Republic of Macedonia 

Report on tenant’s and housing situation in R. Macedonia


Before the process of privatization had started in R. Macedonia, there was a housing fund, which was divided 50% – 50%. The first half was a private property and the other were social dwellings, which were managed by the public institution, called SIZ (Self-managed interest organized body). That institution and that fund don’t exist any more. Those 50% of the social property were first given on the housing market with the starting of the process of privatization. Many people have bought their apartments and houses then, because there were favorable conditions for buying (for instance: an apartment of about 90 square meters could have been bought for nearly 6.000 DM in that time). But still there left people who couldn’t buy the house or the apartment and they have been left to pay installments to the state for a period of 40 years. Those people live in those houses or apartments not knowing what can happen tomorrow. There is no institution in the country, which deals with the problems of tenants. The authorities usually transfer the competence to each other (for instance: if you appeal to the municipality authorities, they send you to some Ministry and if you appeal to the Ministry they send you back to the municipality authorities and so on, in circle). So if there is a problem in a building, nobody takes care of it, except the tenants themselves (they pay the reparations on their own for example). There are two public institutions on a central level taking care of the electricity supplying (ESM) and water supplying (Vodostopanstvo) and one institution on a communal level (Communal Hygiene). Still, there are many people who live in buildings with water pipe cracked and there is nobody to repair it, or people who have electricity problem or elevator broken and nobody to fix it and so on. Nobody takes care of the interests of tenants, even the owners of the houses who have rented their houses or apartments don’t look after the space they have rented. 


Nowadays situation is that there are 100.000 families, (which means about 400.000 – 500.000 people or ¼ of the population in Macedonia) who haven’t solved their housing question. At the same time there are people who have 3 or more apartments or houses, which they rent, but by the laws, they have to notify the government that they have tenants and to tell the real price of the renting. But for doing that, they have to pay tax, which is 18% of the value of rent to the state. That is a big percentage and owners refuse to pay that tax, and for paying that tax, they get no privileges or advantages.  They usually make agreements with tenants personally, for not notifying the state about the renting and if the tenant is persistent, then the owner practically blackmail him/her to pay those 18% him/herself. 

It is a real situation that every third housing object in R. Macedonia (private or collective) is so-called “wild building”. Those are houses or blocks of buildings, which are built without permission for building, without paying the taxes to the state and so on. In that kind of buildings, there now live about 30.000 – 40.000 people, mostly in the west part of Macedonia (Tetovo, Gostivar). They are also left on their own, because they pay rent to the landlords, but they don’t know which day will the state chase them out, because of the illegally built houses and apartments. 

It is also a real situation that, of 3 contracted marriages; just one succeeds to somehow solve the housing question. Young people are afraid to get married because of the problem of housing. That can reflect over the population policy as well, which is a real problem of the state.

Tenants have “some” rights by the laws in Macedonia. For instance, in the Constitution, there is written that: “every citizen has a right of privacy in his own home”. Then by other laws, tenants have a right “to use all the common elements in the housing objects”, and then they have an obligation “to take care of the exterior (park, garden, front side)” and “to trade with the object as an owner”. 

The prices of the apartments now go up to 700 or 800 € per square meters and the rents are up to 500 €. 

Part of those 50% of the housing fund which were property of the state were given to the nationalized people, part of it was given on redemption buying… The part of the apartments that left is still a property of the state and the state usually rent it to the people who live in socially endangered conditions, by a very low rent. But even that low rent is very big to the people who live only from social support they get (which is approximately 20 € per person in the family). There are now about 10.000 social dwellings, which are rented. 

The two strikes of the war had a big influence in the housing situation in Macedonia. First, it was the big number of refugees from Kosovo (the official data is that there were more than 350.000 refugees in Macedonia, who came from Kosovo and the rumors said that there were about 450.000) and then internally displaced persons from Tetovo, Kumanovo and Arachinovo crisis regions. 


In the year 1999, in Macedonia there came refugees from Kosovo, who were settled in the camps made by the UNHCR placed in Stenkovec (1 and 2) and Neprosteno. Almost two years, they stayed in Macedonia, without almost any conditions for living. They lived in tents, slept on earth, ate whatever and whoever gave them and so on. Most of them were sent back to their homes in Kosovo after almost two years i.e. when the war in Macedonia started in 2001. There appeared another problem then. We got about 30.000 internally displaced persons within the country (which is official data), whose homes were burned or they were chased by the terrorists or people who were scared to live in the region where the war was going on. The IDPs were settled in the “collective centers”, like student’s homes, hotels, hostels etc. Those people lived in those “collective centers” for couple of months (during the summer), when there were most frightening armed conflicts in Tetovo and Kumanovo and especially Arachinovo region. But, a problem appeared when the new school year started. The students didn’t have where to go and the displaced persons as well. The Government was trying to solve the problem somehow and it gave money to the students for they can rent an apartment. So, we had displaced people living in student’s homes and we had student’s who became tenants. But, unfortunately, student’s got money only for two months rent and stayed there for almost a year! 

Nowadays, the situation is a little different. The official data is that most of the displaced persons have returned to their homes, but there are still about 9.000 displaced persons living still in some of the student’s homes, in some of the hotels and hostels. Some of them (who had enough money) bought houses or apartments in the parts of Macedonia, which weren’t touched by the war. That situation has raised the price of the apartments (the price of one square meter was going up to 1000 €). The others got back to their damaged homes (either by their own will or not). Supported by foreign donations, the houses were repaired just to a small number of people and they were partly, not totally repaired. Those people, who stayed in the “collective centers”, are now in a “pushed – to – the – wall” situation, because the Government is forcing them to go back to their homes and they are scared about their security. There are frequently happening incidents in the previously crisis regions, and unfortunately there is a process of ethnical cleaning still going on. Nobody gives those people support and help and they are left on their own, practically, they are homeless people.

And finally the process of restitution has started about three years ago. The process is still going on. There were two possibilities for the owners and landlords: 

· to get the property back (if it’s free – if there are no people living on it), or

· to get state shares expressed in EUROs (€)

This second option has other three possibilities:

· the owners can keep the shares and receive annual dividend 

· the owners can buy house or apartment using those shares and 

· the owners can change those shares for money, but in that case, the discount is unfavorable (for example: they get 70% of the value of the shares and the rest 30% remains to the state and that discount was valid for the first emission of the shares). The second emission of the shares is now being printed and the discount for this emission is 60% – 40% (in favor of the owner). 

In case when the owner or the landlord wants the nationalized house or apartment back and other people live in it, then the state will chase those people away, no matter what. Earlier, there was a regulation in the Constitution of RM for a “protected tenant”. That regulation was abolished when the law for the restitution has been adopted. So, people who live in nationalized dwellings or houses can be chased away, with no right for complaint. (That can happen in extreme cases, when the owner/landlord wants the house/dwelling anyway and anyhow). But, if people live in the house/dwelling which belong to somebody else in the past, then those people are left living in it, and the owner is offered to get either shares or stakes which are property of the state. 

In Republic of Macedonia there is no union or any other citizens’ association of tenants. But, considering all the above-mentioned things about the housing situation in Macedonia, we think that there is a great need of existence of this kind of association. Because of the lack of institutional protection of the tenant’s rights, because of the lack of laws, which will closely define the rights of tenants, because of the need of building more social dwellings and because of the position in which tenants may find themselves in case of restitution for instance, we have gathered the initiative board for forming the Union of tenants in Macedonia. That Union will work according to the principals of other unions of tenants in the former Yugoslav Republics, and according to the principals of the International Union of Tenants. 
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