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ABSTRACT

This paper discusses recent developments in the market for agricultural land in Slovakia related to the new law on land
acquisition. The stated objective of this law is to protect agricultural land from non-agricultural use. We analyze land-
related data as reported by sellers in the newly established Registry of offers of agricultural land administered by the
Ministry of Agriculture and Rural Development. Our results show that the regions with the most fertile soils are not
the ones with the highest average land prices. Moreover, we show that the average regional prices are very sensitive to
price outliers. For example, the average price for agricultural land in Slovakia is 27,200 EUR per hectare. However,
this price falls down to 6,300 EUR per hectare if only observations with prices below 10,000 EUR per hectare are
considered.
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INTRODUCTION

On May 1, 2014 a ten-year moratorium, negotiated
during Slovakia’s accession to the European Union,
ended. During this period, foreigners were (officially) not
allowed to buy agricultural land in Slovakia. Since the
rented land in Slovakia represents as much as 90 percent
of the total utilized agricultural area (Ciaian et al.,
2012a), and because country’s average farm land prices
are considerably lower than in Western Europe (Ciaian
et al., 2012b), Slovak farmers have feared the increase in
demand for agricultural land after opening the land
market in May 2014. Although, there are no official
statistics how much agricultural land was purchased by
foreigners before May 2014, some estimate it could be as
much as 100,000 hectares (out of 1.9 million) (Vrbsky,
2014). As a result, the Slovak Agricultural and Food
Chamber, in which most of farmers are members,
initiated talks with the Slovak Ministry of Agriculture
and Rural Development to find ways to legally inhibit the
direct purchases of land by foreigners as well as by
domestic persons whose primary business is not
agriculture (e.g., real estate agencies, law firms, or
investors).

Because of the importance of protection of
agricultural land for Slovak farmers, at the end of April
2014 the Ministry quickly presented a draft proposal of a
new law on acquisition of agricultural land that was to be
discussed in the parliament. Although the proposal
divided the parliamentary parties into supporters and
opponents, it was finally passed on May 16, 2014, and it

came into effect on June 1, 2014. (Out of 127 present
members of the parliament, 150 in total, 79 were in
favor, 36 against, and 12 abstained (NRSR, 2014)).
However, some of the opponents of the law find it
unconstitutional and thus had asked the Constitutional
Court of the Slovak Republic to investigate the law. The
Constitutional Court has not made any decision yet.

The seller has to comply with the new law
whenever the land is offered to a farmer who operates
outside the village where the parcel of land is. The
convoluted bureaucratic process as detailed in the law
thus implicitly favors farmers in a given village. The law
only concerns arable land and permanent pastures located
in the exterior of a village. Moreover, the area of land
sold has to be at least 2,000 square meters (regardless of
whether an entire parcel or a part of it is sold). In a
nutshell, the law stipulates that a party that wants to sell
agricultural land can do so without following the law,
provided the land is sold to a farmer who operates in the
same cadastral area where the parcel of land is located. If
the owner wants to sell the land to someone else, he or
she is obliged to first offer the land to farmers in
neighboring villages and only if they are not interested,
the land can be sold to any buyer (not necessarily
working in agriculture) from the European Union.
Lazikova and Bandlerova (2014) and Lazikova et al.,
(2014) provide a detailed discussion of exceptions to and
nuances of the simplified sequence presented earlier.

An owner who wants to sell his or her agricultural
land to someone outside of a given cadastral area, is
obliged to announce it in the Registry of offers of
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agricultural land (the Registry, henceforth), administered
by the Ministry of Agriculture and Rural Development.
The Registry contains information on the location of the
parcel; the type of land; the total area of the parcel; the
area corresponding to the owner’s share; the
identification number of the ownership document, and
the parcel number. Most importantly, however, the
Registry contains the price required by the seller.

