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Abstract: This paper examines the veracity of the data concerning residential real estate in all
8 Slovak regions. The research addresses the most significant factors in housing affordability,
vacancy rates, and government policies' effects on market trends. The analysis in eight regions
identifies major trends such as income stagnation, speculative ownership, and demographic
change. Results point towards an increased mismatched housing demand and supply, especially
in the form of excessive vacancy and urban-rural disparity. The study highlights the need for
comprehensive policy interventions, from taxation to regulation of empty flats and investment
in social housing.
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Introduction

Housing is one of the most crucial socio-economic needs. It is serving not only as shelter
but also as a determinant of social inclusion, financial stability, and regional development. The
last decades have witnessed a vast transformation in the European housing market (Pittini et
al., 2017; Lux and Sunega, 2020). This was due to globalization, urban migration,
demographics shifts, and changes in macroeconomic policy. The Slovak housing market shares
many of these wider European trends, but with unique characteristics determined by its post-
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socialist history, regional variations, and changing affordability concerns (Murray Svidronova
et al., 2020).

Over the last two decades, housing affordability has become a growing problem for
Slovakia, especially in urban areas (Vybostok and Stefkovi¢ova, 2023). In contrast to one of
the most low-income disparities in the world, rising housing costs have created challenges for
new families and low-income individuals. At the same time, aging stock and a growing number
of vacant homes reflect inefficiencies in use and allocation of the available housing stock. These
forces mark a transitional housing market, where public and private actors must reconfigure to
meet complex and sometimes conflicting pressures (Lux et al., 2023).

This paper contributes to the existing policy and academic debate on housing in Slovakia.
The main objective is to evaluate the Slovak housing market by inspecting the combination of
key socio-economic factors, housing policy measures, and real estate development patterns.
Through a combination of theoretical research and practical analysis, the study seeks to
determine the principal structural problems and potential responses that would shape the future
of Slovak housing and the residential real estate market.

1. HOUSING MARKET IN SLOVAKIA

The main socio-economic factors impacting the dynamics of housing affordability are
interest rates, demographic trend, and income inequality. This environment is further
complicated by urban development. It happens because cities often face problems such as
spatial inequality, strained infrastructure, and rapid population growth (Kim, 2008; Power,
2012; Rodriguez-Pose and Storper, 2020). Tax breaks, subsidies, and regulatory frameworks
are government initiatives that are also extremely important in determining the affordability of
housing (VartaSova et al., 2024).

Due to Slovakia's unique historical and economic background, these dynamics are
particularly pronounced. In recent decades, the housing sector has undergone significant
changes. It moved from a socialist-era system of state-controlled housing provision to a market-
driven system (Murray Svidrofiova et al., 2017). Property prices are continuously rising in
central cities like Bratislava and KoSice, causing affordability problems. On the other hand, in
rural areas housing construction and economic opportunities are limited. This situation leads to
significant differences in access to housing (CIJ Europe, 2024). Amnesty International (2024)
reported 55 homeless from 10,000 in the regional capitals which is significantly higher than
France or Germany. A major problem with housing is the small size of the rental sector (6%)
and a shrinking municipal sector (1.6%) (Habitat for Humanity, 2023). This issue was
exacerbated by the War in Ukraine where there was a large influx of refugees.

1.1 Income inequality and housing affordability

Income inequality and housing affordability are very closely connected issues. It is a key
socio-economic factor that determines the ability of individuals and households to get suitable
housing. The disconnect between income growth and rising housing costs in urban areas is a
serious problem (Stessl and Liska, 2024). Figure 1 indicates that things improved in Slovakia
compared to the OECD average (OECD, 2024). The price-to-income ratio compares the median
home price in an area to the median household income.
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Figure 1: Price-to-Income ratio in Slovakia
Source: OECD, 2024

The key indicators that offer some valuable information on this issue are price-to-income
and rent-to-income ratios (Wang et al., 2024). In Slovakia, low- and middle-income households
are increasingly facing difficulties in finding affordable housing (rent or ownership). This
happens due to rapid urbanization and economic concentration in large cities (Cole et al., 2025;
Alfimov, 2025).

