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A PESTLI ANALYSIS OF THE 
EFFICIENCY OF THE HOUSING 
STOCK MANAGEMENT SYSTEM
Mamanazarov Oybek Shomurodovich
Professor, Department of Economics, Renaissance University of Education

Abstract: This article evaluates the effectiveness of the housing stock management system in Tashkent 
city using the PESTLI analytical framework. The study comprehensively examines the influence of political, 
economic, social, technological, legal, and institutional factors on housing stock management processes. The 
findings indicate that political, legal, and technological factors create favorable conditions for the development 
of the system, while economic, social, and institutional factors remain the main constraints on efficiency. The 
study also proposes measures aimed at increasing homeowner participation, improving capital repair financing 
mechanisms, integrating digital platforms, and strengthening coordination among management stakeholders.

Keywords: housing stock, PESTLI analysis, management efficiency, management service companies, 
electronic registry, digitalization, capital repair, institutional factors, Tashkent city.

Аннотация: В данной статье проведена оценка эффективности системы управления жилищным 
фондом города Ташкента на основе PESTLI-анализа. В исследовании комплексно рассмотрено влияние 
политических, экономических, социальных, технологических, правовых и институциональных факторов 
на процессы управления жилищным фондом. Результаты анализа показали, что политические, 
правовые и технологические факторы создают благоприятные условия для развития системы, тогда как 
экономические, социальные и институциональные факторы ограничивают её эффективность. Кроме 
того, разработаны предложения по повышению активности собственников жилья, совершенствованию 
механизмов финансирования капитального ремонта, интеграции цифровых платформ и укреплению 
взаимодействия между участниками управления.

Ключевые слова: жилищный фонд, PESTLI-анализ, эффективность управления, управляющие 
сервисные компании, электронный реестр, цифровизация, капитальный ремонт, институциональные 
факторы, город Ташкент.

I N T R O D U C T I O N
Tashkent is the largest urban center in Uzbekistan. The capital’s population growth, the construction of 

new residential areas, the high proportion of multi-apartment buildings, the existence of an old housing stock, 
the growing pressure on municipal infrastructure, and the increasing demand for the services of management 
companies necessitate a comprehensive assessment of the housing stock management system.

The management of housing stock is a complex socio-economic process that is not limited to the 
maintenance, repair, or provision of communal services for buildings. In this process, state policy, funding 
sources, the social engagement of the population, digital technologies, legal regulation, and institutional 
management mechanisms are all interconnected. For this reason, a simple technical or economic analysis 
is insufficient for assessing the efficiency of housing stock management. In such circumstances, a PESTLI 
analysis enables a comprehensive study of the external and internal environmental factors that affect the 
housing stock.
R E V I E W  O F  L I T E R A T U R E  O N  T H E  S U B J E C T

In Uzbekistan, issues concerning the development of the service sector by housing management companies, 
the deepening of market relations within this sector, service quality management, and the improvement of 
management processes are reflected in the research of scholars such as R.I. Nurimbetov, A.D. Metyakubov, 
V.U. Yodgorov, D.Ya. Butunov, T.A. Khasanov, S.K. Salaev, K.S. Tashmukhamedova, I.Kh. Davletov, A.S. 
Sultanov, F. Ergashev, Kh.Sh. Kakhramonov, R.N. Kholmurodov, and D.Sh. Inoyatova. In strategic management 
literature, the PESTLE model is widely used for the systematic assessment of external environmental factors. 
This model helps identify macro-environmental factors affecting an organization’s or system’s activities by 
analyzing political, economic, social, technological, legal, and environmental factors.
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R E S E A R C H  M E T H O D O L O G Y
The article extensively utilizes methods for studying and drawing conclusions about the financial condition 

of management service companies, as well as analytical and logical reasoning methods.

A N A LY S I S  A N D  R E S U LT S
In today‘s context, the issue of evaluating the effectiveness of the housing stock management system is 

viewed as a complex scientific and practical problem. It is directly linked not only to the quality of utility services 
but also to urbanization, institutional reforms, property owner engagement, digitalization, and financial stability. 
International approaches consider housing a vital socio-economic resource intrinsically linked to human well-
being, health, economic stability, and environmental impact. The essence of PESTLI analysis is that it evaluates 
the housing stock not as an isolated technical object, but as a multi-faceted socio-economic and institutional 
system. This means that the technical condition of apartment buildings, the activities of management service 
companies, owner participation, government policy, financing mechanisms, and digital technologies are all 
studied within a single management framework.

PESTLI analysis is a method for the systematic assessment of the political, economic, social, technological, 
legal, and institutional factors that affect the housing stock management system. This approach provides a 
comprehensive analysis of the housing stock‘s current state, development prospects, management risks, 
financial constraints, level of public participation, digitalization opportunities, and legal-institutional challenges.

