,270,151.88
http:295,403.19
http:295,403.19
http:295,403.19
http:295,403.J9
http:295,403.19
http:280,668.04
http:266,667.98
http:253,366.25
http:240,728.03
http:228,720.22
http:217,311.37
http:14,735.14
http:28,735.21
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http:54,675.16
http:66,682.97
http:78,091.82
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ANNEX G-I--I
 

TRUST AGREEMEN T
 

Trust Agreement dated as ,1986,
 

by and between
 

a bankj, duly !icehel 'to carry out 

banking operations in the Republic of Panama, and
 

a bankN duly lcnrsed to carr' out the
 

trIut business in the Republic of Panaza ("TRUSTEEM1),
 

WHEREAS, SETTLOR(S)" hav entered into a Loan Agreement "Loan
 

Agreement'e dated , copy of which has
 

been delivered Whereby hs borrowed
to "TRUSTEE hSasTTLORV 


from 
 x vESO(s) 

United States Dollars ("DOLLARS" ) ("tho Loan")
 

WHEREAS the above mentioned amount borrowed by SETTLOR is to be 

used to provide long term mortgage bousing financing for eligible 

below-median income familiez (Home~nern") .n t'he Republic of 

Panama, all in accordance with an Implcoentaton Agreement 

("Implementation Agreement") dated
 

entexed into between SETTLOR, and Agency for International
 

Developnent. copy of which has been delivered to TRUSTEE.
 

WHEREAS the United States of America, acting through the Agency 

for International Development ("AID"), has issued its guarantee 
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to secure repayment to "INVESTOR(S)" of the principal, interests
 

and other sums under the "Loan Agreemento, in accordance with the
 

terms and conditions of a contract of guarantee ("Guarantee 

Agreement") dated , between "AID" and 

"O VESTOR(S)ns a copy of which has been delivered to "TRUSTEE"
 

WHEREAS, TRUSTEE ohall receive fro INVESTOR(S) the proceeds of 

the Loan by order and account of SETTLER and shall receive 

repayment from SETTLOR and otherwise administer such sums to 

secure repayment to INVESTOR(S) of the sums under the "Loan 

Agreement" and for the benefit of AID, (first beneficiary) and 

IVESTORS and SETTLOR (secondary beneficiaries), both INVESTORS 

and AIDE collectively referred to hereunder together with the 

SETTLORO as BENEFICIARIES. 

NOW, THEREFORE, the "SETTLOR" and the "TRUSTEE" hereby expressly 

agree to enter into a Trust Agreement ("Trust Agreement"), to set 

up a trust ("the Trust") according to the following terms and 

conditions# 

ARTICLE I
 

TRUST CORPUS
 

Section 1.01. The Trust Corpus, The initial trust corpus shall 

('I) 
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be formed by the sum of to be disbursed 

pursuant to the Loan Agreement entered 
into between INVESTOR(S)
 

and SETTLOR, sum to be delivered in trust by INVESTOR(S) to
 

TRUSTEE 
by order and account of SETTLOR, pursuant to the
 

Implementation Agreement, and this Trust Agreement.
 

Section 1.02. Additional Trust Corpus, 
 New sums can be added
 

to the trust corpus with the consent of TRUSTEE, SETTLOR and AID.
 

ARTICLE II
 

PURPOSI OF THE TRUST
 

Section 2a01. The Purpose of the Trust 
shall be to administer
 

the trust funds 
so the SETTLOR or other financial institutions
 

can provide long term housing financing required by Homeowners
 

pursuant to a housing 
program described in the ImplEmentation
 

Agreement ("the Program")l to provide a mechanism 
for repayment
 

to INVESTORS of sums under the 
Loan Agreement and to manage
 

collateral and other security to assure such repayment.
 

ARTICLE III
 

REVOCABILITY OF THE TRUST
 

Section 3sOl# This 
Trust is revocable by SETTLOR with the
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written consent of A.I.D., by giving TRUSTEE written notice
 

of days.
 

ARTICLE IV
 

DURATION OF THE TRUST
 

Section 4:01. The Trust shall be effective "intil all sums
 

administered by TRUSTEE shall have been duly paid INVESTORS,
to 


and AID, for the account of SETTLOR and the remaining sums
 

delivered to SETTLOR with the written approval of AID, unless
 

terminated prior to such date pursuant to Article XIV hereof.
 

ARTICLE V
 

TRUSTEE'S OBLIGATIONS IN CONNECTION WITH LOANS
 

Section 5S01. Receipt of funds by TRUSTEEs TRUSTEE will receive
 

in trust, funds under the Loan Agreement directly delivered to it
 

by order of the INVESTOR(S) for the account of the SETTLOR. Upon
 

receipt of funds TRUSTEE shall deliver to SETTLOR certificates
 

stating the amounts received.
 

Section 5:02. Use of Funds by TRUSTEE: Upon receipt of funds
 

from INVESTOR(S), TRUSTEE shall immediately loan the funds to the
 



-- I-.-


SETTLOR or other financial institutions upon presentation of
 

eligible mortgages.
 

the trust funds are under its control,
During the time 


TRUSTEE must administer them in tho most productive manner
 

compatible with the objectives of the Program, und shall
 

other investments
profitably invest, in eligible mortgages or 


such surpluses and other resources as may exist.
 

Selection of financial institutiones
Section 5:03. 


the approval of AID, tho financial
TRUSTEE shall select, with 


used to provide mortgage
institutions to receive funds to be 


financing to Homeowners according to the following procedure:
 

to
a) SETTLOR shall have priority to receive funds up the
 

amount borrowed by it from INVESTOR.
 

b) In the event the SETTLOR does not qualify to receive
 

funds or does not wish to use them, in whole or in part, Trustee
 

shall use the available funds received from the account of
 

SETTLOR, to make loans to other financial institutions.
 

loans

c) Financial institutions approved by AID may receive 


trust for the above mentioned purposes against

from the 


presentation of eligible mortgages.
 



G-i-6 

-6

d) In order to obtain the most effective use of the trust
 

funds, TRUSTEE can propose for the approval of AID new financial
 

institutions to receive funds.
 

Section 5.04. Loans to financial institutions, When making
 

loans to flnnncial institutions, TRUSTEE shall take into account
 

that#
 

1. 	 Loans shall be only a percentage of the amount of the
 

mortages subscribed by the Homeowners and offered to
 

TRUSTEE as guarantee for loans at the time loans are
 

requested, according to the terms established under the
 

Implementation Agreement.
 

2. 	 The conditions of loans shall be the following#
 

a) 	 The term of the loan shall be compatible with the
 

source and conditions under which the resources
 

were obtained.
 

b) 	 Thoa interest of loans shall be fixed by TRUSTEE
 

according to the cost of money and other related
 

costs.
 

c) 	 Payments shall be made every six (6) months.
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d) 	 At least days prior to the proposed date
 

for the making of each loan, the borrower shall
 

submit a request for borrowing to TRUSTEE
 

specifying the date and the amount of such proposed
 

borrowing.
 

e) 	 The following documents shall be enclosed with the
 

request for borrowings
 

1. Duly executed mortgage deed granting a first
 

mortgage on the housing solution, duly recorded at
 

the Public Registry Officer
 

2. Notarial Deed of Assignment of the mortgage(s)
 

("Deed of Assignment") to the TRUSTEE, as security
 

for the repayment of the requested loan, as per
 

format contained in Annex heretol
 

Section 5.05 Analysis and qualification of portfolios Except as
 

AID may otherwise agree, TRUSTEE shall review the portfolio
 

applicable in guarantee for the corresponding loan to a financial
 

institutions, taking into accounts
 

an 	 Criteria for the selection of eligible families and
 

house solutions established in the Implementation
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Agreement, provided that TRUSTEE shall not he
 

responsible for the review of the individual portfolio
 

except to the extent that he is provided information by
 

the fitancial institution, according to the
 

Implementation Aqreement.
 

b, Mortages must# in all cases, 
be first graide aortgagem,
 

contracted in dollars of the United States of kwrica.
 

c. TRUSTEE must be entitled by the Deed of Assignment of 

mortgages to receive directly the proceeds of the
 

mortgage loans came default the
in of of financial
 

institution.
 

d. The insurance policies obtained &ccording to the
 

mortgage loans shall have been duly issued in favor of
 

the financial institution.
 

