
Large Housing Estates in Hungary

Overview of developments and problems in Budapest and Nyíregyháza



ISBN ---X

Printed in the Netherlands by A-D Druk bv, Zeist
Edition: December 
Cartography, lay-out and cover: Rien Rabbers (KartLab, Faculty of Geosciences, Utrecht University)

All publications in this series are published on the RESTATE-website http://www.restate.geog.uu.nl and are 
available on paper at:
Urban and Regional research centre Utrecht
P.O. Box .
 TC Utrecht
the Netherlands
telephone +   
fax +   
e-mail r.vankempen@geog.uu.nl

Copyright (c) Urban and Regional research centre Utrecht, Faculty of Geosciences, Utrecht University .
All rights reserved. No part of this publication may be reproduced in any form, by print or photo print, 
microfi lm or any other means, without written permission from the publisher.



Large Housing Estates in Hungary

Overview of developments and problems in Budapest and Nyíregyháza

RESTATE report 2c

Sándor Erdősi
Éva Gerőházi
Nóra Teller
Iván Tosics

With the assistance of:
András Ekés
Ildikó Dancza
Lilla Popovics
Hanna Szemző

RESTATE
Restructuring Large-scale Housing Estates in European Cities:
Good Practices and New Visions for Sustainable Neighbourhoods and Cities

Utrecht 
Faculty of Geosciences, Utrecht University





RESTATE

RESTATE is an acronym of the international research project Restructuring Large-scale 
Housing Estates in European Cities: Good Practices and New Visions for Sustainable 
Neighbourhoods and Cities.

 e project is funded under Key Action : ‘City of Tomorrow and Cultural Heritage’ in the 
‘Energy, Environment and Sustainable Development’ programme within the Fifth Framework 
Programme of the European Union (contract no. EVK-CT--).

Coordination: Ronald van Kempen
Urban and Regional research centre Utrecht
Faculty of Geosciences
Utrecht University

Participants:
the Netherlands: Karien Dekker (Utrecht University)

Ellen van Beckhoven (Utrecht University)
Wanda Verwey (Utrecht University)
Sako Musterd (University of Amsterdam)
Wim Ostendorf (University of Amsterdam)
Manuel Aalbers (University of Amsterdam)

France: Nicole Commerçon (UMR -CNRS, Institute of Human Sciences)
Franck Chignier-Riboulon (UMR -CNRS, Institute of Human 
Sciences)
Marcus Zepf (UMR -CNRS, Institute of Human Sciences)
Marcele Trigueiro (UMR -CNRS, Institute of Human Sciences)

Germany:  omas Knorr-Siedow (Institute for Regional Development and Structural 
Planning)
Christiane Droste (Institute for Regional Development and Structural 
Planning)

Hungary: Iván Tosics (Metropolitan Research Institute)
Éva Gerőházi (Metropolitan Research Institute)
Hanna Szemző (Metropolitan Research Institute)

Italy: Francesca Zajczyk (University of Milano)
Petra Mezzetti (University of Milano)
Silvia Mugnano (University of Milano)
Yuri Kazepov (University of Urbino)



Poland: Grzegorz Węcławowicz (Polish Academy of Science)
Stanisław Kozłowski (Polish Academy of Science)
Robert Bajek (Polish Academy of Science)

Slovenia: Barbara Černič Mali (Urban Planning Institute of the Republic of 
Slovenia)
Richard Sendi (Urban Planning Institute of the Republic of Slovenia)
Nina Goršič (Urban Planning Institute of the Republic of Slovenia)
Ružica Boškić (Institute of Social Sciences)
Maša Filipović (Institute of Social Sciences)
Damjana Zaviršek Hudnik (Freelance Architect)

Spain: Montserrat Pareja Eastaway (Universitat de Barcelona)
Brechtje van Boxmeer (Universitat de Barcelona)
Lídia Garcia Ferrando (Universitat de Barcelona)
Teresa Tapada Berteli (Universitat Autònoma de Barcelona)

Sweden: Roger Andersson (Uppsala University)
Irene Molina (Uppsala University)
Emma Holmqvist (Uppsala University)
Eva Öresjö (Blekinge Institute of Technology)
Christina Siwertsson (Blekinge Institute of Technology)
Lars Pettersson ( Jönköping International Business School)

United Kingdom: Alan Murie (University of Birmingham)
Peter Lee (University of Birmingham)
Stephen Hall (University of Birmingham)
Rob Rowlands (University of Birmingham)
Siân Sankey (University of Birmingham)



Table of contents

1 Introduction 9
. RESTATE: a general overview 
.  e contents of this report 

2 General developments in Hungary 13
. Economic developments 
.. Macroeconomic fi gures 
. Demographic and socio-cultural developments 
.. Demographic trends 
.. Socio-cultural trends 
. Housing market developments 
. Housing policy 
. Conclusions 
.. Impact on the cities 
.. Impact on the estates 

3 Budapest: a general overview 23
. General description of the city 
.. History of the city 
.. Two level municipal system 
.. Basic economic characteristics 
.. Demographic and migration characteristics 
.. Ethnic minority population 
. Neighbourhoods in the city 
.. District  as the district of Havanna estate 
. Conclusions 

4 Havanna in Budapest: general description 35
. Physical structure 
..  e quality of the environment 
.. Quality and quantity of services 
. Economic developments 
. Demographic and socio-cultural developments 
. Conclusions 



5 Havanna in Budapest: problems and perspectives 47
. Housing and design 
.. Buildings 
.. Public spaces 
. Labour market, well-being and access to services 
. Demographic and social changes 
. Sustainability 
. Conclusions 

6 Nyíregyháza: a general overview 53
. General description of Nyíregyháza 
.. History of the city 
.. Economic profi le 
.. Demographic structure 
. Neighbourhoods in Nyíregyháza 
. Conclusions 

7 Jósaváros in Nyíregyháza: general description 59
. Physical structure 
..  e quality of the environment 
.. Quality and quantity of services 
. Economic developments 
. Demographic and socio-cultural developments 
. Conclusions 

8 Jósaváros in Nyíregyháza: problems and perspectives 71
. Housing and design 
.. Problems with the buildings 
.. Problems with the environment 
. Labour market, well-being and access to services 
. Social exclusion, social inclusion and social cohesion 
. Sustainability 
. Conclusions 

9 Conclusions 77

References 81
List of people interviewed 82



[ 9 ] 

1 Introduction

1.1 RESTATE: a general overview

Cities and their regions are the dynamos of the European economy, enabling the European 
Union (and potential member states) to maintain a strong position in the global economy. 
When these cities contain large areas that are not faring well, it is important to fi nd out how 
best to change them in order to remove the dysfunctional characteristics. Large-scale housing 
estates built in the three or four decades after the Second World War are often seen as problem 
areas in many cities all over Europe. Here, economic decline goes hand in hand with physical 
and social decline.