In housing stock management, PESTLI analysis covers the following six main areas (Table 1).

Table 1.
The Six Main Areas of PESTLI Analysis1

Factor Description The Importance of Housing Stock 
Management

P - Political State policy, strategic programs, urbanization 
policy

Determines the direction of reforms in the 
housing sector

E - Economic Financing, tariffs, contributions, investments Ensures repairs, modernization, and service 
quality

S - Social Population needs, homeowner engagement, 
payment discipline

Defines collective participation in the 
management process

T - Technological Digital platforms, electronic registry, billing, 
monitoring

Ensures transparency, efficiency, and data-
driven management

L - Legal Laws, decrees, contracts, liability Defines the rights and obligations of 
management participants

I - Institutional Cooperation between government bodies, 
MCs, partnerships, homeowners, and banks

Establishes a system of authority, 
responsibility, and coordination

PESTLI analysis allows for a systematic assessment of the political, economic, social, technological, legal, 
and institutional factors affecting the efficiency of housing stock management in the city of Tashkent.

P – Political Factors.
Political factors strongly influence the housing stock management system in Tashkent. As the capital is the 

country’s administrative, economic, and demographic center, housing policy here is of not only local but also 
national significance.

In recent years, significant decisions have been made to improve the management of multi-apartment 
buildings, enter management bodies into an electronic register, regulate the activities of management service 
companies, and form a competitive environment in the housing sector. Specifically, Resolution of the President 
of the Republic of Uzbekistan No. RP-2782, dated August 15, 2023, “On measures for the further effective 
organization of the management of multi-apartment residential buildings” established the tasks of entering 
multi-apartment building management bodies into the electronic register and assigning them to multi-apartment 
buildings. Resolution of the Cabinet of Ministers of the Republic of Uzbekistan No. 8533, dated December 18, 
2024 “On approval of the administrative regulations for maintaining the electronic registry of multi-apartment 
building management bodies”, defined the procedure for forming and maintaining the electronic register of 
multi-apartment building management bodies (Table 2).

1	  Source: compiled by the author.
2	  https://lex.uz/docs/7558083
3	  https://lex.uz/docs/7277418
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Table 2.
The impact of political factors in Tashkent4

Policy Area Manifestation in Tashkent Impact on Efficiency

Urbanization Policy New residential areas, multi-story buildings, and urban 
expansion

Increases the management 
burden

State Control Control in the sphere of multi-apartment building 
management is being strengthened

Improves order and 
discipline

Digitalization Policy Electronic register, single payment system, and digital 
services Increases transparency

Focus on Urban 
Infrastructure Green areas, engineering networks, urban environment Affects quality of life

Assessment: In Tashkent, political factors are creating a favorable environment for improving housing 
stock management. However, the uniform implementation of adopted decisions across all districts remains a 
critical issue.

E – Economic factors.
In Tashkent, economic factors are one of the most significant constraints in housing stock management. 

This is because the capital has a large number of multi-apartment buildings, a high proportion of which require 
major renovation, and service costs are more expensive compared to other regions.

Document No. PQ-48, adopted in 2026, provides for the establishment of a capital renovation fund for 
multi-apartment buildings under the khokimiyats of the Republic of Karakalpakstan, the regions, and the city of 
Tashkent. It proposes allocating funds to the fund from a portion of mandatory contributions and lease payments 
for common-use areas. This indicates that the problem of financing capital repairs in Tashkent requires a 
systemic solution (Table 3).

Table 3.
Key economic challenges for management service companies in Tashkent5

Economic Factor Situation in Tashkent City Outcome

Collection of mandatory 
contributions Not uniform across all buildings The financial stability of MSCs 

decreases

Capital renovation costs Higher in districts with many old buildings Renovation work is delayed

Cost of services Labor, material, and equipment costs are high in 
the capital Pressure on tariffs increases

Private investment Higher in new housing developments, lower in 
the old housing stock A territorial imbalance arises

Income from common-use 
areas Not fully systematized Additional sources of funding are 

limited

Assessment: Economic factors play an important role in enhancing the efficiency of housing stock 
management in Tashkent city. Specifically, investments directed toward capital repairs, elevators, engineering 
networks, roofing, facades, and internal communications create broad opportunities for improving infrastructure 
quality and ensuring the long-term sustainability of the housing stock.

S – social factors.
In Tashkent city, social factors directly influence the efficiency of housing stock management. The capital 

has a high population density, apartment buildings are inhabited by various social strata, and the attitude of 
owners towards common property is not uniform.