Section 5.06. TRUSTEE as Fiscal Agent 
for A.I.D. TRUSTEE shall
 

act as Fiscal Agent for A.I.D. pursuant to a Paying and Transfer
 

Agency Agreement signed between AID and Trustee.
 

Section 5.07. Holding of assigned mortgage portfolio# The
 

TRUSTEE shall hold the assigned mortgage portfolio for collection
 

purposes, and in case it were necessary, to file a legal action
 

againot the homeowners in the event of defrult 
by the financial
 

institution.
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Should default by the financial institution oc-sr, TRUSTEE
 

shall file a declaration of default at the Public Registry Office
 

and assume the mortgage portfolio to securo repaymento to
 

INVESTOR.
 

In the eVent of default, the financial inatitution must 

deliver to TRU8TEE the mortgage documentation, together with the 

insurance policies covering the loans to Homeowner* duly endorsed 

in favor of TRUM*E. 

Section 5,08. Collection of Loans and Payment to INVESTORS# As
 

one of its essential dutiese TRUSTEE must collect the sums owed
 

by the financial institutions. To that effect# TRUSTEE must#
 

1. 	 Opportunely take all collection steps.
 

2. 	 Vezify the financial adequacy do to level &nd quality of 

the financial instltutionle mortgage portfolio held for 

debt service, asking for substitute mortgage portfolio 

as required. 

3. 	 The TRUSTEE shall promptly repay tJ INVESTORS and A I D
 

for the account of the financial institutions those sums
 

owed pursuant to the Loan Agreement.
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4. 	 TRUSTEE must at all time maintain the productivity of
 

the remaining sums, once these repayment obligations are
 

fulfilled.
 

Section 5.09. Liquidity Reserve Fund. TRUSTEE shall establish
 

and maintain in a separate account, a Liquidity Reserve Fund
 

which shall be available to meet repayment obligations to
 

INVESTOR(S) and A I D in. the event of default by financial
 

institutions.
 

Section 5.10. Foreclosure. In the event of default by the 

financial institution TRUSTEE may initiate and prosecute 

foreclosure actions on mortgages in default, if default is not 

cured within thirty (30) days after notice by TRUSTEE to 

Homeowner. TRUSTEE may, at its discretion, permit a defaulting
 

homeowner to cure any default, after the initiation of the
 

foreclosure action if defaulted 
amounts are paid together with
 

the reasonable costs incurred by TRUSTEE in initiating the
 

foreclosure action.
 

TRUSTEE shall, at any foreclosure sale, bid the minimum
 

amount required to acquire any such house but not in excess of
 

the amount then due under the defaulted mortgage plus the costs
 

of the foreclosure proceeding.
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any house, TRUSTEE shall make

If TRUSTEE acquires title to 


sell such house and TRUSTEE may offer
all reasonable efforts to 


to interested purchaser financing for a portion of the purchase 

price of the house by a new mortgage to the extent of an amount 

not exceeding the unpaid principal amount of the defaulted 

mortgage.
 

a

In the event that any house acquired by TRUSTEE at 


for an

foreclosure sale cannot be resold within a reasonable time 


equal to the amounts due on the defaulted mortgage plus

amount 


the costs of the legal proceedings, including foreclosure,
 

TRUSTEE shall consult with AID as to the most productive mariner
 

of disposing of the housing facility.
 

at or in connection with a

All amounts received by TRUSTEE 


subject to a mortgage shall be
of property
foreclosure sale a 


applied in the following order of prioritya
 

payment of reasonable costs of legal

(1) 	 Toward the 


and resale (including any
foreclosure
proceedings, including 


to put the house in
 
repairs or mino. improvements necessary 


saleable condition) incurred by TRUSTEED
 

(2) Toward the payment to INVESTOR 	and A I D of sums 
dua and
 

owing to INVESTOR.
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(3) Any remaining amount shall be paid to the defaulting
 

homeowners
 

TRUSTEI shall take all necessary steps to insure that the 

mortgages are enforced according to their term@ and will, as 

necessary, consult with AID concerning the interpretation of 

those termso 

Section 5.11, Application and Delivery of sums aid by f4 nancial
 

inetitutiono.
 

Sums paid by the financial institutions to the Trustee shall
 

be applied by it in the following order of priority#
 

le Trustee's feest
 

2. Any reasonable expenses incurred by TRUSTEE in the
 

administration of the trust#
 

3. Suns to be repaid to INVESTORS and A I D for the account
 

of SETTLoOR(S) according to the Loan Agreement. These sums shall
 

be delivered to INVESTORS free of taxes and deductions, in
 

dollars9 legal currency of the United States of America.
 

4. Sums to the 'Liquidity Reserve FundO pursuant to the
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Implementation Agreement.
 

5. Invest any exceeding amounts in eligible mortgage
 

portfolio, through financial institutions accepted by AID.
 

ARTICLE VI 

TRUSTEE'S OBLIGATIONS IN CONNECTION WITH
 

ITS OPERATIONAL CAPACITY
 

Section 6.01. Staff and Equipments TRUSTEE must obtain and keep
 

qualified staff and the technical equipment to secure an
 

effective performance of the Trust.
 

Section 6.02. Accountings and Recordso TRUSTEE must design and
 

implement an independent accounting system. To this effect,
 

TRUSTEE must keep the trust sums as well as the accounting and
 

records of said sums separate from its other assets and from the
 

accounts and records regarding those other assets1 all pursuant
 

to sound and generally accepted accounting principles and
 

standards,
 

Section 6.03. Program information and Reports, TRUSTEE must
 

keep a program information and reporting system.
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TRUSTEE must submit to BENEFICIAdIES every six (6) months,
 

accurate written and documented raportG regarding the performance
 

of the trust, includings
 

1. Sume loaned to financial institutions
 

2. Payments of principal and interaot made by financial
 

institutions pursuant to agroemento executed with Trustee?
 

3. Any event oi default by any of the financial institutions
 

or any fact that may be a potential cause of default by any of
 

the financial institutions.
 

4. New mortgage portfolio generated by the amortization of
 

original loans.
 

5. Any investments made by TRUSTEE of surpluses or other
 

funds in its possession.
 

TRUSTEE must also submit to BENEFICIARIES other reports as
 

they may reasonably request.
 

Section 6.04. External Audits At least annually TRUSTEE must
 

deliver to BENErICI:ARIES an external audit roport of the
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operation og the trust, performed by reputable auditors approved
 

by AID.
 

Section 6,05. Exoneration of taxeso TRUSTEE shall verify that
 

INVESTORS are exoneratod from income tax an provided in Article
 

708 m) of the Fiscal Code.
 

