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NOTE FOR THE INFORMATION OF THE CAAP

INFORMATION REQUESTED CONCERNING THE STATUS OF THE CASA DEL SOLDADO
	Summary:

This document contains responses to questions raised during the CAAP meeting of October 3, 2012 under the agenda item related to “Sale of the Casa del Soldado,” on the following topics:

A.  Documentation of the ownership of the Casa del Soldado

B.  Recent Market Analysis of the Potential Value of the Casa del Soldado

C.  Rationale for Expanded GS/OAS Use of the Casa del Soldado

D.  Cost-Benefit Analysis of Decision to Move Staff from F Street to the Casa del Soldado 




A.  Documentation on Ownership of the Casa del Soldado

Document CP/CAAP-3127/11 corr. 2, dated August 30, 2011(enclosed), prepared by the Secretariat of Administration and Finance regarding the ownership of OAS real estate indicates that according to the Headquarters Agreement Between the Organization of American States and the Government of the United States of America (Signed in Washington, on 14 May, 1992), as well as the exchange of letters of May 29, 1996 and October 28, 1997, the OAS Headquarters consists of the following real properties:
1) The Main Building and associated lands and buildings on 17'1' Street, NW.

2) The Administrative Building and associated land bounded on Constitution Avenue NW.

3) The General Secretariat Building and associated land located at 1889 F Street, NW.

4) The premises known as the Inter-American Defense Board Building and associated land located at 2600 16th Street NW, (also known as the "Casa del Soldado").

5) The premises known as the Residence, which is located both at 2908 University Terrace, NW and at 2944 University Terrace, NW.

As to the ownership interests in the above properties, the real estate records of the District of Columbia indicate the following:
1) The Main Building, its associated land and buildings, are owned by the Organization of American States.

2) The Administrative Building is owned by the OAS General Secretariat; the land it occupies is owned by the United States of America, which has granted to the OAS Genera! Secretariat the exclusive right to use it for an OAS office building.

3) The General Secretariat Building and associated land are owned by General Secretariat of the Organization of American States.

4) The Inter-American Defense Board Building and associated land are owned by the "Pan American Union," now the OAS General Secretariat.

5) The Residence (both 2908 and 2944 University Terrace, NW) and associated land are owned by the OAS General Secretariat.

The enclosed document also indicates under the title “Property Rights of Individual Member States in the Real Estate Owned by the OAS and its General Secretariat”, that under the Headquarters Agreement with the host country, the General Secretariat and/or the OAS (depending on who has legal title) have legal personality to acquire and dispose of real and personal property. OAS Member States may elect to exercise managerial oversight in the use of OAS property, but this oversight is exercised as integral members of a political body. Nonetheless, they are not legal owners of the properties. Rather they are members of the political body that governs the Organization.
B.  Recent Market Analysis of the Potential Value of the Casa del Soldado

The Secretariat for Administration and Finance regularly requests real estate firms to provide their opinion as to the estimated sale price of the Casa del Soldado.  The latest updates received are from:
1) Studley, dated June 5th, 2012, which estimates that the sale may provide between $8 to $13. 2 million.

2) Donohue Real Estate Services, dated July 9th, 2012, which estimates that the sale to a developer may provide an estimated $15 million.
3) CBRE, date July 26th, 2012, which estimated that the sale price ranges from $16 to $18 million.
C.  Rationale for Expanded GS/OAS Use of the Casa del Soldado

The 2010 Board of External Auditors Report indicates that they observed areas of gross underutilization of space in the Casa del Soldado.  On February 9, 2011, the Secretariat presented document CP/CAAP-3089/11, “Real Property Strategy and Investment Plan to Maximize the Potential of OAS Real Property.”  The CAAP Working Group requested more information from the Secretariat and additional alternatives, and concluded that the sale of the Casa del Soldado was not a feasible option.

On March 28th, 2012, the Secretariat for Administration and Finance made an arrangement with the Inter-American Defense Board to share office space in order to make better use of the space availability in the Casa del Soldado.  Under this arrangement, the IADB provides 10 offices and 4 cubicles on the fourth floor of the Casa del Soldado (3,062 square feet), as well as 5 parking spaces.  This space is currently assigned to the Trust of the Americas.  The Secretariat, in turn, provides the IADB with four offices, two in the GSB and two in the ADM, as well as 5 parking spaces.  In addition, the Secretariat provides $60,000 yearly to cover a portion of the Casa del Soldado operating expenses.  The Secretariat also made several physical improvements on the fourth floor, including Internet access, communications, furniture, and repairs to facilitate the move of the Trust and to add value to the building.

In 2009 and 2010, the IADB completed several structural improvements listed in document CP/CAAP/INF. 55/12, “Situación de la Casa del Soldado”, dated September 25th, 2012.  These improvements included roof repairs, replacement of drain pipes and gutters, replacement of wooden beams that support the roof, cleaning of drain pipes, removal of structural pieces from the façade that may fall, doors and windows repairs, wall repairs and painting, replacement of floor covering, and inspection of electrical, communications, and sewage systems.  The last Cagley Structural Survey of the Casa del Soldado, dated May 25th, 2012, confirms that significant repairs have been undertaken based on the 2007 survey report.
D.  Cost-Benefit Analysis of Decision to Move Staff from F Street to the Casa del Soldado 

As the table below indicates, rental income to be perceived through 2015 surpasses the cost of the improvements made to repair and arrange the fourth floor of the Casa, as well as the $60,000 contribution for building operating expenses.  These improvements allowed the Secretariat to move the Trust of the Americas to the Casa del Soldado permitting better rental income.   

	Items
	2012
	2013
	2014
	2015
	Totals

	Rental Income
	$74,000
	129,780
	$133,674
	$137,684
	$475,138

	Building Operating Costs
	($45,000)
	($60,000)
	($60,000)
	($60,000)
	($225,000)

	Improvements
	($50,000)
	$0
	$0
	$0
	($50,000)

	Totals
	($21,000)
	$69,780
	$73,674
	$77,684
	$200,138


 

Currently the fourth floor has 3 vacant offices, equivalent to 620 square feet, where up to 6 additional staff members may be moved.  In addition, the third floor has 18 offices, equivalent to 4,000 square feet, currently used by the IADB personnel.  Should the IADB provide office space to critical personnel only, most of the third floor could be used for GS/OAS offices. In this case, the Secretariat would be able to move another Department to the Casa del Soldado, thus freeing an estimated 6,000 square feet of office in the GSB.    Rental income could increase by a further $240,000 annually, by renting the freed space in the GSB at $40 per square foot.
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