These issues are additionally made worse by regional differences. Urban areas like
Bratislava are experiencing a growing demand for housing, which leads to a high price
(Vybostok and Stefkovidova, 2023), while rural areas offer more affordable housing options,
but often lack employment opportunities, social services, and infrastructure. It fosters a
complicated system in which houses in less developed areas are not affordable to the individuals
who are provided with jobs in more developed areas (OECD, 2024).

Historical and structural factors also influence the shape of Slovakia's housing market.
Mass homeownership in the nation discourages the emergence of a consistent market for rental
housing (Habitat for Humanity, 2023). The State often subsidized the construction of housing
during the socialist era, which led to widespread homeownership (Pittini, 2017).

Another issue affecting housing is the dramatic change of influences that occurred with the
fall of socialism and the subsequent transition to a market economy. More than 60% of the
existing housing stock in Slovakia are either concrete panel flats (panelak) constructed from the
1960s to the late 1980s, or the brick flats (tehlové byty) constructed from the late 1940s to the
1960s. Social era housing has few admirers and even the former president of Czechoslovakia,
Vaclav Havel (1978), referred to the blocks of flats as “rabbit hutches for people.” Yet, they
exist in abundance and have become normalized as a societal standard without any real negative
stigma. With retrofits, the life of these flats could be extended to 80-100 years or longer (Tallis,
2019). For Slovak municipalities, the main issue with panel flats is the lack of parking as cars
were mostly non-existent when they were built. These types of constructions were reflective of
a socialist centrally planned economy that is never to return and stand in sharp contrast to newer
housing options.

1.2 Market policies and government interventions versus real estate market

The Slovak housing market is a mix of market forces and government intervention in the
interest of encouraging affordability, accessibility, and sustainable development. The policies
of intervention consist of regulatory instruments, tax measures, state-subsidized lease programs,
and developer incentive schemes (European Commission, 2024).

Slovakia has historically lacked affordable housing as a result of the shift from a centrally
planned to a market economy. Since the establishment of an independent Slovak Republic, the
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issue of housing has been addressed in the state’s housing policy, which is defined by several
legislative documents, i.e. by the concepts of state housing policy elaborated for a standard five-
year period (Spirkova et al., 2009). The government offers a number of policies to solve this
problem. These include subsidies for housing construction, developer tax benefits, and loans
for first-time homebuyers but also creation of new financial instruments to support housing
development; increasing the availability of housing; development of the private housing sector;
increasing or at least maintaining the same share of public expenditure on housing; introducing
a new housing allowance and supporting the development of the non-profit sector in housing
provision (Murray Svidronova et al., 2017).

Demographic changes have further strengthened the demand for affordable housing. Single-
person households in Slovakia are more usual than before (Egner and Krapp, 2025). Delays in
marriages, lower birth rates, and longer life expectancies are some of the root causes of this. In
the context of shrinking average family size, one- and two-bedroom flats represent a rational
housing solution that meets the needs of people seeking affordable and comfortable housing.
Small flats are ideal for urban settings because they save space and promote sustainable urban
planning using efficient land use (Dubois and Nivakoski, 2023). However, the increasing focus
on smaller flats is not without its problems. Critics opinion that an over-reliance on compact
housing can limit diversity in the housing market. While small flats are ideal for short-term or
transitional housing, they may not provide space and stability for growing families and could
further impact the declining birthrates, especially in urban areas. Achieving a balance between
compact flats and larger housing options is essential to ensure inclusivity and equity in the
market (Talen, 2010; Chapman and Watkins, 2018).

To better understand this change, the number of 1- and 2-bedroom flats in Slovakia needs
to be looked at. In 2021 there were around 440,000 1-2 room flats, which is about 20% of all
dwellings. It is because of both new construction and the allocation of larger flats in older
buildings. Most of this growth is in urban areas, especially the bigger cities of Slovakia. Of the
eight analysed regions in Slovakia, only two have seen a growth in population between these
times: Bratislava (13.5%) and Zilina (0.08%), yet all cities have seen substantial growth in
residential construction.

