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,�DXWKRUL]H�WKH�$PHULFDQ�8QLYHUVLW\�RI�%HLUXW��WR���D��UHSURGXFH�KDUG�RU�HOHFWURQLF�
FRSLHV�RI�P\�WKHVLV���E��LQFOXGH�VXFK�FRSLHV�LQ�WKH�DUFKLYHV�DQG�GLJLWDO�UHSRVLWRULHV�RI�
WKH�8QLYHUVLW\��DQG��F��PDNH�IUHHO\�DYDLODEOH�VXFK�FRSLHV�WR�WKLUG�SDUWLHV�IRU�UHVHDUFK�RU�
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7KH�ILUVW�SHUVRQ�,�ZRXOG�OLNH�WR�VLQFHUHO\�WKDQN�LV�'U��0RQD�)DZD]��P\�DGYLVRU�RQ�WKLV�
WKHVLV��+HU�SDVVLRQ�DQG�LQVSLUHG�WHDFKLQJ�RULJLQDOO\�SXVKHG�PH�WR�SXUVXH�XUEDQ�VWXGLHV�DV�D�
ILHOG�RI�LQTXLU\�IRU�WKLV�WKHVLV��7KURXJKRXW�WKH�SURFHVV�\RX�KDYH�EHHQ�NLQG�DQG�H[FHHGLQJO\�
VXSSRUWLYH��SXVKLQJ�PH�DQG�WKLV�WKHVLV�WR�EH�WKH�EHVW�WKH\�FRXOG�EH��,�FRXOG�QRW�KDYH�DVNHG�
IRU�D�EHWWHU�DGYLVRU��DQG�,�GHHSO\�WKDQN�\RX�IRU�DOO�\RXU�KHOS�DQG�IRU�LJQLWLQJ�P\�SDVVLRQ�IRU�
XUEDQ�VWXGLHV���
�
7R�WKH�PHPEHUV�RI�P\�FRPPLWWHH��
�
'U��(OL]DEHWK�6DOHK��WKDQN�\RX�IRU�\RXU�VXSSRUW�DQG�LQVLJKWV�WKURXJKRXW�WKLV�SURFHVV��<RXU�
HQWKXVLDVP�DQG�LQWHUHVW�KDYH�EHHQ�LQVSLULQJ�DQG�KHOSIXO���
�
'U��$VVDI�'DKGDK��WKDQN�\RX�IRU�\RXU�VXSSRUW��VXJJHVWLRQV��DQG�WDNLQJ�WKH�WLPH�WR�PHHW�
ZLWK�PH�SHUVRQDOO\�DQG�IOHVK�RXW�LGHDV���
�
7R�WKRVH�ZKR�KHOSHG�PDNH�WKLV�WKHVLV�SRVVLEOH���
�
0\�IHOORZ�JUDGXDWH�VWXGHQWV��5HLQH�&KHGLG�DQG�/D\OD�'DGRXFK��WKDQN�\RX�ERWK�VR�PXFK�
IRU�\RXU�KHOS�LQ�ILHOGZRUN�DQG�WUDQVODWLRQV��DQG�IRU�\RXU�FRPSDQ\��,�FRXOG�QRW�KDYH�GRQH�
WKLV�ZLWKRXW�\RX���
�
0\�IULHQG�$EGXO�5DKPDQ�$OJKDORXO��WKDQN�\RX�VR�PXFK�IRU�KHOSLQJ�PH�WR�WUDQVODWH�SDUWV�RI�
P\�LQWHUYLHZV��DQG�IRU�\RXU�VXSSRUW�WKURXJK�WKLV�SURFHVV���
�
$ELU�=DDWDUL��IRU�\RXU�KHOS�SURFXULQJ�SURSHUW\�WLWOHV�DQG�KHOSLQJ�ZLWK�WUDQVODWLRQV��DV�ZHOO�DV�
\RXU�FRQWLQXHG�LQSXW�DQG�KHOS�WKURXJKRXW��,�WKDQN�\RX�VLQFHUHO\���
�
7KH�WHQDQWV�DQG�UHVLGHQWV�RI�*HLWDZL��\RXU�EUDYHU\�DQG�FDQGRU�PDGH�WKLV�WKHVLV�SRVVLEOH��,�
WKDQN�HYHU\RQH�ZKR�VSRNH�ZLWK�PH�IURP�WKH�ERWWRP�RI�P\�KHDUW���
� �
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�
)RUHVW�7KRPDV�:LOVRQ� � IRU� � 0DVWHU�RI�$UWV�
� � � � � � � 0DMRU���0LGGOH�(DVWHUQ�6WXGLHV�
�
�
7LWOH�� 0DQXIDFWXUHG� 3UHFDULW\�� +RZ� D� %LDVHG� /HJDO� 6\VWHP�� (FRQRPLF� &ULVLV�� DQG�
(QWUHQFKHG�3RZHU�6WUXFWXUHV�3URGXFH�+RXVLQJ�,QVHFXULW\�LQ�%HLUXW�
�
/HEDQRQ¶V� FDSLWDO� FLW\� RI� %HLUXW� KDV� IRU�PRUH� WKDQ� ��� \HDUV� EHHQ� VXEMHFW� WR� VSHFXODWLYH�
LQYHVWPHQWV�LQ�ODQG��ZKHUH�KRXVLQJ¶V�YDOXH�KDV�EHHQ�VHYHUHO\�WLSSHG�WR�DFWLQJ�DV�DQ�DVVHW��
UDWKHU�WKDQ�D�VWDEOH�XQLW�RI�GZHOOLQJ�IRU�WKH�FLW\¶V�LQKDELWDQWV��$V�VXFK��WKH�DYDLODEOH�VWRFN�RI�
DIIRUGDEOH�KRXVLQJ�XQLWV� IRU� WKH�FLW\¶V�PRVW�SRRU�DQG�YXOQHUDEOH�FODVVHV�KDV�FRQWLQXRXVO\�
VKUXQN��7KH�UHPDLQGHU�RI�WKLV�KRXVLQJ�LV�IXUWKHU�FRQWHVWHG�EHFDXVH�RI�WKH�LQIOX[�RI�PRUH�WKDQ�
D� PLOOLRQ� 6\ULDQ� UHIXJHHV� IOHHLQJ� WKH� FRXQWU\¶V� FLYLO� ZDU� VLQFH� ����� ±� 6\ULDQ�
UHIXJHHV�PLJUDQWV�FRPSRVHG�DQ\ZKHUH�IURP��������RI�WKH�SRSXODWLRQ�RI�/HEDQRQ�LQ�������
6WLOO�RWKHU�PLJUDQWV�FDPH� WR� WKH�FRXQWU\� WR�GR�FRQWUDFW�ZRUN�DQG�VHHN�DIIRUGDEOH�KRXVLQJ�
XQLWV�LQ�WKH�FLW\�WKH\�ZRUN�LQ���
�
7KLV�WLJKW�KRXVLQJ�PDUNHW�ZDV�VTXHH]HG�HYHQ�IXUWKHU�E\�WKH�HFRQRPLF�DQG�SROLWLFDO�FULVLV�WKDW�
EHJDQ�LQ�/HEDQRQ�LQ������DQG�KDV�GHYDOXHG�WKH�ORFDO�FXUUHQF\�E\�PRUH�WKDQ�����DV�RI�WKH�
HQG�RI�������DQG�WKH�H[SORVLRQ�RI�DPPRQLXP�QLWUDWH�LQ�WKH�3RUW�RI�%HLUXW�LQ�$XJXVW�RI������
±�ZKLFK�GDPDJHG�PRUH�WKDQ��������KRXVLQJ�XQLWV��
�
$QDO\]LQJ�ILYH�UHVLGHQWLDO�PXOWL�VWRU\�DSDUWPHQW�EXLOGLQJV�LQ�WKH�*HLWDZL�QHLJKERUKRRG�RI�
%HLUXW� WKDW� KRXVH�YXOQHUDEOH�SRSXODWLRQV�� WKLV� WKHVLV�SURSRVHV� WKDW� WKH� FRQGLWLRQV� WKDW� WKH�
WHQDQWV� OLYH� LQ��ZKLFK�DUH�JHQHUDOO\�SRRU�DQG�GHILQHG�E\�XQFHUWDLQW\�DERXW� WKHLU�DELOLW\� WR�
UHPDLQ� LQ� SODFH� �SUHFDULW\��� KDYH� EHHQ�PDQXIDFWXUHG�� 6HYHUDO� IDFWRUV� KDYH�PDQXIDFWXUHG�
WKHVH�SUHFDULRXV�FRQGLWLRQV��ILUVW��WKH�FLW\¶V�KRXVLQJ�PDUNHW�DQG�LWV�OHJDO�IUDPHZRUN��ZKLFK�
KDYH� HPSRZHUHG� ODQGORUGV� WR� VROHO\� GLFWDWH� WKHLU� WHQDQWV¶� FRQGLWLRQV�� VHFRQG�� WKH� ODFN� RI�
SURWHFWLRQV�RU�UHFRXUVH�DYDLODEOH�IRU�WHQDQWV��ZKLFK�WKH�HFRQRPLF�FULVLV�KDV�H[DFHUEDWHG�WR�
WKH�SRLQW�ZKHUH�WHQDQWV�KDYH�OLWWOH�RSWLRQV�WR�FKDOOHQJH�WKHLU�SUHFDULW\�DQG�WKH�ODQGORUG�ZKR�
DUH�D�SULPDU\�FDXVH�RI�LW���
�
7KH�H[WUHPH�DV\PPHWU\�LQ�SRZHU�WKDW�KDV�GHYHORSHG�EHWZHHQ�ODQGORUG�DQG�WHQDQW�LQ�WKHVH�
ILYH� EXLOGLQJV� FRQILUPV�SUHYLRXV� VFKRODUO\�ZRUN� RQ� SUHFDULW\�� WKDW�PRGHUQ� FLWLHV� SURGXFH�
SUHFDULW\�E\�GHVLJQ��,W�DOVR�VXJJHVWV�WKDW�SRZHU�KLHUDUFKLHV�RI�SURSHUW\�WKDW�SURGXFH�SUHFDULW\�
FDQ�EHFRPH�HYHQ�PRUH�HQWUHQFKHG�LQ�WKH�DEVHQFH�RI�D�IUDPHZRUN�RI�VWDWH�VDQFWLRQHG�ULJKWV��
7KLV� WKHVLV� DOVR� DGGV� WR� UHFHQW� VFKRODUVKLS� DQDO\]LQJ� WKH� SRZHU� UHODWLRQVKLSV� WKDW� IRUP�
EHWZHHQ�ODQGORUGV�DQG�WHQDQWV�WKDW�KDYH�DOVR�IRXQG�WKDW�DV\PPHWULHV�OHDG�WR�SRRU�RXWFRPHV�
IRU�WHQDQWV�DQG�DUH�GLIILFXOW�WR�DGGUHVV�WKURXJK�PDUNHW�EDVHG�UHJXODWLRQV�DQG�ZLGHVSUHDG�OHJDO�
IUDPHZRUNV��
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���3UREOHP�6WDWHPHQW������������������������������������������������������������������������������������������������������

%��5HVHDUFK�4XHVWLRQ��IUDPHZRUN��DQG�DUJXPHQW��������������������������������������������������������������

���5HVHDUFK�4XHVWLRQ�����������������������������������������������������������������������������������������������������

���)UDPHZRUN�����������������������������������������������������������������������������������������������������������������

���$UJXPHQW�������������������������������������������������������������������������������������������������������������������

���6LJQLILFDQFH����������������������������������������������������������������������������������������������������������������

&��0HWKRGRORJ\����������������������������������������������������������������������������������������������������������������� �

���6HOHFWHG�DQG�PDSSHG�LQ�GHSWK�ILYH�EXLOGLQJV������������������������������������������������������������

���$QDO\]H�DQG�DUWLFXODWH�WKH�QHWZRUNV��SURILOHV��DQG�WDFWLFV�RI�WHQDQWV������������������������

���&DYHDWV�DQG�FRQVLGHUDWLRQV����������������������������������������������������������������������������������������

'��7KHVLV�RXWOLQH���������������������������������������������������������������������������������������������������������������� �

/,7(5$785(�5(9,(:����������������������������������������������������������������������

$��:KDW�LV�SUHFDULW\"����������������������������������������������������������������������������������������������������������

���:KDW�LV�KRXVLQJ�SUHFDULW\"�����������������������������������������������������������������������������������������
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%��+RZ�KDV�KRXVLQJ�SUHFDULW\�EHHQ�VWXGLHG"����������������������������������������������������������������������

���'LVFULPLQDWLRQ�DQG�SUHFDULW\��������������������������������������������������������������������������������������

���5HIXJHHV�DQG�PLJUDQWV��FDWHJRULFDO�IHWLVKLVP�DQG�FRQFHSWXDO�VWUHWFKLQJ������������������

���5HVSRQVHV�PRELOL]DWLRQ�WR�SUHFDULRXV�FRQGLWLRQV������������������������������������������������������

&��5HODWLRQVKLS�RI�FDSLWDO�FRQVROLGDWLRQ�WR�WKH�XUEDQ�IDEULF�DQG�XUEDQ�SRZHU�VWUXFWXUHV
� �����������������������������������������������������������������������������������������������������������������������������

'��7KH�,QIRUPDO�DV�D�)UDPHZRUN�RI�7UDQVDFWLRQ���������������������������������������������������������������

(��7KH�UHODWLRQVKLS�RI�SRZHU�EHWZHHQ�ODQGORUGV�DQG�WHQDQWV���������������������������������������������

)��&RQFOXVLRQ����������������������������������������������������������������������������������������������������������������������

&$6(�678'<��*(,7$:,��%(,587��$1'�7+(�&,7<6&$3(��������

$��6HOHFWHG�%XLOGLQJV���������������������������������������������������������������������������������������������������������

���3K\VLFDO�RYHUYLHZ�RI�WKH�VHOHFWHG�EXLOGLQJV��������������������������������������������������������������

���7KH�7HQDQWV����������������������������������������������������������������������������������������������������������������

���7KH�/DQGORUGV��2ZQHUV��DQG�5HSUHVHQWDWLYHV������������������������������������������������������������

%��&KDSWHU�&RQFOXVLRQ��������������������������������������������������������������������������������������������������������

7(1$176¶�(;3(5,(1&(6����������������������������������������������������������������

$��7HQDQWV¶�&RQGLWLRQV�������������������������������������������������������������������������������������������������������

���2YHUFURZGLQJ�DQG�SK\VLFDO�GLODSLGDWLRQ�������������������������������������������������������������������

���3UHFDULW\�DQG�XQFHUWDLQW\�������������������������������������������������������������������������������������������

���)RUJRLQJ�RI�EDVLF�QHFHVVLWLHV�WR�DIIRUG�UHQW���������������������������������������������������������������

%��7HQDQWV�DUH�XQHTXDO�������������������������������������������������������������������������������������������������������

���/RQJ�WHUP�UHVLGHQWV�FDQ�KDYH�DQ�DGYDQWDJH��������������������������������������������������������������
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���/HEDQHVH�DUH�EHWWHU�RII�WKDQ�IRUHLJQHUV����������������������������������������������������������������������

&��:KDW�PDNHV�WKH�FRQGLWLRQV�VR�EDG"�������������������������������������������������������������������������������

���7KH�0DUNHW�����������������������������������������������������������������������������������������������������������������

���7KH�FRVW�RI�PRYLQJ�LV�KLJK�����������������������������������������������������������������������������������������

���$EVHQFH�RI�5HFRXUVH�DJDLQVW�WKH�ODQGORUG�����������������������������������������������������������������

'��&KDSWHU�&RQFOXVLRQ��������������������������������������������������������������������������������������������������������

7+(�32:(5�2)�7+(�/$1'/25'��������������������������������������������������

$��7KH�ODQGORUG�LV�WKH�VROH�DUELWHU��VHWV�WKH�WHUPV���������������������������������������������������������������

���:KDW�WHUPV�GRHV�WKH�ODQGORUG�VHW"�����������������������������������������������������������������������������

���7DFWLFV�RI�WKH�/DQGORUG����������������������������������������������������������������������������������������������

%��7KH�5HDVRQV�IRU�WKH�SRZHU�LPEDODQFH���������������������������������������������������������������������������

���7KH�RQO\�PHDQLQJIXOO\�HQIRUFHG�ODZ�LV�SURSHUW\�������������������������������������������������������

���$EVHQFH�RI�WKH�6WDWH���������������������������������������������������������������������������������������������������

���6\PEROLF�SRZHU�RI�WKH�ODQGORUG���������������������������������������������������������������������������������

&21&/86,21�������������������������������������������������������������������������������������

$��7KH�6WDWH�RI�/HEDQRQ�LV�H[DFHUEDWLQJ�WKH�SUREOHP�RI�SUHFDULRXV�LQGLYLGXDOV�ILQGLQJ�
KRXVLQJ� ���

%��,QIRUPDO�UHJXODWLRQ�RI�KRXVLQJ�PDUNHWV�FDQ�OHDG�WR�SRRU�RXWFRPHV������������������������������

$33(1',;�,�����������������������������������������������������������������������������������������

$33(1',;�,,����������������������������������������������������������������������������������������

%,%/,2*5$3+<���������������������������������������������������������������������������������
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,//8675$7,216�

)LJXUH����0DS�RI�%HLUXW�ZLWK�WKH�DUHD�RI�VWXG\��������������������������������������������������������������

)LJXUH����$UHD�RI�VWXG\��������������������������������������������������������������������������������������������������

)LJXUH����7KH�IDFDGH�RI�%XLOGLQJ�'�������������������������������������������������������������������������������

)LJXUH����)DFDGH�RI�%XLOGLQJ�%�������������������������������������������������������������������������������������

)LJXUH����)DFDGH�RI�%XLOGLQJ�(��������������������������������������������������������������������������������������

)LJXUH����)DFDGH�RI�%XLOGLQJ�$�������������������������������������������������������������������������������������

)LJXUH����9LHZ�RI�WKH�FHQWUDO�FRXUW\DUG�RI�%XLOGLQJ�$�������������������������������������������������

)LJXUH����%XLOGLQJ�%�JURXQG�IORRU�DQG�WKH�IDoDGH�RI�RQH�SDUW�RI�%XLOGLQJ�&����������������

)LJXUH����,QIRUPDOO\�VHFWLRQHG�DSDUWPHQW�LQ�%XLOGLQJ�%�����������������������������������������������

)LJXUH�����*HQHUDO�LQIRUPDWLRQ�DERXW�WKH�VHOHFWHG�EXLOGLQJV��������������������������������������� �

)LJXUH�����:DWHU�GDPDJH�LQ�WKH�FHLOLQJ�FDQ�EH�VHHQ�XQGHU�WKH�URRI�RI�%XLOGLQJ�%�������

)LJXUH�����3DUW�RI�%XLOGLQJ�&��ZKHUH�ZDWHU�GDPDJH�FDQ�EH�VHHQ�LQ�WKH�URRI�DUHD���������

�

�

�

�

�

�

�

�
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$%%5(9,$7,216�

� //��/HEDQHVH�/LUD�

� 1*2��1RQ�*RYHUQPHQWDO�2UJDQL]DWLRQ�

� 81+&5��8QLWHG�1DWLRQV�+LJK�&RPPLVVLRQHU�IRU�5HIXJHHV�

� 86'��8QLWHG�6WDWHV�'ROODU�

�

�

�

�

�

�

�

�
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&+$37(5�,�

,1752'8&7,21�

�

$�� 1HJRWLDWLQJ�ZLWKRXW�D�JRYHUQPHQW�LQ�D�FULVLV�

��� 3UREOHP�6WDWHPHQW�

/HEDQRQ�GRHV�QRW�KRQRU�WKH�ULJKW�WR�KRXVLQJ�IRU�LWV�SRSXODWLRQ��7KH�FRXQWU\�KDV�

KLVWRULFDOO\�IDLOHG�WR�LQWURGXFH�D�FRKHUHQW�KRXVLQJ�SROLF\�IUDPHZRUN�WKDW�VXSSRUWV�ORZHU�

DQG�PLGGOH�LQFRPH�IDPLOLHV��6DGLN���������:RUVH��GXULQJ�WKH�SHULRG�IROORZLQJ�/HEDQRQ¶V�

FLYLO�ZDU��������������WKH�VWDWH�KDV�LQFUHDVLQJO\�SURPRWHG�WKH�XVH�RI�ODQG�DV�OHYHUDJH�WR�

DWWUDFW�IRUHLJQ�DQG�GRPHVWLF�FDSLWDO��ZKLFK�KDV�WUDQVIRUPHG�WKH�EXLOW�HQYLURQPHQW�RI�FLWLHV�

OLNH�%HLUXW�LQWR�LQYHVWPHQW�DVVHWV�DW�WKH�H[SHQVH�RI�KRXVLQJ��)DZD]�	�0QHLPQHK��������

%HLUXW�8UEDQ�/DE���7KH�WUHQG�RI�IRUHLJQ�LQYHVWPHQWV�LQ�%HLUXW¶V�EXLOW�HQYLURQPHQW�GDWHV�

EDFN�WR�WKH�����¶V��7UDERXOVL���������EXW�VLQFH�WKH�HQG�RI�WKH�FLYLO�ZDU�SXEOLF�SROLF\PDNLQJ�

KDV�GHOLEHUDWHO\�VKLIWHG�WR�LQFHQWLYL]H�LW��7KXV��VHYHUDO�ODZV�ZHUH�LQWURGXFHG�WR�IDFLOLWDWH�

ODQG�DQG�SURSHUW\�WUDQVDFWLRQV�LQ�%HLUXW�DQG�FKDQQHO�FDSLWDO�LQWR�WKH�EXLOW�HQYLURQPHQW��$V�D�

UHVXOW��H[SHQVLYH�KLJK�ULVHV��ZKLFK�DUH�ODUJHO\�RXW�RI�UHDFK�IRU�PRVW�RI�WKH�SRSXODWLRQ��KDYH�

H[SDQGHG�LQ�WKH�FLW\¶V�ODQGVFDSH��WUDQVIRUPLQJ�GHHSO\�WKH�FLW\¶V�VRFLDO�DQG�VSDWLDO�

ODQGVFDSHV��$VKNDU���������%HFDXVH�RI�WKLV��WKH�KRXVLQJ�PDUNHW�LQ�%HLUXW�LV�SUHVVXUHG�E\�

ODUJH�FRQJORPHUDWHV�DQG�LQYHVWRUV�EX\LQJ�DQG�KROGLQJ�ODQG�DQG�SURSHUWLHV��ZLWK�QR�

ILQDQFLDO�RU�OHJDO�LQFHQWLYHV�WR�UHQW�DW�DIIRUGDEOH�RU�PDUNHW�UDWHV���

,Q�PDQ\�QHLJKERUKRRGV��DSDUWPHQW�EXLOGLQJV�EXLOW�EHIRUH�WKH�FLYLO�ZDU�DUH�WKH�RQO\�

IHDVLEOH�KRXVLQJ�RSWLRQ�IRU�%HLUXW¶V�ORZHU�FODVVHV��7KH�FRQGLWLRQV�RI�WKHVH�EXLOGLQJV�YDU\�



��
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GHSHQGLQJ�RQ�WKH�RZQHU��EXW�OD[�HQIRUFHPHQW�RI�EXLOGLQJ�ODZV�UHTXLULQJ�RZQHUV�WR�PDLQWDLQ�

WKH�EXLOGLQJV��PHDQ�PDQ\�DUH�GLODSLGDWHG��7KH�JURZLQJ�LPSDFW�RI�LQYHVWRUV�RQ�WKH�EXLOW�

HQYLURQPHQW�KDV�RFFXUUHG�DW�WKH�H[SHQVH�RI�ORZHU�DQG�PLGGOH�LQFRPH�JURXSV¶�DFFHVV�WR�

KRXVLQJ��:LWKRXW�DFFHVV�WR�WKHVH�QHZ�GHYHORSPHQWV��WKH�JURZLQJ�SRSXODWLRQ�RI�ORZ�LQFRPH�

LQGLYLGXDOV�DQG�IDPLOLHV�IURP�D�UDQJH�RI�JURXSV�±�UHIXJHHV��PLJUDQW�ZRUNHUV��DQG�/HEDQHVH�

±�DUH�IRUFHG�WR�PDQHXYHU�DQG�VHHN�KRXVLQJ�LQ�PRUH�LQVHFXUH�EXLOGLQJV�DQG�FRPSHWH�LQ�

DIIRUGDEOH�QHLJKERUKRRGV��$VKNDU����������

,Q�/HEDQRQ��PLJUDQW�ZRUNHUV�DQG�UHIXJHHV�KDYH�DOPRVW�QR�ULJKWV�XQGHU�WKH�

JRYHUQLQJ�V\VWHP��DQG�WKHLU�SUHVHQFH�DQG�ODERU�DUH�HDVLO\�DQG�IUHTXHQWO\�FULPLQDOL]HG�

�6DJKLHK�HW�DO����������0LJUDQW�ZRUNHUV�ZKR�DUULYHG�XQGHU�WKH�FRXQWU\¶V�FRQWUDFW�ZRUN�

V\VWHP����.DIDOD��DUH�FRQVLGHUHG�WR�EH�LOOHJDOO\�UHVLGLQJ�LQ�WKH�FRXQWU\�LI�WKH\�OHDYH�WKHLU�

HPSOR\HUV����(YHQ�WKRVH�PLJUDQW�ZRUNHUV�VWLOO�HPSOR\HG�ZLWK�FRQWUDFWV�DUH�QRW�VXEMHFW�WR�

WKH�SURWHFWLRQV�RI�WKH�/HEDQHVH�/DERU�/DZV��ZKLFK�GLFWDWH�KRXUV�DQG�FRQGLWLRQV�RI�ZRUN��

6\ULDQ�ZRUNHUV�ZKR�DUULYHG�DV�UHIXJHHV�DOVR�KDYH�OLWWOH�SURWHFWLRQV�XQGHU�WKH�/HEDQHVH�

/DERU�/DZV�DQG�RIWHQ�ZRUN�LQ�GDQJHURXV�FRQGLWLRQV�IRU�EHORZ�PLQLPXP�ZDJH��,W¶V�

LPSRUWDQW�WR�QRWH�WKDW�VRPH�6\ULDQ�ZRUNHUV�DUULYHG�LQ�WKH�FRXQWU\�XQGHU�WKH�FRQWUDFW�ZRUN�

V\VWHP�DQG�QRW�DV�³UHIXJHHV´�SHU�VH��VR�WKH�OLQH�EHWZHHQ�WKHVH�LGHQWLWLHV�FDQ�E\�QXDQFHG�

DQG�EOXUUHG���

�

��7KH�³.DIDOD�V\VWHP´�LV�DQ�LQIRUPDO�ZD\�RI�UHIHUULQJ�WR�/HEDQRQ¶V�VSRQVRUVKLS�DQG�FRQWUDFW�ZRUN�V\VWHP�IRU�
PLJUDQW�ZRUNHUV�WR�WKH�FRXQWU\��,W�DOVR�UHIHUV�WR�WKH�SUDFWLFHV�DQG�RXWFRPHV�RI�WKH�VSRQVRUVKLS�V\VWHP��ZKLFK�
UHVWULFWV�WKH�ULJKWV�RI�PLJUDQWV�DQG�OHDYHV�URRP�IRU�DEXVHV�E\�WKH�HPSOR\HUV��)RU�PRUH�VHH�3DQGH���������
�
��2QH�RI�WKH�UHTXLUHPHQWV�RI�WKH�.DIDOD�V\VWHP�LV�WKDW�WKH�PLJUDQW�ZRUNHU�DOZD\V�KDYH�D�VSRQVRU��RU�HPSOR\HU��
ZKLOH�OLYLQJ�LQ�WKH�FRXQWU\��,I�WKH�ZRUNHU�OHDYHV�WKHLU�HPSOR\HU�ZLWKRXW�ILQGLQJ�D�QHZ�RQH��DQG�WKHLU�HPSOR\HU�
UHSRUWV�WKLV�IDFW��WKH�ZRUNHU�LV�QR�ORQJHU�OHJDOO\�DEOH�WR�OLYH�LQ�WKH�FRXQWU\��
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%RWK�PLJUDQW�ZRUNHUV�DQG�WKH�KXQGUHGV�RI�WKRXVDQGV�RI�UHIXJHHV�IOHHLQJ�6\ULD�VLQFH�

WKH�VWDUW�RI�LWV�FLYLO�ZDU�LQ�������KDYH�ODUJHO\�LQWHJUDWHG�WKHPVHOYHV�LQWR�%HLUXW¶V�HFRQRP\�

DV�QHFHVVDU\�ODERU��)DZD]�HW�DO����������DQG�ERWK�SRSXODWLRQV�IDFH�LPSULVRQPHQW�DQG�

KDUDVVPHQW�IURP�WKH�VWDWH�EHFDXVH�RI�WKHLU�FULPLQDOL]HG�VWDWXV��)RU�H[DPSOH��/HEDQHVH�ODZ�

SURKLELWV�6\ULDQ�UHIXJHHV�ZKR�DUULYHG�DIWHU������IURP�UHJLVWHULQJ�ZLWK�WKH�81+&5�DV�

SURWHFWHG�UHIXJHHV��DQG�PDQ\�DPRQJ�WKRVH�ZKR�DUULYHG�EHIRUH������ORVW�WKHLU�VWDWXV�DV�

UHIXJHH�ZKHQ�WKH\�EHFDPH�ZRUNHUV��)DZD]�HW�DO����������7KLV�KDV�OHIW�KXQGUHGV�RI�

WKRXVDQGV�RI�6\ULDQ�UHIXJHHV�LQ�D�SUHFDULRXV�SRVLWLRQ�DV�PLJUDQW�ZRUNHUV�ZKR�FDQ¶W�UHWXUQ�

WR�WKHLU�FRXQWU\�DQG�GRQ¶W�KDYH�SURWHFWLRQV�DV�UHIXJHHV���

0RVW�RI�/HEDQRQ¶V�UHIXJHHV�±�PRUH�WKDQ����SHUFHQW�DFFRUGLQJ�WR�WKH�81+&5�LQ�

�����²�DFFHVV�VKHOWHU�WKURXJK�WKH�UHQWDO�PDUNHW��)DZD]�HW�DO����������9HU\�IHZ�RI�WKH�PRUH�

WKDQ���PLOOLRQ�UHIXJHHV�LQ�/HEDQRQ�DUH�VKHOWHUHG�LQ�FDPSV��6LPLODUO\�PLJUDQW�ZRUNHUV�ZKR�

DUH�QRW�VKHOWHUHG�LQ�WKHLU�HPSOR\HUV¶�KRPHV��ILQG�VKHOWHU�WKURXJK�/HEDQRQ¶V�KRXVLQJ�

PDUNHW��7KLV�PDUNHW�LV�QRW�GLUHFWO\�UHJXODWHG�E\�VWDWH�ODZ��EXW�ODZV�RWKHU�ODZV��VXFK�DV�

WKRVH�FULPLQDOL]LQJ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV��DIIHFW�LW��7KHVH�ODZV�DQG�ODFN�RI�

UHJXODWLRQ�VWURQJO\�LQIOXHQFHV�WKH�SUHVHQW�LQHTXDOLWLHV�EHWZHHQ�WKH�ODQG�RZQLQJ�FODVV�DQG�

WHQDQWV��DQG�VLPXOWDQHRXVO\�IUHH�ODQGRZQHUV�IURP�SHUIRUPLQJ�GXWLHV�WR�WKHLU�WHQDQWV�OLNH�

VHFXULQJ�PLQLPXP�OLYLQJ�VWDQGDUGV���

/HEDQRQ¶V�HFRQRPLF�FULVLV�KDV�PDJQLILHG�WKH�H[LVWLQJ�LQHTXDOLWLHV�DQG�SUREOHPV�

ZURXJKW�E\�WKH�FRXQWU\¶V�QRQH[LVWHQW�KRXVLQJ�SROLF\��FDSLWDO�FRQVROLGDWLRQ�DQG�

UHGHYHORSPHQW��DQG�SUHMXGLFHV�DJDLQVW�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV��+XPDQ�5LJKWV�

:DWFK���������0DQ\�RI�/HEDQRQ¶V�SRRU�SRSXODWLRQV�LQKDELW�DQ�LQWHUVHFWLRQ�EHWZHHQ�

H[WUHPH�ILQDQFLDO�LQVHFXULW\�DQG�GLVFULPLQDWLRQ��ZKRVH�FRQGLWLRQ�KDV�EHHQ�GUDPDWLFDOO\�



���
�

H[DFHUEDWHG�E\�WKH�RQJRLQJ�H[WUHPH�LQIODWLRQ�GHYDOXLQJ�WKH�ORFDO�FXUUHQF\�DQG�PDNLQJ�WKHLU�

ZDJHV�DOPRVW�ZRUWKOHVV��7KHVH�FRPSRXQGLQJ�IDFWRUV�KDYH�FRDOHVFHG�WR�SURGXFH�SRSXODWLRQV�

OLYLQJ�LQ�XQFHUWDLQW\�DERXW�WKHLU�DELOLW\�WR�DFFHVV�EDVLF�VHUYLFHV�DQG�PHHW�WKHLU�QHHGV��7KLV�

XQFHUWDLQW\��FRPELQHG�ZLWK�WHQXRXV�DFFHVV�WR�UHVRXUFHV�DQG�DOOLDQFHV��DQG�WKH�ODFN�RI�ULJKWV�

DQG�SURWHFWLRQV�IURP�WKH�VWDWH��&DPSEHOO�DQG�/HKHLM���������OHDYHV�WKHVH�SRSXODWLRQV�LQ�D�

JHQHUDOO\�SUHFDULRXV�VLWXDWLRQ���

5HIXJHHV�DQG�PLJUDQW�ZRUNHUV�DUH�IRUFHG�WR�OLYH�LQ�EXLOGLQJV�LQ�%HLUXW�ZLWK�

ODQGORUGV�WKDW�ZLOO�UHQW�WR�WKHP��7KH\�DUH�WKHUHIRUH�IRUFHG�LQWR�ZRUVH�VSDWLDO�FRQGLWLRQV��

ZKLOH�WKH\�DUH�DOVR�XQDEOH�WR�UHVLVW�HYLFWLRQ��JLYHQ�WKH\�KDYH�QR�ULJKWV��VKRXOG�WKH�ODQGORUG�

GHFLGH�WR�HYLFW�WKHP��'DKGDK���������/DQGORUGV�ZKR�ZLOO�UHQW�WR�PLJUDQW�ZRUNHUV�DQG�

UHIXJHHV�RIWHQ�RZQ�GLODSLGDWHG�EXLOGLQJV�²�XQVDIH��ZLWK�IDLOLQJ�LQIUDVWUXFWXUH�DQG�KLJK�

SRSXODWLRQ�GHQVLWLHV��7KHVH�ODQGORUGV�W\SLFDOO\�SUHIHU�WR�UHQW�WR�PLJUDQW�ZRUNHUV�DQG�

UHIXJHHV�WKDQ�WR�RWKHU�WHQDQWV�EHFDXVH�WKH�FULPLQDOL]HG�RU�WHQXRXV�VWDWXV�LQ�WKH�FRXQWU\�

PDNHV�WKHP�OHVV�OLNHO\�WR�UHVLVW�HYLFWLRQ��6R��WKH�LQVHFXUH�SRSXODWLRQV�DUH�IRUFHG�WR�DFFHSW�

OLYLQJ�LQ�KDUVK�FRQGLWLRQV�DQG�RYHUFURZGHG�OLYLQJ�FRQGLWLRQV��'DKGDK���������ZLWK�OLWWOH�RU�

QR�VHFXULW\�IURP�HYLFWLRQ��

�

�

%�� 5HVHDUFK�4XHVWLRQ��IUDPHZRUN��DQG�DUJXPHQW�

���5HVHDUFK�4XHVWLRQ��

7KH�WKHVLV�H[SORUHV�KRXVLQJ�SUHFDULW\�IRU�YXOQHUDEOH�ORZ�LQFRPH�LQGLYLGXDOV��

LQFOXGLQJ�6\ULDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV��OLYLQJ�LQ�WRGD\¶V�%HLUXW��,W�DVNV���
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��+RZ�GR�ORZ�LQFRPH�KRPH�VHHNHUV�QHJRWLDWH�WKHLU�DFFHVV�WR�VKHOWHU�LQ�WRGD\¶V�

%HLUXW"��

��+RZ�GR�VSHFLILF�IDFWRUV�OLQNHG�WR�WKHLU�SHUVRQDO�SUHFDULW\��H�J���OHJDO��QDWLRQDO��

FODVV��DIIHFW�WKHLU�SRVLWLRQ�LQ�QHJRWLDWLQJ�WKH�FRQGLWLRQV�LQ�ZKLFK�WKH\�FDQ�GZHOO�LQ�

WKH�FLW\�DQG�WKH�RXWFRPHV�RI�WKHVH�QHJRWLDWLRQV"�

�

��� )UDPHZRUN��

7KH�WKHVLV�H[SORUHV�WKHVH�TXHVWLRQV�E\�LQYHVWLJDWLQJ�FDVHV�ZLWKLQ�D�VSHFLILF�KRXVLQJ�

W\SRORJ\��ODUJH�VFDOH�GHWHULRUDWHG�UHVLGHQWLDO�EXLOGLQJV�UHQWHG�RXW�LQ�VXEVWDQGDUG�FRQGLWLRQV�

WKURXJK�LQIRUPDO�UHQWDO�DJUHHPHQW��,QFUHDVLQJO\�VHHQ�LQ�%HLUXW��WKLV�W\SRORJ\�RI�EXLOGLQJ�

RIIHUV�D�XQLTXH�FRQWH[W�WR�H[SORUH�P\�TXHVWLRQV�EHFDXVH�LW�EULQJV�WRJHWKHU�VHYHUDO�

SRSXODWLRQ�JURXSV�OLYLQJ�LQ�UHODWLYHO\�VLPLODU�SK\VLFDO�FRQGLWLRQV��DQG�WKXV�DOORZV�PH�WR�

H[SORUH�WKH�GLIIHUHQFHV�LPSRVHG�E\�WKH�VWDWXV�RI�WKHVH�LQGLYLGXDOV���

�

��� $UJXPHQW��

7KH�WKHVLV�ILQGV�WKDW�ERWK�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�GZHOO�LQ�KLJK�OHYHOV�RI�

XQFHUWDLQW\��SD\�H[SORLWDWLYH�UHQW��DQG�GHDO�ZLWK�SRRU�OLYLQJ�FRQGLWLRQV��HYHQ�ZKHQ�WKH\�

RFFXS\�PLGGOH�LQFRPH�UHVLGHQWLDO�DSDUWPHQW�EXLOGLQJV�LQ�WKH�VWXGLHG�QHLJKERUKRRG�RI�

%HLUXW��7KH�WKHVLV�IXUWKHU�ILQGV�WKDW�WKH�LQWHUYLHZHG�KRXVHKROGV�KDG�YHU\�OLWWOH�URRP�IRU�

QHJRWLDWLQJ�EHWWHU�FRQGLWLRQV��SULPDULO\�GXH�WR��D��WKH�KLJKO\�XQUHJXODWHG�DQG�WLJKW�PDUNHW�

FRQGLWLRQV��DQG��E��WKH�FULPLQDOL]DWLRQ�RI�WKHLU�VWDWXV�DV�ZRUNHUV�DQG�UHVLGHQWV��7KXV��

ODQGORUGV��RU�WKHLU�UHSUHVHQWDWLYHV���FRQVLVWHQWO\�GHFLGH�RQ�WKH�RXWFRPH�RI�WKH�QHJRWLDWLRQV��

HYHQ�LI�WKH\�DUH�PRUH�OHQLHQW�RU�IDYRUDEOH�IRU�WHQDQWV���



���
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�

��� 6LJQLILFDQFH�

$V�PDUNHWV�EHFRPH�HYHQ�PRUH�HQWUHQFKHG�DV�D�³UHJXODWRU\´�PHFKDQLVP�RI�KRXVLQJ��

/HEDQRQ¶V�FDVH�DQG�WKHVH�H[SHULHQFHV�RI�WHQDQWV�QHJRWLDWLQJ�ZLWK�ODQGORUGV�LQ�D�FRQWH[W�

DOPRVW�WRWDOO\�GHYRLG�RI�SUR�WHQDQW�SXEOLF�LQWHUYHQWLRQ�DGG�WR�HPHUJLQJ�OLWHUDWXUH�GLVVHFWLQJ�

WKH�H[HUFLVH�RI�SRZHU�EHWZHHQ�ODQGORUGV�RQ�WHQDQWV���

$GGLWLRQDOO\��WKHVH�VWRULHV�KLJKOLJKW�DQG�FDQ�HQULFK�VFKRODUO\�XQGHUVWDQGLQJ�RI�KRZ�

SUHFDULW\�DIIHFWV�FLW\�GZHOOHUV�LQ�FLWLHV�LQ�WKH�*OREDO�6RXWK��RU�1RUWK��ZLWKRXW�VWURQJ�

JRYHUQPHQW�UHJXODWLRQ�RI�KRXVLQJ��7KLV�LV�LPSRUWDQW�WR�EDODQFH�D�OLWHUDWXUH��ZKLFK��LQ�UHFHQW�

\HDUV��KDV�FHOHEUDWHG�D�ODFN�RI�VWDWH�RYHUVLJKW�±�RU�LQIRUPDOLW\�±�DV�DQ�HPDQFLSDWRU\�

IUDPHZRUN�WKDW�FRXOG�VHFXUH�EHWWHU�ULJKWV�DQG�KRXVLQJ�FRQGLWLRQV�IRU�ORZ�LQFRPH�FLW\�

GZHOOHUV�RWKHUZLVH�H[FOXGHG�IURP�XUEDQ�HFRQRPLHV��+ROVWRQ���������RU�VDZ�LQ�LW�DQ�

HQWUHSUHQHXULDO�HQHUJ\�WR�EH�KDUQHVVHG��'H�6RWR���������)RU�IXWXUH�SROLF\PDNLQJ��WKLV�NLQG�

RI�VFKRODUVKLS��KRSHV�WR�SURYH�WKH�YDOXH�RI�DGGUHVVLQJ�XUEDQ�SUHFDULW\�E\�DGGUHVVLQJ�

VWUXFWXUDO�LQHTXDOLWLHV�WKDW�HPHUJH�IURP�H[SORLWDWLYH�V\VWHPV�RI�SURSHUW\�DFFHVV�DQG�ULJKWV��

SDUWLFXODUO\�LQ�KRZ�WKH\�DIIHFW�ORZ�LQFRPH�WHQDQWV��

�
�
�

&�� 0HWKRGRORJ\��

7R�LQYHVWLJDWH�VRPH�RI�WKH�ZD\V�LQ�ZKLFK�KRXVLQJ�SUHFDULW\�LV�PDQXIDFWXUHG�DQG�

H[SHULHQFHG�LQ�%HLUXW��,�KDYH�VHOHFWHG�DQG�VWXGLHG�EXLOGLQJV�RI�D�VSHFLILF�W\SRORJ\�WKDW�DUH�

LQFUHDVLQJO\�VHHQ�LQ�%HLUXW�WR�KRXVH�YXOQHUDEOH�SRSXODWLRQV��PXOWL�VWRU\�UHVLGHQWLDO�



���
�

EXLOGLQJV�WKDW�ZHUH�EXLOW�EHIRUH�������,�VSHFLILFDOO\�IRFXVHG�RQ�WKLV�EXLOGLQJ�W\SRORJ\�

EHFDXVH��D��LW�LV�SUHGRPLQDQW��DQG��E��E\�ZRUNLQJ�ZLWK�WKH�VDPH�W\SRORJ\��DQG�LQ�WKH�VDPH�

QHLJKERUKRRG��,�VRXJKW�WR�HOLPLQDWH�RWKHU�IDFWRUV�WKDW�PD\�KDYH�XQGHUPLQHG�P\�

FRPSDUDWLYH�DQDO\VLV���

7KLV�WKHVLV�DSSURDFKHG�LQYHVWLJDWLRQ�E\�VHOHFWLQJ�ILYH�EXLOGLQJV�ZLWK�WKH�VDPH�

W\SRORJ\��RFFXSDQWV�ZLWK�PL[HG�VWDWXVHV��GHWHULRUDWLQJ�FRQGLWLRQV��EXLOW�EHIRUH�WKH�

/HEDQHVH�&LYLO�:DU��WR�FRPSDUH�WKH�VLWXDWLRQV�RI�WKH�YDULRXV�SRSXODWLRQV�DQG�KRZ�UHVLGHQWV�

QHJRWLDWH�WKHLU�SODFH��7KH�UHVHDUFK�GUDZV�IURP�SURSHUW\�WLWOHV��ZKLFK�FRQWDLQ�WKH�RZQHUVKLS�

KLVWRU\�RI�WKH�EXLOGLQJV��DV�ZHOO�DV�IURP�LQ�GHSWK�LQWHUYLHZV�ZLWK�WKH�WHQDQWV�DQG�ODQGORUGV�

WR�DQDO\]H�WKH�IDFWRUV�WKDW�SURGXFH�YDULHG�OHYHOV�RI�KRXVLQJ�LQVHFXULW\���

*HLWDZL�ZDV�FKRVHQ�DV�WKH�IRFDO�SRLQW�RI�UHVHDUFK�EHFDXVH�LW�LV�D�KLVWRULF�

QHLJKERUKRRG�ZLWK�D�PL[HG�SRSXODWLRQ�RI�UHIXJHHV��PLJUDQW�ZRUNHUV��IRUHLJQ�H[SDWULDWHV��

DQG�/HEDQHVH�IDPLOLHV��0RVW�RI�WKH�EXLOGLQJV�ZHUH�FRQVWUXFWHG�PRUH�WKDQ����\HDUV�DJR�DQG�

KDYH�GHWHULRUDWHG�VLQFH�WKHQ��,Q�FKRRVLQJ�*HLWDZL��DQ�LPSRUWDQW�IDFWRU�ZDV�P\�RZQ�

UHVLGHQF\�LQ�WKH�QHLJKERUKRRG�IRU�PRUH�WKDQ�D�\HDU�DQG�D�KDOI�DW�WKH�WLPH�RI�WKLV�ZULWLQJ��,�

KDYH�VHHQ�DQG�H[SHULHQFHG�ODQGORUGV�UHIXVLQJ�WR�DFFHSW�UHQW�LQ�/HEDQHVH�/LUD��RSWLQJ�WR�UHQW�

WR�ZHOO�RII�ZHVWHUQHUV��DQG�SULFLQJ�SUHFDULRXV�IDPLOLHV�DQG�LQGLYLGXDOV�RXW�RI�WKH�

QHLJKERUKRRG��

�
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�

)LJXUH����0DS�RI�%HLUXW�ZLWK�WKH�DUHD�RI�VWXG\²�*HLWDZL��RU�-HLWDRXL�±�FLUFOHG��%HLUXW�
8UEDQ�/DE��

�
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�

�

)LJXUH����$UHD�RI�VWXG\�

�

��� 6HOHFWHG�DQG�PDSSHG�LQ�GHSWK�ILYH�EXLOGLQJV��

0\�UHVHDUFK�EHJDQ�E\�VSHDNLQJ�ZLWK�1*2V�WKDW�ZRUN�ZLWK�UHIXJHHV�DQG�PLJUDQW�

ZRUNHUV�LQ�*HLWDZL�±�WKH�+RXVLQJ�0RQLWRU�DQG�WKH�$QWL�5DFLVP�0RYHPHQW��7KH\�

FRQQHFWHG�PH�ZLWK�D�IHZ�ZLOOLQJ�SDUWLFLSDQWV�KHOSHG�PH�WR�VHOHFW�WKH�EXLOGLQJV�,�VWXGLHG��

7KH�+RXVLQJ�0RQLWRU�DOVR�SURYLGHG�PH�ZLWK�GDWD�RQ�WKHLU�HIIRUWV�WR�KHOS�WHQDQWV�IDFLQJ�

HYLFWLRQV�WKURXJK�OHJDO�FKDQQHOV��$IWHU�WKLV�,�KDG�VRPH�WURXEOH�LQ�FRQGXFWLQJ�ILHOG�ZRUN��,�
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ZHQW�RQ�PDQ\�ZDONV�WKURXJK�WKH�QHLJKERUKRRG�WR�ORFDWH�EXLOGLQJV�WKDW�ILW�WKH�SK\VLFDO�

W\SRORJ\�,�KDG�VHOHFWHG�WR�UHVHDUFK���

:KHQ�,�ZRXOG�ILQG�SRVVLEOH�EXLOGLQJ��PRVW�WHQDQWV�ZHUH�UHOXFWDQW�WR�VSHDN�WR�PH��

2U��LI�WKH\�GLG�VSHDN�WR�PH��LW�ZRXOG�WXUQ�RXW�WKDW�WKH�EXLOGLQJ�GLG�QRW�PHHW�WKH�FULWHULD�RI�

WKLV�UHVHDUFK�EHFDXVH�RI�VRPH�H[HPSWLQJ�IDFWRU��$IWHU�VRPH�PRQWKV�RI�WKLV��,�WULHG�

FRQGXFWLQJ�WKH�ILHOGZRUN�ZLWK�DVVLVWDQFH�IURP�JUDGXDWH�VWXGHQWV�HQUROOHG�LQ�WKH�0DVWHU�LQ�

8UEDQ�3ODQQLQJ�DQG�3ROLF\�3URJUDP�RI�$8%��ZKR�ZHUH�IURP�6\ULD�DQG�/HEDQRQ��7KLV�ZDV�

D�SLYRWDO�IDFWRU�LQ�WKH�VXFFHVV�RI�WKH�ILHOGZRUN�VXUYH\V��EHFDXVH�WKH�WHQDQWV�ZHUH�PXFK�

PRUH�ZLOOLQJ�WR�VSHDN�ZLWK�XV�DV�D�JURXS�RI�VWXGHQWV�ZKR�VSRNH�IOXHQWO\�LQ�WKH�ODQJXDJH��

LQVWHDG�RI�D�VLQJOH��$PHULFDQ�PDOH��7KLV�ZDV�QRW�D�SUREOHP�LQ�WKH�EXLOGLQJ�WKDW�,�OLYH�LQ�DW�

WKH�WLPH�RI�WKLV�WKHVLV�EHFDXVH�,�KDYH�EXLOW�JRRG�UHODWLRQVKLSV�ZLWK�P\�QHLJKERUV�±�WKH�RWKHU�

WHQDQWV���

2QFH�P\�FROOHDJXHV�DQG�,�IRXQG�WKH�RWKHU�IRXU�VXLWDEOH�EXLOGLQJV�ZLWK�WHQDQWV�WKDW�

UHVSRQGHG�WR�VXUYH\V��,�FRPSLOHG�WKH�GDWD�DQG�PDQDJHG�WR�FRPH�LQ�FRQWDFW�WKH�

ODQGORUGV�UHSUHVHQWDWLYHV�RI�WKUHH�RI�WKH�EXLOGLQJV�RQ�VXEVHTXHQW�YLVLWV��7ZR�RI�WKH�

ODQGORUGV�UHSUHVHQWDWLYHV�ZHUH�DYDLODEOH�WR�VSHDN�RQ�WKH�SURSHUW\��EXW�WKH�RWKHU�WRRN�VRPH�

WLPH�WR�JHW�LQ�FRQWDFW�ZLWK��7KH�ODQGORUG�RI�P\�EXLOGLQJ��%XLOGLQJ�$��ZDV�HQWLUHO\�

XQZLOOLQJ�WR�VSHDN�WR�PH�LQ�JHQHUDO��IRU�UHDVRQV�,�ZLOO�ODWHU�H[SODLQ��DQG�WKH�ODQGORUG�RI�

%XLOGLQJ�&�ZDV�DOVR�XQZLOOLQJ�WR�VSHDN�ZLWK�PH��)LQDOO\��XVLQJ�WKH�UHVRXUFHV�RI�WKH�%HLUXW�

8UEDQ�/DE��,�UHTXHVWHG�FRSLHV�RI�WKH�SURSHUW\�WLWOHV�RI�HDFK�RI�WKH�VHOHFWHG�EXLOGLQJV�WR�

HVWDEOLVK�RZQHUVKLS�KLVWRULHV�DQG�FXUUHQW�G\QDPLFV��8VLQJ�WKHVH�WLWOHV��,�ZDV�DEOH�WR�

IRUPXODWH�DSSURSULDWH�LQWHUYLHZ�TXHVWLRQV�IRU�WKH�ODQGORUGV�DQG�DQDO\]H�WKH�ZD\V�LQ�ZKLFK�

RZQHUVKLS�G\QDPLFV�DIIHFWHG�WHQDQWV���
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��� $QDO\]H�DQG�DUWLFXODWH�WKH�QHWZRUNV��SURILOHV��DQG�WDFWLFV�RI�WHQDQWV���

%DVHG�XSRQ�WKH�LQWHUYLHZV�,�FRQGXFWHG�ZLWK�UHVLGHQWV��ODQGORUGV��DQG�RUJDQL]DWLRQV�

LQ�*HLWDZL�DQG�EDVHG�XSRQ�WKH�DYDLODEOH�OLWHUDWXUH�DQG�GDWD�VXUURXQGLQJ�XUEDQ�SUHFDULW\�LQ�

%HLUXW��)DZD]�HW��DO��������$XJXVW��DQG�RWKHU�FLWLHV�LQ�WKH�*OREDO�6RXWK��6LPRQH��������

0XxR]��������WKLV�WKHVLV�ZLOO�DQDO\]H�WKH�XQHTXDO�SRZHU�UHODWLRQVKLS�EHWZHHQ�WKHVH�WHQDQWV�

DQG�ODQGORUGV�DQG�KRZ�WHQDQWV�FRQIURQW�WKLV�XQHTXDO�G\QDPLF�WR�DWWHPSW�WR�VHFXUH�WKHLU�

KRXVLQJ���

�

��� &DYHDWV�DQG�FRQVLGHUDWLRQV�

,�WUDQVODWHG�WKH�LQWHUYLHZV�IURP�$UDELF�WR�(QJOLVK�ZLWK�WKH�DLG�RI�IULHQGV�DQG�

FROOHDJXHV��$V�VXFK��WKH�PHDQLQJ�RI�FHUWDLQ�ZRUGV�DQG�WKH�FRQWH[W�PD\�QRW�EH�HQWLUHO\�

WUDQVODWDEOH��DOWKRXJK�,�KDYH�WULHG�WR�EH�DV�IDLWKIXO�DV�SRVVLEOH�WR�WKH�ZRUGV�XVHG�LQ�WKH�

LQWHUYLHZV��$GGLWLRQDOO\��,�DP�D�ZKLWH�$PHULFDQ��ZKLFK�VXUHO\�DIIHFWHG�KRZ�RSHQ�VRPH�RI�

WKH�WHQDQWV�DQG�ODQGORUGV�ZHUH�ZLWK�PH�LQ�FRQYHUVDWLRQV��%XW��WKURXJK�VSHDNLQJ�ZLWK�PDQ\�

SHRSOH�LQ�WKH�EXLOGLQJV��FRQGXFWLQJ�ILHOG�YLVLWV��DQG�DJDLQ��KDYLQJ�DVVLVWDQFH�IURP�RWKHU�

/HEDQHVH�DQG�6\ULDQ�VWXGHQWV��DOO�RI�ZKRP�,�RZH�D�JUHDW�GHEW�IRU�WKLV�UHVHDUFK���,�KRSH�WR�

KDYH�PLQLPL]HG�WKH�QHJDWLYH�DIIHFW�P\�SRVLWLRQ�PD\�KDYH�KDG�LQ�FRQYHUVDWLRQV��6WLOO��LW�LV�

LPSRUWDQW�WR�QRWH�DQG�FRQVLGHU�LQ�P\�DQDO\VLV����

�

�

�



���
�

'�� 7KHVLV�RXWOLQH�

,Q�WKLV�FKDSWHU�,�KDYH�SUHVHQWHG�WKH�UHVHDUFK�SUREOHP�DQG�P\�PHWKRGRORJ\��,Q�WKH�

IROORZLQJ�FKDSWHU�,�ZLOO�DQDO\]H�WKH�VFKRODUO\�OLWHUDWXUH�WKDW�,�LQFRUSRUDWHG�LQWR�P\�DQDO\VLV�

RI�P\�ILQGLQJV�DQG�JXLGHG�P\�UHVHDUFK�SURFHVV��7KH�WKLUG�FKDSWHU�LQWURGXFHV�WKH�ILYH�

EXLOGLQJV�,�VHOHFWHG�WR�UHVHDUFK��LQFOXGLQJ�WKHLU�SK\VLFDO�FRQGLWLRQV��WKH�WHQDQWV��DQG�WKH�

RZQHUV�DQG�ODQGORUGV��7KH�IRXUWK�FKDSWHU�SUHVHQWV�WKH�XQFHUWDLQ�DQG�YXOQHUDEOH�FRQGLWLRQV�

RI�WKH�WHQDQWV�RFFXS\LQJ�WKH�EXLOGLQJV��EDVHG�RQ�LQWHUYLHZV�DQG�RQ�WKH�JURXQG�ILHOGZRUN��

LQFOXGLQJ�WKH�SULPDU\�GULYHUV�RI�WKH�WHQDQWV¶�SRRU�FRQGLWLRQV��,Q�WKH�ILIWK�FKDSWHU��,�ZLOO�

DQDO\]H�WKH�SULPDU\�ILQGLQJ�DQG�DUJXPHQW�RI�WKLV�WKHVLV��WKDW�ODQGORUGV�LQ�%HLUXW�ZLHOG�

DV\PPHWULFDO�SRZHU�RYHU�WKHLU�WHQDQWV��GLFWDWLQJ�WKH�FRQGLWLRQV�RI�WKRVH�WHQDQWV¶�OLYLQJ�

VSDFHV��ZKLOH�WHQDQWV�ODUJHO\�DUH�SRZHUOHVV�WR�QHJRWLDWH�WKH�WHUPV�DQG�FRQGLWLRQV�RI�WKHLU�

WHQDQF\��HVSHFLDOO\�LI�WKH\�DUH�6\ULDQ�RU�PLJUDQWV����

�

�

�

�

�

�

�

�

�

�

�
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,�SURYLGH�LQ�WKLV�FKDSWHU�D�UHYLHZ�RI�WKH�VFKRODUVKLS�WKLV�WKHVLV�XVHV�DV�DQ�DQDO\WLFDO�

IRXQGDWLRQ��SULPDULO\�UHODWLQJ�WR�KRXVLQJ�LQVHFXULW\�DQG�XQFHUWDLQW\��ZKLFK�PDQ\�VFKRODUV�

KDYH�GHILQHG�DV�³XUEDQ�SUHFDULW\�´�,�DOVR�ZLOO�UHYLHZ�WKH�SHUWLQHQW�OLWHUDWXUH�RQ�KRXVLQJ�

GLVFULPLQDWLRQ�DQG�ODQGORUG�SRZHU��DQG�KRZ�WKLV�UHODWHV�WR�%HLUXW��)LUVWO\��,�ZLOO�FRYHU�KRZ�

SUHFDULW\�FDQ�EH�XQGHUVWRRG�DQG�LWV�UHODWLRQ�WR�WKH�XUEDQ��6HFRQGO\��ZK\�VFKRODUV�KDYH�

FKRVHQ�SUHFDULW\�DV�DQ�DQDO\WLFDO�OHQV��DQG�WKHLU�ILQGLQJV�RQ�WKH�FDXVHV�DQG�HIIHFWV�RI�

SUHFDULW\�UHODWHG�WR�KRXVLQJ��7KLUGO\��KRZ�FDSLWDO�FRQVROLGDWLRQ�DQG�WKHLU�FRQFRPLWDQW�OHJDO�

IUDPHZRUNV�LQ�FLWLHV�OLNH�%HLUXW�KDV�FKDQJHG�WKH�XUEDQ�IDEULF�DQG�FUHDWHG�SUHFDULRXV�

SRSXODWLRQV��)RXUWKO\��KRZ�GLVFULPLQDWLRQ�DQG�OHJDO�LQVHFXULW\�KDV�DOVR�DGGHG�WR�WKH�

SUHFDULW\�RI�SRSXODWLRQV�LQ�WKHLU�KRXVLQJ��$QG�ILQDOO\��KRZ�SUHFDULRXV�SRSXODWLRQV�UHVSRQG�

DQG�UHDFW�WR�WKHLU�FLUFXPVWDQFHV�ZLWKLQ�WKH�XUEDQ�IDEULF���

�

$��:KDW�LV�SUHFDULW\"�

2QH�RI�WKH�SULPDU\�FRQFHSWXDO�IUDPHZRUNV�WKLV�WKHVLV�ZLOO�XVH�WR�DQDO\]H�WKH�WHQDQW�

SRSXODWLRQV�LV�SUHFDULW\��5HFHQW�OLWHUDWXUH�SXEOLVKHG�E\�VFKRODUV�RI�WKH�XUEDQ�VXFK�DV�%ULDQ�

&DPSEHOO��&KULVWLDQ�/DKHLM��DQG�7DVQHHP�6LGGLTXL�GHILQH�SUHFDULW\�DV�D�VWDWH�LQ�ZKLFK�

SRSXODWLRQV�KDYH�³WHQXRXV�DFFHVV�WR�UHVRXUFHV�DQG�DOOLDQFHV�´�DV�ZHOO�DV�LQVHFXULW\�FDXVHG�

E\�GLVFULPLQDWLRQ�DQG�ODFN�RI�SROLWLFDO�ULJKWV��&DPSEHOO�DQG�/DKHLM��������S�������6LGGLTXL��

7��HW�DO���������)XUWKHU�VSHFLDOL]HG�WR�WKH�FRQWH[W�RI�KRXVLQJ��SUHFDULW\�FDSWXUHV�WKH�
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XQFHUWDLQW\�IHOW�E\�WKH�SRSXODWLRQV�H[SHULHQFLQJ�LW�±�DERXW�DFFHVV�WR�KRXVLQJ��DQG�WKHLU�

DELOLW\�WR�UHPDLQ�LQ�VDLG�KRXVLQJ���WKH�UHTXLUHPHQWV�WKH\�PXVW�PHHW��H�J���UHQW��EHKDYLRU���

IXWXUH�FRVWV��DQG�WKH�VSDWLDO�FRQGLWLRQV��OLNH�XWLOLWLHV�DQG�ODFN�RI�PDLQWHQDQFH���

%HFDXVH�SUHFDULW\�LV�D�PDQXIDFWXUHG�VWDWH��WKH�SROLWLFDO�HFRQRPLF�V\VWHPV�RI�FLWLHV�

DQG�WKH�QDWLRQV�WKH\�DUH�VLWXDWHG�LQ��DORQJ�ZLWK�H[DFHUEDWLQJ�IDFWRUV�OLNH�GLVFULPLQDWLRQ��

SURGXFH�SUHFDULRXV�FRQGLWLRQV�QHFHVVDULO\��3ROLWLFDO�DQG�HFRQRPLF�GHFLVLRQV��DV�ZHOO�DV�

OHJDO�GHFLVLRQV��FUHDWH��RU�PDQXIDFWXUH��D�VWDWH�RI�XQFHUWDLQW\�WKDW�ZRXOGQ¶W�H[LVW�RWKHUZLVH��

,Q�RWKHU�ZRUGV��SUHFDULW\�LV�QRW�D�QDWXUDO�RXWFRPH�RI�XUEDQL]DWLRQ��

�

��� :KDW�LV�KRXVLQJ�SUHFDULW\"�

7KH�SULPDU\�IDFHW�RI�KRXVLQJ�SUHFDULW\�LV�XQFHUWDLQW\�IHOW�E\�WKH�SRSXODWLRQV�

H[SHULHQFLQJ�LW��7KLV�PDQLIHVWV�LQ�XQFHUWDLQW\�DERXW�DFFHVV�WR�KRXVLQJ��DQG�WKHLU�DELOLW\�WR�

UHPDLQ�LQ�VDLG�KRXVLQJ���WKH�UHTXLUHPHQWV�WKH\�PXVW�PHHW��H�J���UHQW���DQG�WKH�VSDWLDO�

FRQGLWLRQV��OLNH�XWLOLWLHV�DQG�ODFN�RI�PDLQWHQDQFH����

7KH�(QJOLVK�VSHDNLQJ�XUEDQ�SODQQLQJ�OLWHUDWXUH�KDV�RIWHQ�DSSURDFKHG�ORZ�LQFRPH�

XUEDQ�SRSXODWLRQV�ZLWK�WHUPV�VXFK�DV�³YXOQHUDEOH´�RU�³PDUJLQDO�´�,Q�WKLV�WKHVLV��,�KDYH�

RSWHG�IRU�WKH�WHUP�³SUHFDULRXV´�EHFDXVH�,�ZDQW�WR�EXLOG�RQ�WKH�ZRUN�RI�XUEDQ�VFKRODUV�ZKR�

VWXG\�LQVHFXULW\�DQG�XQFHUWDLQW\�LQ�KRXVLQJ��$GGLWLRQDOO\��EH\RQG�WKH�PHWDSKRULFDO�ZHLJKW�

SUHFDULW\�FDUULHV��WKH�WHUP�PRUH�DSWO\�DQDO\]HV�VWUXFWXUHV�DQG�IRUFHV�WKDW�FUHDWH�LQVHFXULW\�LQ�

KRXVLQJ��DV�ZHOO�DV�WKH�IHHOLQJV�RI�XQFHUWDLQW\�DERXW�WKH�IXWXUH�DQG�FRQGLWLRQV�WKDW�WKHVH�

SRSXODWLRQV�H[SHULHQFH���
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&RQYHUVHO\��RWKHU�WHUPV�PD\�PDVN�IDFWRUV�WKDW�DUH�LPSRUWDQW�WR�WKLV�VWXG\��)RU�

H[DPSOH��³PDUJLQDOLW\�´�ZKLFK�KDV�EHHQ�XVHG�WR�GHVFULEH�WKH�RSSUHVVHG�FODVVHV�RI�FLWLHV�LQ�

WKH�SDVW��:KLOH�PDUJLQDOL]DWLRQ�FRXOG�DOVR�EH�D�FRQVFLRXV�PDQXIDFWXUHG�SURFHVV��LW�IDLOV�WR�

FRPSOHWHO\�GHVFULEH�WKH�UHDOLW\�RI�XUEDQ�GHYHORSPHQW��LPSO\LQJ�WKDW�WKHUH�DUH�PDUJLQV�RI�

FLWLHV�WKDW�H[LVW�LQ�RXWVLGH�WKH�FHQWHUV��DQG�WKDW�WKHUH�LV�D�VSHFLILF�JRDO�RI�WKH�FLW\�WKDW�WKHVH�

SRSXODWLRQV�GR�QRW�FRQIRUP�WR��6FKRODUV�VXFK�DV�-DQLFH�3HUOPDQ�KDYH�FRQWHVWHG�PDUJLQDOLW\�

DV�D�FRQVWUXFW��DUJXLQJ�LW�LV�LQDFFXUDWH�LQ�UHSUHVHQWLQJ�WKH�H[SHULHQFHV�DQG�IRUFHV�SUHVHQW�LQ�

WKH�XUEDQ�VSDFH��3HUOPDQ���������2Q�WKH�FRQWUDU\��SRSXODWLRQV�ODEHOOHG�DV�³PDUJLQDO´�DUH�

RIWHQ�H[SORLWHG�VRFLDO�JURXSV�ZKR�ZRUN�IRU�ORZ�ZDJHV�WR�VHUYH�HOLWHV�LQ�LQIRUPDO�DQG�

PHQLDO�MREV��7KH\�DUH�D�QHFHVVDU\�FRPSRQHQW�RI�PRGHUQ�FLWHV�DQG�DOORZ�IRU�WKH�

DFFXPXODWLRQ�RI�FDSLWDO�E\�WKH�ZHDOWK\�DQG�SRZHUIXO��$V�VXFK��,�DP�IDYRULQJ�SUHFDULW\�DV�D�

UHODWLRQDO�FRQFHSW�LQ�ZKLFK�SRSXODWLRQ�DUH�XQGHUVWRRG�WR�H[LVW�ZLWKLQ�WKH�VRFLDO�DQG�

ILQDQFLDO�KLHUDUFKLHV���

$GGLWLRQDOO\��VFKRODUV�OLNH�3HUOPDQ��&DPSEHOO�DQG�/DKHLM��KDYH�DUJXHG�WKDW�LQ�

DGGUHVVLQJ�DQG�FRPEDWLQJ�PDUJLQDOLW\��SROLF\PDNHUV�DQG�WKH�SRZHUIXO�RIWHQ�DWWHPSW�WR�

EULQJ�WKHVH�JURXSV�XQGHU�WKH�XPEUHOOD�RI�WKHLU�IUDPHZRUN�RI�DFFHSWDEOH�EHKDYLRU�DQG�

VWDQGDUGV�LQ�WKH�SXUVXLW�RI�³SURJUHVV´��&DPSEHOO�DQG�/DKHLM��������S��������:KLOH�

FRPEDWWLQJ�SUHFDULW\��DQG�XQGHUVWDQGLQJ�LW�LQYROYHV�DGGUHVVLQJ�WKH�IRUFHV�WKDW�SURGXFH�WKHLU�

SUHFDULRXV�SRVLWLRQV�PRUH�GLUHFWO\���

�

�



���
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��� +RZ�GR�FLWLHV�UHSURGXFH�SUHFDULW\"�

,Q�DQ�HYHU�XUEDQL]LQJ�ZRUOG��LW�LV�LPSRUWDQW�WR�XQGHUVWDQG�KRZ�SUHFDULW\�LV�

UHSURGXFHG�DQG�DFFHOHUDWHG�WKURXJK�WKH�XQLTXH�VWUXFWXUHV�RI�WKH�XUEDQ�DQG�LQ�KRXVLQJ��

'HFLVLRQ�PDNHUV�LPSOHPHQW�SROLFLHV�WKDW�DUH�GHVLJQHG�WR�DWWUDFW�FDSLWDO�LQYHVWPHQW�LQ�ODQG�

DQG�KRXVLQJ�VWRFNV��FKDQJH�WKH�XUEDQ�IDEULF�LQWR�RQH�ZKHUH�KRXVLQJ�LV�QRW�GHVLJQHG�WR�EH�

KRPHV�IRU�WKH�FLW\�UHVLGHQWV�EXW��UDWKHU��DQ�DVVHW�WR�VWRUH�ZHDOWK�LQ��7KLV�FUHDWHV�D�UHGXFHG�

KRXVLQJ�VWRFN�DQG�PRUH�FRPSHWLWLRQ�IRU�LW��$V�5DTXHO�5ROQLN�KDV�DUJXHG��FLWLHV�DWWHPSW�WR�

DWWUDFW�IRUHLJQ�LQYHVWPHQWV�DQG�UDLVH�WKHLU�SURILOH�LQ�WKH�LQWHUQDWLRQDO�PDUNHW�RI�FLWLHV��DQG�

WKH�XUEDQ�IDEULF�EHFRPHV�PROGHG�WR�DGYHUWLVH�WR�FDSLWDO��UDWKHU�WKDQ�VHUYH�WKH�QHHGV�RI�WKH�

SHRSOH�LQKDELWLQJ�WKH�FLW\��5ROQLN���������7KLV�PHDQV�WKDW�WKH�SROLFLHV�RI�WKH�PDUNHW�DQG�

SROLF\PDNHUV�WUDQVIRUPV�WKH�FLW\¶V�FKDUDFWHULVWLFV�WR�FDWHU�WR�FDSLWDO�DFFXPXODWLRQ��%XW�

WKHVH�SUHFDULRXV�SRSXODWLRQV�VWLOO�H[LVW�DQG�QHHG�KRXVLQJ��6R��ODQGRZQHUV�ZLWK�D�ILQDQFLDO�

LQWHUHVW�LQ�UHQWLQJ�WR�WKHP��EHFDXVH�RI�WKHLU�ODFN�RI�ULJKWV�DQG�UHVRXUFHV�DQG�EHFDXVH�RI�WKH�

FRQGLWLRQV�RI�WKH�KRXVLQJ��DFFRPPRGDWH�WKHVH�SRSXODWLRQV�LQ�XQHTXDO�DQG�WHPSRUDULO\�

DGYDQWDJHRXV��WR�WKH�ODQGORUG��ZD\V��'DKGDK���������7KHVH�EXLOGLQJV�DUH�GLODSLGDWHG�DQG�

FRQWLQXH�WR�GHWHULRUDWH�EHFDXVH�WKH�ODQGRZQHUV�KDYH�QR�REOLJDWLRQV�WR�PDLQWDLQ�WKHP�IRU�

WKHVH�SRSXODWLRQV�ZLWKRXW�ULJKWV�DQG�UHFRXUVH���

'HVSLWH�WKHVH�KRXVLQJ�FRQGLWLRQV�EHLQJ�VHHQ�DV�WHPSRUDU\�IRU�SROLF\PDNHUV�DQG�

SHUKDSV�UHVLGHQWV�WKHPVHOYHV��6KHSSDUG�HW��DO���������WKH\�FKDQJH�WKH�ZD\�WKH�FLW\�LV�

IRUPHG�DQG�KRZ�LWV�LQKDELWDQWV�OLYH�IRU�GHFDGHV��*XQWHU��������)DZD]����������

$V�&DPSEHOO�DQG�/DKHLM�QRWH��WKH�FLW\�DQG�WKH�XUEDQ�KDYH�QRW�EHHQ�WKH�IRFDO�SRLQW�RI�

UHVHDUFK�XQWLO�UHFHQWO\�±�WKH�XUEDQ�ZDV�PHUHO\�D�VHWWLQJ�IRU�DQDO\VLV�RI�WKH�UHSHUFXVVLRQV�RI�
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FDSLWDOLVW�DFFXPXODWLRQ��LQVWHDG�RI�WKH�REMHFW��&DPSEHOO�DQG�/DKHLM���������6R��IRU�WKH�

SXUSRVH�RI�WKLV�WKHVLV��,�ZLOO�UHVHDUFK�KRZ�WKH�FKDUDFWHULVWLFV�RI�LQGLYLGXDOV�DQG�SRSXODWLRQV�

WUDQVIRUP�WKH�IDEULF�RI�WKH�FLW\��DQG�WKH�IDEULF�RI�WKH�FLW\��LQ�WXUQ��DIIHFWV�WKHVH�SUHFDULRXV�

SRSXODWLRQV��-DQLFH�3HUOPDQ�ZRUN�LQ�5LR�GH�-DQHLUR�VKRZHG�WKDW�SRSXODWLRQV�WKRXJKW�WR�EH�

OLYLQJ�RQ�WKH�PDUJLQV�RI�WKH�FLW\�LQ�IDFW�OLYHG�LQ�DQG�FRPPXWHG��DV�ZHOO�DV�VKDSHG�WKH�

VWUXFWXUHV�RI�WKH�FLW\��DQG�ZHUH�QHFHVVDU\�WR�LW��3HUOPDQ���������

�

%�� +RZ�KDV�KRXVLQJ�SUHFDULW\�EHHQ�VWXGLHG"�

��� �'LVFULPLQDWLRQ�DQG�SUHFDULW\�

%H\RQG�WKH�XUEDQ�IDEULF�LWVHOI��WKHUH�LV�DOVR�HYLGHQFH�LQ�VFKRODUVKLS�IURP�/HEDQRQ�

DQG�RWKHU�FLWLHV�LQ�WKH�*OREDO�6RXWK�WKDW�RQH¶V�OHJDO�VWDWXV�DQG�FRQGLWLRQV�H[DFHUEDWH�

KRXVLQJ�SUHFDULW\��2QH¶V�VWDWXV�FKDQJHV�WKH�WHUPV�RI�WKH�FRQWUDFW��FDQ�OHDG�WR�ZRUVH�OLYLQJ�

FRQGLWLRQV��SK\VLFDO�FRQGLWLRQV���DQG�ZRUVH�DELOLW\�WR�UHVLVW�HYLFWLRQ���

6FKRODUV�RI�WKH�XUEDQ�KDYH�RQO\�VWDUWHG�WR�IRFXV�WKHLU�UHVHDUFK�RQ�FLWLHV�LQ�WKH�*OREDO�

6RXWK��DV�PXFK�RI�XUEDQ�VWXGLHV�KDV�EHHQ�IRFXVHG�RQ�FLWLHV�LQ�WKH�*OREDO�1RUWK�HYHQ�XS�

XQWLO�WKH�����V��5RELQVRQ��-�����������+RXVLQJ�SUHFDULW\�H[SHULHQFHG�E\�WKRVH�LQ�WKH�*OREDO�

6RXWK�LV�PDJQLILHG�IRU�SRSXODWLRQV�H[FOXGHG�IURP�JRYHUQPHQW�SURWHFWLRQ��,Q�WKH�FDVH�RI�

/HEDQRQ��UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�IDFH�D�GLOHPPD�RI�EHLQJ�GHSULYHG�RI�SURWHFWLRQV�

IURP�WKH�/HEDQHVH�*RYHUQPHQW�DQG�EHLQJ�GLVFULPLQDWHG�DJDLQVW�LQ�WKH�OHJDO�V\VWHP��ZKLFK�

RIWHQ�GRHV�QRW�DFW�DV�D�QHXWUDO�DUELWUDWRU�LQ�/HEDQRQ��,QVWHDG��FRXUWV�DQG�MXGJHV�FDQ�EHFRPH�

DFWRUV�LQ�GLVSXWHV�RU�ZHDSRQL]HG�E\�LQGLYLGXDOV�FRQQHFWHG�WR�WKHP��
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'LVFULPLQDWLRQ�LQ�KRXVLQJ��ZKLFK�PRUH�UHODWHV�WR�DFFHVV�LQVWHDG�RI�WKH�WUHDWPHQW�RI�

WHQDQWV�E\�ODQGORUGV��KDV�EHHQ�H[WHQVLYHO\�UHVHDUFKHG�LQ�WKH�8QLWHG�6WDWHV��ZLWK�VFKRODUV�

GHWHUPLQLQJ�D�FDXVDO�IDFWRU�EHWZHHQ�GLVFULPLQDWLRQ�DQG�ORZHU�HFRQRPLF�RSSRUWXQLWLHV��

KRXVLQJ�SUHFDULW\��DQG�SRRU�OLIH�RXWFRPHV��5RVFLJQR��HW�DO���������5RVFLJQR�HW��DO�DUJXH�WKDW�

ODQGORUGV�SOD\�DQ�RXWVL]HG�UROH�LQ�GLVFULPLQDWLRQ�EHFDXVH�WKH\�DUH�IDFH�WR�IDFH�ZLWK�WKH�

WHQDQWV�DQG�LQWHUDFW�RQ�D�FRQVLVWHQW�EDVLV��)UDQNOLQ�2EHQJ�2GRRP¶V�UHVHDUFK�LV�PRUH�

UHOHYDQW�WR�WKH�WUHDWPHQW�DVSHFW�RI�GLVFULPLQDWLRQ�WKDW�/HEDQRQ�IDFHV��2EHQJ�2GRRP�

GHVFULEHV�LQ�*KDQD�ODQGORUGV�KDYLQJ�EHFRPH�D�ODZ�XQWR�WKHPVHOYHV��WKH\�³UXQ�WKH�VKRZ´�LQ�

WKH�UHDO�HVWDWH�PDUNHW�RI�*KDQD��7KH\�FDQ�FKDQJH�WKH�UHQW��WKH\�FDQ�HYLFW�DW�ZLOO��DQG�WKH\�

SDUWLFXODUO\�WDUJHW�PLJUDQWV��2EHQJ�2GRRP���������+H�DOVR�UHSRUWV�RQ�RWKHU�FLWLHV��VXFK�DV�

3RUW�+DUFRXUW�LQ�1LJHULD�VLPLODU�VLWXDWLRQV�RI�ODQGORUGV�H[HUFLVLQJ�SRZHU�RYHU�WHQDQWV�LQ�D�

GLVFULPLQDWRU\�ZD\���

6FKRODUVKLS�E\�(YD�5RVHQ��3KLOOLS�*DUERGHQ��DQG�-HQQLIHU�&RVV\OHRQ�VKRZV�KRZ�

ODQGORUGV�LQ�IRXU�$PHULFDQ�FLWLHV�XVH�DOJRULWKPV�DQG�SHUVRQDO�SUHMXGLFHV�WR�VFUHHQ�OLNHO\�

WHQDQWV�IRU�DSSURYDO��5RVHQ�HW�DO����������7KLV�ZHOO�GRFXPHQWHG�$PHULFDQ�WUHQG�RI�KRXVLQJ�

GLVFULPLQDWLRQ�PHDQV�WKDW�QRQ�ZKLWH�DSSOLFDQWV��DV�ZHOO�DV�ZRPHQ�DQG�ZRUNLQJ�WR�ORZ�

LQFRPH�SHRSOH�DUH�DSSURYHG�DW�D�ORZHU�UDWH�WKDQ�WKHLU�FRXQWHUSDUWV��7KHLU�ZRUN�VKRZV�WKDW�

EHLQJ�D�PHPEHU�RI�D�GLVFULPLQDWHG�JURXS�GLUHFWO\�LPSDFWV�RQH¶V�DELOLW\�WR�ILQG�DQG�PDLQWDLQ�

VWDEOH�KRXVLQJ���

&RQVHTXHQWO\��UHVHDUFK�LQ�RWKHU�QHLJKERUKRRGV�LQ�/HEDQRQ�KDG�VKRZQ�WKDW�WKH�

DJUHHPHQWV�ODQGORUGV�PDNH�ZLWK�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�KDYH�VLJQLILFDQWO\�IHZHU�

SURWHFWLRQV�FRPSDUHG�WR�WKH�SURWHFWLRQV�RIIHUHG�E\�WKH�VWDWH�WR�/HEDQHVH�WHQDQWV��'DKGDK��

������)DZD]�HW�DO����������,W�VXJJHVWV�WKDW�IRU�WKLV�WKHVLV�,�IXUWKHU�FRPSDUH�UHIXJHHV�DQG�
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PLJUDQW�ZRUNHUV�WR�LPSRYHULVKHG�/HEDQHVH�IDPLOLHV�WR�XQGHUVWDQG�WKH�HIIHFWV�RI�WKLV�OHJDO�

FRQWH[W��,�VSHFLILFDOO\�ZLOO�VHDUFK�IRU�DQ\�GLIIHUHQFHV�LQ�UHQWV��UHQWDO�DJUHHPHQWV��OLYLQJ�

FRQGLWLRQV��DQG�HYLFWLRQV�LQ�WKH�VDPSOHG�EXLOGLQJV�IRU�QRQ�/HEDQHVH�FRPSDUHG�WR�/HEDQHVH�

SRSXODWLRQV���

�

��� 5HIXJHHV�DQG�PLJUDQWV��FDWHJRULFDO�IHWLVKLVP�DQG�FRQFHSWXDO�VWUHWFKLQJ�

%HFDXVH�WKLV�WKHVLV�UHOLHV�KHDYLO\�RQ�FRQYHUVDWLRQV�ZLWK�UHIXJHHV�DQG�PLJUDQW�

ZRUNHUV��DV�ZHOO�DV�DQDO\VLV�RI�OLWHUDWXUH�DQG�GDWD�RQ�WKHVH�JURXSV��LW�LV�LPSRUWDQW�WR�FODULI\��

DV�+HDYHQ�&UDZOH\�DQG�'LPLWULV�6NOHSDULV�KDYH�REVHUYHG��WKDW�³UHIXJHHV´�DQG�³PLJUDQWV´�

DUH�QRW�GLVFUHWH�FDWHJRULHV�DQG�WKH�H[SHULHQFHV�RI�SHRSOH�IOHHLQJ�FRQIOLFW��HFRQRPLF�

UXLQDWLRQ��RU�RWKHU�FDWDVWURSKHV�DUH�QRW�VLPSOH��$V�WKH�SDLU�QRWH��³«GHVSLWH�VLJQLILFDQW�

DFDGHPLF�FULWLTXH��FRQWLQXHV�WR�WUHDW�WKH�FDWHJRULHV�µUHIXJHH¶�DQG�µPLJUDQW¶�DV�LI�WKH\�VLPSO\�

H[LVW��RXW�WKHUH��DV�HPSW\�YHVVHOV�LQWR�ZKLFK�SHRSOH�FDQ�EH�SODFHG�LQ�VRPH�QHXWUDO�RUGHULQJ�

SURFHVV«´��&UDZOH\�DQG�6NOHSDULV��������SS�������)XUWKHUPRUH��WKLV�³FDWHJRU\�

IHWLVKL]DWLRQ´�WKH\�DQG�RWKHU�VFKRODUV�KDYH�REVHUYHG��LV�RIWHQ�D�WRRO�XVHG�E\�JRYHUQPHQWV�WR�

GHOLQHDWH�WKRVH�³GHVHUYLQJ´�DQG�³XQGHVHUYLQJ´�RI�DVVLVWDQFH���

,QGHHG��WKH�/HEDQHVH�JRYHUQPHQW�VSHFLILFDOO\�IRUEDGH�WKH�81+&5�IURP�UHJLVWHULQJ�

QHZ�6\ULDQ�UHIXJHHV�WKDW�DUULYHG�WR�WKH�FRXQWU\�DIWHU�������$GGLWLRQDOO\��ZKHWKHU�RU�QRW�

WKH\�DUH�UHJLVWHUHG�ZLWK�WKH�81+&5��6\ULDQ�UHIXJHHV�IDFH�GLVFULPLQDWLRQ��VXVSLFLRQ�DQG�

KRVWLOH�FRQGLWLRQV�EHFDXVH�VRPH�/HEDQHVH�EHOLHYH�RU�FODLP�WKDW�DOO�6\ULDQV�UHFHLYH�ODUJH�

DPRXQWV�RI�86'�IURP�81+&5��ZKLFK�LV�XQWUXH���)DZD]�HW�DO�����������

�
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��� 5HVSRQVHV�PRELOL]DWLRQ�WR�SUHFDULRXV�FRQGLWLRQV�

+RZ�GR�FLW\�GZHOOHUV�ZKR�DUH�WKURZQ�LQWR�FRQGLWLRQV�RI�SUHFDULW\�UHVSRQG�GHIHQG�

WKHPVHOYHV"�2QH�K\SRWKHVLV�WKDW�VFKRODUV��OLNH�,GD�6XVVHU�DQG�6WpSKDQH�7RQQHODW��SXW�

IRUZDUG�LV�WKDW�WHQDQWV�PD\�EH�DEOH�WR�PRELOL]H�WR�GHIHQG�WKHLU�ULJKWV��6XVVHU�DQG�7DQQHODW��

�������$OWKRXJK��WKH�HYHU�H[SDQGLQJ�LQHTXDOLWLHV�RI�QHROLEHUDO�HFRQRPLHV�DUH�PRUH�

KHLJKWHQHG�LQ�FLWLHV��WKH�IRUFHV�WKDW�SURGXFH�WKHVH�LQHTXDOLWLHV�DQG�SUHFDULW\�PD\�EH�WRR�

FRPSOH[�WR�JUDVS�DQG�PRELOL]H�DURXQG��6XVVHU�DQG�7RQQHODW���������6WLOO��WKH�LQHTXDOLWLHV�

SURGXFH�DQJHU�DQG�UHVHQWPHQW��ZKLFK�WKH�SDLU�DUJXH�FDQ�EH�FKDQQHOHG�LQWR�VRFLDO�

PRYHPHQW���

$QRWKHU�DSSURDFK�FRQVLGHUV�QHWZRUNV�RI�VROLGDULW\�RU�PXWXDO�DLG�WKDW�WHQDQWV�

GHYHORS�WR�VWD\�LQ�SODFH��$EGRXPDOLT�6LPRQH¶V�ZRUN�LQ�-RKDQQHVEXUJ�VXJJHVWV�WKDW�

SUHFDULRXV�LQGLYLGXDOV�DUH�LQ�D�FRQVWDQW�VWDWH�RI�PDQHXYHULQJ��WU\LQJ�WR�DGDSW�WR�WKHLU�

VXUURXQGLQJ�FRQGLWLRQV��6LPRQH���������7KHLU�FRQGLWLRQV�IRUFH�WKH�LQKDELWDQWV�RI�

-RKDQQHVEXUJ�WR�IRUP�QHWZRUNV�RI�VRFLDO�VROLGDULW\�WR�FRRSHUDWH��VXJJHVWLQJ�WKDW�SUHFDULRXV�

LQGLYLGXDOV�FRQIURQW�WKH�V\VWHPV�WKDW�LPPLVHUDWH�WKHP�E\�IRUPLQJ�V\VWHPV�RI�WKHLU�RZQ��,W�

LV�LPSRUWDQW�WR�VWUHVV�WKH�SRZHU�DQG�HFRQRPLF�LPEDODQFH�EHWZHHQ�SUHFDULRXV�LQGLYLGXDOV�

DQG�WKHLU�QHWZRUNV��RQ�WKH�RQH�KDQG��DQG�WKH�JRYHUQPHQWV�DQG�SULYDWH�HQWLWLHV�WKDW�

FRQWULEXWH�WR�WKHLU�SUHFDULW\��RQ�WKH�RWKHU��%XW�6LPRQH¶V�ZRUN�UHLILHV�WKH�DJHQF\�RI�WKH�FLW\�

GZHOOHUV��

+RZHYHU��6RODQJH�0XxR]¶V�ZRUN�FKDOOHQJHV�WKH�QRWLRQ�WKDW�EURDGHU�XUEDQ�SUHFDULW\�

DQG�LQHTXDOLW\�FDQ�EH�FKDOOHQJHG�E\�FLW\�GZHOOHUV�ZLWKRXW�DGHTXDWH�KRXVLQJ��0XxR]��

�������6KH�DUJXHV�WKDW�WKH�KRPH��LV�WKH�FHQWUDO�XQLW�RI�VWDELOLW\�LQ�FLW\�GZHOOHU¶V�OLYHV�
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�0XxR]���������:LWKRXW�DFFHVV�WR�D�VWDEOH�KRPH�DQG�KRXVLQJ��WKH�IRUFHV�RI�FDSLWDOLVP�WKDW�

H[SORLW�WKH�PRVW�SUHFDULRXV�LQGLYLGXDOV�FDQQRW�EH�FKDOOHQJHG�WKURXJK�LQGLYLGXDO�RU�

FROOHFWLYH�DFWLRQ��+RXVLQJ�LQ�WKH�XUEDQ�VSDFH�LV�WKH�SULPDU\�GULYHU�RI�SUHFDULW\��EXW�DOVR�FDQ�

EH�D�VRXUFH�RI�VWDELOLW\���

7DVQHHP�6LGGLTXL�HW��DO�DOVR�DGG�WR�WKH�VFKRODUVKLS�RQ�SUHFDULW\�DV�LW�LV�H[SHULHQFHG�

E\�PLJUDQWV��ZKR�H[SHULHQFH�PXOWLGLPHQVLRQDO�LQVHFXULW\�±�LQ�WKHLU�ULJKWV��PDWHULDO�VFDUFLW\��

DQG�GLVFULPLQDWLRQ��6LGGLTXL��7��HW�DO���������7KHLU�ZRUN�LPSRUWDQWO\�UHFRJQL]HV�WKDW�WKHUH�

H[LVWV�D�SUHFDULRXV�FODVV�LQ�HYHU\�FDSLWDOLVW�FLW\��ZKHUH�ZRUNHUV�VXEVLVW�RQ�WKH�ORZHVW�SDLG�

IRUPV�RI�ODERU��0LJUDQWV�KDYH�WKH�DGGHG�SUHFDULW\�RI�ODFNLQJ�FLWL]HQVKLS�ULJKWV��DQG�LQ�VRPH�

FRXQWULHV�ODERU�ULJKWV���7KHVH�SRSXODWLRQV�H[SHULHQFH�SUHFDULW\�DQG�FULVLV�GLIIHUHQWO\��DQG�

WKH�WRROV�DYDLODEOH�WR�WKHP�WR�DGGUHVV�WKHLU�SUHFDULW\�DOVR�IDOO�LQ�GLIIHULQJ�UHDOPV��$V�VXFK��LW�

LV�LPSRUWDQW�WR�P\�UHVHDUFK�WKDW�,�FRQWUDVW�WKH�GLIIHULQJ�UHVSRQVHV�DQG�WRROV�RI�WKH�GLIIHUHQW�

FODVVHV�RI�SHRSOH�OLYLQJ�LQ�WKH�VHOHFWHG�EXLOGLQJV���

�

&�� 5HODWLRQVKLS�RI�FDSLWDO�FRQVROLGDWLRQ�WR�WKH�XUEDQ�IDEULF�DQG�XUEDQ�SRZHU�

VWUXFWXUHV�

6LQFH�WKH���WK�&HQWXU\��FLWLHV�KDYH�EHHQ�WKH�DFFXPXODWLRQ�FHQWHUV�RI�FDSLWDOLVP��DV�

ZHOO�DV�WKHLU�VWHHULQJ�SRLQWV��$V�VXFK��WKH\�K\SHU�IRFXV�DQG�DFFHOHUDWH�WKH�SUREOHPV�RI�

XQHTXDO�FDSLWDO�DFFXPXODWLRQ�DQG�SRZHU�VWUXFWXUHV�WKDW�KDYH�EHHQ�FUHDWHG�WR�EROVWHU�WKLV�

DFFXPXODWLRQ��+DUYH\���������&ULVHV�DUH�DOVR�HQGHPLF�WR�FDSLWDOLVP��FROODSVH�RI�PDUNHWV�RU�

FXUUHQFLHV�KDV�EHHQ�REVHUYHG�WKH�ZRUOG�RYHU�IRU�PRUH�WKDQ�D�FHQWXU\��7KH������HFRQRPLF�

UHFHVVLRQ�±�VSDUNHG�E\�WKH�VHFXULWL]DWLRQ�RI�KRXVLQJ�DVVHWV�LQ�WKH�8QLWHG�6WDWHV�±�SRUWHQGV�

WKH�FROODSVH�RI�VLPLODU�KLJKO\�VHFXULWL]HG�PDUNHWV�LQ�RWKHU�FRXQWULHV��5ROQLN��������)LHOGV��
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�������7KLV�LPSOLHV�WKDW�RQH�QHHGV�WR�OLQN�KRXVLQJ�SUHFDULW\�WR�DFWXDO�WUDQVIRUPDWLRQV�LQ�WKH�

XUEDQ�IDEULF��

8UEDQ�UHVHDUFKHUV�VXFK�DV�5DTXHO�5ROQLN�KDYH�WUDFHG�WKLV�JHQHUDO�WUHQG�LQ�WKH�ZRUOG�

HFRQRP\�WRZDUG�ILQDQFLDOL]DWLRQ�RI�KRXVLQJ�DQG�WUDQVIRUPLQJ�KRXVLQJ�IURP�D�WUDGLWLRQDO�

DVVHW�LQ�SULYDWH�KDQGV�DQ�LQYHVWPHQW�YHKLFOH�IRU�KXJH�ILUPV�DQG�FRQJORPHUDWHV��5ROQLN��

�������$GGLWLRQDOO\��UHVHDUFKHUV�KDYH�DUJXHG�WKDW�WKLV�WUHQG�KDV�WUDQVIRUPHG�KRXVLQJ�IURP�D�

ULJKW�RI�LQGLYLGXDOV��LQWR�D�ULJKW�RI�FDSLWDO�RZQHUV��0DUFXVH���������&LWLHV�OLNH�%HLUXW�DUH�

EHLQJ�WUDQVIRUPHG�IURP�D�OLYDEOH�VSDFH�IRU�LWV�LQKDELWDQWV��LQWR�D�VWRUH�RI�YDOXH�LQ�ODQG�DQG�

SURSHUW\�XQLWV�IRU�ZHDOWK\�LQYHVWRUV���

/HEDQRQ�KDV�IROORZHG�WKLV�WUHQG�LQ�JOREDO�ILQDQFH�DW�DQ�DFFHOHUDWHG�UDWH��WKURXJK�

ODZV�DQG�SROLFLHV�LQWURGXFHG�VLQFH�WKH�HQG�RI�WKH�/HEDQHVH�&LYLO�:DU�LQ�������$VKNDU��

�������7KH�QHZ�/HEDQHVH�³/DZ�RQ�5HQW´�WKDW�WRRN�HIIHFW�LQ�������UHYLVHG�DQG�UHPRYHG�

UHQW�FRQWUROV�DOORZLQJ�IRU�UHQWV�WR�EH�VXEMHFW�WR�PDUNHW�IRUFHV��&RQWUDFWV�PDGH�XQGHU�WKH�

SUHYLRXV�UHQW�ODZ�WKDW�ZHUH�UHQW�FRQWUROOHG�ZHUH�JUDQGIDWKHUHG�LQWR�WKH�QHZ�ODZ��%XW�WKHVH�

UHQWDO�FRQWUDFWV�ZHUH�VHYHUHO\�GHYDOXHG�GXH�WR�LQIODWLRQ�DQG�SURPSWHG�ODQGRZQHUV�WR�

FLUFXPYHQW�WKHP�E\�GHPROLVKLQJ�WKH�EXLOGLQJV�FRQWDLQLQJ�XQLWV�SURWHFWHG�E\�WKH�SUHYLRXV�

SURYLVLRQV�RU�VNLUWLQJ�WKH�ODZ�LQ�RWKHU�ZD\V�WR�IRUFH�³ROG�UHQW´�WHQDQWV�RXW��$VKNDU���������

7KLV�VWULQJ�RI�GHPROLWLRQV�DQG�QHZ�FRQVWUXFWLRQ�VDZ�D�ZDYH�RI�ZHDOWK\�LQGLYLGXDOV��H[SDWV��

IRUHLJQHUV��DQG�LQYHVWRUV�EX\�XS�XQLWV�LQ�WKH�%HLUXW�DUHD�LQ�WKH�XS�VFDOH�KLJK�ULVHV��LQIODWLQJ�

WKH�FRVW�RI�OLYLQJ�LQ�WKH�FLW\��7KH�GHYHORSHUV�DUH�QRW�UHTXLUHG�WR�SD\�SURSHUW\�WD[HV�RQ�WKHVH�

YDFDQW�EXLOGLQJV�RU�ORWV��VR�GHPROLVKLQJ�DQG�EXLOGLQJ�KLJK�ULVHV�ZLWK�XQLWV�WKDW�VLW�HPSW\�LV�

XQSHQDOL]HG��DQG�WKHVH�XQLWV�DUH�D�VWDEOH�DVVHW�ZLWK�QR�ILQDQFLDO�ULVN�DV�D�UHVXOW��.ULMQHQ�DQG�

)DZD]��������)DZD]��.ULMQHQ��DQG�(O�6DPDG�����������
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'�� 7KH�,QIRUPDO�DV�D�)UDPHZRUN�RI�7UDQVDFWLRQ�

6LQFH�DW�OHDVW�WKH�HDUO\�����V��XUEDQ�UHVHDUFKHUV�KDYH�WUDFHG�WKH�JURZLQJ�WUHQG�RI�

XQDIIRUGDEOH�KRXVLQJ�DQG�UHVSRQVHV�WR�LW�WKDW�FLUFXPYHQW�JRYHUQPHQW�FRQWURO�²�ZKDW�KDV�

EHHQ�ZLGHO\�FDOOHG�³LQIRUPDOLW\´��3HDWWLH����������%HFDXVH�WKH�WHUP��DV�/LVD�3HDWWLH�DUJXHV��

LV�LOO�GHILQHG�DQG�GHVFULEHV�D�QXPEHU�RI�WUHQGV�DQG�SKHQRPHQD��,�VSHFLI\�WKDW�IRU�WKLV�WKHVLV�

,�ZLOO�IRFXV�RQ�LQIRUPDO�IUDPHZRUNV�RI�WUDQVDFWLRQ��6FKRODUV�KDYH�GLVDJUHHG�DERXW�ZKHWKHU�

LQIRUPDO�SUDFWLFHV�VKRXOG�EH�FHOHEUDWHG�RU�FRQGHPQHG��)DUDQDN�0LUDIWDE�DUJXHV�WKDW�

LQIRUPDOLW\�LV�QRW�RQO\�D�QDWXUDO�UHVXOW�RI�H[FOXVLRQDU\�SROLFLHV�EXW�LV�RQH�QRGH�RI�UHVLVWDQFH�

HPSOR\HG�E\�UHVLGHQWV�DJDLQVW�IRUFHV�WKDW�SURGXFH�WKHLU�SUHFDULW\�LQ�WKH�XUEDQ�VSDFH��6R�

UDWKHU�WKDQ�GHFU\LQJ�LQIRUPDOLW\�DV�DQ�LOOHJDO�EOLJKW�RQ�FLWLHV��VKH�VHHV�LW�DV�D�SRVLWLYH�DFW�

�5ROQLN��������0LUDIWDE����������

+RZHYHU��DV�VFKRODUV�OLNH�0RQD�)DZD]�DQG�$QDQ\D�5R\�KDYH�DUJXHG��LQIRUPDO�

WUDQVDFWLRQV�FDQ�GHOLEHUDWHO\�EH�XVHG�E\�FLW\�DXWKRULWLHV�WR�XQPDS�DQG�XQFODULI\�ODZV�DQG�

SROLFLHV�EHFDXVH�LW�DOORZV�WKHP�WR�PDNH�WKHLU�RZQ�GHFLVLRQV��FRPPRGLI\�ODQG�DQG�IDFLOLWDWH�

FDSLWDO�H[FKDQJH��DQG�WXUQ�WKH�XUEDQ�VSDFH�LQWR�D�WRRO�RI�H[FOXVLRQ��ZKHUH�LW�LV�RQO\�

DYDLODEOH�WR�PHPEHUV�RI�WKH�ERXUJHRLVLH�DQG�FDSLWDO�RZQHUV��5R\��������)DZD]���������

6WXG\LQJ�LQIRUPDOLW\�LQ�D�IUDPHZRUN�RI�WUDQVDFWLRQV��DV�H[LVWV�LQ�/HEDQRQ��WKXV�EHFRPHV�D�

ZD\�WR�EHWWHU�XQGHUVWDQG�KRXVLQJ�WUDQVDFWLRQV�LQ�UHODWLRQ�WR�SRZHU�DQG�HFRQRPLF�UHODWLRQV���

,QIRUPDOLW\�FDQ�DOVR�PDQLIHVW�RQ�WKH�JURXQG�LQ�SURSHUW\�WUDQVDFWLRQ��UHQWDO�

DJUHHPHQWV��DQG�GHHGV�WKDW�IDOO�RXWVLGH�RI�WKH�SUHYXH�RI�WKH�VWDWH��EXW�VWLOO�KDYH�D�ORJLF�DQG�

VRFLDOO\�UHFRJQL]HG�OHJLWLPDF\��7KLV�W\SH�RI�LQIRUPDOLW\�FDQ�EH�FDXVHG�E\�WKH�FLW\�

DXWKRULWLHV��DV�)DZD]�DQG�5R\�DUJXH��RU�WKH�EX\HU�VHOOHU�RI�KRXVLQJ�ZLVKLQJ�WR�FLUFXPYHQW�

UHJXODWLRQ��ZKLFK�ZRXOG�PDNH�WKH�WUDQVDFWLRQ�HLWKHU�LPSRVVLEOH��EHFDXVH�WKH�WHQDQW�RU�
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ODQGORUG�LV�EUHDNLQJ�WKH�ODZ�LQ�VRPH�ZD\��RU�PRUH�FRVWO\��'DKGDK���������7KH�ILYH�

EXLOGLQJV�,�VWXGLHG�IRU�WKLV�UHVHDUFK�ZHUH�QR�GLIIHUHQW�±�HYHU\�WHQDQW�KDG�DQ�LQIRUPDO�

DJUHHPHQW�ZLWK�WKH�ODQGORUG���

�

(�� 7KH�UHODWLRQVKLS�RI�SRZHU�EHWZHHQ�ODQGORUGV�DQG�WHQDQWV�

6FKRODUV�RI�FLWLHV�LQ�ERWK�WKH�*OREDO�1RUWK�DQG�6RXWK�KDYH�UHFHQWO\�SXEOLVKHG�ZRUN�

WKDW�DQDO\]HG�WKH�UHODWLRQVKLS�EHWZHHQ�ODQGORUGV�DQG�WHQDQWV�LQ�FLWLHV�IURP�,UHODQG�WR�6RXWK�

$IULFD��$VKOH\�*XQWHU�REVHUYHG�WKDW�LQ�WKH�LQIRUPDO�PDUNHW�RI�-RKDQQHVEXUJ��ODQGORUGV�KDG�

DQ�DV\PPHWULFDO�SRZHU�UHODWLRQVKLS�ZLWK�WHQDQWV�ZKHUH�WKH\�FRXOG�LPSRVH�DUELWUDU\�UHQWDO�

WHUPV�ZLWK�LPSXQLW\��*XQWHU���������,Q�,UHODQG��ZKHUH�WKH�KRXVLQJ�PDUNHW�KDV�VRPH�

UHJXODWLRQ�±�OHVV�VR�WKDQ�LQ�WKH�����V�EHFDXVH�RI�D�VHULHV�RI�PDUNHW�OLEHUDOL]LQJ�ODZV���±�

ODQGORUGV�RIWHQ�VNLUW�UHJXODWLRQ�DQG�ODZV�DQG�UHWDOLDWH�DJDLQVW�WHQDQWV�ZKR�UHSRUW�LOOHJDO�

EHKDYLRU��DFFRUGLQJ�WR�UHVHDUFK�E\�0LFKDHO�%\UQH�DQG�5DFKHO�0F$UGOH��%\UQH�DQG�

0F$UGOH���������,UHODQG¶V�UHQWDO�VHFWRU�LV�WLJKW��MXVW�OLNH�%HLUXW¶V�LV��ZKLFK�DIIRUGV�PRUH�

SRZHU�WR�ODQGORUGV�ZKR�FDQ�EODFNOLVW�WHQDQWV�ZKR�ILOH�FRPSODLQWV�VR�WKDW�WKRVH�WHQDQWV�KDYH�

D�PXFK�PRUH�GLIILFXOW�WLPH�VHFXULQJ�KRXVLQJ�ZLWK�RWKHU�ODQGORUGV�LQ�WKH�IXWXUH���

�

�

)�� &RQFOXVLRQ�

7KH�UHODWHG�OLWHUDWXUH�HPSKDVL]HV�WKH�LPSRUWDQFH�RI�DQDO\]LQJ�WKH�VWUXFWXUDO�IDFWRUV�

WKDW�SURGXFH�KRXVLQJ�SUHFDULW\�DQG�SRRU�WHQDQW�FRQGLWLRQV��)XUWKHU��LW�SRLQWV�WR�WKH�UROH�WKDW�

ODQGORUGV�SOD\�LQ�GLVFULPLQDWLRQ�DQG�SURPSWV�IXUWKHU�VFUXWLQ\�RI�WKH�SRZHU�UHODWLRQVKLS�

EHWZHHQ�WKH�ODQGORUG�DQG�WHQDQW��%HFDXVH�PDUNHWV�SOD\�DQ�RXWVL]HG�UROH�LQ�FRQWULEXWLQJ�WR�



���
�

SUHFDULW\�LQ�PRGHUQ�FLWLHV��FDSLWDO�FRQVROLGDWLRQ�DQG�LWV�UROH�LQ�WUDQVIRUPLQJ�FLWLHV�IURP�

SODFHV�WR�OLYH�LQWR�SODFHV�WR�H[WUDFW�ZHDOWK��JXLGHG�P\�UHVHDUFK�LQ�WKLV�WKHVLV���

$GGLWLRQDOO\��XQGHUVWDQGLQJ�LQIRUPDO�PRGHV�RI�DFFHVVLQJ�VKHOWHU�DQG�WKH�SRZHU�

UHODWLRQV�WKDW�LQIRUPDOLW\�SURGXFHV��HVSHFLDOO\�IRU�HVSHFLDOO\�YXOQHUDEOH��RU�SUHFDULRXV��

JURXSV�ZDV�FUXFLDO�WR�WKLV�UHVHDUFK���

� �
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&+$37(5�,,,�

&$6(�678'<��*(,7$:,��%(,587��$1'�7+(�&,7<6&$3(�

��������������������������������������������������

,Q�WKH�IROORZLQJ�FKDSWHU��,�ZLOO�SURYLGH�DQ�RYHUYLHZ�RI�WKH�SK\VLFDO�FKDUDFWHULVWLFV�

RI�WKH�ILYH�EXLOGLQJV�,�VWXGLHG��WKH�FKDUDFWHULVWLFV�RI�WKH�WHQDQWV��DQG�GHVFULSWLRQV�RI�WKH�

ODQGORUGV��$OO�ILYH�EXLOGLQJV�DUH�ORFDWHG�LQ�*HLWDZL�±�D�KLVWRULF�QHLJKERUKRRG�LQ�%HLUXW�

EDVHG�DURXQG�D�KRVSLWDO�RI�WKH�VDPH�QDPH��DV�ZHOO�DV�6W��*HRUJH�+RVSLWDO��7KH�

QHLJKERUKRRG�FRQWDLQV�D�YDULHW\�RI�EXLOGLQJV�FRQVWUXFWHG�IURP�WKH�HDUO\���WK�&HQWXU\�WR�WKH�

SUHVHQW��EXW�WKH�ODUJHVW�GLYLGH�LV�EHWZHHQ�EXLOGLQJV�EXLOW�EHIRUH�WKH�FLYLO�ZDU�DQG�WKRVH�EXLOW�

)LJXUH����7KH�IDFDGH�RI�%XLOGLQJ�'�

�
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DIWHU��%HWZHHQ�H[SHQVLYH�KLJK�ULVHV�EXLOW�LQ�������\RX�ZLOO�ILQG�����VWRU\�DSDUWPHQW�

EXLOGLQJV�EXLOW�LQ�WKH�����V�RU�HDUOLHU��7KHVH�DUH�WKH�W\SHV�RI�EXLOGLQJV�,�KDYH�VHOHFWHG�IRU�

P\�UHVHDUFK��7KHUH�DUH�VHYHUDO�IDFWRUV�WKDW�SXVKHG�PH�WR�VHOHFW�WKLV�W\SRORJ\��WKH�PRVW�

SURPLQHQW�EHLQJ�WKDW�,�OLYH�LQ�RQH��ZKLFK�LV�RQH�RI�WKH�EXLOGLQJV�,�VWXGLHG���0\�RZQ�

H[SHULHQFHV�QHJRWLDWLQJ�ZLWK�WKH�ODQGORUG�DQG�VHHLQJ�P\�QHLJKERUV�WU\�WR�GR�WKH�VDPH�

LJQLWHG�DQ�LQWHUHVW�LQ�WKHVH�EXLOGLQJV�DQG�WKHLU�IXQFWLRQ�ZLWKLQ�WKH�IDEULF�RI�%HLUXW��

$GGLWLRQDOO\��,�REVHUYHG�WKDW�WKHVH�EXLOGLQJV�DUH�JHQHUDOO\�WKH�PRVW�DIIRUGDEOH�LQ�WKH�DUHD��

DQG�DV�VXFK�KDYH�D�WHQDQW�SRSXODWLRQ�WKDW�LV�PL[HG�EHWZHHQ�QDWLRQDOLWLHV��DQG�WKHLU�ODQGORUGV�

WHQG�WR�UHQW�WR�WHQDQWV�LQIRUPDOO\��ZKLFK�,�REVHUYHG�FDXVHV�D�KRVW�RI�SUREOHPV�IRU�WKH�

WHQDQWV��

7KH�ILYH�EXLOGLQJV�,�KDYH�VHOHFWHG�DV�FDVH�VWXGLHV�VKDUH�WKLV�W\SRORJ\�LQ�WKDW�WKH\�

ZHUH�FRQVWUXFWHG�EHIRUH�WKH�/HEDQHVH�&LYLO�:DU��DUH�����VWRULHV�LQ�KHLJKW��EHVLGHV�%XLOGLQJ�

&��DQG�KDYH�D�PL[HG�RFFXSDQF\�EHWZHHQ�/HEDQHVH��6\ULDQ�UHIXJHHV��PLJUDQW�ZRUNHUV��DQG�

ZHVWHUQ�WHQDQWV��,�K\SRWKHVL]HG�WKDW�WKH�IDFW�WKDW�UHVLGHQWV�ZHUH�ERWK�XQHTXDO�WR�HDFK�RWKHU�

DQG�WKHLU�ODQGORUGV�ZRXOG�\LHOG�LQVLJKWV�LQWR�KRZ�WHQDQW�SUHFDULW\�PDQLIHVWV�DQG�LV�

UHSURGXFHG�LQ�WKHVH�W\SHV�RI�EXLOGLQJV���

�

$�� �6HOHFWHG�%XLOGLQJV� �

��� 3K\VLFDO�RYHUYLHZ�RI�WKH�VHOHFWHG�EXLOGLQJV���

0RVW�RI�WKH�ILYH�EXLOGLQJV�,�VHOHFWHG�ZHUH�EXLOW�EHIRUH�������ZLWK�WKH�ROGHVW�±�

%XLOGLQJ�'�²�EHLQJ�EXLOW�LQ�������%HVLGHV�%XLOGLQJ�&��ZKLFK�LV�D�FRQJORPHUDWLRQ�RI���

ODUJH�KRXVHV�WKDW�KDYH�EHHQ�VHFWLRQHG�LQWR�VPDOOHU�DSDUWPHQWV��WKH�EXLOGLQJV�DUH�����VWRULHV�



���
�

LQ�KHLJKW�DQG�FRQWDLQ�EHWZHHQ����DQG����DSDUWPHQWV��7KH\�DUH�ODUJHO\�LQ�D�VWDWH�RI�GLVUHSDLU�

DQG�QHJOHFW�DV�WKH�IDFDGHV�DQG�LQWHULRUV�KDYH�VHHQ�RQO\�PLQRU�XSJUDGHV�VLQFH�WKH\�ZHUH�

EXLOW�±�PRVWO\�VSRW�IL[HV�DQG�UHSDLQWLQJ��0XFK�RI�WKH�HOHFWULFDO�ZLULQJ�LV�H[SRVHG�RXWVLGH�RI�

WKH�EXLOGLQJV��DQG�WKH�WRLOHWV��EDWKURRPV��DQG�NLWFKHQV�RI�PDQ\�RI�WKH�DSDUWPHQWV�DUH�

LQDGHTXDWH��GLUW\��DQG�GLVLQWHJUDWLQJ��7HQDQWV�KDYH�PDGH�VRPH�PLQRU�IL[HV��LI�WKH\�FDQ�

DIIRUG�WR��DQG�ODQGORUGV�KLGH�WKH�SUREOHPV�ZLWK�IUHVK�FRDWV�RI�SDLQW�DQG�WHPSRUDU\�IL[HV�LI�

DQ�DSDUWPHQW�LV�YDFDQW�DQG�WKH\�ZDQW�WR�UHQW�LW���

�

)LJXUH����)DFDGH�RI�%XLOGLQJ�%�
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�

�

)LJXUH����)DFDGH�RI�%XLOGLQJ�(�

�



���
�

�

)LJXUH����)DFDGH�RI�%XLOGLQJ�$�

�������������������������

������������� �

)LJXUH����9LHZ�RI�WKH�FHQWUDO�FRXUW\DUG�RI�%XLOGLQJ�$�

�������
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%HFDXVH�RI�WKHLU�ORFDWLRQ��WKH�ILYH�EXLOGLQJV�ZHUH�VTXDUHO\�ZLWKLQ�WKH�EODVW�UDGLXV�RI�

WKH������%HLUXW�3RUW�H[SORVLRQ��DQG�UHFHLYHG�H[WHQVLYH�GDPDJH�WR�ZLQGRZV��IXUQLWXUH��DQG�

IDFDGHV��7KH�/HEDQHVH�0LOLWDU\�DQG�YDULRXV�1*2¶V�SDLG�WR�IL[�VRPH�RI�WKLV�GDPDJH��EXW�WKH�

HIIHFWV�RI�WKH�EODVW�FRXOG�VWLOO�EH�UHDGLO\�VHHQ�DW�WKH�WLPH�RI�UHVHDUFK��7KH�SDLQW�WKH�PLOLWDU\�

DSSOLHG�WR�%XLOGLQJ�(�ZDV�DOUHDG\�IDGLQJ�DQG�SHHOLQJ�OHVV�WKDQ�WZR�\HDUV�DIWHU�DSSOLFDWLRQ��

DFFRUGLQJ�WR�7HQDQW����(DFK�DSDUWPHQW�KDV�LWV�RZQ�DG�KRF�ZDWHU�V\VWHP�DQG�WDQNV�VFDWWHUHG�

DURXQG�RU�RQ�WRS�RI�WKH�EXLOGLQJV�EHFDXVH�WKH�PXQLFLSDOLW\�RI�%HLUXW�GRHV�QRW�FRQVLVWHQWO\�

VXSSO\�WKH�FLW\�ZLWK�ZDWHU��7KLV�FDXVHV�LWV�RZQ�VHW�RI�LVVXHV�DV�WKH�WDQNV�VRPHWLPHV�OHDN�RU�

EUHDN�DQG�ZDWHU�IORZV�LQWR�WKH�OLYLQJ�DUHDV�RU�GDPDJHV�RWKHU�VWUXFWXUHV�RI�WKH�EXLOGLQJV�DV�

ZDV�WKH�FDVH�ZLWK�%XLOGLQJ�$��%�DQG�&���

�

�

)LJXUH����%XLOGLQJ�%�JURXQG�IORRU�DQG�WKH�IDoDGH�RI�RQH�SDUW�RI�%XLOGLQJ�&�

�

��7KH�H[SORVLRQ�RFFXUUHG�RQ�$XJXVW����������ZKHQ�D�ODUJH�DPRXQW�RI�LPSURSHUO\�VWRUHG�DPPRQLXP�QLWUDWH�
H[SORGHG�LQ�WKH�3RUW�RI�%HLUXW�FDXVLQJ�WKH�GHDWKV�RI�����SHRSOH��LQMXULQJ�WKRXVDQGV�DQG�GLVSODFLQJ�PRUH�WKDQ�
����������
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��

7KH�OD\RXWV�RI�WKH�DSDUWPHQWV�UDQJH�IURP�RQH�EHGURRP�ZLWK�D�EDWKURRP�DQG�NLWFKHQ�

LQ�WKH�VPDOOHU�VHFWLRQ��WR�WKUHH�EHGURRPV�ZLWK�PXOWLSOH�EDWKURRPV��D�NLWFKHQ��DQG�

EDOFRQLHV��3DUWV�RI�WKH�URRYHV�DUH�FRYHUHG�LQ�WDUSV�WR�SURWHFW�WKH�LQWHULRUV�IURP�ZDWHU�

OHDNDJH�LQ�WKH�GDPDJHG�VHFWLRQV��6RPH�RI�WKH�EXLOGLQJV�KDYH�LQIRUPDOO\�VHFWLRQHG�

DSDUWPHQWV�EXLOW�ZLWK�WDUS�DQG�SO\ZRRG�RU�VKHHW�PHWDO���

�

�������)LJXUH�����,QIRUPDOO\�VHFWLRQHG�DSDUWPHQW�LQ�%XLOGLQJ�%�

�

�

�

�

�

�
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��� 7KH�7HQDQWV�

)LJXUH���RIIHUV�D�EUHDNGRZQ�RI�WKH�WHQDQWV�LQ�UHODWLRQ�WR�WKH�EXLOGLQJV���

�

%XLOGLQJ� 1XPEHU�RI�
$SDUWPHQWV�

3RSXODWLRQ� %XLOGLQJ�
5HSUHVHQWDWLYH�

/LYH�LQ�
/DQGORUG��

$� ��� 0L[HG� 1R� 1R�
%� a����ZLWK�

H[WUD�URRPV�
UHQWHG��

0L[HG��
PRVWO\�
6\ULDQ�DQG�
PLJUDQW�
ZRUNHUV�

<HV� 1R�

&� a�� 6\ULDQ� 1R� 1R�
'� ��� 0L[HG��

PRVWO\�
/HEDQHVH�

1R� <HV�

(� ��� 0L[HG� <HV� 1R�
�

)LJXUH�����*HQHUDO�LQIRUPDWLRQ�DERXW�WKH�VHOHFWHG�EXLOGLQJV�

�

��� 7KH�/DQGORUGV��2ZQHUV��DQG�5HSUHVHQWDWLYHV�

)RU�FODULW\¶V�VDNH��,�ZLOO�XVH�³RZQHU´�LQ�WKLV�WKHVLV�WR�PHDQ�VRPHRQH�ZKR�RZQV�

VKDUHV�LQ�WKH�UHVSHFWLYH�EXLOGLQJV�EXW�GRHV�QRW�LQWHUDFW�ZLWK�WHQDQWV�RU�PDQDJH�WKH�DIIDLUV�RI�

WKH�EXLOGLQJ��:KLOH�³ODQGORUG´�ZLOO�UHIHU�WR�VRPHRQH�ZKR�KDV�DQ�RZQHUVKLS�VWDNH�LQ�WKH�

EXLOGLQJ�DQG�KDV�D�KDQG�LQ�PDQDJLQJ�WHQDQWV��RU�WKH�DIIDLUV�RI�WKH�EXLOGLQJ��)LQDOO\��D�

³UHSUHVHQWDWLYH´�KDV�QR�RZQHUVKLS�VWDNH�LQ�WKH�EXLOGLQJ�DQG�LQVWHDG�UHFHLYHV�SD\PHQW�IURP�

DQ�RZQHU�WR�FROOHFW�UHQW��LQWHUDFW�ZLWK�WHQDQWV��RU�PDQDJH�WKH�EXLOGLQJ�LQ�VRPH�RWKHU�IRUP����

�

��7KH�WHUP�³UHSUHVHQWDWLYH´�SRLQWV�WR�WKH�LQGLYLGXDO�KLUHG�E\�WKH�SURSHUW\�RZQHU�WR�PDQDJH�WKH�
SURSHUW\�DQG�FROOHFW�WKH�UHQW��,Q�$UDELF��WKH�LQGLYLGXDO�ZDV�UHIHUUHG�WR�LQ�P\�FDVH�VWXGLHV�DV�ZDNHHO��,Q�RWKHU�
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7KH�RZQHUVKLS�RI�DOO�ILYH�EXLOGLQJV�LV�FRPSOH[�EHFDXVH�WKH\�DUH�DOO�KHOG�LQ�VSOLW�

VKDUHV�E\�PXOWLSOH�FODLPDQWV��/HEDQRQ¶V�OHJDO�IUDPHZRUN�IRU�SURSHUW\�RZQHUVKLS�GLYLGHV�

EXLOGLQJV��ORWV��DSDUWPHQWV��DQG�RWKHU�ODQGHG�DVVHWV�LQWR�VKDUHV���,Q�HDFK�RI�WKH�ILYH�VHOHFWHG�

EXLOGLQJV��WKH�RZQHUVKLS�VKDUHV�DUH�PRVWO\�VSOLW�EHWZHHQ�VLEOLQJV�LQ�WKH�VDPH�IDPLOLHV��ZKR�

LQKHULWHG�WKH�VKDUHV�IURP�WKHLU�SDUHQWV��%XLOGLQJ�%�DQG�(�DOVR�KDYH�RZQHUV�ZLWK�VKDUHV�IURP�

GLIIHUHQW�IDPLOLHV�WKDW�ZHUH�SXUFKDVHG�LQVWHDG�RI�LQKHULWHG��7KH�RZQHUV�RI�DOO�VHOHFWHG�

EXLOGLQJV�DUH�/HEDQHVH�FLWL]HQV��DOWKRXJK�VRPH�UHVLGHG�RXWVLGH�WKH�FRXQWU\�DW�WKH�WLPH�RI�

P\�UHVHDUFK��7KH�PXOWLSOLFLW\�RI�RZQHUV�FRPSOLFDWHV�WKH�RUJDQL]DWLRQ�RI�EXLOGLQJV��VLQFH�

RZQHUV�PD\�QRW�DJUHH�RQ�KRZ�WR�PDQDJH�UHQWV��DQG�WKH\�DUH�XQDEOH�WR�FODULI\�MXULVGLFWLRQ�DV�

ORQJ�DV�WKH�SURSHUW\�LV�VKDUHG���

7KH�PDQDJHPHQW�RI�UHQW�GLIIHUV�DFURVV�WKH�ILYH�FDVHV��,Q�WKH�FDVH�RI�%XLOGLQJ�$�DQG�

&��D�VRQ�RI�WKH�RULJLQDO�RZQHUV�LV�WKH�ODQGORUG�IRU�HDFK�EXLOGLQJ��UHVSHFWLYHO\��,Q�%XLOGLQJ�

$��WKLV�ODQGORUG�QHJRWLDWHV�DJUHHPHQWV�ZLWK�WHQDQWV��FROOHFWV�UHQWV��DQG�FKHFNV�RQ�WKH�

EXLOGLQJ�UHJXODUO\��,Q�%XLOGLQJ�&��WKH�ODQGORUG�RQO\�FRPHV�WR�FROOHFW�UHQWV�DQG�GLFWDWH�QHZ�

UDWHV�RQFH�D�PRQWK��7KH\�DUH�ERWK�UHIHUUHG�WR�DV�³ ��ʥƆʺƅ§�ʖʴŰ �LQ�$UDELF��6DDKLE�$P�

PLOLN���ZKLFK�FORVHO\�WUDQVODWHV�WR�SURSHUW\�RZQHU���

�

�

EXLOGLQJV�LQ�%HLUXW��RWKHU�WHUPV�KDYH�EHHQ�XVHG��H�J���1DWRRU��PDV�RRO���7KH�WHUP�RIWHQ�GLIIHUV�DFFRUGLQJ�WR�
WKH�VWDWXV�RI�WKH�LQGLYLGXDO��

��7KH�/HEDQHVH�SURSHUW\�ODZ�GLYLGHV�DOO�ODQGHG�SURSHUWLHV�LQWR�������VKDUHV�WKDW�FDQ�EH�KHOG�E\�RQH�
RU�KXQGUHGV�RI�VKDUHKROGHUV��$OWKRXJK�UHFHQW�ODZV�PDQGDWH�WKDW�DOO�DSDUWPHQW�EXLOGLQJV�UHRUJDQL]H�DQG�GLYLGH�
SURSHUW\�VR�WKDW�HDFK�DSDUWPHQW�LV�D�VLQJOH�SURSHUW\�XQLW��QXPHURXV�ROG�EXLOGLQJV�±LQFOXGLQJ�DOO�WKRVH�LQ�P\�
VDPSOH��DUH�QRW�GLYLGHG�DQG�KHQFH�DOO�DSDUWPHQWV�DUH�KHOG�LQ�VKDUHV�E\�PXOWLSOH�LQGLYLGXDOV��7KLV�FRQIXVHV�
UHVSRQVLELOLW\�VLQFH�VKDUHV�DUH�QRW�VSDWLDOO\�DOORFDWHG��



���
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,Q�%XLOGLQJ�%��WKH�RZQHUV�GR�QRW�LQWHUYHQH�GLUHFWO\�ZLWK�WKH�WHQDQWV��,QVWHDG��RQH�RI�

WKH�LQKHULWRUV�KLUHG�D� �̔ؗ ÃȈ� ú��ZDNHHO���ZKLFK�FDQ�EH�WUDQVODWHG�WR�DJHQW�RU�UHSUHVHQWDWLYH��WR�

FROOHFW�UHQWV�DQG�RYHUVHH�WKH�EXLOGLQJ�RQ�WKH�IDPLO\¶V�EHKDOI��7KH�UHSUHVHQWDWLYH�LV�D�

/HEDQHVH�EXVLQHVV�RZQHU�ZKR�RZQV�D�FRQYHQLHQFH�VWRUH�LQ�WKH�QHLJKERUKRRG��DQG�KDV�

H[SDQGHG�KLV�EXVLQHVV�SRUWIROLR�E\�PDQDJLQJ�IRXU�RWKHU�DSDUWPHQW�EXLOGLQJV�LQ�WKH�DUHD��

LQFOXGLQJ�%XLOGLQJ�%���$OO�WKH�EXLOGLQJV�KH�PDQDJHV�DUH�RQ�WKH�VDPH�EORFN�ZKHUH�KLV�VWRUH�

LV�ORFDWHG��$FFRUGLQJ�WR�KLP�DQG�WKH�WHQDQWV��KH�LV�YHU\�VWULFW�DQG�NHHSV�D�FORVH�ZDWFK�RQ�

KRZ�PDQ\�SHRSOH�DUH�LQ�WHQDQWV¶�DSDUWPHQWV�DQG�WKHLU�EHKDYLRU�WKURXJK�VHFXULW\�FDPHUDV��

DQG�KDV�XVHG�LQWLPLGDWLRQ�DQG�IRUFH�WR�HYLFW�WHQDQWV�LQ�WKH�SDVW���

%XLOGLQJ�(�DOVR�KDV�D�UHSUHVHQWDWLYH�RI�WKH�ODQGORUG��EXW�LQ�WKH�IRUP�RI�D�ODZ\HU�

KLUHG�E\�WKH�PDMRULW\�RZQHU��ZKR�UHVLGHV�RXWVLGH�RI�WKH�FRXQWU\��LQ������DQG�WKH�SULPDU\�

LQGLYLGXDO�WKDW�WHQDQWV�LQWHUDFW�DQG�QHJRWLDWH�ZLWK��7KH�ODZ\HU�OLYHV�QHDU�%HLUXW�DQG�KDV�

EHHQ�PDQDJLQJ�SURSHUWLHV�IRU�ODQGORUGV�IRU�DERXW����\HDUV��

%XLOGLQJ�'¶V�RZQHUVKLS�VLWXDWLRQ�LV�VLPLODU�WR�WKH�%XLOGLQJ�$��%��DQG�&��LQ�WKDW�

VKDUHV�DUH�VSOLW�EHWZHHQ�VLEOLQJV�RI�WKH�VDPH�IDPLO\��7ZR�RI�WKH�RZQHUV�OLYH�LQ�DQ�

DSDUWPHQW�LQ�WKH�EXLOGLQJ�DQG�DUH�WKH�SULPDU\�ODQGORUGV��2QH�RI�WKH�RWKHU�RZQHUV�RI�

%XLOGLQJ�'�±�D�VLEOLQJ�RI�RQH�RI�WKH�ODQGORUGV�±�UHFHQWO\�UHWXUQHG�IURP�OLYLQJ�RXWVLGH�RI�WKH�

FRXQWU\�DQG�EHJDQ�EHFRPLQJ�LQYROYHG�LQ�PDQDJLQJ�WKH�EXLOGLQJ��DOWKRXJK�VKH�GRHV�QRW�

UHVLGH�LQ�LW��$W�WKH�WLPH�RI�P\�LQWHUYLHZV��WKH�ODQGORUGV�RI�%XLOGLQJ�'�DQG�WKLV�VLEOLQJ�ZHUH�

ILJKWLQJ�DPRQJVW�WKHPVHOYHV�RYHU�WKH�PDQDJHPHQW�RI�WKH�EXLOGLQJ��SULPDULO\�UHQWDO�SULFHV�����

�



���
�

%�� &KDSWHU�&RQFOXVLRQ��

+DYLQJ�PDSSHG�WKH�DFWRUV�DQG�EXLOGLQJV�LQ�WKLV�FKDSWHU��,�ZLOO�H[SDQG�XSRQ�ZKDW�LW�

LV�OLNH�WR�OLYH�LQ�WKHVH�EXLOGLQJV�DQG�LQWHUDFW�ZLWK�WKH�ODQGORUGV�DQG�UHSUHVHQWDWLYHV��

DFFRUGLQJ�WR�FRQYHUVDWLRQV�,�KDG�ZLWK�WKH�WHQDQWV���

� �
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&+$37(5�,9�

7(1$176¶�(;3(5,(1&(6�

�

7KLV�FKDSWHU�SURILOHV�WKH�H[SHULHQFHV�RI�WKH�WHQDQWV�UHQWLQJ�DSDUWPHQWV�LQ�WKH�VWXGLHG�

ODUJH�VFDOH�UHVLGHQWLDO�EXLOGLQJV��,W�EHJLQV�E\�KLJKOLJKWLQJ�WKH�IUDJLOH�DQG�XQFHUWDLQ��RU�

SUHFDULRXV��FRQGLWLRQV�LQ�ZKLFK�WHQDQWV�GZHOO�EHIRUH�LW�ORRNV�WR�H[SODLQ�VRPH�RI�WKH�

GHWHUPLQDQWV�WKDW�H[SODLQ�WKHLU�FRQGLWLRQV��7KH�FKDSWHU�DUJXHV�WKDW�DOWKRXJK�WKH\�DUH�

XQHTXDO��WHQDQWV�DOO�IDFH�GLIILFXOW�FRQGLWLRQV�DQG�KDYH�OLPLWHG�URRP�IRU�UHFRXUVH�DJDLQVW�

WKHLU�ODQGORUGV�RU�UHSUHVHQWDWLYHV��PRVW�QRWDEO\�EHFDXVH�RI�WKH�QDWXUH�RI�WKH�PDUNHW�DQG�

DEVHQFH�RI�VWDWH�SURWHFWLRQ��

�

$�� 7HQDQWV¶�&RQGLWLRQV�

7KH�WKUHH�PDLQ�IDFWRUV�WKDW�UHVSRQGHQWV�UHSRUWHG�DV�FRQWULEXWLQJ�QHJDWLYHO\�WR�WKHLU�

OLYLQJ�FRQGLWLRQV�ZHUH�RYHUFURZGLQJ�DQG�SK\VLFDO�GLODSLGDWLRQ��SUHFDULRXV�DQG�XQFHUWDLQ�

FRQGLWLRQV�RI�WHQDQF\��DQG�EHLQJ�IRUFHG�WR�IRUJR�QHFHVVLWLHV�WR�DIIRUG�UHQWDO�SD\PHQWV���

�

��� 2YHUFURZGLQJ�DQG�SK\VLFDO�GLODSLGDWLRQ�

7KH�WHQDQWV�RFFXS\LQJ�WKH�VHOHFWHG�EXLOGLQJV�DQG�EXLOGLQJV�ZLWK�VLPLODU�W\SRORJLHV�

LQ�%HLUXW�JHQHUDOO\�OLYH�LQ�SRRU�FRQGLWLRQV��2QH�RI�WKHLU�SULPDU\�FRPSODLQWV�ZDV�ZDWHU�OHDNV�

WKDW�UHQGHU�DSDUWPHQWV�GDPS��KXPLG��DQG�PROG\��6RPH�RI�WKH�WHQDQWV�LQ�%XLOGLQJV�$��%��

DQG�&�UHSRUWHG�PDMRU�SUREOHPV�ZLWK�ZDWHU�OHDNLQJ�LQWR�WKH�OLYLQJ�DUHDV��7HQDQW����ZKR�UHQWV�

D�VLQJOH�URRP�LQ�%XLOGLQJ�%��VDLG�WKHUH�LV�³ZDWHU�FRPLQJ�GRZQ�WKH�ZDOOV��7HQDQW����



���
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%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�7KH�ZDWHU�SRROV�QHDU�KLV�EHG�

RQ�WKH�IORRU��7HQDQWV�LQ�%XLOGLQJ�&�DOVR�FRPSODLQHG�RI�ZDWHU�OHDNLQJ�IURP�WKHLU�URRYHV�LQWR�

WKHLU�OLYLQJ�VSDFH��ZKLFK�ZDV�PDGH�ZRUVH�E\�WKH�IDFW�WKDW�RQH�RI�WKH�IDPLOLHV�VOHHSV�LQ�ZKDW�

ZDV�RULJLQDOO\�DQ�DWWLF��7KH�ODQGORUGV�LQ�WKHVH�DSDUWPHQWV�UDUHO\�PDNH�UHSDLUV��RU�

VXSHUILFLDOO\�PDVN�SUREOHPV�ZLWK�WKH�EXLOGLQJ��DFFRUGLQJ�WR�WHQDQWV��

�

�

)LJXUH�����:DWHU�GDPDJH�LQ�WKH�FHLOLQJ�FDQ�EH�VHHQ�XQGHU�WKH�URRI�RI�%XLOGLQJ�%�

�
�
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)RU�WHQDQWV�OLNH�WKH�6\ULDQ�UHIXJHHV�LQ�%XLOGLQJ�&��ZKR�FDQ¶W�DIIRUG�WR�PDNH�

VLJQLILFDQW�UHSDLUV�WKHPVHOYHV��WKLV�PHDQV�SDWFKLQJ�OHDNV�ZLWK�WDUSV�DQG�VXIIHULQJ�WKURXJK�

UDLQVWRUPV�7HQDQW���LQ�%XLOGLQJ�&��ZKHQ�DVNHG�LI�DQ\�/HEDQHVH�SHRSOH�OLYH�LQ�WKH�EXLOGLQJ��

UHVSRQGHG��³1R��1R�RQH�FDQ�OLYH��,Q�WKH�ZLQWHU�ZDWHU�OHDNV�GRZQ�IURP�WKH�URRI�LQWR�WKH�

KRXVH��7HQDQW����%XLOGLQJ�&��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�7HQDQW���RI�

WKH�VDPH�EXLOGLQJ�UHSRUWHG�WKDW�WKH�ODQGORUG�GRHVQ¶W�PDNH�DQ\�UHSDLUV��,Q�%XLOGLQJ�$��

7HQDQW�:�KDV�WKH�VNLOOV�DQG�UHVRXUFHV�WR�UHSDLU�KLV�DSDUWPHQW�EXW�UHSDLULQJ�WKH�DSDUWPHQW�

KLPVHOI�PHDQV�IUHH�ODERU�IRU�WKH�ODQGORUG��DV�WKH�ODQGORUG�GRHVQ¶W��DQG�VWLOO�GRHVQ¶W��

FRPSHQVDWH�WHQDQWV�IRU�UHSDLUV���

³,W¶V� DOO� PRQH\� WDON�� $QG� KH� GRHVQ¶W� ZDQW� WR� LQYHVW� RU� IL[� RU� GR� RU� EULQJ�
VRPHERG\�WR�FOHDQ�VWXII��,�PHDQ��LW¶V�D�QLFH�KRXVH�EXW�,�PDGH�LW�QLFH��:KHQ�,�
JRW�LW��LW�ZDV�EXOOVKLW��,W�ZDV�IDOOLQJ�DSDUW��DQG�,�KDG�WR�UHSDLQW�WKH�ZDOOV��GR�
HYHU\WKLQJ��GR�WKH�ZLULQJ�RI�WKH�HOHFWULFLW\��$QG�LW¶V�IRU�KLV�RZQ�EHQHILW��,¶P�
QRW� JRQQD� OHDYH� DQG� WDNH� LW� ZLWK�PH�´� ±� 7HQDQW�:�� %XLOGLQJ�$�� SHUVRQDO�
FRPPXQLFDWLRQ��6HSWHPEHU����������
� �

$QRWKHU�UHFXUUHQW�LVVXH�LV�RYHUFURZGLQJ��ZKHUH�PXOWLSOH�IDPLOLHV�DUH�IRUFHG�WR�

RFFXS\�WKH�VDPH�DSDUWPHQW��RIWHQ�RQH�URRP���HVSHFLDOO\�DPRQJ�WKH�6\ULDQ�UHIXJHHV��,Q�

%XLOGLQJ�&�HYHU\�DSDUWPHQW�LV�RFFXSLHG�E\�PRUH�WKDQ�RQH�IDPLO\��DQG�LQ�%XLOGLQJ�'�WKUHH�

IDPLOLHV�VKDUH�WKH�VDPH�DSDUWPHQW��6LQJOH�IDPLOLHV�FDQ¶W�DIIRUG�UHQWDO�SULFHV�RQ�WKHLU�RZQ��

VR�H[WHQGHG�IDPLOLHV�RU�IULHQGV�FURZG�VPDOO�DSDUWPHQWV��

�

�

�
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��� 3UHFDULW\�DQG�XQFHUWDLQW\���

1R�PDWWHU�WKH�EXLOGLQJ��DOO�WKH�6\ULDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�UHSRUWHG�KDYLQJ�

WURXEOH�SD\LQJ�WKH�UHQW��DQG�PRVW�KDG�WURXEOH�ILQGLQJ�FKHDSHU�DSDUWPHQWV��6RPH�/HEDQHVH�

DOVR�UHSRUWHG�WURXEOH�SD\LQJ�IRU�UHQW��OLNH�7HQDQW�5�LQ�%XLOGLQJ�$��EXW�VKH�ZDV�LQ�D�EHWWHU�

SRVLWLRQ�WR�FRXQWHUDFW�WKH�GHPDQGV�RI�WKH�ODQGORUG�DQG�KDG�VRPH�IDPLO\�WR�IDOO�EDFN�RQ��)RU�

PRVW�RI�WKH�WHQDQWV�WKDW�OLYH�LQ�H[WUHPH�SUHFDULW\��QRW�DFTXLHVFLQJ�WR�WKH�GHPDQGV�RI�WKH�

ODQGORUG�SXWV�WKHP�DW�ULVN�RI�KRPHOHVVQHVV�EHFDXVH�RI�WKH�GLIILFXOW\�RI�ILQGLQJ�DIIRUGDEOH�

DSDUWPHQWV�LQ�WKH�FLW\��7HQDQW���LQ�%XLOGLQJ�&�VDLG�RI�KHU�KXVEDQG�DQG�KHUVHOI��³:H¶UH�

ORRNLQJ�IRU�D�QHZ�SODFH��EXW�HYHU\WKLQJ�LV�LQ�GROODUV��7HQDQW����%XLOGLQJ�&��SHUVRQDO�

FRPPXQLFDWLRQ��6HSWHPEHU�����������´��

'HVSLWH�WKH�WKUHDW�RI�HYLFWLRQ�WKDW�WKH\�IHHO�DQG�WKH�KLJK�OHYHOV�RI�XQFHUWDLQW\��WKH�

LQWHUYLHZV�VKRZHG�WKDW�PDQ\�KRXVHKROGV�KDG�RFFXSLHG�WKH�VSDFHV�IRU�DQ�H[WHQGHG�SHULRG�±�

QRQH�OHVV�WKDQ���\HDUV��(YHQ�VR��HYHU\�WHQDQW�NQHZ�D�QHLJKERU�ZKR�ZDV�HLWKHU�HYLFWHG�RU�

OHIW�EHFDXVH�WKH\�ZHUH�XQDEOH�WR�DIIRUG�WKHLU�UHQW��

³«(YHU\� GD\�� WKH� ODQGORUG� UDLVHV� WKH� UHQW�� 7KLV� LV� ZK\� KH� GRHVQ¶W� PDNH�
FRQWUDFWV�´�±�7HQDQW����%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����
������

� �

1RQH�RI�WKH�WHQDQWV�,�VSRNH�ZLWK�KDYH�D�IRUPDO�FRQWUDFW��UDWKHU�HDFK�KDG�DQ�RUDO�

DJUHHPHQW�ZLWK�WKH�ODQGORUG�WR�UHQW�WKH�DSDUWPHQW�DW�D�FHUWDLQ�SULFH��+RZHYHU��WKH�ODQGORUGV�

IUHTXHQWO\�FKDQJH�WKLV�UHQWDO�SULFH�DQG�WHQDQWV�KDYH�OLWWOH�UHFRXUVH��HVSHFLDOO\�LI�WKH�WHQDQW�

KDV�QR�GRFXPHQWDWLRQ�WKHVH�DJUHHPHQWV�VXFK�DV�SD\PHQW�UHFHLSWV��/HEDQHVH�ODZ�UHFRJQL]HV�

WKH�YDOLGLW\�RI�RUDO�DJUHHPHQWV�DV�ELQGLQJ�FRQWUDFWV��EXW�WKH�RQXV�LV�RQ�WKH�WHQDQW�WR�SURYH�

WKDW�DQ�RUDO�DJUHHPHQW�ZDV�PDGH�DW�D�FHUWDLQ�WLPH�DQG�IRU�D�FHUWDLQ�SULFH��$FFRUGLQJ�WR�



���
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$UWLFOH�����RI�WKH�&RGH�RI�2EOLJDWLRQV�DQG�&RQWUDFWV��D�ODQGORUG�FDQQRW�UDLVH�UHQW�XQOHVV�WKH�

WHQDQW�DJUHHV�EHIRUH�D�SHULRG�RI�WKUHH�\HDUV�IURP�WKH�VWDUW�RI�WKH�DJUHHPHQW��7KH�ODZ�DOVR��LQ�

D�IXQFWLRQDO�V\VWHP��ZRXOG�SURWHFWV�WHQDQWV�IURP�HYLFWLRQ��WKUHDWV��DQG�RWKHU�FRHUFLYH�DFWLRQ�

WDNHQ�E\�ODQGORUGV���,Q�SUDFWLFH��KRZHYHU��WKHVH�ODZV�DUH�UDUHO\��LI�HYHU�HQIRUFHG�DQG�ZLWK�

WKH�/HEDQHVH�VWDWH�EHLQJ�EDQNUXSWHG�E\�WKH�HFRQRPLF�FULVLV��HQIRUFHPHQW�RU�SURWHFWLRQ�RI�

WHQDQWV�LV�DOPRVW�QRQ�H[LVWHQW���

,Q�SUDFWLFH��PRVW�WHQDQWV��DQG�ODQGORUGV��DUH�XQDZDUH�RI�WKH�ODZ�DQG�DUH�DIUDLG�RI�

HYLFWLRQ�LI�WKH\�GRQ¶W�SD\�UHQWDO�LQFUHDVHV��7KH�IHDU�DQG�XQFHUWDLQW\�DUH�EOXUUHG�IXUWKHU�LQ�

WKH�FDVH�RI�6\ULDQ�UHIXJHHV�ZKR�UHVLGH�LQ�WKH�FRXQWU\�ZLWKRXW�UHVLGHQF\�SHUPLWV�RU�XS�WR�

GDWH�UHJLVWUDWLRQ�ZLWK�81+&5��HYHQ�LI�WKH\�VHHN�OHJDO�DVVLVWDQFH�DQG�NQRZ�WKHLU�ULJKWV��

ODZ\HUV�DQG�1*2V�PD\�QRW�EH�DEOH�WR�KHOS�WKHP��,Q�%XLOGLQJ�'��7HQDQW���VDLG�³:H�WDONHG�

WR�WKH�1*2�DQG�WKH\�DVNHG�IRU�RXW�SDSHUV��EXW�RXU�SDSHU�DUH�H[SLUHG��$QG�ZH�GLGQ¶W�KHDU�

EDFN�IURP�WKHP��6R��ZH�FDQ�HLWKHU�SD\������RU�OHDYH�WKLV�PRQWK��7HQDQW����%XLOGLQJ�'��

SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�,�ZLOO�H[SDQG�RQ�WKLV�IXUWKHU�DV�,�RXWOLQH�

WKH�UHDVRQV�IRU�WKH�WHQDQWV¶�SUHFDULRXV�SRVLWLRQV���

�

��� )RUJRLQJ�RI�EDVLF�QHFHVVLWLHV�WR�DIIRUG�UHQW�

0DQ\�WHQDQWV�UHSRUWHG�WKDW�WKH\�IRUJR�IRRG�DQG�EDVLF�QHFHVVLWLHV�LQ�RUGHU�WR�DIIRUG�

WKHLU�UHQWDO�SD\PHQWV��DQG�HYHQ�WKH�PRQH\�VDYHG�VRPHWLPHV�LVQ¶W�HQRXJK��,Q�%XLOGLQJ�&��

ZKHUH�PXOWLSOH�IDPLOLHV�VSOLW�WKH�UHQW�RQ�WKHLU�DSDUWPHQW��WKH�WHQDQWV�DUH�VWLOO�IRUFHG�WR�IRUJR�

�

��KWWSV���KRXVLQJPRQLWRU�RUJ�HQ�FRQWHQW�UHVROYLQJ�UHQWDO�GLVSXWHV�OHJDO�WRROV�DGRSWHG�KRXVLQJ�
PRQLWRU�PLWLJDWH�ODQGORUG�WHQDQW�
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QHFHVVLWLHV��7HQDQW���VDLG�WKDW�WKH�IDPLO\�UDUHO\�HDWV�IUXLWV�DQG�YHJHWDEOHV��DQG�KHU�FKLOGUHQ�

GR�QRW�JR�WR�VFKRRO�EHFDXVH�WKH�IDPLO\�FDQQRW�DIIRUG�WKH�SULYDWH�DFDGHPLHV�QHDU�E\���

³0\�FKLOG�KDV�DVWKPD��DQG�ZH�DUH�WU\LQJ�WR�JHW�WKH�PHGLFLQH�EXW�ZH�FDQ¶W�DIIRUG�
LW��0\�KXVEDQG�KDV�D�GLVN�SUREOHP�DQG�QHHGV�D�VXUJHU\��EXW�ZH�FDQ¶W�DIIRUG�LW��+H�
FDQ¶W� JR� WR� ZRUN� VRPHWLPHV� EHFDXVH� RI� LW� �7HQDQW� ��� %XLOGLQJ� &�� SHUVRQDO�
FRPPXQLFDWLRQ��6HSWHPEHU�����������´�

�
7HQDQW���LQ�%XLOGLQJ�'�VDLG�WKH\�RIWHQ�KDYH�WR�ERUURZ�PRQH\�WR�PDNH�UHQWDO�

SD\PHQWV�DQG�³)RU�VHYHQ�PRQWKV�WKH�NLGV�KDYHQ¶W�GUXQN�PLON�RU�HDWHQ�HJJV��7HQDQW����

%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´��

�

��������������������������� �

�����)LJXUH�����3DUW�RI�%XLOGLQJ�&��ZKHUH�ZDWHU�GDPDJH�FDQ�EH�VHHQ�LQ�WKH�URRI�DUHD�

�������������
�
�
����������������
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%�� 7HQDQWV�DUH�XQHTXDO�

$OWKRXJK�DOO�WKH�WHQDQWV�WKDW�VSRNH�ZLWK�PH�ZHUH�SUHFDULRXV�LQ�VRPH�IRUP��VRPH�

WHQDQWV�H[SHULHQFHG�JUHDWHU�SUHFDULW\�DQG�ZRUVH�OLYLQJ�FRQGLWLRQV��7KH�WZR�SULPDU\�

GHWHUPLQDQWV�WKDW�SURYLGHG�VRPH�EHQHILW�LQ�QHJRWLDWLRQV�ZLWK�WKH�ODQGORUG��WKH�WHQDQWV�

H[SODLQHG��ZHUH�OHQJWK�RI�RFFXSDQF\�DQG�FLWL]HQVKLS��/HEDQHVH�FLWL]HQV�ZHUH�LQ�D�EHWWHU�

SRVLWLRQ�WR�QHJRWLDWH�WKHLU�VWD\LQJ�LQ�SODFH���

�

��� /RQJ�WHUP�UHVLGHQWV�FDQ�KDYH�DQ�DGYDQWDJH���

)DPLOLDULW\�ZLWK�WKH�ODQGORUG�PD\�PDNH�QHJRWLDWLRQ�HDVLHU�LQ�VRPH�FDVHV��,Q�

%XLOGLQJ�$��7HQDQW�6��ZKR�LV�6XGDQHVH�DQG�KDV�EHHQ�OLYLQJ�LQ�KLV�DSDUWPHQW�IRU����\HDUV�

VDLG��³,�ZDQW�WR�WHOO�\RX�VRPHWKLQJ��LI�\RX�OLYHG�KHUH�IRU�D�ORQJ�WLPH��LW�>QHJRWLDWLQJ@�ZRXOG�

EH�GLIIHUHQW�WKDQ�LI�\RX�DUH�QHZ��7HQDQW�6��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��$XJXVW�

����������´�+H�VDLG�KH�ZDV�QLFH�WR�WKH�ODQGORUG�DQG�WKH�ODQGORUG�JDYH�KLP�VRPH�OHQLHQF\�LQ�

ODWH�UHQWDO�SD\PHQWV��7HQDQW�6�DQG�KLV�IODW�PDWHV�FRQWLQXH�WR�SD\�LQ�//��EXW�LQ�WKH�VDPH�

EXLOGLQJ��DQ�(J\SWLDQ�WHQDQW�ZDV�HYLFWHG�RVWHQVLEO\�IRU�QRW�EHLQJ�DEOH�WR�SD\�LQ�86'��7KH�

ODQGORUG�KDG�PDGH�WKH�VDPH�GHDO�WR�DFFHSW�//�DV�ZLWK�WKH�6XGDQHVH�WHQDQWV��EXW�RQH�GD\�

GHFLGHG�WR�UHQHJH�DQG�NLFN�WKH�(J\SWLDQ�RXW���

,W�LV�GLIILFXOW�WR�SLQSRLQW�WKH�H[DFW�GLIIHUHQFH�EHWZHHQ�WKHVH�WZR�H[DPSOHV��EXW�WKH�

6XGDQHVH�WHQDQWV�KDG�D�EHWWHU�DQG�ORQJHU�UHODWLRQVKLS�ZLWK�WKH�ODQGORUG�ZKLFK�PD\�KDYH�

IDFWRUHG�LQWR�WKH�GHFLVLRQ��0RUH�HYLGHQFH�SRLQWLQJ�WR�WKLV�IDFW�FRPHV�IURP�WKH�VDPH�

EXLOGLQJ��ZKHUH�7HQDQW�5��ZKR�LV�/HEDQHVH�DQG�KDV�EHHQ�OLYLQJ�LQ�WKH�EXLOGLQJ�IRU����\HDUV��

UHIXVHG�WR�PHHW�WKH�ODQGORUG¶V�GHPDQG�RI�SD\PHQW�LQ�GROODUV�������IRU�KHU�DSDUWPHQW�DQG�

VKRS���³0\�KXVEDQG�WROG�KLP�µ,�ZLOO�JLYH�\RX���PLOOLRQ�>//@��DQG�LI�\RX�GRQ¶W�ZDQW�LW��JR�



���
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VXH�XV¶«�+H�>WKH�ODQGORUG@�GLGQ¶W�WDNH�WKH�PRQH\�WKLV�PRQWK��7HQDQW�5��%XLOGLQJ�$��

SHUVRQDO�FRPPXQLFDWLRQ��-XQH�����������´�7KH�ODQGORUG�KDVQ¶W�HYLFWHG�KHU�DQG�LV�VWLOO�WU\LQJ�

WR�JHW�KHU�WR�SD\�LQ�GROODUV�DV�RI�WKH�HQG�RI��������

�

��� /HEDQHVH�DUH�EHWWHU�RII�WKDQ�IRUHLJQHUV�

7HQDQW�5¶V�H[SHULHQFH�DOVR�HYLGHQFHV�WKH�IDFW�WKDW�/HEDQHVH�LQ�D�EHWWHU�SRVLWLRQ��

JHQHUDOO\�WKDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV��:KHQ�DVNHG�LI�WKH�ODQGORUG�KDG�HYLFWHG�

DQ\RQH�LQ�%XLOGLQJ�$��7HQDQW�5�VDLG��³<HV��EXW�QRW�/HEDQHVH��7KHUH�ZHUH�6\ULDQV�KHUH�DQG�

DQRWKHU�RQH�>(J\SWLDQ@�DERYH�P\�VKRS��7HQDQW�5��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��

-XQH�����������´�$V�,�ZLOO�IXUWKHU�H[SODLQ��WKLV�PD\�EH�D�UHVXOW�RI�OHJDO�UHVLGHQF\�DQG�

VXSSRUWLYH�QHWZRUNV��ZKLFK�IRUHLJQHUV�PD\�QRW�KDYH��7HQDQW�:�RI�%XLOGLQJ�$��DOVR�

/HEDQHVH��ZDV�WKUHDWHQHG�ZLWK�HYLFWLRQ�IRU�KLV�UROH�LQ�WU\LQJ�WR�RUJDQL]H�WKH�WHQDQWV�RI�WKH�

EXLOGLQJ�WR�QHJRWLDWH�ZLWK�WKH�ODQGORUG��%XW��HYHQWXDOO\��EHFDXVH�RI�7HQDQWV�:¶V�

UHFDOFLWUDQFH�DQG�XQZLOOLQJQHVV�WR�OHDYH��WKH�ODQGORUG�FRQFHGHG�DQG�DOORZHG�KLP�WR�VWD\���

�

&�� :KDW�PDNHV�WKH�FRQGLWLRQV�VR�EDG"�

7KH�SUHFDULW\�RI�WKHVH�WHQDQWV��ZKLFK�LV�PDUNHG�E\�KLJK�OHYHOV�RI�XQFHUWDLQW\�DERXW�

WKHLU�DELOLW\�WR�VWD\�LQ�SODFH��DV�LQGLYLGXDO�H[SHULHQFHV�WKDW�LV�FDXVHG�DQG�H[SODLQHG�ODUJHO\�

E\�WKH�KRXVLQJ�PDUNHW�LQ�/HEDQRQ�DQG�WKH�DEVHQFH�RI�UHFRXUVH�IRU�WKH�WHQDQWV���

�

�



���
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��� 7KH�0DUNHW�

/HEDQRQ¶V�KRXVLQJ�PDUNHW�LV�H[WUHPHO\�YRODWLOH�VLQFH�WKH�HFRQRPLF�FULVLV�WKDW�

GUDVWLFDOO\�GHYDOXHG�WKH�FXUUHQF\��FDXVLQJ�ODQGORUGV�WR�UDLVH�UHQWV�WR�UHFRXS�ORVVHV��7KH�

QRWLRQ�RI�D�³IDLU´�RU�IHDVLEOH�UHQW��IRU�WKH�WHQDQW��LV�FRQVWDQWO\�VKLIWLQJ�DQG�LV�RIWHQ�

LQIOXHQFHG�E\�UXPRU��H�J���³WKH�8QLWHG�1DWLRQV�JLYHV�6\ULDQ�UHIXJHHV�GROODUV�´�³RWKHU�

ODQGORUGV�DUH�EHLQJ�SDLG�E\�WKHLU�WHQDQWV�LQ�GROODUV�´�³UHQWDO�SULFHV�VKRXOG�EH�KLJKHU�WKDQ�

ZKDW�WKH\�DUH�´�7KLV�PD\�FDXVH�WKHP�WR�DVN�WKHLU�WHQDQWV�WR�SD\�LPSRVVLEOH�UHQWV���

³,W¶V�EDVLFDOO\�ZKDW�PDGH�WKH�VKLIW�ZDV�WKH�JHQWULILFDWLRQ�DQG�WKH�FKDQJH�RI�
SULFH�EHFDXVH�RI�WKH�IRUHLJQHUV�DQG�WKH�EURNHUV��$QG�WKH�UHDO�HVWDWH�FRPSDQLHV�
WKDW�ILQG�D�KRXVH�OLNH�WKLV��$QG�PD\EH�KH�JRW�RIIHUHG�E\�VRPHERG\��DQG�ZKHQ�
WKH\�ILQG�RXW�WKDW�WKH\�>WKH�WHQDQWV@�DUH�SD\LQJ������WKH\�>WKH�EURNHUV@�VDLG�LW¶V�
ZRUWK�PRUH��6R��KH�>WKH�ODQGORUG@�ZRXOG�KDYH�WKLV�LGHD�LQ�KLV�KHDG�´��
±�7HQDQW�:��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�
�

+HUH�7HQDQW�:�LV�GHVFULELQJ�ZK\�WKH�ODQGORUG�RI�%XLOGLQJ�$�VXGGHQO\��DW�WKH�

EHJLQQLQJ�RI�������EHJDQ�DVNLQJ�HYHU\�WHQDQW�IRU�SD\PHQW�LQ�FDVK�86'��,W¶V�WUXH�WKDW�

*HLWDZL��DQG�PXQLFLSDO�%HLUXW�LQ�JHQHUDO��LV�KRPH�WR�IRUHLJQHUV�IURP�WKH�ZHVW�OLNH�PH�ZKR�

EULQJ�RU�JHW�SDLG�LQ�86'��EXW�WKH�YDVW�PDMRULW\�RI�%HLUXW¶V�SRSXODWLRQ�GRHV�QRW�UHFHLYH�WKHLU�

VDODULHV�LQ�86'��$GGLWLRQDOO\��WKH�TXDOLW\�RI�WKH�EXLOGLQJ�DQG�DSDUWPHQWV�LQ�%XLOGLQJ�$�

GRHV�QRW�ZDUUDQW�WKLV�SULFH��DV�HYLGHQFHG�E\�7HQDQW�:�DQG�DQRWKHU�VHW�RI�WHQDQWV��7KHVH�

WHQDQWV�ZHUH�)UHQFK�DQG�/HEDQHVH�DQG�RFFXSLHG�DQ�DSDUWPHQW�LQ�WKH�EXLOGLQJ�IRU�PRUH�WKDQ�

��\HDUV��ZLWK�VRPH�WHQDQWV�PRYLQJ�RXW�DQG�VRPH�VWD\LQJ��)LQDOO\�LQ�'HFHPEHU�RI�������

ZKHQ�WKH�ODQGORUG�DVNHG�IRU������SHU�PRQWK��WKH�JURXS�UHIXVHG�DQG�YROXQWDULO\�OHIW�WKH�

EXLOGLQJ���
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/DQGORUGV�DQG�UHSUHVHQWDWLYHV�DUH�NHHQO\�DZDUH�RI�ERWK�WKH�SULFH�RI�RWKHU�

DSDUWPHQWV�LQ�%HLUXW�DQG�WKH�PLQLPXP�VDODULHV�RI�WKHLU�WHQDQWV��7KURXJK�SHUVRQDO�

FDOFXODWLRQV��D�UHQW�LV�UHDFKHG�WKDW�WKH�ODQGORUG�EHOLHYHV�WKH�WHQDQW�VKRXOG�SD\��$V�7HQDQW�6�

LQ�%XLOGLQJ�$�UHODWHV��³)RU�VXUH�QH[W�\HDU�KH¶V�>ODQGORUG@�JRQQD�DVN�IRU�PRUH�PRQH\�

EHFDXVH�WKH�VLWXDWLRQ�LV�JRLQJ�WR�FKDQJH��1RZ�SHRSOH�PD\EH�JHW�VDODULHV�RI�����GROODUV��

1H[W�\HDU�WKH\�PD\�JHW�����GROODUV��+H¶V�JRQQD�DVN�IRU�PRUH�PRQH\�RI�FRXUVH��7HQDQW�6��

%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��$XJXVW�����������´�

7KH�UHSUHVHQWDWLYH�RI�WKH�ODQGORUG�RI�%XLOGLQJ�%��ZKR�ZDV�JLYHQ�WKH�UHVSRQVLELOLW\�

RI�LPSRVLQJ�UHQWV�E\�RQH�RI�WKH�RZQHUV��DOVR�FRQILUPHG�WKDW�KLV�FDOFXODWLRQ�LV�FRQVWDQWO\�

XSGDWHG�DV�FRQGLWLRQV�FKDQJH���

³,�NQRZ�WKH�PDUNHW�DQG�,�NQRZ�WKH�UHQW��,�DVN�D�ORW�RI�TXHVWLRQV�RI�WKH�UHQWHUV��
LW�GHSHQGV�RQ�WKHLU�ZRUN�DQG�WKLV�VRUW�RI�WKLQJ�´��
±�5HSUHVHQWDWLYH��%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU������������

�
7KLV�PLJKW�VHHP�OLNH�D�IDLU�V\VWHP�DW�D�JODQFH�±�DQ�LQFRPH�EDVHG�SD\PHQW�V\VWHP�

RI�VRUWV��%XW��LQ�UHDOLW\��WKH�ODQGORUG¶V�DVVHVVPHQWV�DUH�VSHFLRXV�DQG�P\RSLF��7HQDQWV�PXVW�

SD\�DQ�HQRUPRXV�DPRXQW�RI�H[SHQVHV��UHODWLYH�WR�WKHLU�VDODULHV���LQ�DGGLWLRQ�WR�UHQW��WR�

SURYLGH�WKHPVHOYHV�ZLWK�WKH�QHFHVVLWLHV�RI�OLYLQJ��([SHQVHV�IRU�HOHFWULFDO�JHQHUDWRUV��ZDWHU��

IRRG��DQG�VXSSOLHV�IRU�UHSDLUV�IDOO�RQ�WKH�WHQDQWV¶�VKRXOGHUV�DQG�DUH�RQO\�LQFUHDVLQJ�DV�WKH�

//�FRQWLQXHV�WR�EH�GHYDOXHG��7KHVH�H[SHQVHV�LQ�PRVW�FDVHV�DUH�FRPSDUDEOH�RU�PRUH�WKDQ�

WKH�UHQW�RI�WKH�DSDUWPHQW���

$GGLWLRQDOO\��EHFDXVH�WKH�EXLOGLQJV�KDYH�PXOWLSOH�RZQHUV�DQG�UHSUHVHQWDWLYHV��WKH�

UHQW�FDOFXODWLRQ�RI�RQH�RZQHU�PLJKW�EH�FKDOOHQJHG�E\�DQRWKHU�RZQHU��DV�ZDV�WKH�FDVH�LQ�

%XLOGLQJ�'���
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³«WKH� ODQGORUG� ZKR� OLYHG� KHUH� ZDV� QLFH«� WKH� RZQHU¶V� VLVWHU� FDPH� IURP�
$PHULFD��DQG�VKH�GLGQ¶W�DFFHSW�WKLV�UHQW�DQG�UDLVHG�LW��7KLV�PRQWK�HLWKHU�ZH�
OHDYH��RU�ZH�SD\������IUHVK�>LQ�FDVK@�´�
���7HQDQW����%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�
7KLV�DGGV�DQRWKHU�OHYHO�RI�XQFHUWDLQW\�WR�WKH�WHQDQWV�SUHFDULW\��DV�WKH\�KDYH�QR�

DVVXUDQFHV�WKDW�WKH�UHQW�DJUHHG�XSRQ�E\�RQH�RZQHU�ZLOO�EH�UHVSHFWHG��RU�LI�DQRWKHU�RZQHU�

ZLOO�VXGGHQO\�ZDQW�PRUH�PRQH\���

�

��� 7KH�FRVW�RI�PRYLQJ�LV�KLJK���

%HLUXW¶V�KRXVLQJ�PDUNHW�LV�YHU\�WLJKW��HVSHFLDOO\�IRU�ORZ�LQFRPH�/HEDQHVH��6\ULDQ�

UHIXJHHV��DQG�PLJUDQW�ZRUNHUV��0DQ\�FDQ¶W�ILQG�FKHDSHU�RU�EHWWHU�DSDUWPHQWV�LQ�DUHDV�QHDU�

ZRUN��RU�WKHLU�FKLOGUHQ¶V�VFKRROV��IRU�PRQWKV��$V�7HQDQW���LQ�%XLOGLQJ�(�UHSOLHG��ZKHQ�

DVNHG�ZKHUH�KLV�IDPLO\�ZRXOG�JR�LI�WKH\�FRXOGQ¶W�PDNH�UHQWDO�SD\PHQWV��³1RZKHUH��6OHHS�

RQ�WKH�VWUHHW"�1R��,�FRXOGQ¶W�JR�DQ\ZKHUH��,�SD\�WKH�UHQW��,�ZRUN�LQ�WKLV�DUHD��WKH�VFKRRO�LV�

KHUH��7HQDQW����%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�

(YHQ�LQ�QHLJKERUKRRGV�IDUWKHU�DZD\�IURP�WKH�FLW\¶V�FRUH�WKDW�DUH�KRPH�WR�PDQ\�

ORZ�LQFRPH�WHQDQWV�DQG�UHIXJHHV��OLNH�WKH�QHLJKERUKRRG�RI�1DDEDD��SUREOHPV�ZLWK�

ODQGORUGV�DQG�XQIHDVLEOH�UHQWV�VWLOO�H[LVWV��$V�7HQDQW���LQ�%XLOGLQJ�'�VDLG��³:H¶UH�ORRNLQJ�

IRU�D�SODFH�DOUHDG\��7KHUH�DUH�VRPH�UHODWLYHV�LQ�1DDEDD��EXW�LW¶V�WKH�VDPH�VLWXDWLRQ��7HQDQW�

���%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�

�

�
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D�� )HZ�ODQGORUGV�DUH�ZLOOLQJ�WR�UHQW�WR�6\ULDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�

7KH�PDUNHW�RI�ODQGORUGV�ZLOOLQJ�WR�UHQW�WR�6\ULDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�LV�

VPDOOHU�WKDQ�WKH�EURDGHU�PDUNHW�RI�³DIIRUGDEOH�´�RU�OHDVW�H[SHQVLYH��KRXVLQJ�LQ�%HLUXW���

7KRVH�WKDW�DUH�ZLOOLQJ�WR�UHQW�WR�6\ULDQ�UHIXJHHV�RIWHQ�GR�VR�EHFDXVH�RI�WKHLU�SUHFDULRXV�

QDWXUH�±�WKH\�FDQ�EH�HYLFWHG�TXLFNO\�DQG�ZLWKRXW�FRQWHVWDWLRQ��DV�PDQ\�DUH�IHDUIXO�WR�

FKDOOHQJH�ODQGORUGV�DERXW�FRQGLWLRQV�RU�UHQWV�EHFDXVH�RI�WKHLU�VWDWXV�LQ�WKH�FRXQWU\��7KLV�

PHDQV�WKDW�DQ�RZQHU�RI�DQ�ROG��GLODSLGDWHG�EXLOGLQJ��OLNH�WKH���SURILOHG�LQ�WKLV�WKHVLV��FDQ�

IRUJR�WKH�FRVWV�RI�UHQRYDWLRQV�RU�XSJUDGHV��ZKLFK�DUH�UHTXLUHG�E\�/HEDQHVH�ODZ��WKRXJK�

EURDGO\�QRW�HQIRUFHG���NQRZLQJ�6\ULDQ�RU�PLJUDQW�ZRUNHUV�ZLOO�EH�IRUFHG�WR�DFFHSW�WKHLU�

FRQGLWLRQV�EHFDXVH�WKH\�KDYH�OLWWOH�RWKHU�RSWLRQ�LQ�WKH�PDUNHW��7HQDQW���RI�%XLOGLQJ�&�VDLG�

KHU�IDPLO\�RQO\�VSHDNV�ZLWK�WKH�RZQHU�ZKHQ�KH�FRPHV�WR�FROOHFW�UHQW��³KH�GRHVQ¶W�IL[�

DQ\WKLQJ��7HQDQW����%XLOGLQJ�&��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´��

�

E�� 3UHYDOHQFH�RI�XQELQGLQJ�DJUHHPHQWV�

7KH�ODFN�RI�ELQGLQJ�FRQWUDFWV�IRU�WKHVH�WHQDQWV�PHDQV�WKH�WHUPV�RI�WKHLU�WHQDQF\�DUH�

FRQVWDQWO\�QHJRWLDWHG�DQG�NHHS�FKDQJLQJ��OHDGLQJ�WR�D�KLJK�OHYHO�RI�IXWXUH�XQFHUWDLQW\��%XW�

DV�SUHYLRXVO\�VWDWHG��ODQGORUGV�LQ�WKHVH�W\SHV�RI�EXLOGLQJV�JHQHUDOO\�GR�QRW�JLYH�FRQWUDFWV��

HVSHFLDOO\�VLQFH�WKH�VWDUW�RI�/HEDQRQ¶V�HFRQRPLF�FULVLV��ZKLFK�FRQWLQXHV�WR�GHYDOXH�WKH�//��

)RU�VRPH�WHQDQWV�WKLV�PHDQV�WKDW�WKHLU�UHQW�KDV�LQFUHDVHG�XS�WR�VHYHQ�RU�HLJKW�WLPHV�WKH�

RULJLQDO�DPRXQW�VLQFH�������DV�LV�WKH�FDVH�ZLWK�7HQDQW���LQ�%XLOGLQJ�%��6KH�ZDV�SD\LQJ�

��������//�SHU�PRQWK�IRU�KHU�DSDUWPHQW���\HDUV�DJR�DQG�DW�WKH�WLPH�RI�WKH�LQWHUYLHZ�ZDV�

DVNHG�WR�SD\�PRUH�WKDQ�����PLOOLRQ��(YHQ�LI�WKH�ODQGORUGV�GLG�JLYH�WHQDQWV�FRQWUDFWV��WKH�
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FULPLQDOL]DWLRQ�RI�6\ULDQV�DQG�WKH�ODFN�RI�UHFRXUVH�WKURXJK�WKH�VWDWH�ZRXOG�PDNH�ILJKWLQJ�

EUHDFKHV�RI�FRQWUDFW�GLIILFXOW��LI�QRW�LPSRVVLEOH��HVSHFLDOO\�JLYHQ�WKH�FXUUHQW�FULVLV���

�

��� $EVHQFH�RI�5HFRXUVH�DJDLQVW�WKH�ODQGORUG�

)RU�PRVW�RI�WKH�WHQDQWV��ILJKWLQJ�WKH�GHPDQGV�RI�ODQGORUGV�DQG�UHSUHVHQWDWLYHV�ZDV�

GLIILFXOW��LI�QRW�LPSRVVLEOH�JLYHQ�WKH�DEVHQFH�RI�VWDWH�LQVWLWXWLRQV��,Q�WKLV�VHFWLRQ�,�ZLOO�FRYHU�

KRZ�WKH�FRXUWV�DUH�QRW�DQ�RSWLRQ�IRU�DOO�WHQDQWV��/HEDQRQ¶V�FULPLQDOL]DWLRQ�RI�6\ULDQV�

IXUWKHU�GLVLQFHQWLYL]HV�UHVLVWDQFH��DQG�KRZ�WKRVH�ZLWKRXW�SURSHU�UHVLGHQF\�DUH�PRUH�

YXOQHUDEOH��$OVR��KRZ�VRPH�RI�WKH�WHQDQWV�XVH�RWKHU�PHDQV�WR�QHJRWLDWH�WKHLU�VWD\LQJ�LQ�

SODFH��OLNH�WU\LQJ�WR�EXLOG�D�JRRG�UDSSRUW�ZLWK�WKH�ODQGORUG��REVWLQDQFH��RU�XVLQJ�UHSDLUV�DV�

EDUJDLQLQJ�FKLSV���

�

D�� 7KH�FRXUW�LV�QRW�DQ�RSWLRQ��SDUWLFXODUO\�ZKHQ�VRPHRQH�LV�LQ�LOOHJDO�VWDWXV���

/HEDQHVH�MXGJHV�KDYH�EHHQ�RQ�VWULNH�FRQWLQXRXVO\�IURP�$XJXVW�RI������WKURXJK�

'HFHPEHU�������PHDQLQJ�WKDW�DQ\�GLVSXWHV�WHQDQWV�KDYH�ZRXOG�EH�DGGHG�WR�D�ORQJ�OLVW�RI�

FDVHV�DQG�OLNHO\�WR�EH�GLVPLVVHG��7KH�FRVWV�RI�KLULQJ�D�ODZ\HU�DOVR�SUHYHQWV�WHQDQWV�IURP�

WDNLQJ�OHJDO�DFWLRQ��VKRXOG�WKH�FRXUWV�EHJLQ�RSHUDWLQJ�DJDLQ��/HEDQHVH�ODZ�DOVR�SXWV�WKH�

EXUGHQ�RI�SURRI�RI�FRQWUDFWXDO�DUUDQJHPHQW�RQ�WKH�WHQDQW��DQG�ZLWK�YHUEDO�DJUHHPHQWV��LI�

WHQDQW�GRQ¶W�KDYH�UHFHLSWV�RU�RWKHU�HYLGHQFH��WKH�ODQGORUG�FDQ�FODLP�WKDW�WKH\�DUH�VTXDWWHUV�

DQG�HYLFW��DQG�WHQDQWV�KDYH�QR�UHFRXUVH���

7KLV�KDSSHQHG�ZKHQ�DQ�(J\SWLDQ�PLJUDQW�ZRUNHU�LQ�%XLOGLQJ�$�²�P\�EXLOGLQJ�²�

ZDV�HYLFWHG�LQ�$SULO�RI�������KLV�GRRU�FKDLQHG�DQG�ORFNHG�E\�WKH�ODQGORUG�EHFDXVH�KH�



���
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FRXOGQ¶W�SD\�LQ�86'��,�FRQWDFWHG�7KH�+RXVLQJ�0RQLWRU��D�ORFDO�1*2�WKDW�DVVLVWV�WHQDQWV�LQ�

GLVSXWHV�ZLWK�ODQGORUGV��LQFOXGLQJ�WKURXJK�OHJDO�FKDQQHOV��ZKR�SXW�PH�LQ�FRQWDFW�ZLWK�D�

ODZ\HU��7KH�ODQGORUG�KDGQ¶W�JLYHQ�WKH�WHQDQW�DQ\�SD\PHQW�UHFHLSWV��VR�WKH�ODZ\HU�LQIRUPHG�

PH�WKHUH�ZDV�QRWKLQJ�WR�EH�GRQH�DQG�WKH�WHQDQW�ZRXOG�KDYH�WR�OHDYH�EHFDXVH�KH�FRXOG�QRW�

SURYH�D�YHUEDO�DJUHHPHQW�ZDV�UHDFKHG���

�

E�� &ULPLQDOL]DWLRQ�RI�6\ULDQV�

)RU�6\ULDQV��WKH�/HEDQHVH�VWDWH�KDV�V\VWHPDWLFDOO\�FULPLQDOL]HG�WKHLU�SUHVHQFH�

PDNLQJ�WKHP�ERWK�IHDUIXO�RI�FRQIOLFW�ZLWK�WKH�ODQGORUG�DQG�VWULSSLQJ�WKHP�RI�WKHLU�ULJKWV�

�6DJKLHK�HW�DO����������6R��HYHQ�LI�WKH�FRXUWV�ZHUH�IXQFWLRQLQJ��PDQ\�RI�WKH�WHQDQWV�GRQ¶W�

KDYH�WKH�ULJKW�WR�WDNH�WKHLU�ODQGORUG�WR�FRXUW�EHFDXVH�WKH�VWDWH�KDV�UXOHG�WKDW�WKH\�DUH�SUHVHQW�

LQ�/HEDQRQ�LOOHJDOO\��7HQDQW���LQ�%XLOGLQJ�'��ZKRVH�IDPLO\�DUH�6\ULDQ�UHIXJHHV�VDLG�WKDW�

WKH\�VSRNH�ZLWK�WKH�+RXVLQJ�0RQLWRU��³7KH\�>7KH�+RXVLQJ�0RQLWRU@�DVNHG�IRU�RXW�SDSHUV��

EXW�RXU�SDSHUV�DUH�H[SLUHG��$QG�ZH�GLGQ¶W�KHDU�EDFN�IURP�WKHP��6R��ZH�FDQ�HLWKHU�SD\������

RU�OHDYH�WKLV�PRQWK��7HQDQW����%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����

������´�7KH�IDFW�WKDW�WKH�WHQDQWV�VKRXOG�EH�SURWHFWHG�E\�/HEDQHVH�FRQWUDFW�ODZ�LV�LUUHOHYDQW�

EHFDXVH�WKH\�DUH�LQ�WKH�FRXQWU\�LOOHJDOO\��DFFRUGLQJ�WR�WKH�VWDWH��(YHQ�LI�1*2¶V�ZDQW�WR�

KHOS��WKHLU�ODZ\HUV�FDQ�GR�OLWWOH�LI�WKH�ODQGORUG�ZDQWV�WR�HYLFW���

�

�

�
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F�� )RUHLJQHUV�DUH�PRUH�YXOQHUDEOH�WR�HYLFWLRQ�

/HEDQHVH�WHQDQWV�KDYH�DQ�DGYDQWDJH�EHFDXVH�RI�WKHLU�FLWL]HQVKLS��DOWKRXJK��OHJDOO\��

FLWL]HQV�DQG�QRQ�FLWL]HQV�VKRXOG�EH�WUHDWHG�HTXDOO\��7KH�/HEDQHVH�WHQDQWV�,�VSRNH�ZLWK�ZHUH�

JUDQWHG�PRUH�OHQLHQF\�DQG�GLGQ¶W�IDFH�IRUFHIXO�HYLFWLRQV�OLNH�WKH�(J\SWLDQ�WHQDQW�LQ�

%XLOGLQJ�$�RU�6\ULDQ�WHQDQW�LQ�%XLOGLQJ�&��$V�VWDWHG�SUHYLRXVO\��7HQDQW�5��ZKR�KDV�OLYHG�LQ�

%XLOGLQJ�$�IRU�PRUH�WKDQ����\HDUV�DQG�LV�/HEDQHVH��VDLG�QR�/HEDQHVH�WHQDQWV�ZHUH�HYHU�

IRUFHIXOO\�HYLFWHG��³7KHUH�ZHUH�6\ULDQV�KHUH�>WKDW�ZHUH�HYLFWHG@�DQG�DQRWKHU�RQH�>(J\SWLDQ@�

DERYH�P\�VKRS��7HQDQW�5��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��-XQH�����������´��

7HQDQW�5¶V�FDVH�LV�DOVR�LOOXVWUDWLYH�RI�KRZ�/HEDQHVH�FLWL]HQV�PD\�QRW�EH�VXEMHFW�WR�

WKH�VDPH�IRUFH�DQG�LQWLPLGDWLRQ�DV�WKHLU�IRUHLJQ�FRXQWHUSDUWV��6KH��OLNH�WKH�(J\SWLDQ�WHQDQW��

UHIXVHV�WR�SD\�WKH�ODQGORUG�RI�%XLOGLQJ�$�LQ�86'��³+H�RUGHUHG�WKDW�,�SD\������LQ�FDVK��+H�

VDLG��µ\RXU�UHQW�LV������¶�0\�KXVEDQG�WROG�KLP�µ,�ZLOO�JLYH�\RX���PLOOLRQ��DQG�LI�\RX�GRQ¶W�

ZDQW�LW�JR�VXH�XV��7HQDQW�5��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��-XQH�����������´¶�6LQFH�

$XJXVW�RI�������7HQDQW�5�KDV�VWRSSHG�SD\LQJ�WKH�ODQGORUG�HQWLUHO\�GXH�WR�DQLPRVLW\�

EHWZHHQ�WKH�WZR��DQG�DV�RI�WKH�HQG�RI�������KH�KDV�QRW�HYLFWHG�KHU��$GGLWLRQDOO\��7HQDQW�:�

LQ�WKH�VDPH�EXLOGLQJ��ZKR�LV�/HEDQHVH��ZDV�DOVR�WKUHDWHQHG�ZLWK�HYLFWLRQ�EHFDXVH�KH�

ZRXOGQ¶W�SD\�D�UHQWDO�LQFUHDVH�RI�FORVH�WR�����SHUFHQW�±�IURP���PLOOLRQ�//�WR�������³,�WULHG�

��PLOOLRQ�>/LUD��DERXW������DW�WKH�WLPH@�IRU���PRQWKV�DQG�,�MXVW�ILQDOO\�DFFHSWHG��7HQDQW�:��

%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´��

�
�
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G�� 7HQDQWV�DUH�XQDZDUH�RI�JURXSV�WKDW�FRXOG�KHOS�WKHP�DQG�DUH�QRW�RUJDQL]HG�DPRQJVW�

WKHPVHOYHV�

%HVLGHV�RQO\�WZR�WHQDQWV�,�VSRNH�ZLWK��WKH�UHVW�ZHUH�XQDZDUH�RI�DQ\�JURXSV�RU�

RUJDQL]DWLRQV�WKDW�FRXOG�KHOS�WKHP�LQ�QHJRWLDWLRQV�ZLWK�WKH�ODQGORUG�RU�LI�WKH\�ZHUH�

WKUHDWHQHG�ZLWK�HYLFWLRQ��:KHQ�DVNHG�ZKR�WKH\�FRXOG�WXUQ�WR�LI�WKH\�KDG�SUREOHPV�ZLWK�WKH�

ODQGORUG��WKH�PRVW�FRPPRQ�DQVZHU�ZDV�IULHQGV��7HQDQW���LQ�%XLOGLQJ�(�VDLG�KH�NQHZ�

³0D\EH�RQH�RU�WZR�SHRSOH�WKDW�,�FRXOG�FDOO�RQ�WKH�SKRQH��,I�WKH\�KDYH�PRQH\��WKH\�ZLOO�

KHOS��7KHQ�,�ZRXOG�WHOO�WKHP�DIWHU�D�ZHHN�,�FRXOG�SD\�WKHP�EDFN��,¶YH�GRQH�WKH�VDPH�IRU�

WKHP�LQ�WKH�SDVW��,I�WKH\�GRQ¶W�KDYH�PRQH\��,�JDYH�LW�WR�WKHP��7HQDQW����%XLOGLQJ�(��

SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�

0DQ\�RI�WKH�UHVLGHQWV�KDG�D�FRUGLDO�UHODWLRQVKLS�ZLWK�WKHLU�QHLJKERUV��EXW�RQO\�RQH��

7HQDQW�:�LQ�%XLOGLQJ�$��KDG�WULHG�WR�RUJDQL]H�WKH�WHQDQWV�WR�QHJRWLDWH�ZLWK�WKH�ODQGORUG��

+LV�HIIRUWV�XOWLPDWHO\�IDLOHG��

³,QLWLDOO\�,�ZDV�WKH�RQH�ZKR�ZDV�WU\LQJ�WR�WDON�WR�WKH�QHLJKERUV�DQG�VROLGDULW\�
DQG�KDYH�D�IL[HG�UHQW��$QG�LQ�WKH�HQG��LW�ZDV�EURXJKW�WR�KLP�WKDW�,�ZDV�WU\LQJ�
WR�RUJDQL]H�SHRSOH��6R��KH�KDWHG�PH��7KDW¶V�ZK\�KH�ZDV�OLNH�³,¶P�QRW�UHQWLQJ�
WR�\RX�DQ\PRUH�´��
��7HQDQW�:��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�

7KH�UHDVRQ�7HQDQW�:¶V�RUJDQL]LQJ�IDLOHG�ZDV��DV�KH�DOOXGHG�WR��WKDW�VRPH�WHQDQWV�

LQIRUPHG�WKH�ODQGORUG��,Q�%XLOGLQJ�$��WHQDQWV�KDYH�WULHG�WR�EXLOG�D�UHODWLRQVKLS�ZLWK�WKH�

ODQGORUG�DV�D�IRUP�RI�VHFXULW\��EHFDXVH�WKH\�KDYH�QR�UHFRXUVH��DQG�LQIRUPLQJ�WKH�ODQGORUG�RI�

SUREOHP�WHQDQWV�LV�D�FRPPRQ�RFFXUUHQFH�SUHVXPDEO\�WR�EXLOG�JRRG�ZLOO�EHWZHHQ�WKH�

LQIRUPHU�DQG�WKH�ODQGORUG���
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H�� %XLOGLQJ�D�UHODWLRQVKLS�ZLWK�WKH�ODQGORUG�

7HQDQW�6��LQ�%XLOGLQJ�$�VDLG�WKDW�WKH�ODQGORUG�GRHVQ¶W�WUHDW�WHQDQWV�GLIIHUHQWO\�³LI�

\RX�VWD\�RXW�RWKHU�SHRSOH¶V�EXVLQHVV�´�)RU�H[DPSOH��QRW�PDNLQJ�D�ORW�RI�QRLVH�RU�ERWKHULQJ�

RWKHU�SHRSOH��+H�DOVR�VDLG�FRPSODLQWV�DERXW�WKH�VWDWH�RI�WKH�EXLOGLQJ�ZRXOG�DOVR�PDUN�\RX�

DV�D�WDUJHW�IRU�WKH�ODQGORUG��%HFDXVH�WKH�ODQGORUG�KDV�VR�PXFK�SRZHU�DQG�OLWWOH�UHFRXUVH�LV�

DYDLODEOH�WR�WHQDQWV��7HQDQW�6�VDLG�NQRZLQJ�WKH�ODQGORUG�ZDV�LPSRUWDQW�WR�KLP���

³,I�RXU�UHQW�LV���PLOOLRQ�DQG�KH�DVNV�IRU����N�PRUH��LW¶V�EHWWHU�WKDW�,�SD\�WKDQ�
WR�ILQG�D�QHZ�DSDUWPHQW�EHFDXVH�>WKHUH@�,�ZLOO�EH�QHZ��DQG�WKH�ODQGORUG�
ZRQ¶W�NQRZ�PH�´�

� � ��7HQDQW�6��%XLOGLQJ�$��SHUVRQDO�FRPPXQLFDWLRQ��$XJXVW����������
� �

7KLV�SRLQWV�WR�D�VHQVH�RI�VHFXULW\�WKDW�VRPH�WHQDQWV�IHHO�ZLWK�WKHLU�UHODWLRQVKLSV�ZLWK�

WKH�ODQGORUGV��6R��IRU�7HQDQW�6��HYHQ�WKRXJK�WKH�ODQGORUG�RI�%XLOGLQJ�$�UDLVHV�UHQWV�

IUHTXHQWO\�DQG�KDV�HYLFWHG�WHQDQWV�LQ�WKH�SDVW��SODFDWLQJ�WKH�ODQGORUG�LV�EHWWHU�WKDQ�ULVNLQJ�D�

QHZ�RQH�ZKR�FRXOG�EH�ZRUVH����

�

I�� 5RRP�IRU�GHILDQFH�

7KH�DELOLW\�DQG�ZLOOLQJQHVV�RI�WHQDQWV�WR�GHI\�WKH�ZLVKHV�RI�WKH�ODQGORUG�VHHPHG�WR�

EH�WLHG�WR�WKHLU�UHODWLYH�SRZHU��7HQDQWV�ZLWK�/HEDQHVH�FLWL]HQVKLS�RU�UHVLGHQF\�ZHUH�PRUH�

OLNHO\�WR�DWWHPSW�REVWLQDQFH�DV�D�WDFWLF�RI�QHJRWLDWLRQ��DOWKRXJK�WKH�6\ULDQ�UHVLGHQWV�RI�

%XLOGLQJ�'�ZHUH�DQ�H[FHSWLRQ��WKH\�GLG�QRW�KDYH�XS�WR�GDWH�UHJLVWUDWLRQ�ZLWK�81+&5��EXW�

VWLOO�UHDFKHG�RXW�WR�WKH�+RXVLQJ�0RQLWRU�IRU�KHOS����

�³$QG� VLQFH� DERXW� D� \HDU� DJR�� KH¶V� EHHQ� DVNLQJ� IRU� GROODUV� ��� ������ ,Q� WKH�
EHJLQQLQJ�KH�ZDQWHG�PRUH��7KHUH�ZDV�D� WLPH�ZKHQ�KH�ZRXOGQ¶W�DFFHSW� WKH�
PRQH\�DQG�KH�GLGQ¶W�ZDQW�WR�UHQW�WR�PH��,�ZDV�OLNH�³,¶P�QRW�OHDYLQJ�´��
��7HQDQW�:��%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������
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�
�
(YHQWXDOO\��DIWHU�D�IHZ�PRQWKV�RI�WU\LQJ�WR�SD\�KLV�XVXDO�UHQW��7HQDQW�:�FRQFHGHG�

DQG�SDLG�WKH�������6R��KLV�REVWLQDQFH�PLJKW�KDYH�DOORZHG�KLP�WR�VWD\�LQ�WKH�DSDUWPHQW��EXW�

WKH�ODQGORUG�UHFHLYHG�KLV�DVNLQJ�SULFH�LQ�WKH�HQG���

$QRWKHU�LQWHUHVWLQJ�IRUP�RI�GHILDQFH��RU�QHJRWLDWLRQ��WKDW�KDV�\HW�WR�EH�GHSOR\HG�

FDPH�IURP�7HQDQW�(�LQ�%XLOGLQJ�(��+H�KDG�RULJLQDOO\�UHQWHG�WKH�DSDUWPHQW�EHFDXVH�WKH�

UHSUHVHQWLYH�ODQGORUG�JDYH�KLP�ZKDW�KH�WKRXJKW�ZDV�D�JRRG�UHQWDO�UDWH��EXW�ZLWK�WKH�FDYHDW�

WKDW�WKH�DSDUWPHQW�ZDV�LQ�D�VWDWH�RI�VHYHUH�GLVUHSDLU��

�
³,�WKLQN�WKH�ODVW�JX\�KDG�D�ELJ�ILJKW�ZLWK�WKH�ODZ\HU�DQG�WKH�ODQGORUG«%XW�DOO�
WKH�WUHHV�LQ�WKH�JDUGHQ�ZHUH�FXW�GRZQ�WR�WKH�VWXPSV�DQG�KH�MXVW�WKUHZ�WKHVH�
UHHGV��DQG�WKH\�ZHUH�SLOHG�XS�ZLWK�UDQGRP�WUDVK�IURP�WKH�NLWFKHQ�DQG�VRPHRQH�
WKUHZ�WKHLU�FLJDUHWWH��DQG�LW�FDXJKW�ILUH��2QH�RI�WKH�UHDVRQV�,�JRW�D�FKHDS�UDWH�
>EHFDXVH�RI�FOHDQLQJ�WKDW�XS@��7KHUH�ZDV�DOVR�EODFN�PROG�´��
��7HQDQW�(��%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��-XQH����������

�
�
+H�WKHQ�ZHQW�RQ�WR�VD\�WKDW�KH�SODQQHG�WR�XVH�WKH�IDFW�WKDW�KH�KDG�EHHQ�FOHDQLQJ�WKH�

DSDUWPHQW�DV�D�FXGJHO�DJDLQVW�WKH�ODQGORUG�ZKHQ�KH�SURSRVHG�WR�UDLVH�WKH�UHQW��HYHQ�

SXUSRVHIXOO\�OHDYLQJ�VRPH�ZLQGRZV�EURNHQ�DQG�ZDOOV�XQUHSDLUHG�DV�D�EDUJDLQLQJ�FKLS���

�

'�� &KDSWHU�&RQFOXVLRQ�

,Q�WKLV�FKDSWHU�,�KDYH�VKRZQ�WKDW�WKH�WHQDQWV�LQ�WKH�VWXGLHG�EXLOGLQJV�OLYH�LQ�

GLODSLGDWHG�FRQGLWLRQV�ZKHUH�WKHLU�DELOLW\�WR�PDLQWDLQ�WKHLU�VKHOWHU�LV�XQFHUWDLQ��6RPH�DOVR�

IRUJR�QHFHVVLWLHV�OLNH�PHGLFLQH�DQG�IRRG�WR�EH�DEOH�WR�DIIRUG�WKH�WR�PDLQWDLQ�WKHLU�VKHOWHU��

7KLV�FKDSWHU�DOVR�KLJKOLJKWV�WKDW�WKH�WHQDQWV�DUH�XQHTXDO�LQ�WKHLU�DELOLW\�WR�QHJRWLDWH�IRU�WKHLU�
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VKHOWHU��ZLWK�/HEDQHVH�DQG�ORQJ�WHUP�UHVLGHQWV��LQ�VRPH�FDVHV��KDYLQJ�DQ�DGYDQWDJH�LQ�

QHJRWLDWLRQV�ZLWK�ODQGORUGV���

7KH�WZR�SULPDU\�FDXVHV�RI�WKH�WHQDQWV¶�JHQHUDOO\�SUHFDULRXV�FRQGLWLRQV�DUH�WKH�WLJKW�

UHQWDO�PDUNHW�IRU�DIIRUGDEOH�KRXVLQJ�LQ�/HEDQRQ��DV�ZHOO�DV�D�JHQHUDO�LQDELOLW\�RI�WKH�WHQDQWV�

WR�FKHFN�WKH�GHPDQGV�RI�WKH�ODQGORUG��7KRVH�WHQDQWV�LQ�D�UHODWLYHO\�EHWWHU�SRVLWLRQ�YLV�j�YLV�

WKH�ODQGORUG��KDYH�VRPH�URRP�IRU�GHILDQFH��EXW�WKH�HIIHFWLYHQHVV�RI�WKHVH�DFWV�LV�XVXDOO\�

WHPSRUDU\�RU�KDYH�\HW�WR�EH�WHVWHG���

� �
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&+$37(5�9�

7+(�32:(5�2)�7+(�/$1'/25'�

�

7KLV�FKDSWHU�ZLOO�DQDO\]H�DQG�SUHVHQW�KRZ�DQG�ZK\�WKH�ODQGORUGV��RU�WKHLU�

UHSUHVHQWDWLYHV��LQ�WKH�VWXGLHG�EXLOGLQJV�DQG�HOVHZKHUH�LQ�%HLUXW�KDYH�VR�PXFK�SRZHU�WR�VHW�

WHUPV�RI�WHQDQF\���,W�ZLOO�DOVR�SUHVHQW�VRPH�RI�WKH�WDFWLFV�ODQGORUGV�XVH�WR�H[HUFLVH�SRZHU�

RYHU�WKHLU�WHQDQWV�WR�H[WUDFW�PRUH�ZHDOWK�DQG�SROLFH�EHKDYLRU��7KH�SRZHU�LPEDODQFH�DQG�

ZHDOWK�H[WUDFWLRQ�WDFWLFV�DUH�QRW�QHZ��UDWKHU��DV�,�ZRXOG�OLNH�WR�KLJKOLJKW�DJDLQ��/HEDQRQ¶V�

HFRQRPLF�FROODSVH�KDV�KHLJKWHQHG�WKH�SRZHU�GLVSDULW\�EHWZHHQ�ODQGORUG�DQG�WHQDQW�EHFDXVH�

ZKDW�OLWWOH�SURWHFWLYH�VWDWH�LQVWLWXWLRQV�WKDW�H[LVWHG�EHIRUH�WKH�FULVLV��KDYH�IDOOHQ�LQWR�

LQVROYHQF\�DQG�LPSRWHQFH���

�

$�� 7KH�ODQGORUG�LV�WKH�VROH�DUELWHU��VHWV�WKH�WHUPV����

/HEDQHVH�ODZ�SUL]HV�DQG�SURWHFWV�SURSHUW\�ULJKWV�DERYH�WHQDQWV¶�ULJKW�WR�KRXVLQJ��$V�

VXFK��ODQGORUGV��HYHQ�EHIRUH�WKH�FULVLV��ZHUH�JLYHQ�H[WUHPH�OHHZD\�WR�PDQDJH�WKHLU�

SURSHUWLHV�DQG�VHW�WHUPV�RI�WHQDQF\��0XQLFLSDOLWLHV�JHQHUDOO\�GLG�QRW�LQWHUYHQH�WR�XSKROG�

ODZV�UHJDUGLQJ�EXLOGLQJ�PDLQWHQDQFH�DQG�WHQDQF\��7HQDQWV�ZLWK�WKH�NQRZOHGJH�RI�WKHLU�

ULJKWV��DQG�ZKR�UHVLGHG�LQ�WKH�FRXQWU\�OHJDOO\��FRXOG�²�LQ�WKHRU\�²�ILOH�VXLW�DJDLQVW�D�

�

��0RYLQJ�IRUZDUG��³ODQGORUG´�SRLQWV�WR�WKH�LQGLYLGXDO�GHDOLQJ�GLUHFWO\�ZLWK�WHQDQWV��HYHQ�ZKHQ�,�
GRQ¶W�VD\�RU�UHSUHVHQWDWLYH��7KH�SHUVRQ�FDQ�EH�WKH�SURSHUW\�RZQHU�RU��DV�WKH�WKHVLV�VKRZV��FDQ�DOVR�EH�D�KLUHG�
³PDQDJHU´�±UHIHUUHG�WR�DV�ZDNHHO�LQ�$UDELF�LQ�WKHVH�EXLOGLQJV���

�
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ODQGORUG�RYHU�D�GLVSXWH��%XW�WKLV�FRVWO\�DQG�OHQJWK\�SURFHVV�ZDV�RXW�RI�WKH�UHDFK�RI�PRVW�

WHQDQWV�OLNH�WKH�RQHV�,�VSRNH�ZLWK��,Q�������WKH�SURFHVV�LV�QRQH[LVWHQW���

3ODFLQJ�WKH�SRZHU�RI�DUELWUDWLRQ�VROHO\�LQ�WKH�KDQGV�RI�WKH�ODQGORUG�PHDQV�WHQDQWV�

KDYH�OLWWOH�UHFRXUVH�LI�WKH�ODQGORUG�ZDQWV�WR�LQFUHDVH�UHQWV��HYLFW��RU�UHIXVHV�WR�SHUIRUP�

QHFHVVDU\�UHSDLUV��$OVR��DV�DQ�DGGHQGXP��WKH�LQWHUYLHZV�DOVR�VKRZHG�WKDW�WKH�ODQGORUGV�DQG�

UHSUHVHQWDWLYHV�ZHUH�QRW�DOO�PDOLFLRXV�RU�YLQGLFWLYH�LQ�WKHLU�WUHDWPHQW�RI�WHQDQWV��$�IHZ�

RIIHUHG�OHQLHQF\�LQ�UHQWDO�SD\PHQWV�DQG�ZHUH�RSHQ�WR�QHJRWLDWLRQ��+RZHYHU��WKLV�ZDV�WKH�

H[FHSWLRQ��DQG�HYHQ�OHQLHQW�ODQGORUGV¶�V\PSDWKLHV�ZHDU�WKLQ��ZKLFK�OHDYHV�WHQDQWV�ZLWK�

OLWWOH�SURWHFWLRQ��3OXV��HYHQ�LI�WKH�ODQGORUG�VWD\V�OHQLHQW��LW�LV�VWLOO�WKH�ODQGORUG�ZKR�KDV�WKH�

GHFLVLYH�SRZHU�²�WKH\�GHFLGH�WKH�WHUPV�DQG�KRZ�OHQLHQW�WKH\�ZDQW�WR�EH���

�

��� :KDW�WHUPV�GRHV�WKH�ODQGORUG�VHW"�

7KH�ODQGORUGV�LQ�WKH�VWXGLHG�EXLOGLQJV�DOO�WROG�WKHLU�WHQDQWV�ZLWK�LQIRUPDO�

DJUHHPHQWV�LI�WKH\�FRXOG�QRW�SD\�UHQWDO�LQFUHDVHV��WKH\�ZRXOG�KDYH�WR�OHDYH�WKH�EXLOGLQJ��

:LWK�WKH�XOWLPDWXP�FRPHV�WKH�LPSOLFLW�WKUHDW�RI�IRUFHIXO�HYLFWLRQ�LI�WKH�WHQDQW�UHIXVHV�WR�

YROXQWDULO\�YDFDWH�WKH�DSDUWPHQW��7KUHH�RI�WKH�ODQGORUGV�DOVR�VHW�SDUDPHWHUV�RI�WHQDQW�

EHKDYLRU��ZKLFK�DOVR�FDUULHG�WKH�WKUHDW�RI�HYLFWLRQ�LI�EURNHQ���

�

D�� 3D\�RU�/HDYH�

³3D\�RU�OHDYH´�LV�QRW�D�WHUP�WKDW�UHODWHV�WR�SD\LQJ�WKH�RULJLQDO�SULFH�DJUHHG�XSRQ�E\�

ERWK�SDUWLHV�DW�WKH�LQFHSWLRQ�RI�WKH�UHQWDO��,QVWHDG��WKH�XOWLPDWXP�LV�PDGH�RQ�VRPHWLPHV�D�

SHU�PRQWK�EDVLV��DV�ZDV�WKH�FDVH�ZLWK�%XLOGLQJ�%��ZKHUH�WKH�ODQGORUG�VLQJOHKDQGHGO\�
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GHFLGHV�D�QHZ�UHQWDO�SULFH�DQG�LI�WHQDQWV�GRQ¶W�SD\��WKH\�DUH�IRUFHG�WR�OHDYH��7HQDQW���LQ�

%XLOGLQJ�'�ZDV�WDNHQ�E\�VXUSULVH�ZKHQ�WKH�ODQGORUG�EURNH�WKH�DJUHHPHQW�WKH\�KDG�UHDFKHG��

UDLVLQJ�WKH�PRQWKO\�UHQW�E\�PRUH�WKDQ�����SHUFHQW��

³:H�KDG�DQ�DJUHHPHQW��SDSHU��DQG�ZH�SDLG�IRU�WKLV�ODVW���PRQWKV�DW�
���N�«7KLV�PRQWK�HLWKHU�ZH�OHDYH��RU�ZH�SD\������IUHVK�´��
��7HQDQW����%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������
�

(YHU\�ODQGORUG�DQG�UHSUHVHQWDWLYH�LQ�WKH�VWXGLHG�EXLOGLQJV�YHUEDOO\�DJUHHG�WR�D�UHQWDO�

SULFH�ZLWK�WKHLU�WHQDQWV�EHIRUHKDQG��ZKLFK�WKH�WHQDQWV�WKRXJKW�ZRXOG�EH�WKH�SULFH�IRU�WKH�

WHUP�RI�WKH�DJUHHPHQW��XQWLO�WKH�SULFH�FRXOG�EH�QHJRWLDWHG�DJDLQ��+RZHYHU��VLQFH�WKH�ZRUVW�

HIIHFWV�RI�/HEDQRQ¶V�HFRQRPLF�FROODSVH�KDYH�WDNHQ�KROG�±�VWDUWLQJ�LQ�DERXW������±�WKH�

ODQGORUGV�DQG�UHSUHVHQWDWLYHV�DGRSWHG�D�VWUDWHJ\�RI�UDLVLQJ�UHQWV�PRQWKO\�E\�VPDOO�DPRXQWV��

RU�XQH[SHFWHGO\�E\�GUDVWLF�DPRXQWV�±�QR�QHJRWLDWLQJ�XVXDOO\�WDNHV�SODFH��7KH�ODQGORUGV�RI�

%XLOGLQJ�$��&��DQG�'�DOVR�VWDUWHG�UHIXVLQJ�SD\PHQW�LQ�//��LQVWHDG�DVNLQJ�IRU�FDVK�86'��

ZKLFK�LV�H[WUHPHO\�GLIILFXOW�IRU�PRVW�RI�WKH�WHQDQWV�ZKR�UHFHLYH�WKHLU�VDODULHV�LQ�//���

6RPH�ODQGORUGV�ZHUH�PRUH�OHQLHQW�ZLWK�WKH�SD\PHQW�GHDGOLQH��OLNH�WKH�

UHSUHVHQWDWLYH�RI�%XLOGLQJ�(��DQG�WHQDQW�REVWUXFWLRQLVP�ZRUNHG�DV�D�GHDGOLQH�OHQJWKHQLQJ�

WDFWLF�LQ�%XLOGLQJ�$��EXW�HYHQWXDOO\�WKH�ODQGORUG�ZDV�SDLG�RQ�WKHLU�WHUPV��7KH�³SD\�RU�OHDYH´�

XOWLPDWXP�LV�EHQHILFLDO�IRU�WKH�ODQGORUG�EHFDXVH�ILQGLQJ�DIIRUGDEOH�KRXVLQJ�LQ�%HLUXW�LV�VR�

GLIILFXOW��DQG�PRVW�RI�WKH�WHQDQWV�KDYH�FKLOGUHQ�WR�ZRUU\�DERXW�DQG�GRQ¶W�KDYH�UHODWLYHV�LQ�

WKH�FRXQWU\��$V�7HQDQW���LQ�%XLOGLQJ�'�VDLG��³:H�GRQ¶W�KDYH�DQRWKHU�SODFH�WR�JR�WR�LI�ZH�

DUH�HYLFWHG��0\�KXVEDQG�VSHQW���PRQWKV�ILQGLQJ�WKLV�KRXVH��7HQDQW����%XLOGLQJ�'��SHUVRQDO�

FRPPXQLFDWLRQ��6HSWHPEHU�����������´�
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7KH�WKUHDW�RI�KRPHOHVVQHVV��DV�,�ZLOO�H[SDQG�XSRQ�LQ�WKH�VHFWLRQ�RI�WKH�WDFWLFV�RI�WKH�

ODQGORUG��LV�D�NH\�QHJDWLYH�LQFHQWLYH�IRU�WHQDQWV�QRW�WR�ILJKW�UHQWDO�LQFUHDVHV���

�

>:KHQ�WKH�ODQGORUG�UDLVHV�WKH�UHQW��FDQ�\RX�QHJRWLDWH�DW�DOO"@�³1R��KH�WHOOV�
\RX�ZKDW�LW�LV�DQG�\RX�HLWKHU�SD\�RU�OHDYH��1H[W�PRQWK�LI�,�GRQ¶W�SD\�����������
//��,�ZLOO�KDYH�WR�OHDYH�´�
���7HQDQW����%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�

E�� %HKDYLRUDO�&RQWUROV�

:KHWKHU�LW�LV�EHFDXVH�WKH�PDUNHW�KDV�VR�PDQ\�SURVSHFWLYH�WHQDQWV�RU�RWKHU�PRUH�

SHUVRQDO�UHDVRQV��ODQGORUGV�DOVR�FRQWURO�WKH�EHKDYLRU�RI�WKH�WHQDQWV��7KLV�FDQ�EH�DQRWKHU�

WDFWLF�WR�H[WUDFW�PRUH�UHQW��EXW�LV�DOVR�GHSOR\HG�LI�D�WHQDQW�FKDOOHQJHV�WKH�ODQGORUG¶V�SRZHU�

RU�ERWWRP�OLQH��DV�ZDV�WKH�FDVH�ZLWK�7HQDQW�:��RI�%XLOGLQJ�$��$V�GHVFULEHG�HDUOLHU��KH�WULHG�

WR�RUJDQL]H�WKH�EXLOGLQJ¶V�WHQDQWV�WR�IRUP�D�VWURQJHU�QHJRWLDWLQJ�SRVLWLRQ�YLV�j�YLV�WKH�

ODQGORUG��7KLV�ZDV�QRW�IRUELGGHQ�LQ�WKHLU�YHUEDO�DJUHHPHQW��EXW�WKH�ODQGORUG�VWLOO�ZDQWHG�

7HQDQW�:�WR�YDFDWH�WKH�DSDUWPHQW�ZKHQ�KH�OHDUQHG�RI�7HQDQW�:¶V�HIIRUWV���

,I�ODQGORUGV�ZHUH�WUDQVSDUHQW�DW�WKH�WLPH�RI�WKH�UHQWDO�DJUHHPHQW�DERXW�WKHLU�

EHKDYLRUDO�FRQWUROV��WHQDQWV�PLJKW�QRW�DJUHH�WR�EH�VFUXWLQL]HG�DQG�SROLFHG��+RZHYHU��WKH�

ODQGORUGV�RIWHQ�LPSRVH�WKHVH�FRQWUROV�DIWHU�WKH�WHQDQW�KDV�DOUHDG\�EHJXQ�WR�OLYH�LQ�WKH�

DSDUWPHQW��7KH�UHSUHVHQWDWLYH�RI�%XLOGLQJ�%�VDLG�WKDW�KH�XVHV�YLGHR�FDPHUDV�DQG�

XQDQQRXQFHG�YLVLWV�WR�PRQLWRU�WKH�EHKDYLRU�RI�WKH�WHQDQWV�LQ�WKH�EXLOGLQJ��,I�WKH�WHQDQWV�DUH�

GULQNLQJ�³WRR�PXFK�´�DFFRUGLQJ�WR�WKH�UHSUHVHQWDWLYH��WKDW�PHDQV�WKH\�KDYH�H[FHVVLYH�

PRQH\�DQG�VKRXOG�EH�SD\LQJ�PRUH�LQ�UHQW��7KH�UHSUHVHQWDWLYH�DOVR�GRHV�QRW�DOORZ�WHQDQWV�

KDYH�JXHVWV�LQ�WKHLU�DSDUWPHQWV�IRU�ORQJHU�WKDQ�D�GD\��
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³«LI�SHRSOH�KDYH�JXHVWV�IRU����KRXUV��LW¶V�ILQH��%XW�ORQJHU�,�ZLOO�XVH�YLROHQFH�
�WR�NLFN�WKHP�RXW�RU�WDON�WR�WKHP���7KHUH�LV�DQ�H[DPSOH�RI�D�6XGDQHVH�JX\��,�
ZHQW�DQG�ILJXUHG�RXW�KLV�IULHQG�LV�YLVLWLQJ�ZLWK�KLV�JLUOIULHQG��DQG�,�GHDOW�ZLWK�
WKHP�´�
���5HSUHVHQWDWLYH��%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�

:KHWKHU�WKH�UHDVRQ�IRU�WKLV�DJJUHVVLRQ�LV�WKDW�WKH�UHSUHVHQWDWLYH�ZDQWV�WR�GLVVXDGH�

WHQDQWV�IURP�EULQJLQJ�JXHVWV�WKDW�PLJKW�WXUQ�LQWR�URRPPDWHV��RU�VLPSO\�H[HUFLVH�KLV�SRZHU��

ZDV�XQFOHDU��7KH�UHVXOW��ZKDWHYHU�WKH�UHDVRQ��IXUWKHU�FHPHQWV�WKH�SRZHU�RI�WKH�

UHSUHVHQWDWLYH�DQG�LQFXOFDWHV�IHDU�RI�FKDOOHQJLQJ�WKDW�SRZHU�LQ�WKH�WHQDQWV��7KH�ODQGORUGV�RI�

%XLOGLQJ�'�KDG�D�VLPLODU�EHKDYLRUDO�FRQWURO�SODFHG�RQ�WHQDQWV�WKDW�OLPLWHG�WKH�QXPEHU�RI�

SHRSOH�DOORZHG�LQ�RQH�DSDUWPHQW��7HQDQW���LQ�%XLOGLQJ�'�VDLG�WKDW�WKH�IDFW�WKDW���IDPLOLHV�

ZHUH�OLYLQJ�LQ�WKH�VDPH�DSDUWPHQW�FRQWULEXWHG�WR�RQH�RI�WKH�RZQHUV�FKRRVLQJ�WR�UDLVH�WKH�

UHQW��

�

��� 7DFWLFV�RI�WKH�/DQGORUG��

,Q�WKLV�VHFWLRQ�,�ZLOO�H[SODLQ�WKH�WDFWLFV�WKDW�ODQGORUGV�DQG�UHSUHVHQWDWLYHV�HPSOR\�WR�

H[HUFLVH�WKHLU�SRZHU�RYHU�WHQDQWV�DQG�IRUFH�FRPSOLDQFH�ZLWK�WKHLU�WHUPV��/DQGORUGV�XVH�D�

YDULHW\�RI�WDFWLFV�LQFOXGLQJ�WKDW�EURDGO\�LQFOXGH�LQWLPLGDWLRQ�RI�VHYHUDO�YDULHWLHV�DQG�

HYLFWLRQV��7KLV�VHFWLRQ�ZLOO�DOVR�KLJKOLJKW�WKH�LPSRUWDQW�FDYHDW�WKDW�QRW�DOO�RI�WKH�ODQGORUGV�

RI�WKH�VWXGLHG�EXLOGLQJV�ZHUH�DOZD\V�UXWKOHVV�DQG�WKUHDWHQLQJ�LQ�WKHLU�WUHDWPHQW�RI�WHQDQWV��

+RZHYHU��DV�,�ZLOO�HODERUDWH��WKH�IDFW�WKDW�WKH�ODQGORUG�KDV�WKH�VROH�SRZHU�WR�GLFWDWH�WKH�

WHUPV�RI�WHQDQF\�PHDQV�WKDW�UHO\LQJ�RQ�WKH�JRRG�JUDFHV�RI�D�VHOHFW�IHZ�ODQGORUGV�LV�

GHWULPHQWDO�WR�WHQDQWV¶�ZHOOEHLQJ�LQ�WKH�FLW\�RYHUDOO��DQG�IXUWKHU�XQGHUOLQHV�WKH�

SHUQLFLRXVQHVV�RI�WKHVH�SRZHU�VWUXFWXUHV���
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�

D�� ,QWLPLGDWLRQ�

7KH�³SD\�RU�OHDYH´�XOWLPDWXP�LV�LQWLPLGDWLQJ�LQ�LWVHOI�WR�WHQDQWV�HVSHFLDOO\�JLYHQ�WKH�

WLJKW�PDUNHW�DQG�H[WUHPHO\�SUHFDULRXV�FLUFXPVWDQFHV�VRPH�RI�WKH�WHQDQWV�ZHUH�LQ��6R��PRVW�

WHQDQWV�ZKR�ZHUH�DEOH�WR�ILQG�D�ZD\�WR�SD\��SDLG�WKH�UHQWDO�LQFUHDVHV��,I�WHQDQWV�ZHUH�

REVWLQDWH��ODQGORUGV�WKUHDWHQHG�HYLFWLRQ��7KLV�WKUHDW�LV�RIWHQ�HQRXJK�WR�FRQYLQFH�WHQDQWV�WR�

HLWKHU�SD\�RU�OHDYH��HVSHFLDOO\�LI�WKH�WHQDQW�GRHVQ¶W�KDYH�UHVLGHQF\�SDSHUV�RU�NQRZ�WKH�ODZ���

³$W� WKH�EHJLQQLQJ�RI������� WKH�RZQHU�FDOOHG�PH�DQG�VDLG�KH�ZDQWHG�PRUH�
PRQH\��+H�DVNHG�³FDQ�\RX�SD\"�,I�QRW��\RX�KDYH�WR�OHDYH�´�,�VDLG�QR�SUREOHP�
EHFDXVH�P\�NLGV�JR�WR�VFKRRO�KHUH��ZKHUH�HOVH�FDQ�,�JR"´��
��7HQDQW����%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������

�

.QRZLQJ�WKH�ODZ�DQG�WKHLU�ULJKWV�LV�QRW�D�JXDUDQWHH�WKDW�WKH�ODQGORUG�ZLOO�QRW�

LOOHJDOO\�HYLFW�WKH�WHQDQW�RU�XVH�RWKHU�LOOHJDO�LQWLPLGDWLRQ�WDFWLFV��0\�URRPPDWH�DQG�,�VDZ�

WKLV�ILUVWKDQG�ZLWK�WKH�ODQGORUG�RI�%XLOGLQJ�$��6WDUWLQJ�LQ�-DQXDU\�RI�������ZKHQ�ZH�KDG�

OLYHG�LQ�WKH�DSDUWPHQW�IRU�DERXW�VL[�PRQWKV��WKH�ODQGORUG�GHPDQGHG�WKDW�ZH�SD\������LQ�

UHQW��DQ�LQFUHDVH�RI�PRUH�WKDQ�����SHUFHQW�DW�WKH�WLPH��:H�WULHG�WR�QHJRWLDWH�ZLWK�KLP�IRU�D�

PRUH�HTXLWDEOH�VROXWLRQ��ZKHUH�ZH�ZRXOG�SD\�D�VOLJKW�LQFUHDVH��EXW�VWLOO�LQ�//�DQG�QRW�86'��

7KH�ODQGORUG�UHIXVHG�DQG�WROG�XV�WR�OHDYH�RU�SD\�������:H�WKHQ�LQVLVWHG�RQ�SD\LQJ�WKH�

DJUHHG�XSRQ�DPRXQW��DQG�WKH�ODQGORUG�EHJDQ�LQWLPLGDWLQJ�XV�LQ�DQ�HIIRUW�WR�WU\�WR�JHW�XV�WR�

OHDYH���

7KH�ODQGORUG¶V�ILUVW�PRYH�ZDV�WU\LQJ�WR�XVH�P\�URRPPDWH¶V�VLJQDWXUH�RQ�D�UHFHLSW�±�

RQ�ZKLFK�WKH�ODQGORUG�KDG�ZULWWHQ�WKDW�ZH�ZRXOG�YDFDWH�WKH�DSDUWPHQW�²�DV�D�ZD\�RI�

LQWLPLGDWLQJ�XV�WR�OHDYH��:H�FRQVLGHUHG�OHDYLQJ�DIWHU�EHFDXVH�ZH�ZHUH�XQDZDUH�RI�RXU�
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ULJKWV�DQG�LI�WKLV�VLJQDWXUH�FRXOG�EH�FRQVLGHUHG�JURXQGV�IRU�HYLFWLRQ�EXW�GHFLGHG�WR�FRQVXOW�

ZLWK�D�ODZ\HU�DIILOLDWHG�ZLWK�WKH�+RXVLQJ�0RQLWRU�ILUVW��$IWHU�EHLQJ�LQIRUPHG�WKDW�WKLV�

VLJQDWXUH�E\�RQO\�RQH�SDUW\�FDUULHG�QR�OHJDO�ZHLJKW��ZH�UHIXVHG�WR�OHDYH��7KH�ODQGORUG¶V�

VHFRQG�WDFWLF�ZDV�UHIXVLQJ�WR�DFFHSW�RXU�UHQW��ZKLFK�LI�ZH�GLG�QRW�SD\�ZRXOG�EH�JURXQGV�IRU�

HYLFWLRQ��:H�ZHUH�LQIRUPHG�E\�WKH�ODZ\HU�WR�SD\�DW�D�SXEOLF�QRWDU\�VR�ZH�ZRXOG�KDYH�

GRFXPHQWDWLRQ�RI�RXU�SD\PHQW��1H[W��WKH�ODQGORUG�VWDWHG�RQ�D�VLJQHG�GRFXPHQW�DW�WKH�SXEOLF�

QRWDU\�WKDW�KH�ZRXOG�QRW�EH�DFFHSWLQJ�RXU�UHQWDO�SD\PHQW�DV�ZH�KDG�QRW�SDLG�IRU�WKH�

SUHYLRXV�PRQWK¶V�UHQW��7KLV�ZDV�DQ�RXWULJKW�OLH��DV�ZH�KDG�D�UHFHLSW�IURP�WKH�ODQGORUG�RI�RXU�

SD\PHQW��DQG�ZH�LQIRUPHG�KLP�RI�WKLV�IDFW���

,W�ZDV�DW�WKLV�SRLQW�WKDW�WKH�ODQGORUG�VWRSSHG�KLV�LQWLPLGDWLRQ�WDFWLFV�DQG�WULHG�WR�

DJDLQ�QHJRWLDWH�ZLWK�XV��DVNLQJ�IRU������LQVWHDG�RI�������1RW�RQO\�ZDV�WKLV�UHQW�LQIHDVLEOH�

IRU�P\�URRPPDWH�DQG�,��EXW�WKH�ODQGORUG¶V�LQWLPLGDWLRQV�DQG�GHFHSWLRQV�JDYH�XV�OLWWOH�UHDVRQ�

WR�WUXVW�WKDW�WKLV�DJUHHPHQW�ZRXOG�EH�KRQRUHG��:KHQ�ZH�UHIXVHG��WKH�ODQGORUG�ZHQW�EDFN�WR�

OHJDO�WULFNHU\�DQG�WULHG�WR�WHOO�PH�WR�NHHS�WKH�PRQH\��³DV�\RX�DUH�VWXGHQWV�DQG�,�GR�QRW�QHHG�

LW��LI�ZH�KDG�GRQH�WKLV��WKH�ODQGORUG�ZRXOG�KDYH�OHJDO�JURXQGV�WR�HYLFW�XV�IRU�QRQSD\PHQW��´�

$IWHU�WKLV�HQFRXQWHU��ZH�FRQWLQXHG�WR�SD\�RXU�UHQW�DW�WKH�SXEOLF�QRWDU\��DQG�ZKHQHYHU�,�

ZRXOG�VHH�WKH�ODQGORUG��KH�ZRXOG�\HOO�DQG�WHOO�PH�WR�OHDYH�WKH�DSDUWPHQW���

$IWHU�VRPH�PRQWKV��LQ�2FWREHU�RI�������WKH�ODQGORUG�KDG�D�QRWLFH�GHOLYHUHG��VD\LQJ�

WKDW�DV�IRUHLJQHUV�ZH�GR�QRW�KDYH�WKH�SURWHFWLRQ�RI�/HEDQHVH�/DZ��DQG�IXUQLVKHG�DSDUWPHQWV�

IDOO�XQGHU�D�GLIIHUHQW�FRQWUDFWXDO�ODZ�±�ERWK�FODLPV�DUH�XQWUXH��DFFRUGLQJ�WR�PXOWLSOH�

ODZ\HUV�,�VSRNH�ZLWK�DIILOLDWHG�ZLWK�WKH�+RXVLQJ�0RQLWRU��7KH�QRWLFH�RUGHUHG�XV�WR�YDFDWH�

WKH�DSDUWPHQW��ZLWK�D�SHQDOW\�RI�����IRU�HDFK�DGGLWLRQDO�GD\�ZH�UHPDLQHG�DIWHU�GHOLYHU\��$�

ODZ\HU�DIILOLDWHG�ZLWK�WKH�+RXVLQJ�0RQLWRU��GUDIWHG�D�OHWWHU�FKDOOHQJLQJ�WKLV�QRWLFH��DQG�
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UHDIILUPLQJ�P\�URRPPDWH�DQG�P\�OHJDO�ULJKW�WR�UHPDLQ�LQ�WKH�DSDUWPHQW�IRU�WKH�IXOO�WHUP�

DOORZDEOH�E\�ODZ����\HDUV���0\�URRPPDWH�DQG�,�VHQW�WKH�OHWWHU�WR�WKH�ODQGORUG�E\�PDLO���

:H�GLG�QRW�KHDU�IURP�WKH�ODQGORUG�DJDLQ�IRU�D�IHZ�PRQWKV�XQWLO�,�UDQ�LQWR�KLP�LQ�WKH�

EXLOGLQJ��+H�DVNHG�PH�LI�,�ZRXOG�OLNH�WR�SD\�IRU�WKH�ZDWHU�DQG�HOHFWULFLW\��WR�ZKLFK�,�UHSOLHG�

WKDW�,�ZRXOG��EXW�KH�GLG�QRW�JLYH�PH�WKH�ELOOV�RU�WDNH�PRQH\��%HFDXVH�SD\PHQW�RI�ZDWHU�DQG�

HOHFWULFLW\�LV�IXQQHOHG�WKURXJK�WKH�ODQGORUG�LQ�%HLUXW��KLV�UHIXVDO�WR�OHW�XV�SD\�IRU�ERWK�

MHRSDUGL]HG�RXU�DFFHVV�WR�WKRVH�XWLOLWLHV�±�DQRWKHU�LQWLPLGDWLRQ�WDFWLF�WKDW�WKH�ODQGORUG�ZRXOG�

IXUWKHU�HVFDODWH�D�IHZ�ZHHNV�ODWHU���

:KHQ��LQ�HDUO\�'HFHPEHU�RI�������RXU�DSDUWPHQW�GLG�QRW�UHFHLYH�ZDWHU�IRU�D�

FRQFHUQLQJ�SHULRG�RI�WLPH��P\�URRPPDWH�DQG�,�EHJDQ�WR�VXVSHFW�WKDW�WKH�ODQGORUG�KDG�GRQH�

VRPHWKLQJ�WR�RXU�ZDWHU�WDQN��ZKLFK�LV�KRXVHG�RQ�WKH�URRI�RI�WKH�EXLOGLQJ��8SRQ�LQVSHFWLRQ�

RI�WKH�WDQN��ZH�REVHUYHG�WKDW�VRPHRQH��HLWKHU�WKH�ODQGORUG�RU�KLV�HPSOR\HH��DV�WKH\�DUH�WKH�

RQO\�RQHV�ZLWK�DFFHVV��KDG�UHPRYHG�WKH�SLSH�FDUU\LQJ�ZDWHU�WR�RXU�DSDUWPHQW��,�FDOOHG�DQG�

FRQIURQWHG�WKH�ODQGORUG�ZLWK�WKLV�LQIRUPDWLRQ��DQG��DW�ILUVW��KH�SUHWHQGHG�QRW�WR�NQRZ�

DQ\WKLQJ�DERXW�WKH�VLWXDWLRQ��7KHQ�DIWHU�,�WROG�KLP�WKDW�ZH�VDZ�ZKDW�KH�GLG�WR�WKH�WDQN��KH�

FDOOHG�PH�D�IUDXG�DQG�D�WKLHI��7KH�VLWXDWLRQ�UHPDLQV�RQJRLQJ���

,QWLPLGDWLRQ�WDFWLFV�OLNH�WKRVH�RI�P\�ODQGORUG�ZHUH�HFKRHG�LQ�%XLOGLQJ�'��%XW�WKH�

ODQGORUG�FRXSOH�VDLG�LW�ZDV�QRW�WKH\�ZKR�ZRXOG�FXW�RII�WKH�ZDWHU�WR�DSDUWPHQWV�ODWH�RQ�UHQW��

UDWKHU��WKH�KXVEDQG¶V�ODWH�EURWKHU�XVHG�WKH�WDFWLF�RQ�WHQDQWV��

³+LV�EURWKHU��ZKR�GLHG��ZDVQ
W�WKH�VDPH��KH�ZDVQ
W�QLFH�WR�WKH�WHQDQWV��+H�XVHG�WR�
FXW�RII� WKH�ZDWHU� IURP�DQ�ROG�ZRPDQ
V� DSDUWPHQW� LI� VKH�GLGQ
W�SD\�EHFDXVH�KH�
GLGQ¶W�ZDQW�WR�SD\�IRU�KHU��,Q�WKDW�FDVH��,�ZRXOG�EULQJ�KHU�ZDWHU��,W�ZDV�VKDPHIXO�´��
±�/DQGORUGV��%XLOGLQJ�'��SHUVRQDO�FRPPXQLFDWLRQ��1RYHPEHU����������

�
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&XWWLQJ�RII�XWLOLWLHV�LV�LOOHJDO�XQGHU�/HEDQHVH�ODZ��EXW��DV�,�ZLOO�IXUWKHU�H[SODLQ�LQ�WKH�VHFWLRQ�

RQ�WKH�UHDVRQV�IRU�WKH�SRZHU�LPEDODQFH�EHWZHHQ�ODQGORUG�DQG�WHQDQW��WKH�VWDWH�LV�LQ�QR�

SRVLWLRQ�WR�LQWHUYHQH��HYHQ�LI�WKH�WHQDQWV�NQHZ�WKHLU�ULJKWV�DQG�WULHG�WR�LQYROYH�WKH�

DXWKRULWLHV���

� �

E�� )LQDQFLDOO\�PRWLYDWHG�HYLFWLRQV�

)RUFHG�HYLFWLRQV�IRU�ILQDQFLDO�UHDVRQV�±�ZKHWKHU�QRQ�SD\PHQW�RI�UHQW�RU�WKH�

SURVSHFW�RI�D�PRUH�OXFUDWLYH�WHQDQW�²�ZHUH�FRPPRQ�DPRQJ�WKH�ODQGORUGV�RI�WKH�VHOHFWHG�

EXLOGLQJV��,�KDYH�VHSDUDWHG�HYLFWLRQV�IRU�ILQDQFLDO�UHDVRQV�IURP�DUELWUDU\�HYLFWLRQV�IRU�RWKHU�

UHDVRQV�IRU�FODULW\¶V�VDNH�DQG�WR�IXUWKHU�KLJKOLJKW�WKH�SRZHU�LPEDODQFH�EHWZHHQ�ODQGORUG�

DQG�WHQDQW�ZKHUH�HYLFWLRQV�ORRP�RYHU�WHQDQWV¶�KHDGV�DQG�DUH�D�WRRO�RI�ILQDQFLDO�JDLQ�DQG�

DUELWUDU\�H[HUFLVHV�RI�SRZHU��,�ZLOO�IXUWKHU�HODERUDWH�RQ�DUELWUDU\�HYLFWLRQV�LQ�WKH�IROORZLQJ�

VHFWLRQ���

/HEDQHVH�FDVH�ODZ�VWLSXODWHG�WKDW�ODQGORUGV�PXVW�ILOH�IRU�D�QRWLFH�RI�HYLFWLRQ�WKURXJK�

WKH�FRXUW�V\VWHP���,I�WKHLU�UHTXHVW�LV�QRW�DSSURYHG��LW�LV�LOOHJDO�IRU�WKHP�WR�HYLFW�D�WHQDQW�

WKURXJK�IRUFH��,Q�SUDFWLFH��KRZHYHU��WKH�ODQGORUGV�DQG�UHSUHVHQWDWLYHV�RI�%XLOGLQJV�$��%��

DQG�&�DOO�KDG�HYLFWHG�DW�OHDVW�RQH�SHUVRQ�WKURXJK�LOOHJDO�PHDQV��7KH�ODQGORUG�RI�%XLOGLQJ�$�

FKDLQHG�WKH�GRRUV�RI�PXOWLSOH�WHQDQWV��ZKR�ZHUH�WKHQ�IRUFHG�WR�FROOHFW�WKHLU�EHORQJLQJV�DQG�

YDFDWH�WKH�DSDUWPHQWV��$V��,�SUHYLRXVO\�H[SODLQHG��RQH�RI�WKH�WHQDQWV�ZDV�HYLFWHG�ZLWK�QR�

QRWLFH�EHFDXVH�WKH�ODQGORUG�GHFLGHG�KH�ZDQWHG�GROODUV��ZKLFK�ZDV�LQIHDVLEOH�IRU�WKH�WHQDQW�

WR�SD\��7KH�WHQDQW�ZDV�D�PLJUDQW�ZRUNHU�DQG�KDG�QRW�NHSW�UHFHLSWV�IURP�KLV�UHQWDO�

�

��&LYLO�-XGJH�RI�%HLUXW¶V�GHFLVLRQ�QR�������LVVXHG�RQ�1RYHPEHU������������



���
�

SD\PHQWV��PHDQLQJ�WKDW�KH�FRXOG�QRW�SURYH�WKH�SDUWLHV�KDG�DQ�RUDO�DJUHHPHQW�DW�D�FHUWDLQ�

DPRXQW��7KH�ODQGORUG��ZKR�LV�D�ODZ\HU��DOPRVW�FHUWDLQO\�NQHZ�WKH�SRVLWLRQ�RI�WKH�WHQDQW�DQG�

KLV�LQDELOLW\�WR�FKDOOHQJH�KLP����

6LPLODUO\��LQ�%XLOGLQJ�&��7HQDQW���ZKHQ�DVNHG�LI�WKH�ODQGORUG�KDG�HYHU�HYLFWHG�

DQ\RQH�VDLG��³<HV��ODVW�PRQWK�VRPHRQH�GLGQ¶W�SD\��DQG�KH�WKUHZ�WKHLU�WKLQJV�RXWVLGH�

�7HQDQW����%XLOGLQJ�&��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�7HQDQW���LQ�WKH�

VDPH�EXLOGLQJ�FRQILUPHG�WKDW�WKH�PDQ�ZDV�6\ULDQ�DQG�FRXOGQ¶W�PDNH�UHQWDO�SD\PHQWV���

�
F�� $UELWUDU\�HYLFWLRQV��

$OWKRXJK�WKHUH�LV�QR�GLIIHUHQFH�EHWZHHQ�WKH�LOOHJDOLW\�RI�DUELWUDU\�DQG�ILQDQFLDOO\�

PRWLYDWHG�HYLFWLRQV��WKDW�DUHQ¶W�DSSURYHG�E\�D�FRXUW���HYLGHQFH�RI�DUELWUDU\�HYLFWLRQV�LQ�

HYHQ�WKH�VPDOO�VDPSOH�VL]H�RI�WKH�EXLOGLQJV�VWXGLHG�IRU�WKLV�WKHVLV�VKRZV�WKH�SRZHU�

ODQGORUGV�ZLHOG�LQ������%HLUXW��)LQDQFLDOO\�PRWLYDWHG�HYLFWLRQV�XVXDOO\�FDQ�EH�VKLHOGHG�

WKURXJK�WULFNHU\�±�DV�WKH�ODQGORUG�RI�%XLOGLQJ�$�HQJDJHG�LQ�²�LQYROYLQJ�FODLPV�WKDW�WHQDQWV�

IDLOHG�WR�PDNH�UHQWDO�SD\PHQWV�RU�ZHUH�LOOHJDOO\�RFFXS\LQJ�DQ�DSDUWPHQW��ODFN�RI�FRQWUDFW�

RU�UHFHLSWV�RI�SD\PHQW�JLYHV�WHQDQWV�OLWWOH�UHFRXUVH�DJDLQVW�WKHVH�FODLPV����

$UELWUDU\�HYLFWLRQV��RQ�WKH�RWKHU�KDQG�ZRXOG�EH�PRUH�GLIILFXOW�WR�GHIHQG�LI�WKH�WHQDQW�

FKRVH�WR�ILOH�D�FRPSODLQW�ZLWK�D�FRXUW��DQG��DV�,�ZLOO�H[SDQG�XSRQ�LQ�WKH�QH[W�VHFWLRQ��LI�WKH�

/HEDQHVH�-XVWLFH�6\VWHP�ZDV�IXQFWLRQDO�DQG�LPSDUWLDO��%XW�JLYHQ�WKH�VWDWH�RI�WKH�/HEDQHVH�

-XVWLFH�6\VWHP�LQ������DQG�WKH�IDFW�WKDW�PRVW�WHQDQWV�DUH�XQDZDUH�RI�WKHLU�OHJDO�ULJKWV��

ODQGORUGV�DQG�EXLOGLQJ�UHSUHVHQWDWLYHV�OLNH�WKH�UHSUHVHQWDWLYH�RI�%XLOGLQJ�%��IDFH�OLWWOH�

FRQVHTXHQFH�IRU�DUELWUDULO\�HYLFWLQJ�WHQDQWV���

�



���
�

³,¶P�WKH�UHSUHVHQWDWLYH�RI�WKLV�EXLOGLQJ�DQG�WKLV�EXLOGLQJ�>JHVWXUHV@�EHFDXVH�
,¶P�WKH�ERVV�DQG�,�NQRZ�KRZ�WR�GHDO�ZLWK�DOO�NLQGV�RI�SHRSOH��$QG�LI�VRPHRQH�
GRHV�VRPHWKLQJ�ZURQJ��,¶OO�WDNH�WKHP�IURP�WKHLU�HDUV�DQG�NLFN�WKHP�RXW�´��
±�5HSUHVHQWDWLYH��%XLOGLQJ�%��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU����������

�

7KH�UHSUHVHQWDWLYH�KDG�QR�TXDOPV�DERXW�ERDVWLQJ�WR�PH�DQG�P\�IHOORZ�UHVHDUFKHUV�DERXW�WKH�

IDFW�WKDW�KH�HYLFWV�SHRSOH�EDVHG�RQ�KLV�RZQ�IHHOLQJV�LI�WKH\�VKRXOG�GR�VRPHWKLQJ�WKDW�KH�

GRHV�QRW�OLNH���

�

G�� 7KH�&DSULFHV�RI�/DQGORUGV�

� 1RW�DOO�WKH�ODQGORUGV�RSHUDWHG�EDVHG�RQ�UXWKOHVV�ILQDQFLDO�FDOFXODWLRQV��VRPH�LQGHHG�

EHKDYHG�V\PSDWKHWLFDOO\�WRZDUG�WKHLU�WHQDQWV��%XW�WKLV�WHQXRXV�UHODWLRQVKLS�EDVHG�XSRQ�WKH�

V\PSDWKLHV�RI�WKH�ODQGORUGV�RIIHUV�OLWWOH�UHDO�SURWHFWLRQ�WR�WHQDQWV��,QGHHG��WKH�UHSUHVHQWDWLYH�

LQ�%XLOGLQJ�(�DQG�WKH�OLYH�LQ�ODQGORUGV�RI�%XLOGLQJ�'�ZHUH�ZHOO�OLNHG�E\�WKH�WHQDQWV�,�

LQWHUYLHZHG��7HQDQW���RI�%XLOGLQJ�(��ZKHQ�DVNHG�LI�LW�ZDV�D�SUREOHP�LI�KH�SDLG�WKH�UHQW�ODWH�

VDLG��³1R��VKH�>WKH�EXLOGLQJ�UHSUHVHQWDWLYH@�GRHVQ¶W�KDYH�D�SUREOHP�ZLWK�LW��6KH¶V�QLFH�

�7HQDQW����%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��6HSWHPEHU�����������´�

7KH�UHSUHVHQWDWLYH�RI�%XLOGLQJ�(�VDLG�WKDW�VKH�KDG�DUJXHG�ZLWK�RQH�RI�WKH�RZQHUV�RI�

WKH�EXLOGLQJ��ZKHQ�WKDW�RZQHU�ZDQWHG�WR�HYLFW�WHQDQWV�IRU�QRQSD\PHQW���

�³:KHQ�,�WDON�WR�WKH�ODQGORUG��DQG�,�WHOO�KLP�WKH\�KDYHQ¶W�SDLG�IRU�WZR�PRQWKV�
KH�WHOOV�PH�WR�NLFN�WKHP�RXW��µ'RQ¶W�OHW�WKHP�LQ�WKH�DSDUWPHQW�¶�µ:K\�DUH�\RX�
OHWWLQJ� WKHP�VWD\"¶� ,� WHOO� KLP�� µ<RX� OLYH� LQ�&DQDGD�� ,Q�/HEDQRQ�ZH�KDYH�D�
GLIIHUHQW�VLWXDWLRQ��7KHUH�DUH�SHRSOH� WKDW�DUH�SRRU�� WKH\�KDYH�IDPLOLHV�� WKH\�
KDYH�FKLOGUHQ�¶�%XW�KH�NHHSV�VD\LQJ��µNLFN�WKHP�RXW�¶�%XW�,�VD\��µOHW¶V�ZDLW�´¶�
��5HSUHVHQWDWLYH��%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��-XO\����������

�
�



���
�

$OWHUQDWLYHO\��IRU�WKH�WHQDQWV�RI�%XLOGLQJ�'��ZKHQ�RQH�RI�WKH�RZQHUV�FDPH�EDFN�

IURP�WKH�8QLWHG�6WDWHV�DQG�EHJDQ�D�EDWWOH�ZLWK�WKH�ODQGORUGV��RQH�RI�ZKLFK�LV�KHU�EURWKHU��

RYHU�UDLVLQJ�WKH�UHQW��WKH�ZLVKHV�RI�WKH�UHFHQWO\�UHWXUQHG�RZQHU�ZRQ�RXW���

³«� WKH� ODQGORUG�ZKR� OLYHG� KHUH�ZDV� QLFH«� WKH� RZQHU¶V� VLVWHU� FDPH� IURP�
$PHULFD��DQG�VKH�GLGQ¶W�DFFHSW�WKLV�UHQW�DQG�UDLVHG�LW��7KLV�PRQWK�HLWKHU�ZH�
OHDYH�� RU� ZH� SD\� ����� IUHVK�´� �� 7HQDQW� ��� %XLOGLQJ� '�� SHUVRQDO�
FRPPXQLFDWLRQ��6HSWHPEHU����������

�
�

7KXV��WHQDQWV�DUH�OHIW�LQ�DQ�XQFHUWDLQ�DQG�IUDJLOH�SRVLWLRQ�ZKHUH�WKH\�UHO\�RQ�WKH�JUDFHV�RI�

ODQGORUGV��ZKLFK�PD\�FKDQJH��RU�DQRWKHU�RZQHU�PD\�RYHUUXOH���

�

%�� 7KH�5HDVRQV�IRU�WKH�SRZHU�LPEDODQFH�

7KH�ILUVW�UHDVRQ�WKDW�ODQGORUGV�ZLHOG�VR�PXFK�SRZHU�LQ�/HEDQRQ�LV�WKDW�WKH�OHJDO�

V\VWHP�DQG�HQIRUFHPHQW�ERGLHV�JUDQW�ODQGRZQHUV�DQG�ODQGORUGV�DOPRVW�WRWDO�FRQWURO�RI�WKHLU�

SURSHUW\��ZLWK�WKH�SROLFH�DQG�PXQLFLSDOLWLHV�DOORZLQJ�SURSHUW\�RZQHUV�WR�YLRODWH�WKH�ODZ�

RSHQO\��7KH�VHFRQG�LV�WKDW�WKH�HFRQRPLF�FULVLV�KDV�GLVUXSWHG�RU�GLVLQWHJUDWHG�SDUWV�RI�WKH�

OHJDO�V\VWHP��

�

��� 7KH�RQO\�PHDQLQJIXOO\�HQIRUFHG�ODZ�LV�SURSHUW\�

%HIRUH�WKH�HFRQRPLF�DQG�SROLWLFDO�FULVLV��WKH�/HEDQHVH�OHJDO�V\VWHP�KHDYLO\�IDYRUHG�

SURSHUW\�RZQHUV�RYHU�WHQDQWV�LQ�PDWWHUV�RI�GLVSXWH��HVSHFLDOO\�LI�WKH�WHQDQWV�ZHUH�IRUHLJQHUV��

:LWK�WKH�OHJDO�V\VWHP�LQRSHUDEOH��WKH�DELOLW\�IRU�ODQGORUGV�WR�H[HUFLVH�WKHLU�SRZHU�RYHU�WKHLU�

SURSHUW\�LV�DOPRVW�XQFKHFNHG��,PSRUWDQWO\��WKHUH�LV�D�ODUJH�JUH\�DUHD�LQ�WKHVH�GLVSXWHV�

GHSHQGLQJ�RQ�WKH�ODQGORUG�DQG�WKH�WHQDQW��7DNLQJ�P\�H[SHULHQFH�LQ�%XLOGLQJ�$�DV�DQ�
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H[DPSOH��WKH�ODQGORUG�KDG�QR�TXDOPV�LQ�LOOHJDOO\�HYLFWLQJ�WHQDQWV�ZKR�KDG�QR�OHJDO�EDVLV�IRU�

FKDOOHQJLQJ�KLP��DQG�GLG�QRW�VKRZ�KLP�WKDW�WKH\�NQHZ�WKHLU�ULJKWV���:KLOH�LQ�P\�URRPPDWH�

DQG�P\�H[SHULHQFH��RQFH�WKH�ODQGORUG�ZDV�DZDUH�WKDW�ZH�VSRNH�ZLWK�D�ODZ\HU�DQG�NQHZ�RXU�

ULJKWV��KLV�EHKDYLRU�FKDQJHG��7KH�ODQGORUG�FRQWLQXHG�WR�LQWLPLGDWH�XV�DQG�LOOHJDOO\�FXW�RXU�

ZDWHU�VXSSO\��EXW�KH�GLG�QRW�DWWHPSW�DQ�LOOHJDO�HYLFWLRQ���

6R��GHVSLWH�WKH�OHJDO�V\VWHP¶V�VKXWGRZQ��OHJDO�WKUHDWV�KDG�VRPH�HIIHFW�LQ�FKHFNLQJ�

FHUWDLQ�ODQGORUG¶V�EHKDYLRU��+RZHYHU��LW�LV�XQFOHDU�ZKHWKHU�WKH�SROLFH�ZRXOG�GR�DQ\WKLQJ�

VKRXOG�WKH�ODQGORUG�HYLFW�XV�E\�IRUFH��,W�KDV�EHHQ�REVHUYHG�E\�WKH�+RXVLQJ�0RQLWRU�WKDW�

SROLFH�IRUFHV�VRPHWLPHV�DVVLVW�ODQGORUGV�LQ�LOOHJDO�HYLFWLRQV��+RXVLQJ�0RQLWRU���������

6WUXFWXUDO�SUREOHPV�LQ�%HLUXW¶V�DGPLQLVWUDWLRQ�WKDW�DOORZ�ODQGORUGV�WR�H[SORLW�WKH�

SUHFDULRXV�FRQGLWLRQV�RI�WKHLU�WHQDQWV�KDYH�H[LVWHG�VLQFH�WKH�HQG�RI�WKH�/HEDQHVH�&LYLO�:DU��

7KH�0XQLFLSDOLW\�RI�%HLUXW�DQG�WKH�JRYHUQPHQW�VWUXFWXUHV�RI�HDFK�DUHD�RI�WKH�FLW\�KDYH�QRW�

VXIILFLHQWO\�HQIRUFH�ODZV�UHTXLULQJ�ODQGORUGV�PDNH�IRUPDO�FRQWUDFWV�ZLWK�WHQDQWV��XSKROG�

WHQDQW¶V�ULJKWV�WR�SULYDF\�DQG�WUDQVSDUHQW�UHQWDO�LQFUHDVHV�WKDW�DUH�DJUHHG�XSRQ�E\�ERWK�

SDUWLHV��7KH�PXQLFLSDOLW\�DOVR�GRHV�QRW�WD[�YDFDQW�EXLOGLQJV�RU�XQLWV��LQFHQWLYL]LQJ�RZQHUV�

WR�UHIXVH�FRQWUDFWV�ZLWK�WHQDQWV�DQG�UHSRUW�WKHLU�XQLWV�DV�HPSW\��)DZD]�DQG�=DDWDUL���������

$GGLWLRQDOO\��DOWKRXJK�ODQGORUGV�DUH�OHJDOO\�UHTXLUHG�WR�SHUIRUP�UHSDLUV�DQG�XSJUDGHV�WR�

WKHLU�EXLOGLQJV��WKLV�LV�UDUHO\�HQIRUFHG��ZKLFK�LV�ZK\�WKH�EXLOGLQJV�VWXGLHG�H[LVW�LQ�WKHLU�

SUHVHQW�GHJUDGHG�FRQGLWLRQ����

�
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��� $EVHQFH�RI�WKH�6WDWH�

7KH�VHYHUH�GHYDOXDWLRQ�RI�WKH�//�DQG�ZLWKGUDZDO�RI�PHDJHU�JRYHUQPHQW�VHUYLFHV�

HYHQ�IXUWKHU�IURP�SXEOLF�OLIH�VWDUWLQJ�LQ������KDV�H[DFHUEDWHG�WKH�WUHQG�RI�ODQGORUGV�RSHQO\�

YLRODWLQJ�WKH�ODZ�ZLWKRXW�FRQVHTXHQFH��$V�SUHYLRXVO\�PHQWLRQHG��/HEDQHVH�MXGJHV�KDYH�

EHHQ�RQ�VWULNH�VLQFH�$XJXVW�RI�������FORJJLQJ�WKH�DOUHDG\�LQHIIHFWXDO�FRXUW�V\VWHP�ZLWK�

FDVHV�WKDW�ZLOO�EH�OXFN\�WR�HYHU�EH�UHYLHZHG��7KH�ZDJHV�RI�WKH�FLW\¶V�SROLFH�IRUFH�DQG�

/HEDQHVH�*HQHUDO�6HFXULW\�)RUFHV�KDYH�EHHQ�UHGXFHG�PRUH�WKDQ����SHUFHQW��IRUFLQJ�WKH�

RIILFHV�WR�PDNH�FXWEDFNV��DQG�VHYHUHO\�XQGHUFXWWLQJ�WKHLU�DELOLW\�WR�IXQFWLRQ���

:KDW�WKLV�PHDQV�IRU�ODQGORUGV�DQG�WHQDQWV�LV�WKDW�WKHLU�GLVSXWHV�JHQHUDOO\�H[LVW�

RXWVLGH�RI�WKH�OHJDO�V\VWHP��'HVSLWH�WKH�WKUHDW�RI�OHJDO�DFWLRQ�VWLOO�FDUU\LQJ�VRPH�GHWHUUHQW�

DELOLW\��RQ�WKH�JURXQG�LQWLPLGDWLRQ�DQG�REVWLQDQFH��RU�WXUQ�RXW�WR�EH�WKH�PDLQ�GHFLGLQJ�

IDFWRUV�LQ�GLVSXWHV�DQG�QHJRWLDWLRQV��7KH�ODQGORUG�RI�%XLOGLQJ�&�FDQ�WKURZ�WKH�EHORQJLQJV�

RI�WKH�WHQDQW�RXW�RQ�WKH�VWUHHW�DQG�ORFN�WKH�GRRU�RI�WKH�DSDUWPHQW��LOOHJDOO\��DQG�WKHUH¶V�QRW�

PXFK�WKH�WHQDQW�FDQ�GR�DERXW�LW��3URSHUW\�LV�SRZHU�LQ�WKH�/HEDQRQ�RI������DQG�IRUFH�LV�WKH�

ODQJXDJH�RI�WKH�SRZHUIXO��6R��ZKLOH�P\�ODQGORUG�LQ�%XLOGLQJ�$�PD\�EH�XQZLOOLQJ�WR�WKURZ�

RXU�EHORQJLQJV�RQ�WKH�VWUHHW�DQG�FKDQJH�RXU�ORFNV��DQRWKHU�ZRXOG���

�

��� �6\PEROLF�SRZHU�RI�WKH�ODQGORUG��

D�� 7KH�VWDWXV�TXR�RI�SURSHUW\�RZQHUVKLS�LQ�/HEDQRQ�

/HEDQRQ�GRHV�QRW�KDYH�D�VWDWH�LVVXHG�SHQVLRQ�RU�UHWLUHPHQW�SODQ�IRU�LWV�FLWL]HQV��$V�

VXFK��PDQ\�RI�WKRVH�ZKR�FDQ�DIIRUG�WR��LQYHVW�LQ�EX\LQJ�DSDUWPHQWV�DV�D�VWRUH�RI�VDYLQJV�

WKDW�WKH\�FDQ�OLYH�RII�ZKHQ�WKH\�DUH�ROGHU��7KHVH�ODQGORUGV�RIWHQ�DUH�PRUH�V\PSDWKHWLF�
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FKDUDFWHUV�WR�WKHLU�WHQDQWV�WKDQ�IDFHOHVV�UHDO�HVWDWH�FRPSDQLHV�RU�RZQHUV�RI�PXOWLSOH�

EXLOGLQJV��7HQDQWV�OLNH�7HQDQW�:�DQG�6�LQ�%XLOGLQJ�$�HYHQ�H[SUHVVHG�VRPH�V\PSDWK\�IRU�

WKH�ODQGORUG��ZKR��EHIRUH�WKH�FULVLV��ZDV�FKDUJLQJ�������IRU�HDFK�DSDUWPHQW���

³,�PHDQ�,�DOVR�JHW�WKDW�KH�ZDV�PDNLQJ�PRUH�RXW�RI�WKLV�EXLOGLQJ�DQG�QRZ�KH¶V�
PDNLQJ�D�TXDUWHU�RI�ZKDW�ZDV�WKH�SULFH�´���7HQDQW�:��%XLOGLQJ�$��SHUVRQDO�
FRPPXQLFDWLRQ��6HSWHPEHU����������
�

6R��HYHQ�LQ�VLWXDWLRQV�ZKHUH�WHQDQWV�DUH�VWUXJJOLQJ�WR�DIIRUG�UHQW��ZKLOH�ODQGORUGV�

HDUQ�PDQ\�WLPHV�WKHLU�VDODULHV�HDFK�PRQWK��VRPH�WHQDQWV�IHHO�V\PSDWK\�IRU�WKH�ORVV�RI�VRPH�

RI�WKH�ODQGORUG¶V�SURILWV�LQ�WKH�FULVLV��7KLV�V\PSDWK\�ZDV�QRW�VKDUHG�E\�PRVW�RI�WKH�WHQDQWV�,�

VSRNH�ZLWK��KRZHYHU��EXW�LW�LV�DQRWKHU��VXEWOHU��IRUP�RI�SRZHU�WKDW�ODQGORUGV�KROG�LQ�D�

FRXQWU\�ZKHUH�SURSHUW\�RZQHUVKLS�LV�WKH�JRDO�RI�HYHU\RQH���7KHLU�SURILWV�IURP�RZQLQJ�WKH�

EXLOGLQJ�DUH�VR�LQJUDLQHG�DQG�QRUPDOL]HG��DV�WKH\�DUH�LQ�PRVW�FDSLWDOLVW�FRXQWULHV��WKDW�VRPH�

WHQDQWV�VHH�XQLODWHUDO�UHQWDO�LQFUHDVHV�DV�WKH�ODQGORUG¶V�ULJKW��7HQDQW���LQ�%XLOGLQJ�(�

H[SUHVVHG�DV�PXFK���

�>:KDW�ZRXOG�\RX�GR�LI�WKH�ODQGORUG�WULHG�WR�HYLFW�\RX"@�³«LI�KH�VWLOO�ZDQWHG�
PH�RXW��ZHOO�ZKR�DP�,��LI�KH�WKLQNV�KH�FDQ�JHW�D�EHWWHU�GHDO�OHW�KLP�WU\�´�

� �7HQDQW����%XLOGLQJ�(��SHUVRQDO�FRPPXQLFDWLRQ��-XQH���������� �

�

�

�

�

��1RW�RQO\�DV�D�UHWLUHPHQW�SODQ�RI�VRUWV��EXW�WR�HVFDSH�WKH�UHQWDO�PDUNHW�DQG�KDYH�DQ�LQKHULWDEOH�DVVHW���



���
�

&21&/86,21�

�

7KH�ILYH�EXLOGLQJV�VWXGLHG�LQ�*HLWDZL�H[KLELW�WHQDQWV�OLYLQJ�LQ�SRRU�FRQGLWLRQV��

SD\LQJ�H[SORLWDWLYH�UHQWV��IRUJRLQJ�WKH�EDVLF�QHFHVVLWLHV�RI�OLYLQJ�WR�DIIRUG�UHQW��ZLWK�OLWWOH�

ZD\V�WR�PDQHXYHU�DQG�FKDQJH�WKHLU�FLUFXPVWDQFHV��6RPH�WHQDQWV�FDQ�EH�LQ�D�EHWWHU�SRVLWLRQ�

WKDQ�RWKHUV�±�/HEDQHVH�FLWL]HQV�RU�WKRVH�ZLWK�UHVLGHQF\��DV�ZHOO�DV�ORQJ�WHUP�WHQDQWV��PD\�

EH�DEOH�WR�QHJRWLDWH�IRU�EHWWHU�FRQGLWLRQV�WKDQ�6\ULDQ�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV�ZLWKRXW�

UHVLGHQF\���

7KH�FDXVH�RI�WKH�SUHFDULRXV�VLWXDWLRQ�RI�WKHVH�WHQDQWV�LV�SULPDULO\�GXH�WR�DQ�

XQUHJXODWHG�DQG�WLJKW�KRXVLQJ�PDUNHW��WKH�FULPLQDOL]DWLRQ�RI�PDQ\�RI�WKH�WHQDQWV��7KLV�JLYHV�

ODQGORUGV�WKH�SRZHU�WR�XQLODWHUDOO\�GHFLGH�WKH�RXWFRPH�RI�QHJRWLDWLRQV��HYHQ�LI�WKH\�FDQ�EH�

OHQLHQW�RU�IDYRUDEOH�IRU�WKH�WHQDQWV�LQ�VRPH�FDVHV����

�

$�� 7KH�6WDWH�RI�/HEDQRQ�LV�H[DFHUEDWLQJ�WKH�SUREOHP�RI�SUHFDULRXV�LQGLYLGXDOV�ILQGLQJ�

KRXVLQJ�

+RZ�GR�WKH�UHVHDUFK�ILQGLQJV�RI�WKLV�WKHVLV�LQIRUP�WKH�XUEDQ�OLWHUDWXUH"�)LUVW��WKH�

ILQGLQJV�FRQILUP�WKDW�FLWLHV��DV�WKH\�IXQFWLRQ�DQG�DUH�RUJDQL]HG�WRGD\��LQGHHG�H[DFHUEDWH�

SUHFDULW\�DV�REVHUYHG�E\�,GD�6XVVHU�DQG�6WpSKDQH�7RQQHODW��6XVVHU�DQG�7DQQHODW���������

%HLUXW�DQG�/HEDQRQ��PRUH�JHQHUDOO\��KDV�D�OHJDO�V\VWHP�DQG�VWDWH�WKDW�VLPXOWDQHRXVO\�ZRUNV�

LQ�WKH�IDYRU�RI�ODQGORUGV�E\�QRW�HQIRUFLQJ�WKH�GXWLHV�WKH\�KDYH�WR�WHQDQWV�RU�UHJXODWLQJ�WKH�

PDUNHW��DQG�SXQLVKHV�DQG�FULPLQDOL]HV�UHIXJHHV�DQG�PLJUDQW�ZRUNHUV¶�SUHVHQFH��7KLV�

VLWXDWLRQ��ZKHUH�WKH�ODZ�H[LVWV�DQG�LV�HQIRUFHG�DJDLQVW�SUHFDULRXV�SRSXODWLRQV�EXW�LVQ¶W�
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HQIRUFHG�DJDLQVW�ODQGORUGV��KDV�FUHDWHG�WKH�FRQGLWLRQV�ZKHUH�ODQGORUGV�KDYH�DOO�RI�WKH�SRZHU�

DQG�SUHFDULRXV�WHQDQWV�KDYH�DOPRVW�QRQH���

7KLV�FRQILUPV�WKH�ILQGLQJV�RI�5DTXHO�5ROQLN��ZKR�DUJXHV�WKDW�QHROLEHUDOLVP�DQG�

FDSLWDO�FRQVROLGDWLRQ�KDV�WUDQVIRUPHG�FLWLHV�LQWR�SODFHV�QRW�WR�OLYH�LQ��EXW�WR�VWRUH�DQG�

H[WUDFW�ZHDOWK�IURP��5ROQLN���������7KH�FODVV�RI�SURSHUW\�RZQHUV�LQ�FLWLHV��ZKLFK�,�KDYH�

VKRZQ�LQ�*HLWDZL�DUH�HLWKHU�ZHDOWK\�LQYHVWRUV�RU�LQKHULWRUV��DUH�WKH�RQO\�RQHV�WKDW�KDYH�D�

³ULJKW�WR�WKH�FLW\´��LQ�WKH�VHQVH�'DYLG�+DUYH\�XVHV�LW��+DUYH\���������'HVLUHH�)LHOGV�WHUPV�

WKLV�FODVV�WKH�³DVVHW�FODVV´�DQG�VKRZHG�KRZ�DIWHU�WKH������ILQDQFLDO�FULVLV�LQ�WKH�8QLWHG�

6WDWHV��WKLV�FODVV�JUHZ�H[SRQHQWLDOO\��)LHOGV���������7KH�ODQGORUGV�LQ�%HLUXW�GLIIHU�IURP�WKLV�

$PHULFDQ�FODVV��ZKLFK�LV�LQFUHDVLQJO\�FRUSRUDWH�DQG�EXUHDXFUDWL]HG��EXW�WKH�VDPH�WHQGHQF\�

H[LVWV�LQ�%HLUXW�ODQGRZQHUV�WR�H[WUDFW�FDSLWDO�IURP�WKH�SURSHUWLHV�WKH\�RZQ�LQ�VLPLODU�ZD\V�

�LQFUHDVLQJ�SURILWV��ORZHU�LQYHVWPHQWV��DV�LQ�RWKHU�PRUH�³DGYDQFHG´�FDSLWDOLVW�QDWLRQV��

&RQYHUVHO\��WKH�WHQDQWV�LQ�*HLWDZL��DQG�LQ�PDQ\�RWKHU�FLWLHV�DURXQG�WKH�ZRUOG��DUH�

WHPSRUDULO\�UHQWLQJ�DFFHVV�WR�VKHOWHU�LQ�LQFUHDVLQJO\�WHQXRXV�DQG�SRRU�FRQGLWLRQV��ZLWK�OLWWOH�

DELOLW\�WR�EHFRPH�VHFXUH�LQ�WKHLU�VKHOWHU�DQG�PDNH�D�KRPH�LQ�WKH�FLW\��0XxR]����������

6HFRQG��WKH�H[SHULHQFHV�RI�WKH�WHQDQWV�,�LQWHUYLHZHG�LQ�*HLWDZL�DGG�WR�WKH�HPHUJLQJ�

OLWHUDWXUH�GLVVHFWLQJ�SRZHU�UHODWLRQVKLSV�EHWZHHQ�ODQGORUG�DQG�WHQDQW��E\�VFKRODUV�VXFK�DV�

0LFKDHO�%\UQH��5DFKHO�0F$UGOH��DQG�$VKOH\�*XQWHU��/LNH�/HEDQRQ�EHIRUH�WKH�FULVLV��

,UHODQG¶V�UHJXODWRU\�PHFKDQLVPV�SXWV�WKH�RQXV�RQ�WHQDQWV�WR�SROLFH�ODQGORUG�SRZHU�E\�ILOLQJ�

FRPSODLQWV��7HQDQW�IHDUV�RI�UHWDOLDWLRQ�DQG�EHLQJ�XQDEOH�WR�VHFXUH�QHZ�KRXVLQJ��PDNHV�WKLV�

SURFHVV�SDUWLFXODUO\�LQHIIHFWLYH��DFFRUGLQJ�WR�0LFKDHO�%\UQH��5DFKHO�0F$UGOH��DQG�RWKHU�
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VFKRODUV�WKDW�KDYH�LQYHVWLJDWHG�WKH�,ULVK�UHQWDO�PDUNHW��%\UQH�DQG�0F$UGOH�����������7KLV�

WKHVLV�VKRZV�WKDW�WKH�SDLUV¶�ILQGLQJV�DUH�QRW�ORFDOL]HG�WR�,ULVK�PDUNHWV��DV�GRHV�$VKOH\�

*XQWHU¶V���DQG�DGGV�D�IXUWKHU�GLPHQVLRQ�ZKHUHLQ�WKHVH�WHQDQWV¶�SUHFDULW\�LQ�*HLWDZL�LQ�

DGGLWLRQ�LQFOXGHV�PRUH�JHQHUDOO\�SRRU�FRQGLWLRQV�DQG�XQFHUWDLQW\�RI�EHLQJ�DEOH�WR�VWD\�LQ�

SODFH���

�

%�� ,QIRUPDO�UHJXODWLRQ�RI�KRXVLQJ�PDUNHWV�FDQ�OHDG�WR�SRRU�RXWFRPHV�

7KHVH�ILQGLQJV�EROVWHU�WKH�DUJXPHQWV�RI�VFKRODUV��)DZD]�������5R\�������ZKR�

DUJXHG�WKDW�ZKLOH�LQIRUPDO�UHJXODWLRQ�PD\�KDYH�EHHQ�FHOHEUDWHG�VRPHWLPHV�DV�DIILUPDWLRQV�

RI�SROLWLFDO�ULJKWV��+ROVWRQ���������WKH\�GR�QRW�JXDUDQWHH�PRUH�HTXLWDEOH�RXWFRPHV��,Q�WKLV�

FDVH�VWXG\��WKH�UHJXODWLRQ�RI�WKH�KRXVLQJ�PDUNHWV�WKURXJK�XQVSRNHQ�UXOHV�DQG�GDLO\�

QHJRWLDWLRQV�ZDV�FOHDUO\�XVHG�WR�EROVWHU�H[LVWLQJ�SRZHU�VWUXFWXUHV�DQG�KDUP�FLW\�GZHOOHUV��

,PSRUWDQWO\��WKLV�WKHVLV�SRLQWV�WR�WKH�IDFW�WKDW�%HLUXW¶V�HQWUHQFKHG�VRFLDO�DQG�OHJDOL]HG�

SRZHU�VWUXFWXUHV�WKDW�LQIRUPDOO\�UHJXODWH�KRXVLQJ��DUH�VWLOO�ODUJHO\�HIIHFWLYH�ZLWK�RU�ZLWKRXW�

D�VWURQJ�VWDWH��7KH�IHZ�OHJDO�SURWHFWLRQV�IRU�WHQDQWV��VXFK�DV�FRQWUDFWV�RU�FRXUW�FRPSODLQWV��

KDYH�EHFRPH�LQFUHDVLQJO\�ZRUWKOHVV�VLQFH�WKH�FULVLV�EHJDQ��

&RQYHUVHO\��WKH�WKHVLV�KLJKOLJKWHG�WKDW�GHVSLWH�GLUH�FRQGLWLRQV�WHQDQWV�FRXOG�VWLOO�WXUQ�

WR�VXSSRUW�IURP�IULHQGV��QHLJKERUV��DQG�IDPLO\�PHPEHUV��7KLV�HFKRHV�WKH�OLWHUDWXUH�LQ�XUEDQ�

$IULFD�IRU�WKH�SDVW�GHFDGHV��ZKHUH�VFKRODUV�KDYH�VKRZQ�WKDW�QHWZRUNV�RI�VRFLDO�VROLGDULW\�

�

���,UHODQG�DOVR�KDV�PDQ\�ODQGORUGV�ZKR�RZQ�RQH�RU�D�IHZ�SURSHUWLHV�DQG�LQWHUDFW�ZLWK�WKHLU�WHQDQWV�
PRUH�WKDQ�FRUSRUDWLRQV�RU�KROGLQJ�JURXSV�ZRXOG���
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ZHUH�WKH�ODVW�DQG�RIWHQ�RQO\�OLQH�RI�SURWHFWLRQ�LQ�LQIRUPDOO\�UHJXODWHG�PDUNHWV�DJDLQVW�

SRZHUIXO�DFWRUV�OLNH�ODQGORUGV��6LPRQH��������*XQWHU����������

:LWKRXW�IXQFWLRQDO�OHJDO�ERGLHV�WKDW�FRXOG�FKHFN�ODQGORUG¶V�SRZHU�DQG�UHJXODWH�WKH�

KRXVLQJ�VHFWRU��UHTXLULQJ�GUDVWLF�JRYHUQPHQWDO�FKDQJHV�WKDW�PD\�EH�\HDUV��RU�GHFDGHV��

DZD\��%HLUXW¶V�SUHFDULRXV�WHQDQWV�KDYH�IHZ�RSWLRQV�IRU�UHVLVWDQFH��%RWK�$EGRXPDOLT�

6LPRQH¶V�ZRUN�LQ�-RKDQQHVEXUJ�DQG�6RODQJH�0XxR]¶V�LQVLJKWV�IURP�%XHQRV�$LUHV�DUH�

UHOHYDQW�WR�WKHVH�WHQDQWV�LQ�*HLWDZL��7KH�IDFW�WKDW�VR�PDQ\�RI�WKH�WHQDQWV�DUH�SUHFDULRXV�LQ�

WKHLU�KRXVLQJ�PDNHV�UHVLVWDQFH�WR�WKH�SRZHU�VWUXFWXUHV�VR�GLIILFXOW��DV�0XxR]�REVHUYHV��

EHFDXVH�WKHLU�EDVLF�QHFHVVLWLHV�RI�OLYLQJ�FDQ�EH�XVHG�DV�WRROV�RI�LQWLPLGDWLRQ�E\�ODQGORUGV�

�0XxR]���������+RZHYHU��LI�DQ\�WDFWLF�ZHUH�WR�ZRUN�LQ�WKH�*HLWDZL�WHQDQWV¶�IDYRU��,�

VXJJHVW��LW�ZRXOG�EH�FRRSHUDWLRQ�DQG�VROLGDULW\�DPRQJ�WKHPVHOYHV�OLNH�$EGRXPDOLT�6LPRQH�

GHVFULEHV��6LPRQH���������2EYLRXVO\��WKLV�LV�HDVLHU�SUHVFULEHG�WKDQ�LPSOHPHQWHG�EHFDXVH�RI�

WKH�HQWUHQFKHG�SRZHU�RI�%HLUXW¶V�ODQGORUG�DQG�RZQLQJ�FODVV��DQG�WKH�SUHFDULW\�RI�WKH�

WHQDQWV��%XW�QHWZRUNLQJ�EHWZHHQ�WHQDQWV��IRUPLQJ�FRPPXQLW\�JURXSV�WKDW�FRXOG�RQH�GD\�

IRUP�WHQDQW�XQLRQV�LV�D�YLDEOH��LI�GLIILFXOW��VWUDWHJ\�WR�DGGUHVV�WKH�SRZHU�DV\PPHWU\�

EHWZHHQ�WKHVH�ODQGORUGV�DQG�WHQDQWV���

�

�

�

�
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$33(1',;�,�

7KH�TXHVWLRQV�,�DVNHG�WKH�ODQGORUGV��EURDGO\��DUH�DV�IROORZV��

x� :KHUH�GR�\RX�OLYH"�
x� +RZ�ORQJ�KDYH�\RX�EHHQ�WKH�ODQGORUG�RI�WKLV�EXLOGLQJ"�
x� +RZ�GLG�\RX�FRPH�WR�EH�WKH�ODQGORUG"�
x� 'R�\RX�VKDUH�WKH�RZQHUVKLS�ZLWK�RWKHU�SHRSOH"�
x� 'R�\RX�RZQ�DQ\�RWKHU�EXLOGLQJV"�
x� :KDW�LV�\RXU�SURIHVVLRQ"�+DV�LW�DOZD\V�EHHQ"�,V�³EXLOGLQJ�PDQDJHPHQW´�WKH�RQO\�

WKLQJ�\RX�GR"�
x� &DQ�\RX�WHOO�PH�DERXW�DOO�WKH�³UHVSRQVLELOLWLHV´�\RX�KDYH�DV�D�ODQGORUG"�:KDW�GRHV�

WKH�MRE�HQWDLO"��
x� ,W�PXVW�EH�D�ELJ�ULVN�IRU�\RX�DV�D�ODQGORUG�LQ�WKH�PLGGOH�RI�WKLV�ILQDQFLDO�FULVLV�WR�UHQW�

RXW�NQRZLQJ�WKDW�VRPH�RI�WKH�WHQDQWV�ZLOO�QHYHU�SD\��+RZ�GR�\RX�SURWHFW�\RXUVHOI"�
$UH�\RX�VWLOO�DEOH�WR�PDNH�D�GHFHQW�LQFRPH"�+DV�\RXU�LQFRPH�JRQH�GRZQ�
VXEVWDQWLDOO\"�>LV�LW�D�JRRG�LGHD�WR�GR�D�FRQWUDFW�RU�QRW"@�

x� &DQ�\RX�GHVFULEH�KRZ�\RX�ILQG�SHRSOH�WR�UHQW"�+DV�WKH�SURILOH�RI�\RXU�WHQDQWV�
FKDQJHG�RYHU�WLPH"�$UH�WKHUH�PRUH�³UHOLDEOH´�RU�³GHVLUDEOH´�WHQDQWV�WKDQ�RWKHUV"�'R�
\RX�KDYH�WR�FKDUJH�PRUH�µXQGHVLUDEOH¶�WHQDQWV�VR�WKDW�\RX�SURWHFW�\RXUVHOI�IURP�
ORVVHV"��

x� +RZ�KDV�WKH�HFRQRPLF�FULVLV�LPSDFWHG�KRZ�\RX�PDQDJH�WKH�EXLOGLQJ�V�"�
x� +DYH�DQ\�1*2¶V�KHOSHG�\RX�UHSDLU�\RXU�EXLOGLQJ"�+DV�WKH�0XQLFLSDOLW\�FRPH�WR�\RX�

WR��KHOS�\RX"�
x� +DYH�\RX�FKDQJHG�WKH�UHQWV�IRU�HDFK�DSDUWPHQW�GXULQJ�WKH�ODVW�WKUHH�\HDUV"�+RZ�

IUHTXHQWO\"�+RZ�GR�\RX�GHFLGH�RQ�WKH�UHQW"�'R�\RX�DVN�RWKHU�ODQGORUGV��FKHFN�ZKDW�
RWKHU�ODQGORUGV�DUH�GRLQJ�DURXQG�\RX"��

x� +DYH�\RX�KDG�WR�PDNH�SHRSOH�OHDYH"�:KDW�ZHUH�WKH�UHDVRQV"�

�

�

�

�

�
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$33(1',;�,,�

7KH�TXHVWLRQV�,�DVNHG�WKH�WHQDQWV��DOVR�EURDGO\��DUH�DV�IROORZV���

x� &DQ�\RX�GHVFULEH�\RXU�OLYLQJ�VLWXDWLRQ"�
x� :KDW�LV�\RXU�QDWLRQDOLW\"�
x� &DQ�\RX�WHOO�PH�DERXW�\RXU�IDPLO\�KLVWRU\"�
x� +RZ�GLG�\RX�FRPH�WR�OLYH�LQ�WKLV�DUHD"�
x� +RZ�KDV�WKH�QHLJKERUKRRG�FKDQJHG�VLQFH�\RX�KDYH�OLYHG�LQ�LW"�
x� 'R�\RX�KDYH�DFFHVV�WR�DGHTXDWH�XWLOLWLHV"�
x� :KDW�LV�\RXU�UHODWLRQVKLS�OLNH�ZLWK�\RXU�QHLJKERUV"�
x� 'R�\RX�NQRZ�QHLJKERUV�ZKR�KDYH�EHHQ�HYLFWHG"�,I��VR��FDQ�\RX�WHOO�PH�PRUH"�
x� 'R�\RX�IHHO�WKUHDWHQHG�E\�\RXU�ODQGORUG�RU�WKDW�\RX�ZLOO�ORVH�\RXU�KRXVLQJ"�
x� :KDW�FRQWUDFW�DJUHHPHQW�GR�\RX�KDYH�ZLWK�\RXU�ODQGORUG"�>'R�\RX�IHHO�WKLV�

FRQWUDFW�SURWHFWV�\RX"�,I�\RX�GRQ¶W��ZRXOG�\RX�OLNH�WR�KDYH�RQ"�,I�WKH\�GR��GR�
\RX�WKLQN�WKDW�\RX�FDQ�HQIRUFH�LW"�+DYH�\RX�DVNHG�WKH�ODQGORUG�IRU�RQH"�@>WHUPV�
RI�WKH�DJUHHPHQW��GXUDWLRQ��FRVWV��H[SHFWDWLRQV�LI�\RX�DUH�WROG�WR�OHDYH��UHFHLSW�RQ�
SD\PHQW@�

x� &DQ�\RX�WHOO�PH�DERXW�\RXU�ODQGORUG�DQG�\RXU�UHODWLRQVKLS�ZLWK�KLP�KHU"�
x� $UH�\RX�D�SDUW�RI�DQ\�JURXSV�RU�QHWZRUNV�WKDW�KHOSV�\RX�DFFHVV�DQ\�NLQG�RI�

LQIRUPDWLRQ"�>GRHV�LW�SURWHFW�\RX"�LI�\RXU�ODQGORUG�ZDQWHG�WR�HYLFW�\RX"@�
x� 'RHV�WKH�ODQGORUG�WUHDW�\RX�GLIIHUHQWO\�WKDQ�RWKHUV�LQ�WKH�EXLOGLQJ"��
x� :KHUH�ZRXOG�\RX�JR�LI�\RX�ZHUH�HYLFWHG"�
x� :KR�ZRXOG�\RX�DVN�IRU�DVVLVWDQFH��LI�\RX�ZHUH�HYLFWHG�"��
x� 'R�\RX�VHH�HYLFWLRQ�DV�D�SRVVLELOLW\"�
x� :RXOG�\RX�OLNH�WR�PRYH��RU�DUH�\RX�KDSS\�KHUH"�
x� ,I�VR��ZKHUH�ZRXOG�\RX�OLNH�WR�JR"��

�

� �
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%,%/,2*5$3+<�

$UUR\R��-����������)DFDGHV�RI�)HDU��$QWL�,PPLJUDQW�+RXVLQJ�2UGLQDQFHV�DQG�0H[LFDQ�5HQWDO�

+RXVLQJ�3UHIHUHQFH�LQ�WKH�6XEXUEDQ�1HZ�/DWLQ[�6RXWK��&LW\VFDSH�����QR��������±

������

$VKNDU��+����������%HQHILWLQJ�IURP�D�&ULVLV��/HEDQHVH�8SVFDOH�5HDO�(VWDWH�,QGXVWU\�DQG�

WKH�:DU�LQ�6\ULD��&RQIOXHQFHV�0pGLWHUUDQpH�������������

%HLUXW�8UEDQ�/DE��6RFLDO�9DOXH�RI�/DQG��5HWULHYHG�IURP�

KWWSV���EHLUXWXUEDQODE�FRP�HQ�7KHPHV�����VRFLDO�YDOXH�RI�ODQG�

%\UQH��0��DQG�0F$UGOH��5����������6HFXUH�RFFXSDQF\��SRZHU�DQG�WKH�ODQGORUG�WHQDQW�

UHODWLRQ��D�TXDOLWDWLYH�H[SORUDWLRQ�RI�WKH�,ULVK�SULYDWH�UHQWDO�VHFWRU��+RXVLQJ�6WXGLHV��

���������������

&DPSEHOO��%��DQG�/DKHLM��&����������,QWURGXFWLRQ��8UEDQ�3UHFDULW\��&LW\�	�6RFLHW\����������

������

'DKGDK��$����������3RYHUW\�DQG�2WKHUQHVV��0LJUDQWV�DQG�WKH�5HQWDO�0DUNHW�LQ�%HLUXW¶V�

0DUJLQDO�'LVWULFWV��4XDGHUQL�VWRULFL������QR����$SULO������LVVXH������������

'H�6RWR��+����������7KH�0\VWHU\�RI�&DSLWDO��:K\�&DSLWDOLVP�7ULXPSKV�LQ�WKH�:HVW�DQG�

)DLOV�(YHU\ZKHUH�(OVH��1HZ�<RUN��%DVLF�%RRNV��

)DZD]��0���*KDUELHK��$���+DUE��0���DQG�6DODPp��'����������5HIXJHHV�DV�&LW\�0DNHUV��

�%HLUXW��$PHULFDQ�8QLYHUVLW\�RI�%HLUXW����������

)DZD]��0���.ULMQHQ��0���DQG�(O�6DPDG��'����������$�SURSHUW\�IUDPHZRUN�IRU�XQGHUVWDQGLQJ�

JHQWULILFDWLRQ��&LW\�����������������
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)DZD]��0��	�0QHLPQHK��6���������1RYHPEHU�����%HLUXW¶V�%ODVWHG�1HLJKERUKRRGV��

%HWZHHQ�5HFRYHU\�(IIRUWV�DQG�5HDO�(VWDWH�,QWHUHVWV��7KH�3XEOLF�6RXUFH��

KWWSV���WKHSXEOLFVRXUFH�RUJ�EHLUXWV�EODVWHG�QHLJKERUKRRGV�EHWZHHQ�UHFRYHU\�

HIIRUWV�DQG�UHDO�HVWDWH�LQWHUHVWV�

)DZD]��0��DQG�=DDWDUL��$����������3URSHUW\�7D[��1R�0RUH�9DFDQF\�([HPSWLRQV��/HEDQHVH�

&HQWHU�IRU�3ROLF\�6WXGLHV��KWWSV���ZZZ�OFSV�

OHEDQRQ�RUJ�DUWLFOHV�GHWDLOV������SURSHUW\�WD[�QR�PRUH�YDFDQF\�H[HPSWLRQV�

)DZD]��0���=DDWDUL��$���0QHLPQHK��6���+DPGDU��/���$OOHLN��)���������$XJXVW���+RXVLQJ��

ODQG�DQG�SURSHUW\�LQ�%HLUXW��LQ�WKH�OLJKW�RI�WKH�SRUW�EODVW��1RUZHJLDQ�5HIXJHH�

&RXQFLO�5HSRUW���

)DZD]��0����������&RQWUDFWV�DQG�5HWDOLDWLRQ��6HFXULQJ�KRXVLQJ�H[FKDQJHV�LQ�WKH�LQWHUVWLFH�

RI�WKH�IRUPDO�LQIRUPDO�%HLUXW��/HEDQRQ��KRXVLQJ�PDUNHW��-RXUQDO�RI�3ODQQLQJ�

(GXFDWLRQ�DQG�5HVHDUFK�����������������

)DZD]��0���6DJKLHK��1���	�1DPPRXU��.����������+RXVLQJ��/DQG�DQG�3URSHUW\��&ULWLFDO�

,VVXHV�LQ�WKH�&XUUHQW�6\ULDQ�5HIXJHH�&ULVLV��&R�SXEOLVKHG�E\�81+&5�DQG�81�

+DELWDW��

)DZD]��0����������3ODQQLQJ�DQG�WKH�UHIXJHH�FULVLV��,QIRUPDOLW\�DV�D�IUDPHZRUN�RI�DQDO\VLV�

DQG�UHIOHFWLRQ��3ODQQLQJ�7KHRU\�9RO����������������

)LHOGV��'����������&RQVWUXFWLQJ�D�1HZ�$VVHW�&ODVV��3URSHUW\�OHG�)LQDQFLDO�$FFXPXODWLRQ�

DIWHU�WKH�&ULVLV��(FRQRPLF�*HRJUDSK\�����������������

*XQWHU��$����������5HQWLQJ�VKDFNV��/DQGORUGV�DQG�WHQDQWV�LQ�WKH�LQIRUPDO�KRXVLQJ�VHFWRU�LQ�

-RKDQQHVEXUJ�6RXWK�$IULFD��8UEDQL�L]]LY��9RO�����������6���6������
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+DOO��6���.LQJ��-���	�)LQOD\��5����������0LJUDQW�,QIUDVWUXFWXUH��7UDQVDFWLRQ�(FRQRPLHV�LQ�

%LUPLQJKDP�DQG�/HLFHVWHU��8.��8UEDQ�6WXGLHV�����QR���������±�����

+DUYH\��'����������6RFLDO�-XVWLFH��3RVWPRGHUQLVP�DQG�WKH�&LW\��,QWHUQDWLRQDO�-RXUQDO�RI�

8UEDQ�DQG�5HJLRQDO�5HVHDUFK�����������

+ROVWRQ��-DPHV����������,QVXUJHQW�&LWL]HQVKLS�LQ�DQ�(UD�RI�*OREDO�8UEDQ�3HULSKHULHV��

,QVXUJHQW�&LWL]HQVKLS�LQ�DQ�(UD�RI�*OREDO�8UEDQ�3HULSKHULHV��&LW\�	�6RFLHW\���������

���±����

�+RXVLQJ�0RQLWRU���������5HVROYLQJ�5HQWDO�'LVSXWHV��/HJDO�WRROV�DGRSWHG�E\�WKH�+RXVLQJ�

0RQLWRU�WR�PLWLJDWH�ODQGORUG�WHQDQW�FRQIOLFWV���+RXVLQJ�0RQLWRU��5HWULHYHG�IURP�

KWWSV���KRXVLQJPRQLWRU�RUJ�HQ�FRQWHQW�UHVROYLQJ�UHQWDO�GLVSXWHV�OHJDO�WRROV�DGRSWHG�

KRXVLQJ�PRQLWRU�PLWLJDWH�ODQGORUG�WHQDQW�

+XPDQ�5LJKWV�:DWFK���������/HEDQRQ��5LVLQJ�3RYHUW\��+XQJHU�$PLG�(FRQRPLF�&ULVLV��

+XPDQ�5LJKWV�:DWFK��5HWULHYHG�IURP�

KWWSV���ZZZ�KUZ�RUJ�QHZV������������OHEDQRQ�ULVLQJ�SRYHUW\�KXQJHU�DPLG�

HFRQRPLF�FULVLV�

.ULMQHQ��0����������*HQWULILFDWLRQ�DQG�WKH�FUHDWLRQ�DQG�IRUPDWLRQ�RI�UHQW�JDSV��&LW\�������

���������

.ULMQHQ��0��	�)DZD]��0����������([FHSWLRQV�WKH�5XOH��+LJK�(QG�'HYHORSPHQWV�LQ�

1HROLEHUDO�%HLUXW��%XLOW�(QYLURQPHQW�������������QR��������±����

/RQHJUDVV��0���������(OLPLQDWLQJ�ODQGORUG�UHWDOLDWLRQ�LQ�(QJODQG�DQG�:DOHV��/HVVRQV�IURP�

WKH�

8QLWHG�6WDWHV��/RXLVLDQD�/DZ�5HYLHZ������SS������±������
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0DGGHQ��'��DQG�0DUFXVH��3����������,Q�'HIHQVH�RI�+RXVLQJ��7KH�3ROLWLFV�RI�&ULVLV��/RQGRQ�

DQG�1HZ�<RUN��9HUVR�%RRNV��

0DUFXVH��3����������)URP�&ULWLFDO�8UEDQ�7KHRU\�WR�WKH�5LJKW�WR�WKH�&LW\��&LW\�������������

�����

0LUDIWDE��)����������,QVXUJHQW�3ODQQLQJ��6LWXDWLQJ�5DGLFDO�3ODQQLQJ�LQ�WKH�*OREDO�6RXWK��

3ODQQLQJ�7KHRU\����������������

0XxR]��6����������8UEDQ�3UHFDULW\�DQG�+RPH��7KHUH�,V�1R�³5LJKW�WR�WKH�&LW\�´�$QQDOV�RI�

WKH�$PHULFDQ�$VVRFLDWLRQ�RI�*HRJUDSKHUV�����������������

2EHQJ�2GRRP��)����������2LOLQJ�WKH�8UEDQ�(FRQRP\��/RQGRQ��5RXWOHGJH��

3DQGH��$����������³7KH�3DSHU�WKDW�\RX�+DYH�LQ�<RXU�+DQG�LV�0\�)UHHGRP´��0LJUDQW�

'RPHVWLF�:RUN�DQG�WKH�6SRQVRUVKLS��.DIDOD��6\VWHP�LQ�/HEDQRQ��,QWHUQDWLRQDO�

0LJUDWLRQ�5HYLHZ������������±�����

3HDWWLH��/����������³$Q�LGHD�LQ�JRRG�FXUUHQF\�DQG�KRZ�LW�JUHZ��7KH�LQIRUPDO�VHFWRU�´�

:RUOG�'HYHORSPHQW�������������������������

3HUOPDQ��-����������7KH�0\WK�RI�0DUJLQDOLW\��8UEDQ�3RYHUW\�DQG�3ROLWLFV�LQ�5LR�GH�

-DQHLUR��%HUNHOH\��8QLYHUVLW\�RI�&DOLIRUQLD�3UHVV��

5RELQVRQ��-����������1HZ�*HRJUDSKLHV�RI�7KHRUL]LQJ�WKH�8UEDQ��3XWWLQJ�&RPSDULVRQ�WR�

:RUN�IRU�*OREDO�8UEDQ�6WXGLHV��7KH�5RXWOHGJH�+DQGERRN�RQ�&LWLHV�RI�WKH�*OREDO�

6RXWK����������

5ROQLN��5����������µ/DWH�1HROLEHUDOLVP��7KH�)LQDQFLDOL]DWLRQ�RI�+RPHRZQHUVKLS�DQG�

+RXVLQJ�5LJKWV�¶�,QWHUQDWLRQDO�-RXUQDO�RI�8UEDQ�DQG�5HJLRQDO�5HVHDUFK�������

����±�����
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5RVFLJQR��9��-���.DUDILQ��'��/���	�7HVWHU��*����������µ7KH�&RPSOH[LWLHV�DQG�3URFHVVHV�RI�

5DFLDO�+RXVLQJ�'LVFULPLQDWLRQ�¶�6RFLDO�3UREOHPV��9ROXPH�����,VVXH���������±����

�5RVHQ��(���*DUERGHQ��3��0��(���	�&RVV\OHRQ��-��(����������5DFLDO�'LVFULPLQDWLRQ�LQ�

+RXVLQJ��+RZ�/DQGORUGV�8VH�$OJRULWKPV�DQG�+RPH�9LVLWV�WR�6FUHHQ�7HQDQWV��

$PHULFDQ�6RFLRORJLFDO�5HYLHZ������������±������

5R\��$��µ8UEDQ�,QIRUPDOLW\��7RZDUG�DQ�(SLVWHPRORJ\�RI�3ODQQLQJ¶��-RXUQDO�RI�WKH�

$PHULFDQ�3ODQQLQJ�$VVRFLDWLRQ������������±����

5R\��$����������:K\�,QGLD�&DQQRW�3ODQ�,WV�&LWLHV��,QIRUPDOLW\��,QVXUJHQFH�DQG�WKH�,GLRP�RI�

8UEDQL]DWLRQ��3ODQQLQJ�7KHRU\�9RO����������±�����

6DGLN��5��0�����������1DWLRQ�%XLOGLQJ�DQG�+RXVLQJ�3ROLF\��$�&RPSDUDWLYH�$QDO\VLV�RI�

8UEDQ�+RXVLQJ�'HYHORSPHQW�LQ�.XZDLW��-RUGDQ��DQG�/HEDQRQ��3K'�7KHVLV��

8QLYHUVLW\�RI�&DOLIRUQLD��%HUNOH\��

6DJKLHK��1���:DQVD��6���	�1DMMDU�+����������7KH�/DE\ULQWK�RI�MXVWLFH��0LJUDQW�GRPHVWLF�

ZRUNHUV�EHIRUH�/HEDQRQ¶V�FRXUWV��7KH�,QWHUQDWLRQDO�/DERXU�2UJDQL]DWLRQ��

KWWSV���ZZZ�LOR�RUJ�ZFPVS��JURXSV�SXEOLF����DUDEVWDWHV����UR�

EHLUXW�GRFXPHQWV�SXEOLFDWLRQ�ZFPVB�������SGI�

6KHSSDUG��(���6SDUNV��7���	�/HLWQHU��+����������µ:RUOG�&ODVV�$VSLUDWLRQV��8UEDQ�

,QIRUPDOLW\��DQG�3RYHUW\�3ROLWLFV��$�1RUWK±6RXWK�&RPSDULVRQ�¶�$QWLSRGH���������

���������

6LGGLTXL��7���6]DERRYD��/���$GJHU��:�1���6DIUD�GH�&DPSRV��5���%KXL\DQ��0�5�$��	�%LOODK��

7����������µ3ROLF\�2SSRUWXQLWLHV�DQG�&RQVWUDLQWV�IRU�$GGUHVVLQJ�8UEDQ�3UHFDULW\�RI�

0LJUDQW�3RSXODWLRQV�¶�*ORE�3ROLF\��������������
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6LPRQH��$����������&LWLHV�RI�8QFHUWDLQW\��-DNDUWD��WKH�8UEDQ�0DMRULW\��DQG�,QYHQWLYH�

3ROLWLFDO�7HFKQRORJLHV��7KHRU\��&XOWXUH�	�6RFLHW\������±�������±�����

6LPRQH��$����������3HRSOH�DV�,QIUDVWUXFWXUH��,QWHUVHFWLQJ�)UDJPHQWV�LQ�-RKDQQHVEXUJ��

3XEOLF�&XOWXUH������������������

6RQJ��<��+����������,QWHUQDWLRQDO�+XPDQLWDULDQLVP�DQG�5HIXJHH�3URWHFWLRQ��&RQVHTXHQFHV�

RI�/DEHOLQJ�DQG�3ROLWLFL]DWLRQ��-RXUQDO�RI�,QWHUQDWLRQDO�DQG�$UHD�6WXGLHV����������±

�����

6XVVHU��,��	�7RQQHODW��6����������7UDQVIRUPDWLYH�FLWLHV��)RFDDO���������������������
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