TRUSTEE ;hail also verify that incorie derived from
 

housing programs is
inveatmentr of truot funde for financing 


exonerated from income tax pursuant to first paragiaph of Article
 

35 of Law 1 of 1984 on Truef-.
 

ARTC!LE VIZ
 

OF THE PERFORMANCE OF PROGRAM BY
SURVEILLANCE BY TRUSTEE 


FINANCIAL INSTITUTIONS. STATISTICS.
 

Section 7.01, Surveillance of .orm. In s rveying the 

performance of the Program by financial institutions Trustee 

shall# 

Request from financial institutions periodical reports on:
1. 


of the
economic characteristics
(a) Social and 

homeowners and the houning solutions financed under the 

Program. 
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(b) Statement of payments and prepayments by homeowners
 

of principal and interests of the mortgage loans granted
 

to thom#
 

(c) Collection procedures 
 used by financial
 

institutions in case of default by homeowners.
 

2, Carry out 
 audits, as requested 
 by AID, through
 

independent auditors ppointsd by Trustee of books and records of
 
the financial institutions 
related to the mortgage portfolio
 

assigned to Trustee.
 

Section 702. Statiuticy on family income. 
 TRUSTEE must update
 

statistics on urban below median family income.
 

apply any such variation
 

Section 7.03. Periodic determination of interest rates# TRUSTE 
shall carry out periodic reviews of the indicators used to 
determine interest rates variations for the loan in order that 

participating financial institutions can 

to their mortgage portfolio.
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ARTICLE VIII
 

CAACITY OF PANSION OF THE TRUST
 

Section 8.01. Internal Expansion#. TRUSTEE must maintain the
 

maximum level of investment in order to increase the actual 

capacity of the trust funds to fulfill the purposes of the 

trust, through the following# 

a) 	 Capitalization of sums collected by TRUSTEE which
 

excecd the repayments made to INVESTORS, for the
 

purposes of the Program.
 

sums
b) Reinvestment for the purposes of the trust, of 


from the different velocities of
resulting 


Such sums shall be
amortizations of loans. 


invested in eligible portfolio.
 

mortgage
c) 	 Issuance of mortgage bonds against 


portfolio generated with surpluses or other funds
 

available 	in the possession of the Trustee.
 

Section 8.02. External Expansione An external expansion of the
 

trust can 	be obtained by means oft
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a) New sum. provided by third persons or institutions.
 

b) Other resources.
 

In any event, an external expansion constitutes a matter to
 

be negotiated with SETTLOR(S) and A I D.
 

ARTICLE IX
 

DUTIES, SCOPE OF AUTHORITY, LIABILITY OF -HE TRUSTEE,
 

PROHIBITIONS
 

Section 9.01. Duties, Scope of Authority#
 

a) 	TRUSTEE shall provide competent administrative and financial
 

management and supervision of the trust funds.
 

b) 	TRUSTEE shall establish overall guidelines for institutional
 

eligibility, lending, disbursements, and collections,
 

according to AID's criteria.
 

c) 	The TRUSTEE'S duties and its authority are limited to those
 

specifically provided in this Trust Agreement. Therefore, no
 

implied duties or authority shall be read into this Agreement.
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Section 9.02. Liability#
 

TRUSTEE agrees that it shall perform its duties in good faith
 

and with the care of a prudent head of a family.
 

TRUSTEE shall be liable for its own 
or its employee's
 

negligence or willful misconduct in the performance of any
 

duty to be performed hereunder and will indemnify the
 

BENEFICIARIES against any los or liability and agrees 
to pay
 

or reimburse the BENEFICIARIES for any reasonable expense,
 

including counsel fee. incurred by tha BENEFICIARIES in
 

connection with the defense against any lose or damage caused
 

by the TRUSTEE'S or its employees' negligence or willful
 

misconduct in the performance of any duty to be performed by
 

the TRUSTEE hereunder.
 

Section 9.03. Prohibitionst
 

It is forbidden for the TRUSTEE to apply the trust assets 
for
 

any purpose other than the purpose of the trust or in
 

conditions not agreed upon in this agreement.
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ARTICLE X 

TRUSTEEIS COMPENSATION
 

The TRUSTEE shall be entitled to compensation paid by SETTLOR(S) 

an follow28 

a 	 TRUSTEE shall be entitled to recoivee in payaent for the 

perfo'mance of its duties hereunder# a fee agroed upon, 

by separate document, with SETTLOR(S) or, as the came 

may be, with new SP.TTLOR, financial institutions or 

third persons.
 

b. 	 TRUSTEE shall be reimbursed for any reasonably expense
 

in excems of the ordinary costs incurred in the
 

performance of its duties.
 

ARTICLE XI
 

RESINATION, RMOVAL OF TRUSTEE APPOINTMENT OF SUBSTITUTE
 

Section 11.01. Ption of Trustees TRUSTEE way resign for
 

just cauee, acceptable to AID9 by giving a ninety (90) day notice
 

to the BENEVICUARXES of its intention to do sot provided,
 

however, such resignation shall not become effective until#
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1. 	 A successor trustee has ben appointed by the
 

SETTLOR(S), or by TRUSTEE itself, with the written
 

approval of AID.
 

2. 	 Such succooor trustee shall have asnumad in writing all
 

the oblicationm of TRUBTEE hereunder, pursuant to the
 

terms and provision@ hereof, and#
 

3. 	 The TPUSTEE shall have executed all such documents and
 

taken all such other steps as may be necessary or 

appropriate to transfer all the rights and powers of, 

and any monies hold by the TRUSTEE hereunder to the new
 

trustee. All Incurred in
expennes carrying out the
 

provision of this Section shall be borne by the
 

resigning TRUSTEE.
 

4. 	 The TRUSTEE shall to the
have delivered BENFFICIARIFS,
 

in writing, an accurate and documented account of its
 

performance, acceptable to the latter.
 

Section 11.02. Removal of TRUSTER# In case of failure or
 

inability of the TRUSTEE to satisfactorily perform its duties
 

under this Agreement in the opinion of the BENEFICIARIES, the
 

SMZ#NLOR(S) way remove the TRUSTEE, 
with the consent, of AID.
 

Removal shall be effected upon giving TRUSTEE a written ninety
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(90) day prior notice stating the cause thereof. It such event,
 
the conditions @at forth in I to 4 of Section 11.01 hereof shall
 

apply.
 

Section 
11.03. Substitute Trusteev 
 The SET'rLOR(S) may at any
 
time 
appoint a substitute trustoe, with 
the consent 
of AID*
 
according 
to the requirements established 
for the selection of
 
the Trustee, provided in the Implementation Agreement, 
to replace
 

the existing TRUSTEE 
in case of its resignation 
or removal. 
 In
 
case no qualified substitute 
or newly appointed trustee 
can
 
assume the duties of 
the TRUSTEE, AID may 
appoint a substitute
 

trustee to temporarily assume the rights 
and obligations of 
the
 
TRUSTEE until 
a new 
trustee has been appointed by SETTLOR(S) and
 
has assumed its obligations under this Agreement.
 

Section 11.04. Liability of preceding TRUSTEE. 
The appointment
 

of a new trustee does not 
exempt the preceding trustee 
from
 
liabilities incurred in 
the performance of its duties during the
 
time he acted as TRUSTEE# and each one 
of the BFNFFICIARIES is
 
entitled to 
request the precedinq trustee, 
even by means of a
 
legal action before the courts, the amounts 
it is responsible fo:
 

and the damages caused by it, 
as the case may be.
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ARTICLE XII
 

COMTTROVERSTES r JURISDICTION, ARBITRATION
 

Any controversy
Section 12.01. Controversies and Jurindictiont 


arlsing from this Trust Agreement must be adjudged by means of
 

summary proceedings, as contemplated in the Judicial Code of the
 

jurisdiction of
Republic of Panama and shall be subject to the 


the courts of said country.
 