2. METHODOLOGY

The impetus of this research is to investigate the dichotomous discrepancies regarding
housing: the overburden in housing cost is not consistent with the increase in supply; the high
rate of homeownership; and a very low Gini-coefficient. Our initial view of the research data
indicates a very high rate of vacancy which could lead one to believe that Slovak cities are
dying, however, there are no ‘Detroits’ in Slovakia. As such, this research focuses on the
housing oversupply as has been reported in the 2021 census when compared to the 2001 census
(Statistical Office of the Slovak Republic, 2021). The main objective is to find what is being
measured and how considering the housing situation in Slovakia. From the discrepancies
mentioned above, we formulated the following research questions (RQ):

e RQI: What is true number of uninhabited dwellings in Slovak regions?

e RQ2: What is the level of housing stress in terms of factors affecting the housing
affordability in Slovak regions?

e RQ3: Are housing purchases speculative or necessities?

Eight regions of Slovakia (Bratislava, KoSice, Banska Bystrica, Nitra, PreSov, Zilina,
Trnava, and Trencin), were selected as subject for analysis. The regions differ in economic and
demographic conditions and give some indication of how regional circumstances affect vacancy
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in housing. The object of analysis is vacancy in housing as seen in the 2001 and 202 Slovak
censuses, published by the Statistical Office of the Slovak Republic (the Statistical Office of
the Slovak Republic, 2001; 2021). There are a few drawbacks. Census data only appears every
ten years and thus does not capture short-run movements. And even with that time gap, 2001
and 2021 were picked as examples. The 2011 census was not used because there was no
differentiation between occupied and unoccupied buildings or temporarily used buildings (e.g.,
chalets, weekend houses, and derelict uninhabitable structures).

Two general types of housing were analysed:
* Family houses: Individual residential houses typically in suburban or rural environments.
* Residential buildings: Multi-dwelling structures such as apartment blocks.

The key indicators are total dwellings, permanently occupied dwellings, and vacant units.
Attention was also paid to differentiating between types of vacancy - structural, transitional,
and due to depopulation - where feasible. Not all vacant forms are clearly defined as mutually
distinct, and there may be some reporting variations across areas. Using Microsoft Excel a
descriptive analysis (means, percentage change, etc.) was employed.

From this output, the validity of the number is of empty flats (from the Statistical Office of
the Slovak Republic) as well as housing affordability (as reported by Amnesty international,
Habitat for housing) was given an acid test of plausibility. Using data from the Statistical Office
of the Slovak Republic and the National Bank of Slovakia, we investigated the following
factors:

o Interest rates - Mortgage interest rates as a major cost factor in home ownership and this
rate has fluctuated considerably over time.

e FElectrical use - A unique study was conducted in Bratislava where excessive electrical
energy use was applied to purportedly unoccupied houses in order to ferret out the
number of ‘illegally’ or unreported rental arrangements. Bratislava officials assumed
there were 51,000 empty apartments in the city held by investors and homeowners. The
city decided to work with power companies to find out how many apartments were using
no electricity or barely any at all. It turns out, there are at most 18,000 empty units in the
city, a mere one-third of what had been anticipated (Prime, 2023). We used this
measurement in other regions to ballpark the unreported occupancy use. Despite these
limitations, the chosen method enables a serious comparison of long-term vacancy
patterns and offers implications for the development of future housing policy.

e A Housing stress index based on average income and home prices as well as a more
robust index considering standard mortgages and dual-income households.

3. RESULTS

The starting point of this research is the data from the Statistical Office of the Slovak
Republic (2024), listing of unoccupied homes in each of the regions to form a base line.
Comparison of the Slovak censuses of 2001 and 2021 reveals a significant shift in trends in
housing vacancy and occupancy. The emphasis of this study is on the increase in empty houses
and its implications on housing supply efficiency.