The main social conflict in the management of apartment buildings in Tashkent is that residents demand 
high-quality services, but not all owners actively participate in the maintenance and financing of common 
property. This creates a “high demand – low participation” imbalance (Table 4).

4	  Source: compiled by the author.
5	  Source: compiled by the author.
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Table 4.
Key social challenges for management service companies in Tashkent6

Social Factor Manifestation in Tashkent City Impact on Efficiency

Owner Activity Low participation in general meetings Decision-making is slowed 
down

Payment Culture High debt levels in some buildings Service quality decreases

Attitude Towards Common 
Property

Cases of indifference towards the entrance hall, elevator, 
courtyard, and roof exist

Operating expenses 
increase

Demand for Service Quality High demand among the capital’s residents Pressure on MSCs 
increases

Social Trust There is a trust issue between MSCs and owners Conflicts may increase

Assessment: Social factors represent an important opportunity for further strengthening management 
efficiency in Tashkent. Increased engagement from property owners can significantly enhance the effectiveness 
of the electronic registry, management company ratings, and legal reforms, thereby contributing to a more 
transparent, sustainable, and efficient housing stock management system.

T – Technological factors.
In Tashkent, technological factors have significant potential to increase the efficiency of housing stock 

management. Digital platforms, electronic payments, online appeals, an electronic registry, and systems for 
monitoring elevators and utilities can be implemented faster in the capital than in other regions.

The register of management bodies for multi-apartment buildings has been launched as a separate 
digital system maintained by the Ministry of Construction, Housing, and Communal Economy. Resolution No. 
853 defines the procedure for providing public services for creating the register and assigning properties to 
management bodies.

For Tashkent, the integration of the “electronic housing passport + electronic registry + billing + cadastre 
+ bank data” is crucial. This is because the capital’s housing stock is large, there are numerous management 
entities, and data fragmentation reduces the quality of decision-making (Table 5).

Table 5.
Priority Technological Directions for Tashkent7

Technological Tool Importance for Tashkent City

Electronic Registry Identifying which management body each building is assigned to

Unified Billing System Increasing the transparency of mandatory fees and utility payments

«Electronic Housing Passport» Determining a building’s technical condition, level of deterioration, and repair needs

Mobile App Accelerating property owner communications, voting, and reporting

IoT monitoring Monitoring of elevator, heating, water, electricity, and security systems

Digital twin Forecasting the life cycle of the housing stock and planning capital repairs

Assessment: Technological factors have high potential, but their effectiveness increases when databases 
are integrated and the actual technical condition of each multi-apartment building is entered into a digital 
database.

L – Legal factors.
The management of the housing stock in Tashkent city is legally regulated by the legislation of the republic. 

The main legal framework is the Law of the Republic of Uzbekistan No. LRU-5818 dated November 7, 2019, 
“On management of multi-apartment houses”, the Resolution of the President of the Republic of Uzbekistan 
No. RP-2789, dated August 15, 2023, “On measures for the further effective organization of the management of 

6	  Source: compiled by the author.
7	  Source: compiled by the author.
8	  https://lex.uz/ru/docs/6907455
9	  https://lex.uz/docs/7558083
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multi-apartment residential buildings”, the Resolution of the Cabinet of Ministers of the Republic of Uzbekistan 
No. 85310, dated December 18, 2024 “On approval of the administrative regulations for maintaining the electronic 
registry of multi-apartment building management bodies” and other regulatory documents related to the sector.

Presidential Resolution No. RP-278 outlines measures for the more effective organization of multi-apartment 
building management, the inclusion of management bodies in an electronic register, and their assignment to 
specific multi-apartment buildings. Meanwhile, Resolution No. 853 of the Cabinet of Ministers of the Republic 
of Uzbekistan, “On the Approval of the Administrative Regulation for Maintaining the Electronic Register of 
Multi-Apartment Building Management Bodies,” establishes the procedure for creating and maintaining this 
electronic register (Table 6).

Table 6.
Key Legal Factors in Tashkent City11

Legal Area Impact on Effectiveness
Choice of management method Strengthens the role of the general meeting of property owners
Contract with the management 

company Defines service quality and accountability

Electronic register Reduces cases of informal or ambiguous management
Payment discipline Provides a legal basis for collecting mandatory contributions
Major renovation Creates a legal basis for savings and financing mechanisms

Liability Clarifies the responsibilities of the management company, contractor, and 
property owner

Assessment: The legal framework is relatively well-established, but enforcement discipline, contract 
culture, and the legal engagement of property owners need to be strengthened.

I – Institutional factors.
Institutional factors are one of the most complex components of the housing stock management 

system in Tashkent. This is because the management process simultaneously involves the ministry, the city 
administration, district administrations, management service companies, homeowners’ associations, property 
owners, contracting organizations, banks, and utility providers.