Section 12.02. Arbitration, Notwithstanding the provisions of
 

Section 12.01 above, any controversy or claim between or among
 

arbitration in accordance
the parties hereto can be settled by 


with the rules of the American Arbitration Association.
 

Any party 	may serve another party with written notice of
 

including therein the designation of one

arbitration, 


days of receipt thereof, the two

arbitrator. Within ten (10) 


arbitrators so designated shall agree upon a third arbitrator, 
or
 

if they fail to agree within such period, either party may
 

the American Arbitration Association to appoint a third
 
request 


arbitrator.
 

boxne

The fees and expenses of the third arbitrator shall be 

All otherto the arbitration proceeding.
equally by 	the parties 


0/
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expenses including, without limitation, 
the fees and expenses of
 
any arbitration counsel, expert 
or other witness, shall be for
 
the account of the party by whom they were incurred.
 

The written decision by the arbitration panel shall, 
in the
 
absence of fruud or serious misconduct, be final and binding, and
 
judgement may be enforced through any court 
having jurisdiction
 

thereupon.
 

ARTICLE XIII
 

RIGHTS OF BENEFICIARIES AND DUTIES OF SETTLOR(S)
 

Section 
13.01. Rights of Beneficiaries# 
 Each one of the
 
BENEFICIARIES shall be entitled too
 

1. 
 request from the TRUSTEE, periodically, the delivery of
 
reasonable reports 
and information 
as they may deem
 

convenient as per Section 6.03 hereof.
 

2. have access to 
the books, records and documentation of
 

the TRUSTEE regarding the trust funds.
 

3, appoint independent auditors to audit the books, 
records
 
and documentation used by the TRUSTEE in the performance
 

of the trust.
 

/
V\
 



G-1-25
 

- 25 

4. 	 remove the TRUSTEE with the consent of AID as per
 

Section 11.02 hereof.
 

Section 13.02. Duties of SETTLOR(S): The SETTLOR(S) shall have 

the following obligationes 

1. 	 To transfer to TRUSTEE, the sums necessary for the
 

performance of the trust.
 

necessary documents or
2. 	 To provide the TRUSTEE with all 


information as it may reasonably request for the
 

performance of the trust
 

ARTICLE XIV
 

--- REMAINING ASSETS
TERMINATION OF THE TRUST 


This 	Trust Agreement will terminate#
Section 14.01. Terminations 


Whenever the purpose of the trust has been accomplished
1. 


sums 	owed to the INVESTORS and
by the TRUSTEE and all 


AID have been duly paid for the account of the
 

SETTLOR(S), as provided in Article IV hereof.
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2., If the performance of the 
trust becomes impossible due
 

to reasons beyond the control of the parties.
 

3. In came of revocation of the 
truat according to Article
 

III of this Trust Agreement.
 

Section 14.02. Remaining Azsetv. Any remaining assets after the
 

termination of the trust 
shall be delivered by TRUSTEE to
 

SETTLOR(S), with the approval of AID.
 

Section 14.03. 
 Final Account, Upon termination of the trust and
 

delivery of remaining aseete Trustee shall render 
 a final
 

account, which must be approved by the BENEFICIARIES.
 

ARTICLE XV
 

MISCELLANEOUS PROVISIONS
 

Section 15.01. Amendments# 
 This Truat Agreement can be amended
 

in writing by the SETTLOR(S) and the TRUSTEE with the written
 

approval of the A I D,
 

Section 15.02. Notices# Any notice given by any of 
the parties
 

to this Agreement shall be made in writing and shall be deemed to
 

have been duly given to the party to which it is addressed when
 

'/\
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delivered by hand or sent by mail or telegram* cable, te!efax, 

radiogram or any other means to reach the other party at the 

following addresses# 

Section 15.03. Governing Laws This Agreement has been entered 

into and is to be performed in the Republic of Panam, and shm!l 

be performed and construed in accordance with and shall be 

governed by the laws of said country. 

Section 15.04. Domicilea This trust is domiciled in the city of
 

Panama. Republic of Panai.
 

Section 15,05. fleoidont Agent# The Resident Agent of this Trust
 

is AROSEMEtNA, iORIEGA & CASTRO, a law firm domiciled at Elvira 

M~ndes Street No. 10, Interseco Building, second floor, in the 

City of Panama, Republic of Panama. 

Section .15.06. Acceptance by TRUSTEEs The TRUSTEE heraby
 

accepts its appointment as TRUSTEE and the right@ and obligations
 

derived therefrom.
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IN WITNESS THERUOV, the parties mign and executo th1i Agreement 

on thi day of th. 1986 In the 

City of Panamae Republic of Panama.
 

THZ SETTLOR(S) THE TRUSTEE 

APPROVED BY A.IoD, 

Counteraigned hereby by Remident Agent
 

AF.O8ZMENA, NORIEGA & CA3TRO 

(Notariaation) 

.
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ARTICLE I
 

THE LOAN
 

Section 1.01: Amount of the Loan. The Sub-Borrower
 

does hereby declare to have received on this date from 

Trustee" a loan ("The Loan") in the amount 

of dollars, legal tender of the
 

United States of America ("Dollars") to be represented in 

one or more promissory notes ("Notes").
 

Section 1.02. interests on the Loan. Interests in
 

the Loan shall be paid at the rate and upon the conditions 

specified in Section 4.01 hereof.
 

Section 1.03 Security. This Loan shall be secured by
 

Mortgage Notes, signed by the houseowners of the project
 

("Users"), and duly endorsed by Sub-Borrower to Trustee to 

this agreement, together with insurance policies obtained
 

pursuant to said Mortgages, which have been also duly
 

endorsed to Trustee.
 

ARTICLE II
 

REPRESENTATIONS 14D WARRANTIES
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LOAN AGREEMENT
 

LOAN AGREEMENT dated as of 
 190
 

betw( )n 
 , a bank 

duly licensed to engage in the trust business in the
 

Republic of Panama ("Trustee") and
 

a 
bank duly licensed to engage in banking operations
 

pursuant to the laws of said country ("Sub-Borrower").
 

WHEREAS Trustee has received funds from
 

("Borrowers"), certain sums 
in trust to be used to finance
 

housing projects in the Republic of Panama according to a
 

Loan Agreement by and between "Borrowers" and
 

"Investors" guaranteed by the Agency for
 

International Development ("A.I.D.").
 

WHEREAS Sub-Borrower desires to obtain a Loan of a
 

principal amount of to be used by
 

Sub-Borrower to finance housing solutions described in
 

Exhibit _ _ to this agreement, which exhibit is
 

incorporated herein by reference and forms integral parC
 

hereof.
 

NOW, THEREFORE, Trustee and Sub-Borrower hereby agree
 

as follows:
 



Section 2.01 	 Sub-Borrower represents and warrants 

that z 

A. Sub-Borrower is a corporation duly incorporated,
 

validly existing and in good standing under the laws
 

of the Republic of Panama.
 

B. Sub-Borrower is a bank duly licensed to engage in
 

banking operations in tie Republic of Panama.
 

C. The execution and delivery of this Agreement, the
 

borrowing of money under this Agreement, the issuance
 

of Notes in evidence of such borrowing are within the
 

corporate authority of Sub-borrowers and have been
 

duly authorized by Sub-Borrower by all required
 

corporate action.
 

