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Stanovanja Stanovanjsia politikca
Reforme Slovenija

Podan je kratek prilkaz stanovanjske
politilke na Slovenskem ter najpo-
‘membnejsi problemi, ki so danes
prisotni na stanovanjskem podrogjit.
Zagovarjamo tezo, da.je osnovnana-
loga stanovanjskege politike razvoj
' neprofitnega najemnega sektorja.

Houér’ng Housing policy Refonnsusb
venia '

A brief overview of the past housing
policy in Slovenia is given, together
with the most pressing problems fa-
cing the housing sector. Arguments
in _favour of the development of an
economically and financially viable
non-profit rental sector are presert-
ted.
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Tine STANOVNIK

Nekaj ekonomskih problemov

v zvezi s stanovanji v

Sloveniji

The Economics of Housmg,
some relevant issues in

Slovenia

Uvod

Stonovonjsko podroéje pomeni ne-

''''' , v katerem se stfi-
kajo, preple’rajo in srecujejo posa-
mezne “podzvrsti® socialne, eko-
nomske in drufinske politike, Ee se-
znam omejimo le na fiste vrste po-

" litike, ki so pomembne za druzbos-

lovne raziskave. Stanovanjske po-
litike torej ni mo& analizirati in
vrednofiti, ne da bi upostevali sirse
druZfbene razmere. V tem smislu se
na stanovanjskem podrocju zrealijo

- uspehi in neuspehi nacionalne eko-

nomske, socialne in druZinske po-
litike. Mogo&e bi lahko celo
uporabili izrek: Povej mi, kako imas
urejenc stanovanjsko podrodje, in

povem fi, kdo si!

V tem kratkem prispevku  bomo
skusali prikazati odvisnost -stano-
vanjske politike od Siega druzbe-
no-ekonomskega okolja in nekagj
ekonomskih izhodis¢ za njenc ana-
lizo. Menim, da so ta izhodis¢a po-
membna tudi za formulacijo stano-
vanjske politike na Slovenskem.

Osnovne ekonomske
determinante :
stanovanjskega

- podrocja v. 80. in 90. letih

Za stanovanjsko podrodje v Sloveniji
* je bil do srede osemdesetih let zna-
&llen mocan intervencionizem. Iz- .
pus&amo atribut “drzavni”, ker bibil -

verjetno izraz “samoupravni inter-
vencionizem” bolj primeren. Druz-

Introduction

Housing represents a kind ofa junc-
tion, with the intercrossing and
merging of various forms of social
policy, economic policy and family
policy. In this respect housing policy
cannot be properly analysed with-
out taking into account the social
and economic context in which
such a policy is formulated. It might
even be said that housing policy
reflects the successes and failures
of national econormnic, social and fa-
mily policies.

Our aim in this short paper is fo
briefly present developments in the
housing sector in Slovenia in the
recent past and show how housing
policy was dependent on “broader”
developments — particularly regard-
ing changes in the economic policy
and changes in the socio-economic
system. Finally, we present a dis-
cussion of some issues relevant for
the formulation of a national hous-

ing policy.

Housing in Slovenia in the
80s and 90s

Housing in Slovenia was — up to the
mid-eighties — characterized by
strong interventionism. We omit the
attribute “state”, since this inter-
ventionism was, unlike most com-
munist countries, based on the con-
cept of self-managed and social
ownership. The social ownership in
the housing sector and also-toa

large degree- private ownership, we-
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bena lastnina na stanovanjskem
podrodju in v pomembni meri tudi
zasebna lastnina se je “razvijala in
Sirila” predvsem z razlicnimi obli-
kami prisiine akumulacije, ki je zav-
zemala naslednje oblike:

a) Prispevki na bruto plaée in dode-
lievanje sredstev na osnovi samo-
upravno sprejete odloditve o de-
litvi sredstev za stanovanjski
sklad po zakljuénem radunu. S
prispevki na bruto place se je
financiral 1.i. “solidarnostni sklad”;
reevanje stanovanjskih proble-
mov zaposlenih pa so omogo-
Cala izloCena sredstva po za-
kliuénem rac¢unu in del obveznih
prispevkov (ki je ostal v podjetju).
lz teh sredstev so v podjetjin ku-
povadli stanovanja na “trgu” in/ali
zaposlenim dgjali ugodna poso-
jila za gradnjo ali nakup stano-
vanjd.

b) Posajila, ki se jih dojala podjetja so
bila “oplemenitena” z banénimi
poscjili. To “plemenitenje” oziro-
ma multipliciranje sredstev niso
omogocala samo sredstva, ki so
jih podjetja deponirala v bankah,
temvec tudi sredstva, ki so jih za-
posleni privarcevali za nakup ali
gradnjo stanovanja, 1j. banéni
depoziti varéevalcev. Glede na
fo, da je bila obrestna mera za
posgjila dolgo realno negativna,
oziroma ni bila vezana na stopnjo
inflacije, tak3na oblika financi-
ranja ne pomeni ni¢ drugega kot
fransfer premozenja, ki je v pre-
mofenjski bilanci bank povzrodil

w

velike “Crne luknje”.