In 2001, Slovakia had 1,884,846 dwellings, out of which 1,665,536 (88.3%) were in
permanent occupation and 219,310 (11.7%) unoccupied. In 2021, the number of dwellings had
risen to 2,149,224, while houses in permanent occupation stood at a mere 1,707,035. This had
left 442,189 dwellings unoccupied — 20.5% of the housing stock (the Statistical Office of the
Slovak Republic, 2001; 2022). Family houses increased in number from 995,157 in 2001 to
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1,098,868 in 2021. But their occupancy rate fell from 82.4% to 78.2%. The number of
unoccupied family houses increased from 175,115 to 239,655. For the regions studied the
changes can be seen in Table 1 below.

Table 1: Status of dwellings by regions 2001, 2021

2001
Region occupied | unoccupied | total flats (flats/ %
dwellings | dwellings amount total) % | unoccupied
dwellings
Bratislava 166 587 15434 182021 | 158364 | 87.0% 8.5%
Trnava 38422 4097 42519 19 986 47.0% 9.6%
Trencin 35678 4 406 40,084 19 220 47.9% 11.0%
Nitra 51524 7097 58 621 25713 43.9% 12.1%
Zilina 47 534 5063 52 597 25234 48.0% 9.6%
Banska Bystrica 38930 4052 42 982 27235 63.4% 9.4%,
Presov 44 401 3573 47974 25490 53.1% 7.4%
Kosice 109355 | 9437 118 792 | 80 404 67.7% 7.9%
2021
Bratislava 177625 53293 230918 | 202177 88% 23.1%
Trnava 44059 10591 54650 26392 48% 19.4%
Trencin 37849 8851 46700 23511 50% 18.9%
Nitra 54989 13859 68848 30060 44% 20.1%
Zilina 50300 12411 62711 31026 49% 19.8%
Banska Bystrica 38193 9396 47589 31112 65% 19.7%
Presov 47639 8514 56153 27686 49% 15.2%
Kosice 110688 21584 132272 | 87426 66% 16.3%

Source: authors

* Bratislava and Kosice are divided into separate districts and only constitute the city boundaries. All other regions
contain the city plus surrounding municipalities.

There is a marked increase in the number of uninhabited flats with an average of ~19%
purportedly uninhabited, meaning 1 out of 5. The main factor for this increase is the robust
construction activity in each region as developers add to the housing mix, an impetus that is
partially driven by the perceive desire to escape the socialist era panel houses.

3.1 Applying electrical usage to reported uninhabited dwellings
There are reasons to believe the above data contains discrepancies or rather over-reporting
of uninhabited dwellings. There are several extenuating factors that need to be considered:

e Most of the rental stock is in the hands of individual-owners and dedicated purposely
built rentals play a minimum role in the housing market (Pittini et al., 2023). There is a
certain level of informality with rental arrangements, and this is even encouraged by the
tax rules. According to the tax code, no special reporting of rental income is necessary
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if gross rental income minus eligible expenses do not exceed 500€ a year (595/2003
Coll. ACT on Income tax). As such many rentals are unregistered.

e There is no separation classification of secondary homes, so a dual-use dwelling may
be classified as uninhabited. There is a significant amount of mobility especially to
Bratislava. This can be seen in the Friday afternoon out-commute and the Sunday
night/Monday morning in-commute. The property tax in Slovakia is extremely low and
there is no provision in the tax code that distinguishes secondary residences from
primary residences (i.e., individuals do not need to declare a primary residency to obtain
a better tax rate).

e The records at the Cadastre office may be out of date, especially with dwellings that are
no longer inhabitable. Slovakia is littered with homes, many built before World War 11
that are dilapidated beyond repair or where renovation cost would exceed the value of
the property. These ‘ghost dwellings’ are included in the housing stock. They are more
numerous in rural regions, but they still can be found in our studied regions.