All over Europe massive numbers of people live in these post-WWII large-scale housing 
estates.  e estates were carefully planned, but now often manifest a multitude of problems. 
 ey house large numbers of low-income households, the unemployment rates are above 
average and in some countries they have become concentration areas for ethnic minorities. 
Many estates are becoming increasingly associated with crime and social exclusion.  e 
circumstances on the estates and policy initiatives associated with these are the focus of the 
RESTATE project. An important part of the project is the exchange of experiences and 
solutions between policymakers and scientists.

RESTATE is the acronym for: ‘Restructuring Large-scale Housing Estates in European 
Cities: Good Practices and New Visions for Sustainable Neighbourhoods and Cities’. All 
participants in this project share the basic underlying conviction: if the problems of these 
large-scale housing estates are not resolved, they will increasingly hinder the good economic 
functioning of the cities.  e study draws on estates in ten European countries: France, 
Germany, Hungary, Italy, the Netherlands, Poland, Slovenia, Spain, Sweden and the United 
Kingdom.

 e project has the following objectives:
• to identify and to clarify the social and economic changes which have occurred in large 

post-WWII estates and particularly to identify general and specifi c factors triggering and 
infl uencing the emergence of problems and patterns of decline in these areas;

• to develop a checklist of items that have proved to be important in successful and less 
successful policy responses with respect to these estates;

• to draw conclusions about the potential for cross-national transfer of knowledge and 
experience and for cooperation in strategic planning for these areas and in area and estate 
management;
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• to produce a comprehensive and practical handbook in which forward-looking scenarios 
and new visions for large post-WWII estates in Europe are associated with examples of 
evidence-based best practice to achieve sustainable future development of these areas;

• to build for practitioners and researchers a user-friendly database containing details of the 
nature, successes and failures of present policies aimed at improving the position of large 
post-WWII estates and their inhabitants;

• to consider whether and how European level policy could contribute to more eff ective 
responses to problems associated with these estates.

 e primary objective of RESTATE is to deliver evidence-based knowledge drawing on the 
experience in cities in all parts of Europe.  e methods used in the research are literature 
research, statistical overviews, interviews, a survey and discussions with urban representatives. 
 e proposed handbook that will be written at the end of the research period will set out 
best practices for future sustainable developments of these areas and for eff ective policy 
implementation. It is hoped that the results will be useful for policymakers seeking to fi nd out 
the contexts in which measures have been, or can be expected to be, successful in improving 
large-scale housing estates in cities.

Case studies are the heart of the project. Each study:
• establishes general information about the estate: its characteristics, history, demographic, 

social, economic and physical development and problems;
• identifi es the philosophy and aims of the policies that are being promoted in the estates, 

how policies have matured over time, what the eff ects of the policies are and how all this can 
be evaluated.

It is important to know what we mean by a large-scale housing estate. Following Power 
(), we could defi ne a large-scale housing estate as a group of buildings that is recognised 
as a distinct and discrete geographical area. We add one element to this defi nition: we see 
large-scale housing estates as developments planned by the State or with State support. With 
respect to size, we confi ne our attention to housing estates with at least , housing units. 
 e focus on the project is on estates built in the second half of the th century. Taking these 
elements together, this project is concerned with large-scale housing estates built in the second 
half of the th century that can be defi ned as groups of at least , housing units that are 
recognised as distinct and geographical areas, planned by the State or with State support.¹

1.2 The contents of this report

In a fi rst report of the RESTATE project (Murie et al., ), we concentrated on the 
structural and other factors that explain the diff erence between the success and failure of large 
post-war estates in Europe.  e present report deals specifi cally with large housing estates in 
two cities in Hungary: Budapest and Nyíregyháza.  e basic question addressed in this report 
reads as follows:

 In the rest of the report we refer to these estates as large housing estates.
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What types and combinations of problems have been identifi ed in the large housing estates in Budapest 
and Nyíregyháza (Hungary) and what factors are associated with them?

In order to identify the specifi c problems of each estate we fi rst needed a detailed description 
of the development of each estate and the cities and countries to which they belong.  e 
research has therefore focused on the following variables:
• physical structure (quality, tenure, price and type of the dwellings, quality and character of 

the environment);
• demographic developments (age structure, income distribution, household and ethnic 

composition);
• economic developments (employment and unemployment, number, type and size of fi rms);
• socio-cultural developments (changing values and norms within the estate, changing cultural 

identity).

On completion of this general description, an inventory was made of the problems and 
problematic developments in the estates.

In chapter  we give some general background information on Hungary. We are of the 
opinion that these general developments reported there might infl uence the situation of cities 
and their large housing estates. Chapter  provides a general overview of the city of Budapest. 
An understanding of the large housing estate in this city requires information on the economic, 
demographic and socio-cultural developments at the urban level. Chapters  and  describe 
the housing estate in Budapest. Chapter  gives some background information on the city of 
Nyíregyháza, the second Hungarian city in the RESTATE project.  e large housing estate in 
Nyíregyháza is described in chapters  and . Finally, chapter  gives some conclusions.

 is report is concerned with Hungary; the same kind of information for estates in other 
countries in the RESTATE project can be found in the parallel reports.
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2 General developments in Hungary

Although Hungary has always been part of Europe and even belonged to the leading group 
of countries in some periods of history, it is without doubt that forty years under a diff erent 
political and economic system left a backlog.

Hungary had an exceptional situation after : socialism with a touch of capitalism.  e 
economic reforms of the late s together with the municipal reforms of / softened 
the central power of the State, thus creating an ever-strengthening local level. No wonder that 
the changes at the early s ran so smoothly in Hungary.

Hungary concluded an Association Agreement with the European Communities in 
December ; it has been in force since  February . In March , Hungary was 
the fi rst country of the region to apply formally for EU membership.  e negotiations were 
launched on  March  and formally concluded at the Copenhagen summit in December 
.  e Contract was signed in Athens on  April .

2.1 Economic developments

Democratisation, decentralisation and privatisation are the main processes characterising East-
Central European societies and economies in transition from Socialism to Capitalism. All 
three factors have a direct impact on the economic development and the emergence of new 
economic trends ( J. Vranken et al., ).

 e privatisation of the formerly State-owned companies started after the fi rst free 
elections in . Today this process is almost complete, leaving mostly small-scale, second-
rate companies in the hands of the State; the ratio of the private sector within the Hungarian 
economy is now over  per cent.  is dynamic privatisation led to the infl ux of foreign capital; 
this became the driving force behind the rapid economic development. By the end of  
about  billion euro had been invested in the country and more than half this sum went into 
Budapest. However, in  there was a signifi cant decrease in the amount of foreign capital 
reaching Hungary and at the same time the share received by Hungary among the CEE 
countries fell signifi cantly.

 e decentralisation of the political and bureaucratic sphere, a crucial factor for the transition 
from a central to a market economy, was also carried out from  to . In this decade 
the new political system of independent local government was introduced and developed. 
 is has unquestionably been a big success. Direct central government involvement in the 
decision-making processes at the local level is no longer possible. However, we cannot talk 
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of a total decentralisation of power and absolutely independent political entities, because 
these local government authorities have remained fi nancially dependent on the national 
government. Although local taxes were introduced, their extent was limited, while at the same 
time central taxes were kept high.  e debate nowadays is about the proper medium level of 
self-government. Traditionally Hungary has counties with an average of ,-, 
inhabitants, but in  seven statistical planning regions were also set up – the NUTS 
II level – to meet the requirements of the EU. Since counties are too small to implement 
regional development plans, there is a need to transfer some authority towards the regions 
and simultaneously to diminish the counties whose duties are even nowadays restricted to 
managing some social and health care institutions.  is restructuring of local government 
should be in line with the reform of municipal fi nancing.