Po letu 1987 so bile obresine mere
odvisne od stopnje inflacije (po for-
muli R+1), leta 1989 pa je bil do-
kon&no odpravijen prispevni sistem
za stanovanjsko gradnjo. Uvedbo
realnih pozitivnih obrestnin mer je
treba gledati v Sirsfemn smislu spre-
memb v ekonomski politiki tedan-
jega casa, ko se je Mikuli¢eva viada
po mnogih letih omahovanja le od-
lo¢ila za trinejSe vrednotenja pro-
dukcijskega faktorja - kapitala. Da-
nes se verjetno le malokdo spomin-
ja. da je ta sprememba posredno
povzrocila rast cen (inflacijo ) in
dolge razprave o “kokosi in jajcu”.
Kasnejso ukinitev sistema prispevkov
(v letu 1989) je prav tako treba
gledati v Sirsem smislu - tokrai v

re being developed through various
forms of forced accumulation, i.e.
explicit and “implicit subsidies,
either to the demand side or supply
side. These were as follows:

a) Levies on gross wages and part of
relained firm profits. These levies
were for the financing of the so-
called “solidarity housing fund” of
a municipality, with the levy
being set by the self-managed
housing. associalion in a given
municipality. Part of the levy was
retained by the firm; this part,
together with retained profits
(earmarked for housing) was the
amount available for solving the
housing problems of firm emplo-
yees. Out of these funds the firm
could
al. buy new apartments, which

the firm employees could
rent. Formally, these apart-
ments were not firm owner-

ship but rather social owner-

ship.

aZ2. provide favourable housing
loans to its employees for the
purchase or construction of a
dwelling.

b) Loans, offered by firms could be
augmented by banking loans.
This was possible by depositing
the firms housing funds in a given
bank, as well as by savings de-
posits by employees. The twin so-
urce of housing finance (depo-
sited firm loans and savings de-
posils) produced a suitable mul-
liplicative eflect. Since the inte-
rest rate was — up to the mid-
eighties- negative in real terms,
this kind of financing was in effect
a massive transfer of wealth, with
the balance sheets of the banks
‘paying the final price. It thus co-
mes as no surprise that the banks
in Slovenia are in a large restruc-
turing process!

From 1987 the interest rates were
tied to the inflation rate, and in 1989
the whole housing finance system
was dismantled. Both events must

be viewed in the wider context of

changes in the economic policy and
broader systemic change. The intro-
duclion of real interest rates, pre-
ceded by long discussions on the
pros and cons, marked the begin-
ning of serious economic reform in
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okviru “demontaze” sistema samo-
upravnega socializmna. V tem smislu
izkusnje v Sloveniji potrjujejo naso
trditev, da dogajanj na stanovanj-
skem podrocju praviloma ne mo-
remo analizirati, ne da bi uposteval
tudi spremembe v relevanini so-
cialni in ekonomski politiki, ali celo
relevantnih makroekonomskih oko-
lis¢in. V tabeli 1 vidimo, da so
imele opisane spremembe povsem
konkretne posledice, predvsem pa
so prizadele stanovanjsko gradnjo
v druzbenem sekforju (sedaj gaime-
nujemo “investitor - pravna oseba).

Zasebni sektor (sedaj imenovan "in-
vestitor - fizicna oseba) je - kot je
razvidno iz tabele - pokazal bistve-
no vecjo odpornost, ker je ocitno
tudi precej manj odvisen od “zunda-
njega’ financiranja -oziroma “zuna-
njih” razmer. Ob iziemno skromnem
pove&anju stanovanjskega fonda v
obdobju franzicije pa ne moremo
mimo dejstva, da se je kvaliteta

Tabela 1: Dokonéana stanovanja v
Sloveniji glede na tip investitorja,
1980-1994 :

Yugoslavia. The dismantling of the
contributory system for housing fi-
nance in 1989 also has to be ob-
served in its wider context — i.e. as
an important measure in the de-

" molition of the socialist self-mana-

ged system, with housing being one
of the first casualties.

In this sense the experience of Slo-
venia shows that the changes in the
housing sector are — to a dominant
degree — determined by broader so-
cio-economic considerations. From
{able 1 we observe that both chan-
ges (in 1987 and 1989) strongly af-
fected the housing sector, particu-
larly via housing construction. Ob-
viously, the hardest hit was the so-
cial sector (now named “investor-
legal person”).

The private sector (now named “in-
dividual investor”) has shown con-
siderable resilience to changes in
financial conditions. This is in no

Table 1: Apartments completed in
Slovenia, as regards the type of in-
vestor, 1980-1994

: Individualni Investitorji Pravne
Leto / Year Skupaj / Total investitorji/ osebe [ Investors
Individual investors Legal persons
1980 13.672 6.673 6.999
1981 14.674 6.393 : 8.281
1982 13.245 6.140 7.105
1983 12.344 6.710 5634
1984 11.612 6.702 4.910
1985 11.252 7.138 5.114
1986 12.937 8.050 4.887
1987 10.212 6.249 3.963
1988 ’ 9.799 6.115 g 3.684
1989 8.541 6.281 2.260
1990 7.759 5.513 2.246
1991 5918 4.586 1.332
1992 ; 6.492 5.143 1.349
1993 : 7.846 7.052 794
1994 5522 4.984 538

Vir: Statisticni letopis Slovenije 1993, Statis-
ticne informacije 163/1994 in 258/1995

Opomba: velik porast v Stevilu dokon&anih
stanovanj pri individualnih investitorjih v letu
1993 je posledica vedletnega zaostanka pri
porocanju iz obdine Koper. Ta zaostanek so
nadoknadili leta 1993, ko so za obéino Koper
prijavili kar 2007 dokonéanih stanovanj pri
individualnih investitorjih.

Source: Statistical Annual of Slovenia 1993,
Statistical information 163/1994 and 258/
1995

Note: The large increase in number of com-
pleted dwellings in 1993 is due to the un-
reporting of Koper municipality in previous
years. This backlog was cleared in 1993
when the municipality of Koper reported
2007 completed dwellings by individual in--
vestors.





