To gain a more realistic vacancy level, a model was developed using data from Bratislava.
The official 2021 census data reported 53,293 vacant dwellings in the region. However, when
cross-checked for energy consumption, the number of unoccupied dwellings fell to ~18,000
indicating that only ~33.8% of the dwellings were actually unused. This correction ratio (0.338)
was applied to other regions offering a proxy for estimating actual vacancy (Table 2). Though
it cannot be definitively said that the other regions have the same dynamics as Bratislava, robust
housing development can still be found throughout all Slovakia.

Table 2: Probable unreported usage based on the electricity adjusted model

Region Unoccupied Estimated # of | Ratio of used to | Ratio of used to
dwellings units | unoccupied empty flat using | empty flat using
reported in the | houses using the | 2021 census electrical-use
2021 census electricity model model

adjusted model

Bratislava 53293 18 013 43to1 12.8to 1

Trnava 10591 3 580 52to01 153to01

Trencin 8851 2992 53to1 156to1

Nitra 13859 4 684 50to 1 14.7to 1

Zilina 12411 4195 5.1t01 14901

Banska Bystrica | 9396 3176 51to1l 150to1

Presov 8514 2 878 6.6to 1 19.5t0 1

Kosice 21584 7 295 6.1to1 18.1to 1

Source: Authors, based on Housing Census 2021

If the electrical usage were factored in, it can be assumed that the regions have a lessened
amount of free dwelling for rentals, and this would mean higher pricing. If we consider informal
and completely legal rental arrangements and in accordance to the tax rules, then a certain
subset of rental units is not being counted which could indicate a lower housing over-burden
that what is being reported. The percentage of unoccupied dwellings would not be so dissimilar
from earlier times.
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3.2 Selected factors affecting housing costs
This part analyses factors impacting the dynamics of housing affordability, namely interest
rates, income (measured by monthly wages, using Housing Stress Index), and demographic
trend.

Homeownership is approximately ~93% in Slovakia, 2" only to Romania at 96% (Eurostat,
2024). Interest rates are an important determinant in the trends of the housing market,
influencing affordability, investment, and mortgage supply. It can have an inverse relationship
to property price, i.e., higher interest rates reduce demand and could put downward pressure on
prices. After 2008, housing in the EU became more affordable due to rising incomes and
decreasing bank interest rates. Yet, the housing affordability index in the EU (and in the studied
area) decreased in recent years due to increasing property prices and, more recently, a reverse
tendency in bank interest rates (Vybost'ok and Stefkovi¢ova, 2023). Slovak mortgage rates have
been as low as 0.98% in September 2021 and as high as 7.15% in January 2005 (The Global
Economy, 2024). The price of mortgage loan insurance also plays a role (Izdkova and
Stolarikova, 2024). These fluctuations have had profound effects on interest rates and
potentially the cost of housing.

To understand the dynamics of prices, we took data from the National Bank of Slovakia for
the time period of 2017-2024 to find the annual total amount of loan originations for each year.
This figure was divided by the cost of an average size dwelling (70m?) for that year. There is a
decrease in during the years of COVID-19 where Slovakia was one of the hardest hit countries
with 0.36% of the population succumbing to the disease. Considering this, the data would
suggest relative stability in loans for housing.

Table 3: Loan origination/ by average price of a 70m? dwelling

Total pricezper total loarzls Loan origination/average price per 70m?2 dwelling
Year | oigimted€ | dthQ | dweling® |
gina

2017 | 2.81b 1395 2 882 soomo —’/\_/\
2018 | 3.16b 1502 3004 25000

2019 | 3.48b 1597 3114 20000

2020 | 3.81b 1 853 2 940 15000

2021 | 4.28b 2314 2 598 10000

2022 | 4.71b 2 661 2527 5000

2023 | 5.13b 2433 3015 .