When we consider the enormous regional diff erences in GDP per head of the population, 
it can be seen that the need to involve the regions in development policy is urgent.  e GDP 
per capita of Central Hungary, the most developed region, is more than three times that of the 
Northern Great Plain, the least developed region.

2.1.1 Macroeconomic fi gures
Since the beginning of the transition period, Hungary has undergone micro and 
macroeconomic transformations that enabled the economy to develop signifi cant growth by 
the end of the s.  e economic stabilisation programme launched in  brought about 
real change in the Hungarian economy, rapidly improving competitiveness, internal and 
external equilibrium and decreasing the debt service of the country at least until .

Since , economic growth has been impressive with growth rates of around  per cent 
per year.  e GDP growth at . per cent in  was the highest since transition, pushed 
mainly by export growth rates of over  per cent. Despite the worldwide economic slowdown, 
Hungary’s economy grew by . per cent in  and by . per cent in . Household and 
public demand have picked up since  on the back of signifi cant minimum wage and 
pension increases and fi scal expansion, but could not entirely compensate for the slowdown in 
external demand and corporate investment. Construction kept growing strongly in , while 
export-oriented manufacturing was weak, as was foreign tourism, which suff ered from a rapid 
currency appreciation of over  per cent in real terms against the Euro in  months in -
. Infl ation remained high at around  per cent until mid  (it was  per cent in ). 
However, it fi nally started to decline to a year-on-year rate of . per cent in December , 
which refl ects a year-average of . per cent for the year .

Unemployment is one of the lowest in the candidate countries; it stood at . per cent 
during the fourth quarter of . Nevertheless, high real wage increases that were far above 
productivity growth in both  and  have started to lead to layoff s in some low-skilled 
segments of the labour market. In late  the social partners agreed in their tripartite 
negotiations to arrange more reasonable wage settlements for .

In , Hungary’s exports amounted to . billion (. per cent of GDP) and its imports 
to . billion (. per cent of GDP). In , Hungary’s trade defi cit with the rest of the 
world amounted to about . billion and to . billion in . In , the overall share of 
Hungarian exports to the EU amounted to . per cent.

 e positive macroeconomic trends seem to have moderated in the last . years.  e fi scal 
expansion (tied to the elections of ) together with the worldwide economic decline 
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generated a signifi cant imbalance in the macroeconomic tendencies, which raises the question 
whether Hungary needs a further severe fi scal reform similar to that of .

2.2 Demographic and socio-cultural developments

2.2.1 Demographic trends
Hungary, like many other developed countries in Europe, has an ageing population and a 
drastically declining birth rate.  e population had fallen at the end of  to ,,; with 
a relatively steady annual decrease of . per cent it is predicted to fall below the magic number 
of  million in the near future. Of course, this worrying phenomenon is not exceptional, but is 
nevertheless very unfavourable. It is quite recent, for until the s the annual birth rate was 
always higher than the death rate. In the Ratkó period in the early s, at the height of the 
communist dictatorship, a ban on abortion ensured the steady increase of the population. But 
even after the ban was lifted, the reproduction rate was positive for more than two decades. 
After , in parallel with the negative birth-death rate, society started to age. In ,  per 
cent of the population was over  years; this fi gure was . per cent in .  e proportion of 
children below  was . per cent in  and  per cent in .

Household structure also underwent a radical change, not in the transformation period, but 
prior to it in the s. In  the size of an average household was . people; it fell to . by 
 and . by .  e number of single-person and single parent households grew steadily 
in the s.

A positive balance could have been achieved from immigration, but obtaining asylum status, 
or at a later stage citizenship, has remained very diffi  cult in Hungary. In ,² according to 
the statistical data, , people of foreign origin had a residence permit or an immigration 
permit; of these,  per cent of them had European origins. And of these,  per cent 
came from Rumania. Most immigrants have come from neighbouring countries and have 
Hungarian origins.

 e most visible signs of the population becoming more multicultural are the Chinese 
colonies that have grown up in the last ten years. Although this minority group is not very 
numerous, it has received considerable attention. Offi  cially there are , Chinese migrants 
living in Hungary, but many experts estimate that - per cent of this group are here illegally 
and have put their numbers closer to the , mark. Although attempts have failed to form a 
Chinatown on the lines of those seen in the United States and Western Europe, their presence 
remains highly visible through their commercial activity in the rapidly expanding number of 
Chinese restaurants and takeaways.

Despite strong urbanisation tendencies since the Second World War, at the end of the 
s central and eastern European countries were still far behind Western Europe and North 
America regarding the share of urban population: this share was around  per cent in central 
Europe,  per cent in south-eastern Europe, almost  per cent in western Europe and  
per cent in North America.  is lag is partly the result of the attempt to limit city growth 
in accordance with the socialist model of city development. Had all other aspects remained 

  is is an accumulated sum. Only ,-, foreigners could obtain a residence or immigration permit in 
Hungary annually.
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unchanged after , when the earlier political-administrative barriers of internal population 
fl ows had been pulled down, an increased migration towards the cities might have been 
expected, forming a late wave of urbanisation.

However, the data shows an opposite tendency. All the big central European cities have 
lost population in the last few years, not only as a result of demographic decline, but also as a 
consequence of migration losses with respect to their agglomerations.  e available forecasts 
for the next few decades indicate further losses for Budapest rooted in the phenomena of 
ageing and the strong suburbanisation process.  us, instead of movement into the city, the 
opposite tendency of incentives to leave the city became stronger.

2.2.2 Socio-cultural trends
 e political changes in the s were followed by changes in society.  is decade has 
witnessed value standards turned upside down, with some professions raised from the obscurity, 
while others have vanished forever. Norms of behaviour have been modifi ed and attitudes 
towards society, government and the media have altered. Eventually, as the frameworks of 
the new society emerged, Hungarians woke up in a fundamentally polarised world. Despite 
the euphoria over the political changes, the transition period is testing the capacity of society. 
While a thin layer of society can enjoy all the fruits of capitalism and a free society, about a 
third of the population is becoming increasingly isolated, struggling to make ends meet.  e 
Roma population of Hungary seems to be one of the biggest losers in this exercise, for their 
chances are not only worse compared with ‘Hungarians’ because of their relatively low level of 
education, but prejudice against them leads to constant ill-treatment by the authorities and the 
population at large.  e current rate of migration of Roma families to Canada, France and the 
Netherlands show how desperate their situation is.