D. All documentary stamp taxes and other taxes or
 

fees payable under Panamanian law in connection with
 

this Agreement, have been duly paid.
 

E. This Agreement constitutes a valid and binding
 

agreement of Sub-borrower enforceable in accordance
 

with its terms.
 

ARTICLE III
 

CONDITIONS TO 	DISBURSEMENT
 

Section 3.01 The disbursement of the Loan under this
 

Agreement is subject to the following conditions:
 



G-2-4
 

A - This Agreement, the Mortgages 
and the Mortgage
Notes 
which 
serve 
as security 
for 
this 
Loan 
are 
in
 
full force and effect.
 
B 
- Sub-Borrower 
shall 
have 
received 
an opinion,
satisfactory 
to it 
in form 
and substance# of 
Counsel
for 
 SubBrrower
 

' selected 
by Sub-Borrower 
to the
 
effect that:
 

(i) Sub-Borrower 
is 
 a corporation 
duly
incorporated, 

validly 
 existing 
 and 
 in good
standing 
under 
 the 
laws 
of the Replublic of
 

Panama.
 

(ii) Sub-Borrower 
is 
a bank duly licensed to
engage 
in banking operations 
in the Republic 
of
 
Panama.
 

(iii) 
 The 
execution 
and delivery 
of this
Agreement, 
 the borrowing 
of money this
under 

Agreement 
and 
the issuance 
of Notes 
hereunder,

are 
 within 
 the 
 corporate 
 authority 
 of
Sub-Borrower, 


have 
 been 
 duly 
 authorized 
 by
Sub-Borrower 
by all required 
corporate 
action,

and will 
not 
violate 
any provision 
of law, 
any
order 
 of any 
court 
 or other 
 agency 
of the
Govezrment of Panama or 
any Political subdivision
 
thereof, or 
 of 
 any 
 agreement 
 to 
 which
 
Sub-Borrower 
is a party to by which it 
or any of
 
its property is or may be bound.
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(iv) This Agreement has been duly executed and
 

delivered by Sub-Borrower and is a legal, valid and
 

binding agreement of Sub-Borrower enforceable in
 

accordance with its terms, and all documentary stamp
 

taxes and other taxes or fees payable under Panamanian
 

law in connection with such Agreement have been paid.
 

(v) All payments by Sub-Borrower or the User
 

respectively, on the Notes and Mortgages, shall
 

be made free and clear of all taxes, levies,
 

imposts, deductions and withholdings whatsoever
 

imposed, levied, collected or assessed with
 

respect thereto by the Government of Panama or by
 

any political subdivision or taxing authority
 

thereof.
 

(vi) No licences or authorizations by
 

Panamanian authorities are necessary to permit
 

Sub-Borrowers to borrow the amounts available
 

hereunder or to authorize Sub-Borrower to remit
 

to Trustee the amounts agreed to be so remitted
 

hereunder.
 

(vii) The Note(s) to be delivered to Trustee
 

to evidence this Loan has (have) been duly
 

authorized and executed by Sub-Borrower, all
 

documentary stamp taxes or other taxes and fees
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due and payable 
under Panamanian 
law upon or in
 

connection with the issuance, making and delivery
 

of such Note have been paid 
and, when 
 such
 
Note(s) has 
(have) been 
delivered 
to Trustee to
 
evidence 
such Loan, such Note(s) will constitute
 

a valid and 
binding obligation 
of Sub-Borrower
 

enforceable in accordance with its terms1 
and
 
(viii) The Mortgages on the 
individual 
homes
 

referred 
 to in 
 Annex 
 to this
 
Agreement have 
been duly executed 
and delivered
 

to Sub-Borrower by the. respective mortgagors (who
 

are the respective legal 
owners 
of the respective
 

properties), 
 have been 
 registered 
 in the
 

appropriate Public Registry and 
constitute valid,
 
direct first 
mortgage liens 
uppon the properties
 

purported 
to be subject thereto, as security for
 
the obligations mentioned 
therein, subject to 
no
 
prior liens, charges or encumbrances, are legal,
 

valid and 
 binding obligations enforceable in
 
accordance 
with their terms, and will be held by
 
Trustee in trust for the benefit of Borrowers.
 

(ix) No re-recording 
of any Mortgage is at
 
any time required to maintain the lien thereof.
 

Section 
3.02 Other Conditions 
to Disbursement. 
 The
 
obligation of 
Trustee 
to make the 
 Lo;'n hereunder 
is
 
subject to the following further conditions:
 



of
and warranties 

A. 	 The representations 


be true
2.01 shall
in Section
set forth
Sub-Borrower 

on and as 
of
 as if made
the same extent 
and correct to 


shall have

Loan, Sub-Borrower
such
the date of 


to that effect
 
a certificate
to Trustee
delivered 


legal representative and
 
on its behalf by its


signed 


this Agreement shall then 
be in full force and effect.
 

a Note of
 
have received
shall
B. Trustee 


Sub-Borrower to evidence 
such Loan.
 

ARTICLE IV
 

COVENANTS
 

that
and agrees
covenants
Sub-Borrower
4.'Jl
Section 

of the
in full
until payment
hereof
the da:-e
from 


principal of and interest 
on thc Notes:
 

its
Trustee, at 

A. 	Sub-Borrower will 

make payments to 


or at 
such
 

principal office in the Republic of Panama, 


notice
by written
shall specify

as Trustee
office 


15 days before the
 
at least 


to Sub-Borrower
given 

becomes
by such notice
affected
to be
first payment 


of America as

States
the United
of
in Dollars
due, 


follows:
 
of and
 

pay the principal

(i) 	Sub-Borrower will 


in not more than 240
 
Loan hereunder
on the
interest 




consecutive monthly installments, payable on the first
 

day of each calendar month, commencing on the first
 

day of the calendar month next following the calendar
 

month during which such Loan was made. All such
 

payments shall be applied first to the interest then 

due thereon and then to the reduction of the principal 

thereof. 

Interest shall be paid by Sub-Borrower at the
 

rate of percent per annum accrued to the
 

respective payment dates of each installment on the
 

unpaid principal amount to.such Loan.
 

(ii) Prepayments on the Loan hereunder and the
 

Notes evidencing, such Loan can only be made with the
 

consent of A.I.D.
 

Prepayments shall not relieve Sub-Borrower from
 

making any monthly payments until the entire balance
 

owing shall have been paid.
 

(iii) All payments by Sub-Borrower to Trustee will
 

be made free and clear of, and without deduction for,
 

any and all taxes, levies, imposts, deductions and
 

withholdings whatsoever imposed, levied, collected or
 

assessed with respect thereto by the Government of
 

Panama or by any political subdivision or taxing
 

authority thereof. To the extent that any tax, levy,
 

impost, deduction or withholding (herein called a
 

"local tax") is imposed by the laws of Panama or any
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political sub-division or taxing authority thereof or
 

with respect to any payment hereunder, Sub-Borrower
 

will, on written demand, promptly pay to Trustee, or,
 

local tax which Sub-Borrower is
in the case of a 


required to deduct or withhold, to the proper taxing
 

authority, as 	additional interest, a sum equal to any
 

local taxes on the amounts payable to
and all such 


Trustee hereunder. Sub-Borrower shall, immediately
 

by it or any such local tax,
after the payment 


transmit to Sub-Borrower a receipt executed by
 

appropriate authorities evidencing such payment of
 

such local tax or other documentary evidence of such
 

payment satisfactory to Trustee.
 

shall keep records relating to

B. The Sub-Borrower 


each 	loan to houseowners, including all payments of
 

on amounts due and unpaid
principal and 	interest, and 


on the corresponding notel
 
The Sub-Borrower shall furnish Trustee a
 

on the payments received from

semi-annual report 


payments principal,
houseowners, the allocation of to 


as
 
including, prepayments, and interest, as well 


interest on overdue principal, if any, made on each
 

six month
the corresponding
payment date during 


shall be 
made within thirty (30)

period. Such report 


month
from the end 	of the six

calendar days counted 


period being reportedi
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The Sub-Borrower 
 will 
 grant authorized
 
representaive of the Trustee and AID access 
to records
 
maintained according 
to this Agreement upon reasonable
 
request during regular business hours for 
the duration
 
of this Agreement and for 
 years following
 
payment in full of the loans made to houseowners. 
 The
 
Sub-Borrowers 
will send 
to the Trustee, 
AID 
or its
 
designees, copies 
of such records 
as Trustee 
or AID
 
may reasonably request.
 