The information on the area of land offered and
the corresponding prices are valuable pieces of
information about the land market in Slovakia because
this is for the first time that such data are publically
available. For example, Buday and Cicova (2014) use
land market prices (i.e., after the contract has been
signed) and areas from surveys of selected cadastral
offices in Slovakia; however, these data are not
publically available. It should be stressed, however, that
the prices from the Registry are not market prices as they
only represent the supply side of the market. At the time
of this writing it is not known how many parcels of land
have actually been sold.

The objective of this paper is to provide insight
into the current situation on the land market in Slovakia,
especially with respect to the workings of the new law. In
the next section, we present some characteristics of the
agricultural land sale offers in Slovakia between June 1
and October 10, 2014. The final section provides some
concluding remarks.

OFFERS
NUMBERS

OF AGRICULTURAL LAND IN

881 land sale offers were published in the Registry
between June 1 and October 10, 2014 (the period we
analyze in this paper). The occurrence of offers was
initially slow (a few per week) but then took off,
reaching 50-60 items in high traffic weeks. Importantly,
the number of new offers does not correspond one-to—
one to the number of sellers; it is because a typical seller
owns shares in many parcels, which results in multiple
offers in the Registry under the same seller. Another
interesting feature of the land sales offers is that a seller
almost always offers land for the same price regardless of
the location of a parcel.

In Table 1, we summarize information on the
offered agricultural land during the analyzed period. We
provide the summary for each of the eight Slovakia’s
regions (Banska Bystrica, Bratislava, Kosice, Nitra,
Presov, Trencin, Trnava, and Zilina), as well as for the
whole of Slovakia. In the upper panel of the table, we
present the summary indicators for all available
observations. In the second panel, we present a similar
analysis, considering only the observations for which the
price of agricultural land does not exceed one EUR per
square meter (i.e., 10,000 EUR per hectare). We discuss
this (arbitrary) threshold later.

The first column of Table 1 presents the
distribution of the number of land parcels included in the
Registry. Most parcels offered are in Banska Bystrica
and Nitra regions. The second column presents the total
area of land (in hectares) that the parcels cover. The third
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column gives the actual area of land offered for sale in
individual districts. The values in the third column are
generally smaller than in the second one because a parcel
can have several co-owners and only some of them might
sell the land. The fourth column presents the average
parcel size (in hectares) for each of the regions as well as
for Slovakia. This is a rough indicator of the degree of
land fragmentation in individual regions. The data
indicate that in our sample, Bratislava, Trencin, and
Trnava regions have most fragmented land. The values in
the fifth column proxy ownership fragmentation, albeit
very roughly, assuming a uniform distribution of
ownership shares for all parcels. Banska Bystrica,
Kosice, and Trnava regions appear to face the biggest
problem of ownership fragmentation.

Finally, the last column gives estimates of area-
weighted average prices of agricultural land in individual
regions and for the whole of Slovakia. In the upper panel,
we consider all prices in the Registry. In that case, the
land prices in Kosice and Presov regions are the highest,
reaching 45,800 and 71,000 EUR per hectare,
respectively. This is surprising as these prices are
significantly higher than in Bratislava (35,000 EUR per
hectare) or Trnava (4,200 EUR per hectare) regions in
which there are Slovakia’s most fertile soils and the
economic activity is also higher than in other regions.
Clearly, the price results in the upper panel of Table 1 are
affected by extreme land prices. For example, some land
in the district of Vranov nad Toplou (Presov region) is
being sold at 50,000 EUR per hectare. Such a price is
highly unlikely to be representative of the value of
agricultural land in that region, and might rather reflect
some future development expectations of the seller.

To see how the extreme values affect the area-
weighted average land prices in individual regions, in the
lower panel of Table 1 we consider only the observations
for which the land price is not greater than one EUR per
square meter. While this is an arbitrary threshold, it
reflects an empirical observation before June 1, 2014
when the most fertile lands in the south-west of Slovakia
were not sold for more than 10,000 EUR per hectare. The
exclusion of the price outliers significantly changes
average prices in all regions. The lowest land price
appears to be in Banska Bystrica region, while the
highest price is now in Nitra region. Interestingly, the
most productive region of Trnava, exhibits the third
lowest price.