Two new phenomena, unknown in Socialist societies, have appeared since : 
unemployment and homelessness ( J. Vranken et al., ).  e forty years of Socialism can 
be characterised by relative social stability in which low paid jobs were available to practically 
everyone (unemployment only existed within companies, meaning that many people who were 
formally employed had no tasks to do) and workers’ hostels and similar solutions were open to 
those without a home. Unemployment and homelessness were not permitted; they were even 
punished in this period. Parallel to the political and economic changes the genie was let out 
of the bottle and the indirect protection mechanisms were lifted. As a consequence, massive 
unemployment and homelessness appeared on the scene from nowhere.

Table . – Basic indicators of housing conditions in Hungary, -

Number of 
dwellings (in 

millions)

Persons per 
100 inhabited 

dwellings

Number of 
rooms per 100 

dwellings

Dwellings 
with 3 or more 

rooms (%)

Dwellings 
without modern 

conveniences (%)

1960 2.79 349 147 n.a. n.a.
1970 3.14 327 164 10.8 65.9
1980 3.55 302 199 24.3 37.7
1990 3.86 274 237 40.5 18.7
2000 4.06 274 263 45.9 15.0

Source: CSO (Central Statistical Offi ce)
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While there seems to have been a little progress regarding the problem of unemployment, the 
scope of homelessness has only worsened in the last couple of years. With surging real estate 
prices and almost no social housing, the homeless have absolutely no chance of re-entering the 
housing system.

 e economic and political changes also brought with them a cultural diversity that had 
been missing for half a century. One highly visible sign of this is the fact, that especially on 
the streets of Budapest, one now encounters people from diff erent nations, races and religions. 
 e word ‘multicultural’ has entered colloquial Hungarian and has a positive connotation, 
indicating something worthy of attention. Today, many activities have been made possible 
that were not previously freely available. One striking phenomenon is the rapidly increasing 
numbers of pubs and clubs, with a growing diversity of music and culture.

2.3 Housing market developments3

Housing conditions, as table . shows, improved in the s, partly because there was no 
demographic pressure on the housing sector and the demand for housing had been postponed.
Although the fi gures show a favourable picture, the processes behind them were not so positive. 
 e change in the regime and the following transitional recession had its eff ect on the housing 
sector.  e real estate market was quickly transformed; former huge construction companies 
were split up and privatised; the sale of construction materials was liberalised; restrictions on 
owning property were lifted and a signifi cant portion of State owned housing was privatised. 
All these changes paved the way to a market-oriented housing model. However, there have 
been many signs that the transformation process has not been smooth: housing construction 
rates have fallen, the housing stock has further deteriorated, problems with maintaining and 
renovating privatised (and non-privatised) housing have emerged, housing expenditures have 
been taking an increasing part of household income and housing expenditures and housing 
related arrears have become a social issue.

As a consequence of the housing privatisation in the s, - per cent of the stock 
moved from State ownership to the owner-occupied sector. Before the transition, the State 
rental sector had a  per cent share. Its role was decisive in the urban areas; it comprised more 
than  per cent of the housing stock in Budapest in . Privatisation caused a dramatic 
change in the tenure structure. Privatisation was basically a giveaway process with actual prices 
paid around - per cent of market values. As a consequence, in  the estimated share of 
the rental sector was about  per cent ( per cent public and  per cent private). So Hungary’s 
housing sector became dominated by owner occupation.

Because of the economic depression, both housing investment and housing production 
went down, as fi gure . shows.  e change in the subsidy system had an eff ect on the housing 
production, but by  the number of new dwellings built had dropped to an even lower 
level than before. Housing construction was . per thousand inhabitants in ; this fi gure 
increased to . in .

  e chapter draws on the following conference paper: József Hegedüs: A case of subsidized housing mortgage 
programme: success or failure? (Hungary) (ENHR conference, Tirana ).
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Housing loans as sources of housing fi nance have practically disappeared: while outstanding 
loans were - per cent of the GDP in , they decreased to -. per cent by the end of the 
s. Paradoxically, while institutions of the market economy have been created, including a 
competitive banking system, in the housing fi nance sector the Hungarian economy has become 
diff erent from the developed economies, where  to  per cent of housing investments are 
fi nanced from loans.  e interest rate was around  per cent between  and , which 
made expansion of the loan sector impossible. Innovative loan products (Deferred Payment 
Mortgages, for example) could not change the situation very much.

By  it was not only the macroeconomic situation that had changed, such as infl ation, 
house prices, unemployment, GDP and so forth, but the institutional reform had had its eff ect 
as well, especially in the banking sector.  anks to the structural changes in the banking sector 
and an important State subsidy system implemented in , the amount of housing loans 
started to grow signifi cantly.

 e prices of housing units in the s have grown much more slowly than infl ation, 
so there was a real price decrease.  is trend changed in -, when house prices 
increased by - per cent annually, even more in some segments.  ere were several causes 
for this increase: profi ts from investments have fallen considerably, so redundant capital has 
been moved to the real estate market; foreign investors suddenly entered the housing sector 
through the transfer of the rented dwellings of the representatives of the foreign companies to 
ownership; and the increases accelerated after so many years of decreases in real price.

 e increase in housing prices aroused people’s willingness to buy dwellings for investment 
purposes. According to some experts, the proportion of dwellings bought for investment 
purposes could be as much as  per cent of the newly constructed dwellings in the cities. 
 e real estate boom manifested itself both in the increasing number of newly constructed 
dwellings and the increasing proportion of smaller dwellings of less than  m².