C. Sub-Borrower 
shall 
do or cause 
to be done all
 
things necessary to 
preserve 
and keep 
in full force
 
and effect 
 its corporate 
 existence, 
 rights and
 
franchises 
and comply will 
all laws applicable 
to
 
Sub-Borrower, 
 including 
 provision 
 for corporate
 
registration, charter, 
 and similar
tax fees, so long
 
as 
any sum is outstanding.
 

ARTICLE V
 

EVENTS OF DEFAULT
 

Section 5.01 
 Events of Default. 
 The happening of one
 
or more of the following shall constitute an Event of 

Default: 

A. Default in the payment of any principal of or 
interest on any Note issued hereunder when the same 

t 



shall become due and payable and the continuance 	of
 

such default for thirty days, except that in the case
 

of a payment due on the final maturity date of any
 

Note an Event of Default shall be deemed to have
 

occured on such date if the full unpaid balance of
 

principal and interest iu not paid on such date.
 

B. Default in the due observance or performance 	of
 

any other covenant or condition in this Agreement
 

required to be kept or performed by Sub-Borrower, and
 

the continuance thereof for thirty days after notice
 

specifying such default shall have been received by
 

Sub-Borrower.
 

C. 	 Any representation or warranty made by
 

or
Sub-Borrower in this Agreement or any certificate 


other document delivered by Sub-Borrower to comply
 

with any condition or fulfill any requirement of this
 

Agreement, shall prove untrue in any material respect.
 

Section 5.02 Remedies. In the case of the happening
 

of one or more Events of Default, then and in each and
 

every such case, unless the principal of all the Notes
 

have already become due and payable, Trustee, by
shall 


notice to Sub-Borrower, may declare the principal of all
 

Notes then outstanding hereunder to be, and upon any such
 

or
declaration, without presentment, demand, protest 


of any kind, all of which are hereby expressly
notice 


waived.
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ARTICLE VI
 

MISCELLANEOUS
 

Section 6.01 Notices. Any communication, advice,
 

request, 
consent, document, notice or direction given,
 

made or sent by 1'rustee or Sub-Borrower pursuant 
to this
 

Agreement shall be in writing (in 
the English language or
 

accompanied by an accurate 
translation in the English
 

language) and shall be deemed to have been duly 
received
 

by the party to which it is addressed when it shall be
 

delivered by hand or by mail, telegram, cable or 
radiogram
 

to such party at the address specified below:
 

To Sub-Borrower:
 

To Trustee:
 

Other addresses may be substituted for the above upon the
 

giving of notice of such substitution.
 

Section 6.02 Term. The term 
of this Agreement shall
 

be from the date hereof until the payment in full of the
 

principal of and interest on the Notes.
 

V 



G-2-iI
 

Section 6.03 Modification and Waivers. No
 

modification or waiver of any provisions of this
 

Agreement, nor consent to any departure therefrom by
 

Sub-.Borrower, shall in any event be effective unless the
 

same shall be in writing, and any such waiver or consent
 

shall be effective only in the specific instance and for
 

the purpose for which it is given. No notice to or demand
 

on Sub-Borrower in any case shall entitle it to any other
 

or further notice or demand in the same, similar or other
 

circumstances. Any. failure or delay by Trustee in
 

exercising any right, power or privilege hereunder or
 

under the Notes shall not operate as a waiver thereof nor
 

shall any single or partial exercise thereof preclude any
 

other or further exercise thereof or the exercise of any
 

right, power or privilege.
 

Section 6.04 Governing Law. This Agreement has been
 

made and is to be performed in the Republic of Panama, and
 

it and the Notes shall be deemed to be contracts made
 

under the laws of said country and shall be construed in
 

laws of said
accordance with and shall be governed by the 


country.
 

Section 6.05 Assignment. This Agreement and in the
 

contained herein
representations, warranties and covenants 


shall be binding upon and shall inure to the benefit of
 

the parties, and therefore shall not be assigned by
 

Sub-Borrower without the prior consent of Trustee and AID.
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Section 6.06 Trustee's Exmenses. Whether or not the
 

transactions contemplated 
 by this Agreement are
 

consummated, Sub-Borrower shall 
 reimburse Trustee for
 

out-of-pocket expenses in connection with the preparation 

and execution of t.iis Agreement and the making of the Loan 

hereunder, including but not limited to the reasonable 

legal fees and disbursements of any Panamanian counsel it 

may consult , respect to the matters herebywith 


contemplated, all printing costs, 
the charges for services
 

and disbursements of any representatives of Trustee
 

attending any closing, and all other closing expenses.
 

Section 6.07 Replacement Notes. Upon receipt of 

evidence satisfactory to Sub--Burrower of the theft, loss 

mutilation or destruction of any Note, and in the case of 

any theft, loss or destruction upon the receipt by 

Sub-Borrower of indemnity or security reasonably 

satisfactory to Sub-Dcrrower (or in the case of any such 

mutilation upon receipt by Sub-.Borrcwer of the Note), 

Sub-Borrower will execte and deliver a new Note of like 

tenor in lieu of such Note.
 

Section 6.8. Jurisdiction.
 

Any controversy arising from this Agreement shall 
be
 

subject to the jurisdiction of the courts of the Republic 

of Panama.
 

Section 6.9: Notwithstanding the provisions of
 

Section 4.04 above, any controversy or claim between or
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among the parties hereto can be settled by arbitration in
 

accordance with the rules of the American Arbitration
 

Association.
 

Any party may serve another party with written notice
 

of arbitration, including therein the designation of one
 

arbitrator. Within ten (10) days of receipt thereof, the
 

two arbitators go designated shall agree upon a third
 

arbitrator, or if they fail to agre within such period,
 

either party may request the American Arbitration
 

Association to appoint a third arbitrator.
 

The fees and expenses of the third arbitrator shall be
 

borne equally by the rarties to the arbitration
 

proceedings. All other expenses, inciluding without
 

limitation, the fees and expenses of any arbitration
 

counsel, expert or other witness, shall be for the account
 

of the party by whom they were incurred.
 

The written decision by the arbitration panel shall,
 

in the absence of fraud or serious misconduct, be final
 

and binding, and judgement ma be enforced through any
 

court having jurisdiction thereof.
 

IN WITNESS WHEREOF, the parties hereto have caused 

this Trustee Agreement to be duly executed as of the day 

and year first above written. 