2024 | 5.27b 2 596 2904 2017 2018 2019 2020 2021 2022 2023 2024

*Average size of a dwelling in Slovakia
Source: Own elaboration according to the National Bank of Slovakia

One of the major concerns for mortgages is the possibility of high interest rates affecting
people's ability to repay their mortgages long-term. This is not seen in the loan origination
model seen above. While Slovakia's mortgage default rate is still low in comparison to other
European countries, it cannot be denied, that such a rise may result in some household
struggling financially. In January 2023, 1.8% of Slovak loans were non-performing, although
the actual rate of mortgage default was likely lower since housing loans are usually better than
consumer loans (National Bank of Slovakia, 2023). In comparison, France had an even lower
default rate, only 0.44% of mortgage balances were overdue for 12 months at the end of 2023,
and the share of doubtful loans was 0.97% (Autorité de Controle Prudentiel et de Résolution,
2024).

In the future, interest rates are expected to remain within the 4-5% range. And while this
may be elevated in comparison to the extremely low levels of 2020-2021, it is still moderate by
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historical standards. Though this may slightly reduce loan affordability, it is unlikely to deter
most buyers entirely. However, higher monthly repayments can still be a challenge for some
first-time buyers or lower-income households. Government measures such as interest rate
subsidy programs for young families or expansion of the state rental fund are possible responses
(Ministry of Transport and Construction of the Slovak Republic, 2023). Thus, mortgage rates
are not only a financial factor, but also an important element of public policy affecting housing
affordability in Slovakia in the coming years. Home prices will plateau or decline slightly due
to the "sticky market" effect—sellers do not want to lower their prices and buyers wait because
prices are so high. Demand may shift towards more affordable regions or rental housing.

To understand regional differences in affordability, a Housing Stress Index (HSI) was
constructed by dividing average housing price per square meter by average monthly wages in
each region (Table 4). The higher the index, the more expensive the region is in terms of
housing. An HSI value of 1.00 represents a theoretical affordability equilibrium - meaning the
cost of one square meter of housing equals one month’s average wage. Values above 1 indicate
higher housing stress, where property prices significantly exceed average income.

Table 4: Housing Stress Index

Region Price per sqm (€) | Avg. Wage (€) | HSI = Price/Wage
Bratislava 3,127 2,280 1,37
Trnava 1,837 1,937 0,95
Trenéin 1,569 1,792 0,88
Nitra 1,393 1,755 0,79
Zilina 1,819 1,874 0,97
Banska Bystrica | 1,562 1,763 0,89
PreSov 1,818 1,623 1,16
KoSice 2,087 1,804 1,16

Source: Authors, based on 2024 Slovak Statistical Office and Global Property Guide

The results of HSI show notable disparities in affordability across Slovakia’s major regions.
Bratislava has the highest housing stress level with an HSI of 1.37. Similarly, KoSice (1.16) and
Presov (1.12) also reflect elevated stress levels, suggesting that lower wages in these eastern
regions are not enough to offset rising housing costs. On the other hand, such regions as Trenc¢in
(0.88) and Banska Bystrica (0.89) demonstrate better affordability, with a more favourable
balance between wages and property prices. Trnava (0.95) and Zilina (0.97) are in the mid-
stress level, while Nitra, with an HSI of 0.79, emerges as the most affordable regions. These
results underscore that housing affordability is shaped not just by income, but also by the rate
at which property prices outpace wage growth.

We deemed the above index as being too simplistic and as such wanted a measurement
with a more realistic scenario whereas:

e Each household contains 1.8 earners (One full time worker and one working at 80% of
capacity thus factoring in periods of unemployment or child-care activities).

e Using gross pay minus tax obligations using and average 25% tax rate.

e Assuming an average size dwelling of 70m?.
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Table 5: Housing Stress Index based on dual income and average size dwelling

Region Price | Wage Home Ann. Net | Ratio HSI
(€/m?) | (€-gross) | Cost (€) | Income (Cost/Income) | (nominalized)
(€)