2.4 Housing policy4

In the socialist housing model, all the important decisions on the supply side and on 
the control of the demand side were taken at central level, in the central State and party 
institutions. After the collapse of the socialist system housing was seen to be a sector of the 
economy that could change quickly towards market principles. After the political changes 
at the end of the s, three stages of housing policy were implemented. In the fi rst period 
(-) the government tried to manage the housing crisis related to the economic 
decline and the deep subsidy system of the socialist period.  e government moved out of the 
housing sector by decreasing subsidies and diminishing their direct role. Decentralisation was 
part of this process as local governments were authorised to manage the housing allowance 
programme partly fi nanced from their own resources.  e housing policy of this period can be 
characterised as crisis management.

 e most important change in the housing sector was privatisation. In Hungary, the rules 
governing privatisation were decided mainly at the central level: the introduction of the Right-

  is chapter draws on the conference paper: József Hegedüs: A case of subsidized housing mortgage programme: 
success or failure? (Hungary) (ENHR conference, Tirana ).
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to-Buy policy in , which made it compulsory for local municipalities to sell their dwellings 
to the sitting tenants. Hungary was amongst the quickest of the post-socialist countries to 
adopt privatisation or lift rent control and by the end of the s came close to having a 
market-oriented housing policy.  e biggest gap in this restructuring process was a unifi ed 
social policy.  e Social Aff airs Act  provided the defi nition and basic rules for the housing 
allowance systems, but these were not introduced in each city and the current systems diff er 
from each other markedly.

 e subsidy system was changed in the beginning of the s in order to decrease the 
burden on the budget. In  the housing subsidies in the budget reached . per cent of the 
GDP (it was about . per cent in ); of the total homeownership subsidies in , more 
than two thirds were spent on subsidising the interest paid on the old loans. (At the end of 
the s, the interest rate of the very favourable loans was increased with retrospective eff ect.) 
In /, the subsidies related to borrowing were reduced and the housing construction and 
purchase grant was increased.  e increase had a temporary eff ect on the market, but its eff ect 
was later infl ated. By the end of the decade the share of the interest rate subsidy diminished 
and gave room for new programmes.

In the second period (-), the new institutions were set up and the legislative 
background improved. Meanwhile the level of the subsidies gradually decreased as a 
consequence of the decreasing housing output. Two basic fi nancial institutions were set up: the 
contract saving banks and mortgage banks.  e legislation on contract savings banks was very 
controversial as the subsidies given to savers made the housing subsidy system more regressive 
and there was no direct relationship between the subsidies and the increase in housing 
investments.  e changes in the legislative background of housing fi nance were an important 
feature of this period.  e attempt to tackle the problem of the infl ationary environment and 
changes in the subsidy system had a temporary eff ect on the housing sector.  e draft housing 
policy declared the need for reform in the subsidy system, but changes mainly served the 
purpose of reducing the budget burden. From  a new principle was incorporated in the 
housing policy, namely the need to support middle-income citizens, but for two years nothing 
of importance occurred.

Figure . – New construction and building permits between  and 
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In the third period (after ), the government started an active programme backed by the 
positive macroeconomic changes.  e programme introduced new subsidies primarily in 
the owner-occupied sector. Huge interest rate subsidies were introduced and increased step 
by step. As a result, all the interest rates concerning housing went down signifi cantly: the 
current market rate is about - per cent, while the subsidised interest rate is - per cent. 
Not only were interest rate subsidies introduced, but also grant schemes: - per cent non-
repayable grants for municipalities to construct or buy rental housing,  per cent subsidies 
for municipalities to install infrastructure on construction sites,  per cent subsidies for 
prefabricated buildings to fi nance energy-saving renovations,  per cent subsidies for the 
radical renovation of inner city buildings. As a result of these favourable conditions the new 
government of  inherited a highly controversial system: huge subsidies for the more 
prosperous and recurring budget problems.

 e new left-wing government elected in  promised in their campaign to keep the 
subsidies in the housing sector unchanged and even promised increases in some elements of 
the subsidy system: an increase in the premiums for contract savings and in the initial subsidy 
for the down payment for new construction. In spite of that, the fi rst signs of restriction 
could be seen in  when bank margins were cut in the case of subsidised loans and the 
combination of diff erent kinds of subsidised loans was prohibited.

2.5 Conclusions

In conclusion we briefl y describe the kind of impact the economic and social transformations 
had on the selected cities and housing estates.

2.5.1 Impact on the cities
 e economic transformation resulted in an increasing gap between the diff erent regions of 
Hungary. Despite the State policy to equalise the diff erences, the GDP of the most developed 
Central Hungarian Region is still three times that of the least developed Great Northern Plan 
Region where Nyíregyháza, the city of one of the estates we have examined, is located.  e 
cities we examined have a higher GDP than their surrounding territories; nevertheless we must 
stress that the fi nancial capacity of the cities became more limited in the s.  e proportion 
of municipal expenditures related to GDP decreased from  per cent in  to  per cent in 
, although the number of municipal tasks increased. One third of the municipalities have 
been declared bankrupt and have had to be supported by special additional State funds. Not 
surprisingly some analysts speak of a crisis in local government fi nancing in Hungary.

 e coming EU accession represents much more of a challenge than a solution for the cities. 
Both Budapest and Nyíregyháza are the capitals of their regions; Budapest also takes its place 
among the big cities of Europe. Each city has to improve its competitiveness and at the same 
time secure its everyday operations. EU funds could only contribute to the fi rst goal, but not 
the second.

2.5.2 Impact on the estates
Housing estates represent  per cent of the housing stock in Hungary and  per cent in 
Budapest. Housing estates are very diverse, because of the diff erences in their location, their 
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inhabitants and their technical standards.  e fi rst estates were built near the city centre in 
green areas in the s and the dwellings were allocated to the political elite, as was the case 
from the s. In contrast, the big estates of the s and s were built of prefabricated 
components in open spaces far away from the city centre and were allocated more in 
accordance with social needs.

 e diff erences among the estates and between the estates and other housing types increased 
in the s for the following reasons:
• Diff erentiation in the income levels of the population: market demand emerged for better 

housing conditions.
• Suburbanisation off ered the inhabitants of the estates relatively aff ordable and more 

adequate housing around the cities.

 e more prosperous families started to leave the estates as early as the end of the s and 
the process has continued ever since.  ose who did not have the opportunity to move out 
were left in a diffi  cult position, as the operation and maintenance costs of estate housing are 
far more than that of other housing types, mainly because of the expensive district heating. 
Privatisation, however, also led to opposite tendencies in the case of the relatively weaker 
housing estates; the lowest status families who had arrived through social allocation quickly 
left the estate with their privatisation gain and were replaced by young families. More details 
about this unexpected consequence of privatisation follow in the case studies.
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3 Budapest: a general overview

Budapest is the capital of Hungary, with . million inhabitants (). As a result of the 
urbanisation process from the early s, today Budapest accommodates slightly less than one 
fi fth of the Hungarian population and is by far the most important city, situated in the heart of 
Hungary. It is the meeting point of most important roads and railways, the motor of political 
and economic life and the seat of most Hungarian intellectuals.

3.1 General description of the city

3.1.1 History of the city
 e history of the settlement goes back to the second millennium BC. After the Romans’ 
withdrawal in the th century several tribes invaded the territory and stayed until the arrival 
of the Magyars in the late th century. After the th century, when Buda and Pest had both 

Picture . – View of Budapest ( e Danube, the chain bridge and the castle hill) (Photo: András 
Ekés)
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taken root, the royal seat was established in Buda and Pest, on the opposite side of the Danube, 
became the city of merchants.  e Turkish occupation lasted from the second half of the th 
century to the end of the th and severely impeded the development of the city. Under the 
Habsburg rule that followed, the cities regained their importance and eventually Óbuda, 
Buda and Pest were unifi ed in . By the turn of the century, Budapest had become the 
administrative, commercial and cultural centre of Hungary. Extensive construction work, which 
today defi nes the architecture of the historical parts of the inner city, was undertaken. During 
the Second World War, some parts of the city were severely damaged and the reconstruction 
lasted for considerably more than a decade.