According to data from January 2026, 7.1 million people reside in more than 44,000 apartment buildings 
across the republic, served by over 900 management service companies and more than 200 homeowners’ 
associations; some buildings also have self-management systems. These figures illustrate the critical 
importance of institutional coordination in large cities like Tashkent (Table 7).

Table 7.
Institutional Stakeholders in Tashkent12

Stakeholder Main Function Problematic Aspect

Ministry of Construction, Housing, and 
Communal Services Sectoral policy and digital systems Incomplete data integration

Tashkent City Administration Territorial coordination Disparities exist between districts

District Administrations Organizing on-site supervision and 
practical work

Inconsistent oversight of MSC 
activities

Management Service Companies (MSCs) Servicing apartment buildings Varying financial and personnel 
capacity

Homeowners Decision-making and payment of 
fees Low level of engagement

Contracting Organizations Repair and technical maintenance Problematic quality control

Banks and Investors Financing Financing for long-term capital 
repairs is weak

10	  https://lex.uz/docs/7277418
11	  Source: compiled by the author.
12	  Source: compiled by the author.
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From an institutional perspective, the main problem in Tashkent is the fragmentation of authority and 
responsibility. For example, a management service company is responsible for daily services, the decision on 
capital repairs depends on the property owners, and financing relies on fees and additional sources. As a result, 
in the management process, the question “who is responsible?” often remains without a clear answer.

Assessment: An institutional system is in place, but it needs to be strengthened through a unified digital 
platform, a rating system, contractual accountability, and a capital repair fund (Table 8).

Table 8.
PESTLI Assessment Matrix for the Effectiveness of the Housing Stock Management System in Tashkent City13

PESTLI Factor Current Situation in Tashkent City Impact on Effectiveness Assessment

P - Political

In the capital, there is high state 
attention to housing policy; an 

electronic registry and management 
reforms are being implemented.

Creates favorable conditions 
for reform. High

E - Economic
Costs for capital repairs, elevators, 
engineering networks, and facades 

are high.
Limits financial stability. Medium / Low

S - Social
Public demand is high, but the 

engagement of property owners and 
payment discipline are inconsistent.

Reduces the quality of 
management. Below Average

T - Technological
There is potential for an electronic 

registry, billing, mobile appeals, and 
an electronic housing passport.

Increases transparency and 
oversight. Above Average

L - Legal
The legislative framework is 

established, and the electronic registry 
has a legal basis.

Strengthens regulatory 
capacity. Above Average

I - Institutional

The ministry, khokimiyat, management 
service company, partnership, 
homeowner, and contractors 

participate.

Coordination is complex Average

Overall, the housing stock management system in Tashkent is in a phase of transition and modernization. 
The political, legal, and technological foundations are relatively strong, while economic, social, and institutional 
factors offer significant opportunities for further enhancing efficiency and supporting the sustainable development 
of the housing sector.

C O N C L U S I O N S  A N D  S U G G E S T I O N S
Based on the PESTLI analysis conducted above, it can be concluded that the effectiveness of the housing 

stock management system in Tashkent depends not only on the activities of management service companies, 
but also on strengthening homeowner participation, financing capital repairs, fully implementing the digital 
registry and electronic passport, increasing legal accountability, and improving institutional coordination.

To improve the housing stock management system in Tashkent, the following areas are considered 
priorities:

1. Form an “electronic housing passport” for each multi-apartment building. It must reflect the building’s 
year of construction, technical condition, degree of wear and tear, elevators, utility networks, capital repair 
needs, and financial status.

2. Introduce a rating system for management service companies. The rating should be based on service 
quality, payment collection rates, response speed to inquiries, reporting transparency, and the results of capital 
repair work.

3. Effectively launch the capital repair fund in Tashkent city. This requires coordinating mandatory 
contributions, revenues from common areas, the local budget, bank loans, and private investments.

4. Introduce digital participation mechanisms to increase owner engagement. This includes incentive 
mechanisms for online voting, electronic appeals, electronic reporting, and payment discipline.

13	  Source: compiled by the author.
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5. Integrate the data of management service companies, district administrations, utility services, cadastre 
agencies, and banks into a single digital platform. This will reduce information asymmetry in decision-making.

6. Develop separate modernization and reconstruction programs for the old housing stock. In particular, 
priority should be given to outdated elevators, roofs, heating systems, and water and sewerage networks.

Thus, the primary condition for increasing the efficiency of housing stock management in Tashkent is to 
harmonize political and legal reforms with economic mechanisms, digital technologies, owner engagement, and 
institutional coordination. This approach will serve to manage the life cycle of the capital’s housing stock, plan 
capital repairs, improve service quality, and create a safe and comfortable living environment for the population.
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