Bratislava | 3127 | 2280 218890 | 36936 5.93 1.35
Trnava 1837 | 1937 128590 | 31379 4.10 0.93
Tren¢in 1569 | 1792 109830 | 29030 3.78 0.86
Nitra 1393 | 1755 97510 28431 3.43 0.78
Zilina 1819 | 1874 127330 | 30359 4.19 0.95
Banska 1562 | 1763 109340 | 28560 3.83 0.87
Bystrica

Presov 1818 | 1623 127260 | 26293 4.84 1.10
KoSice 2087 | 1804 146 090 | 29225 5.00 1.14
Average — — — — 4.39 1.00

Source: Authors, based on Slovak Statistical Office and Global Property Guide

The more complex data set is remarkably similar to the simplify model. If we assume, the
same tax obligation as above, then an acceptable cap for the ratio cost/income would be 4.67x
-6.0x. We can assume that there would be a 20% initial down payment, the standard in Slovakia
and this was not included in the tabulation. Regarding the down payment, there is an assumption
of an available inter-generational cash transfer, i.e., a gift from the parents to supplement a
down payment. After the fall of socialism, occupants of flats had the opportunity to purchase
the flats outright for a very nominal sum of money. This instant equity and consequential run
up in value means that parents/grandparents are likely to have the financial capital to help
children. There is also a tradition of family help in Slovakia, so it would stand to reason that a
20% down payment could be raised in a rather short amount of time.

According to Pittini et al. (2017), housing has become a problem due to the prices (buying a
house is the highest expenditure for Europeans, house prices are growing faster than income in
most member states, while inequality and housing exclusion are mutually reinforcing).
According to Eurostat data the housing overburden in Slovakia, where total housing cost
represents more than 40% of disposable income, was 7.3% in 2024. This is a substantial
increase from 2022, where the housing overburden was 2.3% (Eurostat, 2024), when Slovakia
had the lowest score in Europe. Still, housing overburden is considerably less than most
countries of Europe. Czechia, for example, has a housing burden of 14.1%, almost twice that
of Slovakia.

Age-driven demographic change is another leading cause of vacancy expansion. Slovakia is
not only aging but also shrinking in the majority of its rural as well as middle-sized urban
municipalities. In Slovakia, a combination of an aging population and legal complications has
left a high number of vacant dwellings, mostly in more rural areas (Cole et al., 2025). This
suggests that housing is not being built in response to a growing local economy but is rather
speculative in nature. When comparing population growth with a rise in vacancies there is a
much larger increase in housing. The question becomes how much of this housing can be
absorbed. The gulf between aging brutalist housing and newer, more aesthetically pleasing
dwellings is undoubtedly driving new development. This is seen with the vacancy growth
greatly outstripping population growth (table 6). The relatively high percentage of unoccupied
units here is an indication of a market more and more disconnected from genuine demand. In
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the metropolitan areas of Banska Bystrica, on the other hand, high vacancy rates are more
closely related to economic decline and outmigration. Even as property values fall - Banska
Bystrica fell 7.41% in Q2 2024—few homes are occupied because they need to be repaired or
are in areas of little job opportunities. In such cases, vacancy is less of an affordability issue
and more a reflection of overall socio-economic decline (TremboSova, 2023).

Table 6: Comparative analysis of population growth and vacancy between 2001 and 2021

Region Population Population = Change Vacant Vacant Vacancy
2001 2021 (%) Dwellings Dwellings Growth
2001 2021 (%)
Bratislava 428,672 475,503 +10.9% 15,434 53,293 +245.3%
Kosice 343,092 357,386 +4.2% 9,437 21,584 +128.7%
Trnava 127,125 131,894 +3.8% 4,097 10,591 +158.7%
Tren¢in 112,767 113,777 +0.9% 4,406 8,851 +101%
Banska 111,984 108,730 —2.9% 4,052 9,396 +131.9%
Bystrica
PreSov 161,782 172,804 +6.8% 3,573 8,514 +138.2%
Nitra 163,540 164,788 +0.8% 7,097 13,859 +95.3%