TRUSTEE 

SUB-BORROWER
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AROSEMENA NORIEGA & CASTRO 
PANAMACARLOS AFOSEMENA A ABOGADOS - LAWYERS 
Lor:Io' fAlCC O BASIL 

" 
'ALLE ELV' PA -EN'DEZ NO C 

JOSE A. NORIEGA JR 
PAPARTADO 5246
 

GABRIEL CASTRO S. 
TELEFONO 64- 3411 

GUILLERMO ZURITA r'AA 1) 64"4569 
TELEES
 

JULIO C CONTRERAS III 
TRT 2ig3 AROLEX P A 

INTEL 3158 AROLCX PGRICARDO CUPAS F 
CABLE ARCLEX "AIIAMA 

VICTORIA EUGENIA MYERS 
LONDON 

FRANCISCO JAVIER MATA 
22 GROSVENOR SOUARE 

RAOUEL MCKAY D. LONDON. WIX 9LF 

ENGLAND 
JOSE C. BARRIA C. 

TEL. Ol'").3-5139
LINETTE A LANDAU B. 
JAVIER CARRILLO 0 FAX NO I491-7304-LONDONOLONTELEX 851';28,2-A 

CABLE AROLON- LONDON 
MARIA A Oa GE LA CUAROIA 

August 26, 1986
 

Messrs. 
Agency for International i AGO.27 1986 
Development (A. I. D.) AIG7 

L1tfJL= U UPanama, Republic of Panama 


RHUDODear Sirs: 


Enclosed you will find the following draft documents:
 

1. Trust Agreement, containing the last draft
 

discussed with Lic. Pedro Lasa.
 

2. Notarial Deed containing an assignment of
 

mortgages and antichresis.
 

the trustee could
There are several ways whereby 


collect sums of a mortgage received in guarantee.
 

of attorney. An irrevocable
1. An irrevocable power 

by the financial
 

power of attorney could be granted 

could collect from the
the Trustee so it
institutions to 


to the financial institutions in
owed
homeowners the sums 

in the payment of the sums owed to


of default by it 


Investors. 

case 

The disadvantage of this formula is that it
 
on the mortgaged


does not grant the Trustee a lien 


property.
 

can
Mcrtgage Notes
2. Assignment of Mortgage Notes. 

of the Civil Code.
 

be issued according to article 1598 

notes by the mortgagee transfers


The assignment of these 

rights into the assignee without need to
 

the mortgage 

register the transfer at the Public Registry Office.
 

want to transfer the
 case we do not
Since in this 

to give the
 

mortgage portfolio to the Trustee, but only 

the sums of the mortgage in
to collect
Trustee the power 


by the financial institution, the
 
case of default 


not be a full endorsement but only an
 
endorsement should 

endorsement for collection.
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The disadvantage of this formula that endorsee
is the for
 
collection is only an agent of the endorser, (in 
this case
 
the financial institution), and the sums collected would
 
have to be delivered to the financial institution. On the
 
other hand, 
there would be no public record of this
 
endorsement.
 

3. Mortgage of mortgage rights.
 

The financial instituticn as mortgagee, could grant 
a
 
mortgage 
on its mortgage -. hts against the homeowners in 
favor of the Trustee. This formula is not convenient
 
because the Trustee would have to foreclose on the
 
mortgage rights rf the financial ins.tit:ution in order to 
acquire them and be able 
to coilect from the homeowners.
 

4. Assignment of Morteaqe under s-uspensive conditions: 

It could be stipulated that the assignment of mortgage

only become effective in case of default of the 
mortgagee

(financial institution) toward the Investors, so the
 
mortgage portfolio would not be transferred until default
 
occurs.
 

The assignment of the mortgages 
under a suspensive

condition 
would be granted in the documents containing
 
the Loan Agreement, by adding certain clauses to that
 
effect.
 

The Loan Agreement together %ith the clauses ofassignment of mortgage would be contained in a notarial 
deed recorded at the Public Registry Office.
 

It does not seem necessary to draft a standard format
 
of mortgage to be issued by all the financial institutions
 
since they have diffrent formats in use which 
 are
 
sufficient to them
grant first lien mortgages and
 
authorize the transfer of said mortgages.
 

It would probably be sufficient for the trustee to
 
receive in guarantee the mortgage portfolio as it exists,

subject to substitution of mortgage in case it 
were needed.
 

AROSEMENA, NORIEGA & CASTRO ffdudUIG::o9:n: CuiqLdnd:0 

P Lod~a Grove~oSql,° o~do X IF (@ln r~t -4].51 .,'''K 
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Conclusion: Due to the abovementioned reasons, we
 

consider that the last formula is preferable.
 

Very truly yours,
 

NROSEMENA NORIEGA & CASTRO 

A ") 

L/'/
 

Jose A. Noriega P.
 

JAN: emr
 

Sl NORIEGA & CASTRO DoBr"""l "aNo.10A004520 PIS.d P.TO"'3"Ciii" 
Londone 9LF(AplAdfelt. 01.-493,5130]01-A93-5139A)RO EMJNA GA CA TROtendon 22 Gfolyveof Sqv#i,NORI 
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NOTARIAL DEED NUMBER
 

WHEREBY 
 grants to 

_ a loan guaranteed with an assignment of
 

mortgages and antichresis.
 

Before me, 
 , Notary Public 

of the Circuit of Panama ........ 

............ personally appeared 
mister
 

, male, 
 , of legal 

age, , resident of this city, bearer 

of personal identification card number 8 

hereinafter named (Financial
 

Institution), 
 and
 

acting in his capacity as and legal
 

representative 
of , hereinaftter 

named the (Trustee), persons 

whom I witness to know, and they requested me to issue a 

Notarial Deed in order to state the following: 

Clause No. : The
 

(Financial Institution) does hereby declare to have
 

received on this date from
 

(Trustee), 
a loan in the amount of
 

(US$ ) ("The Loan").
 

(insert clauses of the Loan Agreement)
 

OZAGO.27 1986
 

RHUDO
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Clause No. : In order to secure the payment of
 

the loan, plus interest, until the total cancelation,
 

(Financial Institution)
 

(Trustee)
hereby assigns in favor of 


its rights as mortgagee in the following mortgages, all
 

duly recorded at the Public Registry Office.
 

(List of mortgages)
 

Clause No. : It is hereby declared that the
 

abovementioned assignment of mortgages shall only become
 

in the event (Financial
effective 


Institution) is in default regarding any of the
 

obligations under the loan.
 

(Financial
Should default by 


(Trustee)
Institution) occur, 

is hereby empowered to file a declaration of default on 

behalf of both parties and obtain marginal annotations to 

the Public Registry Office,
the corresponding mortgages at 


the Republic
pursuant to Article 1592 of the Civil Code of 


assume the mortgage portfolio to secure

of Panama, 


receive the
repayment of the Loan, including the power to 


loan, and
 payments by the homeowners and apply them to the 


mortgage properties, if necessary,
to foreclose upon the 


and apply the proceeds also to the payment of the Loan.
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In the event of default,
 

(Financial Institution) must deliver to
 

(Trustee) the mortgage declaration together with the
 

insurance policies covering 
the loans to homeowners, duly
 

endorsed in favor of 
 (Trustee).
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Savings and Loan System
 
and
 

Housing Coperatives
 

A. Savings and Loan System 

The Savings and Loan System was founded in 	 1963 and currently has six 
City, one in David, and

asso,-iationsl four are headquartered in Panama 

one in Chitre. The Banco Hipotecario Nacional(BHN) was created in 1974 

for the principal purpose of financing MIVI housing programs. Its 

secondary role was regulating the Savings and Loan System. The BHN's 
Insuring savings accounts up to 

responsibilities to the System include: 
tlO,000 and mortgage loans up to kl6,000; supervising the overall 

functioning of the associations; and meeting the short-term liquidity 

needs of the System. 