3.1.2 Two level municipal system
Budapest is the only Hungarian city having a two-tier administrative structure with elected 
municipal and district local governments.  is structure dates back to ; however, the  
Local Government Act established the real two-tier system.  e Municipality of Budapest 
and the  District Governments are all considered to be local government authorities with 
equal powers, with their assemblies of elected politicians and mayors. Since  the Mayor of 
Budapest has been elected directly by all the residents of Budapest, while the  members of 
the general assembly are in part delegates of the constituent Districts and in part elected on 
the basis of votes on party lists.  e Districts have locally elected mayors and council members.

In , some very important functions were delegated to the lower, district level including 
all the tasks of local neighbourhood public services such as local planning, building permits 
and lower level education, healthcare, social services and welfare provision.  e Budapest 
municipal level became the owners and took on responsibility for the public utilities, public 
infrastructure, transport and some health and education functions.  e Municipality of 
Budapest is also responsible for tasks related to the whole or a large part of the capital, such as 
overall planning.

 e Municipality of Budapest and the district governments also became independent in 
an economic sense, since they acquired their own assets and the right to establish their own 
budgets.  e Municipality of Budapest is the fi nancial intermediary between the central 
government and the districts through a complicated revenue sharing agreement to which the 
majority of the districts have to give their consent and which is re-negotiated each year.

3.1.3 Basic economic characteristics5

Budapest’s economic performance outweighs its demographic size.  e city is the fi nancial, 
business, educational, cultural and administrative centre of the country, a typical primate city 
within the otherwise balanced urban hierarchy. Budapest is an extremely productive city in the 
national context.

Budapest also plays a special role within the improving Hungarian economy. Since 
the political system changed, - per cent of enterprises have settled in Budapest; the 
productivity of Budapest’s economy is one-and-a-half times that of the average in the 
countryside.  e City of Budapest had , euro GDP per capita in  ( per cent of 
the national average).  e Central Hungarian Region GDP per capita was , euro in  
(. per cent of the EU average in ).

  is chapter is largely based on the fi ndings of background materials for the Budapest Development Plan.
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Budapest’s geographical position is at the intersection of interregional transport corridors.
Transport, logistics and warehousing are among the city’s most dynamic developing sectors; 
they have high multiplying eff ects.

 e relatively rapid and comprehensive privatisation of the Hungarian banking sector gave 
Budapest an advantage over the other cities in the eastern region in securing the regional 
position of fi nancial services, although Budapest is in no way the fi nancial centre of the 
region and in developing the market of business services around the banking sector. Today, 
the international attraction of the sector is not limited by the absence of communication 
infrastructure or the supply of skilled professionals.

 e tourism sector is one of the most dynamic growth sectors worldwide. Budapest is the 
country’s most important tourist destination and it ranks high in international terms. With 
the dynamic growth of tourism, the diverse establishment of the sector’s infrastructure is to be 
expected, involving issues of land use in certain cases.

Current development of the road network in the city cannot cope with the increasing 
mobility and the ever-growing number of cars, yet the shortage of fi nancing is leading to a 
decline in the range and standard of public transport services. In the s, the number of 
passengers using public transport dropped by  per cent, while the number of people using 
their cars doubled.  us, the modal split, representing the public transport/individual transport 
ratio deteriorated from / per cent in , and / per cent in  and from / per 
cent by the end of the decade. Currently, the transport situation of the city is in crisis.  e 
main public transport facilities consist of three underground metro lines complemented by 
a good network of tram and bus services.  e fact that the use of public transport has been 
declining and private vehicle transport increasing has resulted in the typical urban problem of 
traffi  c congestion that Budapest has been trying to cope with for the ten last years.

Source: Central Statistical Office 2002
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 e pace of new housing construction has increased countrywide, but also in the capital in the 
last two years, as a result of the heavy State subsidy on new construction.

 e dynamism is of most signifi cance in the agglomeration area (, built dwellings 
compared with Budapest’s , dwellings in ), so Budapest is lagging behind in this 
context. In order to slow down suburbanisation, there is a need for more dynamic new 
construction in Budapest off ering more options within the city for those who would otherwise 
move from the housing estates to the outskirts of the agglomeration.

In , there were , dwellings built in Budapest and  in the regeneration area of 
district ; fi gure . illustrates the diversity of housing construction in fi ve areas of the capital.

 e city core includes districts , , ,  and  where the densely built environment hardly allows 
for any further large-scale construction.  e largest regeneration programme is taking place in 
district , so it is treated as a separate group.  e pace of construction in  in the Buda 
districts is above the Budapest average (. dwellings per , inhabitants), based on the high 
numbers of constructions in the western and northern districts (. and . dwellings per , 
inhabitants respectively).  e transitional area consists of the belt of districts , , , , ,  
and , whilst we grouped districts , , ,  and  under the category of outskirts in Pest.

According to the  Census data, , inhabitants are employed; approximately  per 
cent of the inhabitants are inactive or dependents.  e ratio of unemployed people to all the 
inhabitants has doubled during the last decade: today it is approximately . per cent.

 e largest employment groups are the managers and professionals ( per cent), while other 
white-collar workers represent another . per cent of the Budapest working population. At 
only . per cent, the percentage of blue-collar workers is lower than the national average of 
. per cent.  e largest sector in the Budapest economy is the service sector: it accounts for 
. per cent of employees, while the national average is . per cent.
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Figure . – Number of dwellings constructed in fi ve areas in Budapest per  inhabitants in 
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3.1.4 Demographic and migration characteristics
Budapest’s population has been steadily decreasing since the s; today . million people 
live in Hungary’s capital city.  e density is ,. persons/km². Over the last decade Budapest 
has been losing population, whereas it has been increasing in the whole conurbation area 
(,, inhabitants in total).

Figure . illustrates the changing age structure of the population. Together with the general 
decrease in population, the relative stability of the number of elderly inhabitants delineates the 
direction of the age structure change. As a result of the low birth rates and the suburbanisation 
process and since most of the out-movers are young families, the share of the very young in 
the population has declined heavily.  e rise of the population sector aged - years old is 
connected to the growing number of students attracted by Budapest’s universities and colleges 
and other employment opportunities: in  in Budapest, . per cent of the relevant age 
group had a university or college degree.