Source: Authors, based on Housing Census 2001,2021

One assumption of this oversupply would be the loss of utility of the panel flats as a desired
option. The rise in popularity of secondary property would likely limit their demise. According
to Licak (2023), 70% of mortgage originations among those aged 35 to 50 already have or have
had a mortgage. He stated: “It is often second-home buyers making investment purchases and
their increased activity drives demand and raises prices, worsening affordability for those trying
to buy their first home”. As such home prices have continued to increase. Smaller property such
as 1 and 2 room flats has the greatest value per m>. The market has also responded with a new
supply of smaller flats as can be seen in figure 2.
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Figure 2: Price of dwellings by square meter and type

Source: National Bank of Slovakia
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CONCLUSION

Slovakia has evolved from a period of low-cost panel flats to the transition period of slow
development in the 1990s to the current period of increased efficiencies in real estate
development. If current trends continue, Slovakia can end up with a paradoxical housing
shortage—Ilots of housing, but none of it affordable or in demand. The main issue is not the
number of dwellings, but their quality and location. This research started with the question of
how many uninhabited dwellings are in Slovakia, namely in 8 regions (the basis for RQ1). This
research was unable to make a determination in true numbers, and we also found that the census
data to be less than reliable, especially given the discrepancy found with electrical usage in
Bratislava. A recommendation could be made to apply data on electrical use to determine the
extent of vacancies. As such, RQI is undetermined.

For RQ?2, the level of housing stress is limited to a sub-group in the population. Low-income
earners and single-income households would likely find it a challenge to homeownership and
could be at mercy to the private rental market. For the median two-income households, the
market is relatively stable. The reports from both Amnesty International and Habitat for
Housing focus on the low-income subset in the market. It needs to be said that Slovakia contains
a high ethnic Romany concentration that has been ill-served by a high reliance on the private
sector in housing. Due to the high levels of discrimination, many in the Romany population are
forced to live in marginal and segregated communities, with much of this in rural areas outside
of major cities. There is also a price difference between renters, who officially need a contract
for work purposes (e.g., foreigners working in Slovakia, international students, etc.) and the
informal rent that goes unreported in official data. Even with the electric-usage numbers for
uninhabited dwellings, there is still a high number of empty flats that are not being utilized and
thus would drive up prices for urban property.

As many home purchases are 2"¢ homes, housing necessity becomes questionable. There is
no data available on how many dwellings were acquired through inheritance. Antidotally,
keeping an inherited home for an offspring to use as startup capital creates an inheritance-based
class advantage that contributes to unequal advantages for 2" homeowners (Fil&ikova, 2025).
Since most of the mortgages in the >35 age group is going for the purchase of a 2" home, it
can be said that home sales are more for speculation than for necessity (answering RQ3 “Are
housing purchases speculative or necessities?”).

Since the official statistical data includes too many unused property and property that has
not been reported as being used, it is difficult to obtain accurate numbers. As such, a better
measure would be to cross-check uninhabited homes with electrical use (based on cooperation
with power companies supplying electricity). As the speculative nature of housing increases,
there is a question of fairness to individuals without the possibility of housing inheritance. To
alleviate housing stress, the government could consider a different tax rate for homes used as
primary residency and those that are not (i.e., only one property could be declared as a primary
residence). There is the issue of building state-controlled social housing when there is already
an oversupply of vacant homes, abetted homes that are in the hands of private owners. One
remedy would be the creation of a rental guarantee fund that provide insurance and protection
for landlords who provide housing for marginal tenants that have been vetted and are supported
by social workers. A few examples of these initiatives include Solibail in France, offering
reduced taxes in exchange for below market rents to low-income households (Taylor et al.,
2020); Agences Immobilieres Sociales in Belgium, providing guarantee rents, property
maintenance, and administration management to landlords (Buxant et al., 2015), and housing
first in the Netherlands, providing rent mediation, guarantees, and intensive support service to
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landlords (Boesveldt, 2024). This type of public-private partnership could adapt these test
models, especially in areas beginning to face social decline.
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