The

To date, the BHN has not provided many services to the S&Ls. 

largely a paper exercise and mortgage insurance system (FHA) of Panama is 
or guarantees for delinquency.

is not credible in terms of insurance 

FA take years to resolve, and many of the associations
Claims on 

Finally, given
consider insurance payments to be a subsidy to the BHN. 


that 85 percent of BHN's resources are destined for MIVI each year, the
 

BHR4 has not been able to provide adequate financial support for the S&L
 

system.
 

the "mutual" or non-profit
The above problems and others, such as 
a

character of the S&Ls have historically presented the System with 

number of legal and operational restrictions. However, a new law
 

promulgated in early 1984, to govern the System provides the S&Ls with the
 

AMnnimas (private corporations) and
 authority to function as Sociedades 
The regulations


permits substantial flexibility for their expansion. 

the law should he issued soon by the 

governing S&L operations under new 

BHN as a result of technical assistance provided by USAID. USAID will 

continue to support the conversion process 	since it represents 
an
 

opportunity to inject fresh capital into the S&L System 
and enables the
 

in Parima's competitive bankingnore effectivelyassociations to operate 
of the System is

An overview of the financial statusenvironment. 

provided below, followed by a brief review 	of 

its performance in savings
 

and lending between 1980 and 1984.
 

Overview of the S&L System's Financial Status
A.l. 

the assets andThe following table provides a summary of 
The sixth association, "Lathe S&L associations.liabilities of five of 

is not included.
Popular", has just begun operations, so it 

one is first struck by the small size of the System. Its
 

assets of $56.3 millon represent just 6.5 percent 
of the total assets of
 

Size in and of itself is not a problem. Rather the
 
the mortgage banks. 


A/
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financial structure of the associatons is weak. For example, the three 

largest associations of the System!! have productive assets which are 
On the otherless than their liabilities; all three lost money in 1985. 


hand, the two smallest associations, in the interior, with kl4.0 million
 
Thus we have two distinct sets of institutions:
in assets, show profits. 


- One group of associations (Central, Inversionista and ANAP), 

needs to generate profits and to increase their level of 

capitalization. 

fThe second group (Chiricana and Interiorana), requires an 
aincreased level of capitalization for long-term stability and 

larger capital base for expanded borrowing capacity in order to 
make them important mortgage len.iers for their geographic areas. 

Given this situation, the associations are planning to 

increase their capitalization by converting from mutual to stock 

associations. The Inversionista, ANAP and Chiricana already have been 

approached by possible stockholders and USAID is providing technical 
These three
assistance to facilitate the conversion process. 

to participate in this Gassociations would be .ie first associations 
Program, once adequate levels of capitalization are reached. A.I.D. 

plans to provide technical assistance to strengthen the management and 

the System and its individual associations.operation of 

A.2. S&L Savings Performance 

The consolidated statistics on the System's savings, 
Area and the interior of the Republic
disaggregated for the Metropolitan 

(See Table 9, Annex B.), indicate that during the period 1983-85 the
 

greatest surge in savings took place in the interior as opposed to the
 

capital city, both in the number of savers and the volume of savings.
 

The System maintained t.he level of savings in relation to overall growth,
 

but growth rates in 1984 and 1985 were much lower than those of the
 
be because the S&Ls havemortgage banks. (See Table below.) This may 


fewer branches, smaller operational budgets for savings promotion, and
 

fewer banking services.
 

Amounts of Savings and Time Deposits 
(s000) 

1983 1984 1985 Chg. 83/85
 

Banks 436,900 498,600 t549,500 26%
Mortgage 

S&L System 42,900 45,989 48,906 14%
 

8.9%
System's Percentage 9.8% 9.2% 


1/ 
. The Central, Inversionista and ANAP associations bold 76 percent of 

the System's assets. 



By 1985, the system's total number of savings accounts
 
surpassed 100,000, with an average savings balance somewhat lower than
that in the overall financial market (3468to $514). This suggests that

the System is serving relatively lower income groups.
 

A.3. S&L Housing Portfolio
 

The average loan amounts for the System indicate that it
lends to lower income groups than the mortgage banks, although average

loan amounts were increasing during the period. The table below also
 
shows the very small lending volume of the system.
 

S&L Housing Loans 1980-1984 

1980 1981 1982 
 1983 1984
 

No. of Loans 211 182 285 253 203

Total Value $2,581.7 t2,309.6 t4,214.4 *4,024.4 $3,695.8
 

(*000's) 
Average Loan Amt. $12,236 $12,690 *14,780 15,910 $18,210
 

The S&Ls in the interior are the newest associations, but
their lending already represents 34 percent of the System's total

portfolio. This isan indication of their dynamism. 
The higher average

loan amount for the associations of the interior suggests the newness of
 
that portfolio, with middle class families receiving many of the first
 
loans. 

Because of the S&Ls' small operations, MG resources couldhave a major iinpact on their growth. Hbwever, to take advantage of the 
FU Program all of the associations need to expand their lending market

and to increase their liquidity in order to have available the required

counterpart funds. 
Also, several associations show losses on their

financial operations which increases the risk involved in committing any

significant amount of resources to the S&L System. The S&Ls need to take
steps to increase their capitalization and profitability before they can 
participate meaningfully in the M1 Program. At the same time, theexperience of the S&Ls with A.I.D.'s target population is considerable

and represents a potential force in the low cost housing market.
 

B. Credit and .busing Cboperatives
 

B.1. Credit Unions
 

The Federation of Saving and Credit Cooperatives (FEDPA)

has 102 member coops nation-wide, with 63 percent of the total in Panama

City. These credit cooperatives represent another type of financial

organization in Panama with the potential to mobilize savings for low 

-
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cost housing production. They also have a low income clientele. In the
 
last ten years, of U.S.$222.0 million in loais, approximately 25 percent
 
has been made for housing related purposes, including home improvement
 
loans, purchase of land, building mater"ils, and furniture. Local
 
lending rates for the cooperatives vary considerably, ranging from 13.5
 
to 18 percent for short-term loans. Cooperatives borrow from the
 
Federation at 10.5 percent and the rates paid on savings vary from three 
to six percent, as compared to 4.5 iarcent in banks and 5.5 percent in 
S&Ls. Christmas accounts are at 6.5 percent. Time deposits rates are 
set at two percent less than the market rate for accounts up to 5,000, 
and one percent less for -ccounts of more than $14,000. Currently FEDPA 
would have to address the problem of i eucing operating expenses in order 
to participate in this Program. 

B.2. Housing Cooperatives 

The housing cooperative movement is well estamlished in 
Panama. F1JNDAVICO (Foundation for Cooperative Housing) was created in 
the mid-sixties, with A.I.D. assistance, to provide tchnical assistance
 
to housing cooperatives. The Nuevo Chorrillo Coorrati'e was an A.I.D. 
financed project (525-HG-008) in the late 1970s. It has an active
 
production center for building materials which shows the potential within
 
cooperatives for contributing production elements to the Program.
 
Another important cooperative is Cooperativa Ancon.
 

The Cooperative Housing Foundation (CHF), under a
 
centrally funded A.I.D. grant, will provide technical assistance to both
 
FUNDAVICO and FEDPA focussed on expanding their resource base, upgrading 
their management information systems, and exploring the potertial for 
linking cooperatives with S&L mortgage lending facilities.
 