In Budapest, almost  per cent of households are single-person households, which is  
percentage points more than the national average

Besides the natural decrease of the population, migration strongly aff ects the number of 
inhabitants in Budapest. Until the s, the lower middle classes and the manual workers 
lived in the suburbs, whereas the middle and upper classes occupied the Buda hills and some 
of the better-positioned districts of Pest (Zugló, for example). In the period while Budapest 
was gaining the leading commercial position in Hungary, many people were attracted by 
the employment opportunities in addition to those who had settled in the capital because 
of their political positions. Because of the political priorities in the city’s development, the 
agglomeration’s spatial development was neglected. From the s, two aspects accelerated 
the pace of suburbanisation. First, the Buda hillside slowly became full and the infrastructure 
of the surrounding settlements developed rapidly; second, the city’s housing market could not 
meet the demand of the middle classes, so they moved out of the city to the neighbouring 
western and northern settlements.  e low-income inhabitants have been escaping from the 
expensive cost of living by moving out to the less developed southern and eastern settlements 
(Tosics et al., ).

 e suburbanisation process speeded up in - (,-, nett loss in a year) and 
then stagnated until , when a wave of migrants came to the agglomeration settlements of 
Pest county (approximately , in ), but in  the trend seems again to be stagnation.

Table . – Migration and natural growth of the population in Budapest, -

Period Natural growth of the 
population (per cent)

Migration Migration as per cent of the 
inhabitants in the previous 

census data

1970-1979 0 58,516 2.9
1980-1989 -4.8 55,701 2.7
1990-2001 -6.3 -111,652 -5.5

Source: Census 2001
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We must note here that Budapest has its own suburbia within its territory, mainly in the Pest 
part: migration to districts , ,  and  was , during the last decade. People choose 
to live in the suburbs, because of the rising demand for more living space and the functional 
change of the inner city to a business area: over ten years, the migration defi cit of the inner 
districts was , people. When selecting a new place to live outside Budapest, the Pest 
inhabitants tend to move to settlements close to Pest, while the Buda inhabitants move to the 
west side of the Danube (Tosics et al., ).

3.1.5 Ethnic minority population
In Hungary, according to the Constitution, people belong to a minority only if they declare 
themselves to be members of a particular minority group.  erefore often no reliable data are 
available.  is can be illustrated by the fact that the census data report , Roma in Budapest 
in  and twelve times as many in . Experts estimate the ratio of the Roma population 
to be as high as  per cent, whereas the statistical data collected would not reach  per cent. 
 e largest minority groups in the capital are Roma (,) and Germans (,), followed 
by nationalities accounting for fewer than , inhabitants, such as the Chinese (non-
constituent minority,⁶ only vague city and country estimates are available), Slovaks, Greeks, 
Ukrainians, Rumanians and Serbs.

Figure . – Budapest’s population losses to the neighbouring Pest area in number of persons, -


  e regulation sets the criterion for forming a minority only if there is a settlement history in Hungary of at least 
 years; the regulation also states that all such nationalities ‘which are in a minority as regards to the number of 
inhabitants of the State are Hungarian citizens and are diff erent from the rest of the population in their language, 
culture and traditions. Such a consciousness of banding together can be seen in them which preserves this heritage, 
protects their historically created societies and represents their interests’ (Act LXXVII), are to be regarded as ethnic 
or national minorities.  e -year limit was set to ensure the historical minorities their constitutional rights, 
whereas recent immigrants from the Far East would not be granted such rights.

Source: Yearbooks of the CSource: Yearbooks of the CSource: Y entral Statistical Office 1990-2001
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 e spatial distribution of the minorities in Budapest shows great diversity and, except for the 
Roma minority, no clear contour can be given.  e Roma minority has settled mostly in the 
inner districts , ,  and also in districts  and . In the last mentioned district as a result of 
the district regeneration programme in which most of the buildings inhabited by Roma were 
destroyed and new, higher standard and higher cost dwellings were built.  e poorer residents, 
mostly Roma, had to move out of the area. In many cases the Roma live in municipally owned 
dwellings (especially in district ).

3.2 Neighbourhoods in the city

 e river Danube divides the city into the hilly Buda side with (upper) middleclass residential 
areas and the fl at Pest side. Adjacent to the Danube on the Pest side is the historic city centre, 

Figure . – Residential areas in Budapest

61
86

Low-density family and detached houses

High-density urban residential

Housing estates

5 km

18th district

Source: Chief Architect’s office, Budapest



[ 30 ]

with a high concentration of governmental, fi nancial and educational institutions and buildings 
with retail and residential functions.

Around the city core is the th century ring of inner districts with predominantly residential 
land use, but also with a mixture of local retail, institutional and educational buildings.  e 
population density of Budapest varies widely: the city core has the highest density districts: 
district  (,. people/km²), district  (, people/km²), district  (,. people/km²) 
and district  (, people/km²).  e city average is just ,. people/km².

Before the transition, most dwellings in the city core were State owned and the largest 
amount of municipal dwellings is still located there, especially in district . In this area, 
the deterioration of old, multi-family housing is one of the most serious problems.  e 
revitalisation of hitherto neglected areas (district  for example) has already started within the 
context of the urban regeneration programmes in which, besides new housing, public spaces 
have also been developed. However, in areas accommodating poor households any regeneration 
process immediately leads to a change in the composition of the residents, because the low-
income families are pushed out of the area.

A regeneration programme started in  provides subsidies from the Municipal budget for 
district authorities and condominiums to support the renovation of multi-family buildings and 
the regeneration of public spaces. As a further improvement, area-based programmes should be 
implemented within this framework, where the Municipality may nominate certain inner city 
zones – even in diff erent districts – for a radical regeneration.  is revitalisation programme 
aims to create adjacent areas with reduced traffi  c and a pleasant urban character, preserving the 
architectural heritage of the inner city.

Picture . – Regeneration process in Budapest (Photo: Zoltan Ero)
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Industrial sites and railway yards surround the historic city centre, with pockets of housing. 
 e revitalisation process of this area is hindered by several factors, such as confused ownership 
of plots and industrial sites, heavily polluted soil, lack of properly drawn up land-use plans, 
uncontrolled change of function allocations and so forth.  e area does have some potential, 
however, such as huge empty areas available for development, a favourable urban location and 
relatively good connections to public transport.  is area off ers the last big development area 
for investment, so the potential should be utilised well.

Beyond the industrial belt are the peripheral districts of prefabricated housing estates 
and garden suburbs with single-family houses. Some of these districts used to be separate 
settlements with their own town centres and unique social cohesion before they were 
incorporated into Budapest in . Large areas of single-family houses in this part of the city 
have to face infrastructure defi cits, because of the imbalance between the high pace of previous 
and current housing construction and slow infrastructure development.

One third of all housing in Budapest is concentrated on housing estates.  eir status diff ers 
according to the location, technology, the time when they were constructed and the status of 
the fi rst residents (Csizmady, ). Low status housing estates are located in the Southeastern 
part of the capital, whereas in Buda we can fi nd high status estates as well.  e low status 
housing estates (Csepel, for example) contained more State-owned dwellings and therefore 
more socially disadvantaged inhabitants; dwellings were allocated here according to the 
socialist housing policy. Most aspects of disadvantaged social status are concentrated on the 
estates built in the s (Egedy, ).⁷  e fi nancial state of their inhabitants deteriorated 
through the constant rise of public service prices, especially for the communal district heating: 
one third of homes in Budapest are supplied with district heating.