Using the data from the Registry, in Figure 1 we
present an empirical estimate of the cumulative
distribution of land sales for Slovakia. The black solid
line is constructed using all prices and corresponding
areas while the red dashed line only considers the
observations where the required price per square meter of
land is no more than one EUR. The key feature of Figure
1 is that neither curve is similar to the textbook example
of land supply curve. It is because the offered land
constitutes only a small fraction of all agricultural land in
the country. In Figure 1, we also do not control for
characteristics of sellers, nor do we account for land
quality and thus the land quantity represented on the
horizontal axis is not homogeneous (we are grateful to an
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anonymous reviewer for pointing this out). The black
curve suggests that most of agricultural land is offered at
relatively low prices. The red dashed curve (whose prices
are read off the right vertical axis) is a magnification of
the black solid curve for the land prices below one EUR
per square meter.

CONCLUDING REMARKS

In this paper, we have discussed some early observations
from the Registry of offers of agricultural land in

Slovakia where as of June 1, 2014 sellers of land of more
than 2,000 square meters are obliged to announce their
offers. We have noted that the published prices cannot be
considered market prices as it is not known whether a
potential buyer has been found, and, more importantly,
whether he or she would be willing to accept the required
price. In any case, an increasing number of data on the
agricultural land offers is very useful to analyze the
developments in the Slovak land market as currently
there is no publically available data source of land
market prices.

Table 1. Descriptive characteristics of the offers of agricultural land in Slovakia

Total area Offered Average Area-weighted
Number of parcels area parcel size in  Offered price
Region of parcels  (ha) (ha) aregion (ha) area/total area (EUR/hectare)
All prices
Banska Bystrica 321 703 67 2.2 0.10 4,353
Bratislava 14 8 8 0.6 0.90 34,954
Kosice 159 936 203 5.9 0.22 45,774
Nitra 201 403 304 2.0 0.75 9,969
Presov 67 160 87 2.4 0.54 70,754
Trencin 17 16 8 1.0 0.51 7,451
Trnava 95 95 23 1.0 0.24 4,191
Zilina 7 17 17 2.4 1.00 6,079
Slovakia 881 2,338 716 2.7 0.31 27,204
Prices not higher than 1 EUR/m?
Banska Bystrica 315 697 62 2.2 0.09 3,372
Bratislava 1 0 0 0.5 1.00 5,500
Kosice 145 912 186 6.3 0.20 5,839
Nitra 179 351 256 2.0 0.73 7,769
Presov 42 74 34 1.8 0.46 5,412
Trencin 8 12 6 1.5 0.52 3,708
Trnava 60 65 16 1.1 0.25 4,213
Zilina 5 16 16 3.2 1.00 4,722
Slovakia 755 2,128 576 2.8 0.27 6,307
Note: The values in the table correspond to a situation as of October 10, 2014.
Source: Authors' calculations.
Figure 1. Cumulative distribution of land sales in Slovakia
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Source: Compiled by authors, based on data available at https://pozemky.mpsr.sk/ as of October 10, 2014.
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Our results show that the regions with the most
fertile soils are not the ones with the highest average land
prices. Moreover, we show that the average regional
prices are very sensitive to price outliers. For example,
the average price for agricultural land in Slovakia is
27,200 EUR per hectare. However, this price falls down
to 6,300 EUR per hectare if only observations with prices
below 10,000 EUR per hectare are considered.

Caution should be taken when making general
conclusions out of the results presented in this paper.
Apart from representing only the supply side, our results
likely hide a lot of cadastral area-specific heterogeneity
because of the regional aggregation we used. Moreover,
because not all of the land that is actually sold has to be
reported in the Registry, our price results are probably
biased downwards, especially if parcels of agricultural
land smaller than 2,000 square meters are in the interior
of a village or in the exterior with a potential of future
construction development. Further, because of loopholes
in the law (Lazikova et al. 2014), a lot of land
transactions might not be reported in the Registry.

Future research should focus also on the demand
side of the agricultural land market in Slovakia in order
to analyze the market prices of agricultural land in the
country.
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