3.2.1 District 18 as the district of Havanna estate
District  is one of the outlying districts of Budapest, located on the eastern Pest side. It 
consists of both single-family dwellings in the green belt and dense housing estates. Ferihegy 
airport with its . million passengers per year is situated in this district.

 e district has two historical parts, which were annexed to Budapest in : 
Pestszentlőrinc and Pestszentimre.  e Havanna estate is located in the fi rst of these. 
Pestszentlőrinc was a high-status summer resort for the intelligentsia in the th century. In 
the beginning of the th century the area became more industrialised. Similar developments 
took place in Pestszentimre.  e airport was built in the second half of the s; in WWII 
this area suff ered heavy damage. Some decades after the reconstruction period new housing 
estates were built, among them Havanna.  e construction was continued in the s with 
the addition of two more housing estates.

As fi gure . illustrates, district  consists predominantly of residential dwellings, most of 
them on housing estates and the rest single-family houses. Most of the local population ( per 
cent) live in single-storey buildings. Nearly one-fi fth of the population live in the fi ve or more 

 Egedy Tamás: A lakótelepek fejlődési alternatívái Magyarországon (Development Alternatives of Housing Estates 
in Hungary) (manuscript) summarises these aspects as follows: great fl uctuation, rising number of vacancies, 
homogenisation of social composition, high criminality rate, constant noise, spoiled surroundings, vandalism on the 
neighbourhood, diff erent types of criminal activity.
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storey apartment blocks on the housing estates. Of these dwellings,  per cent are equipped 
with water supply, electricity and heating.  e connection to the main sewerage, however, is 
lacking in nearly half the dwellings as a result of the slower infrastructure development that 
accompanied the expansion of the construction of single-family houses.

 e area of the district is . km² with , inhabitants living in , dwellings, half 
of which were built after . Besides the low population density we can observe a relatively 
young population with an average age of . years.  e size of the average household is one of 
the largest in the capital.

Today, only a small number of members of minority ethnic groups live in the district; they 
include Germans, Roma, Slovaks and Poles (altogether about . per cent of the population).

3.3 Conclusions

Budapest is the capital of Hungary and has . million inhabitants.  e city has always been 
the heart of Hungary; that is why transport, the public administration infrastructure, the 
business infrastructure and the education system of the country are concentrated in the city 

Figure . –  e spatial use of district 
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and its agglomeration.  e economic productivity of Budapest is also outstanding. Companies 
registered in Budapest produce - per cent of the GDP of the country. Budapest’s share 
of the population is  per cent. Budapest is a cultural and educational centre not only for 
Hungary, but also for the whole region.

In spite of the favourable aspects of its status, the capital has several problems rooted in 
its position: inadequate transport infrastructure, rundown downtown areas, a transitional belt 
with decaying industrial areas, outer districts with no proper infrastructure such as roads, or 
main sewage pipes. Serious confl icts are brought about not only by the urban structure of 
the city, but also by the demographic characteristics, the ageing of the population and the 
suburbanisation.  e administrative structure of the city and the neighbouring area does not 
make resolution of the most urgent problems any easier. Budapest has a two-level municipal 
system; the districts and the main municipality have frequent confl icts, because of their 
separate rights and obligations.  e links and proper cooperation are missing in Budapest and 
the neighbouring agglomeration, where all the settlements have their own municipality.

 e roots of the problems and the possibilities of the capital can be seen in the estates.  e 
favourable economic conditions enabled the inhabitants to fi nd jobs, but the growing number 
of old people living on meagre pensions narrowed down the fi nancial capacity of the residents. 
 e suburbanisation process resulted in many relatively young and prosperous households 
leaving the city, in particular the estates, while the households who became unable to meet the 
high housing costs also moved to the neighbouring area. As a result, the social composition of 
the housing estates became more homogeneous.  e question arises whether these inhabitants 
have the resources to fi nance the necessary renovations.  e highest priority concerning 
regeneration nowadays is the downtown area where the fi nancial resources of the Budapest 
municipality are concentrated.  e estates are left to the resources of the districts; they have 
very limited budgets and, even together with the resources of the residents, they could not 
provide the resources for major works.
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4 Havanna in Budapest: general description

 e Havanna housing estate is located in the Southeastern part of Budapest, in the th 
district. It was built between  and  as a large State investment project, using 
prefabricated construction methods.  ere are , dwellings on the estate in high-rise 
buildings of eleven storeys, providing homes for ,-, people at the time of their 
construction. Today, the number of inhabitants has decreased to approximately ,; the 
proportion of the population of this district living on this estate is  per cent. Detached and 
semi-detached family houses surround the estate; these characterise the th district.  ere are 
no factories or brownfi eld territories in the neighbourhood, since the whole district consists of 
residential areas. Havanna is a visual unity; its high-rise buildings tower above the surrounding 
areas. Havanna is located close to the centre of the district; to get to the centre of Budapest by 
public transport takes about - minutes.

As fi gure . shows, the estate has a symmetrical layout: a row of high-rise apartment blocks, 
a row of parks, another row of high-rise buildings, then the main pedestrian street with the 
service buildings, then another two rows of residential buildings surrounding a row of small 
parks and playgrounds.

 e Havanna estate was built on the site of what once was called the State estate (Állami 
lakótelep) built after World War I for the accommodation of low status people, mainly 
refugees. It was demolished because conditions became unhealthy (Téglás, ).  e Havanna 
inhabitants included families from the previous State Estate and also from downtown 
areas undergoing regeneration. As a consequence, poverty was concentrated here; socially 
underprivileged and gipsy families were over-represented.  is situation stagnated until the 
privatisation process started in the middle of the s. As a consequence of the privatisation 
and the high housing costs, the least prosperous groups of people left the estate and mainly 
young couples came in their place (see section .).  e positive changes in the composition 
of the inhabitants and the eff orts of the municipal district, the quality of life in the estate 
has improved a lot. Nevertheless, the Havanna housing estate still has a poor reputation; it is 
considered to be one of the worst in Budapest.

4.1 Physical structure

As stated above, the estate fi rst consisted of eleven-storey apartment buildings.  ere are  of 
these and two other ten-storey apartment blocks built in  and .  ere are also some 
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two-storey residential buildings that were built in the s, mainly for temporary residence. 
 e typical eleven-storey buildings consist of  to  dwellings.  e monotonous outlook of 
the buildings can be seen in picture ..

 e typical size of a fl at in a panel housing estate built in the s is - m².  is is the case 
in Havanna (table .).
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Figure . –  e layout of Havanna housing estate



[ 37 ] 

 is composition of fl at sizes could be claimed as a positive development with respect to the 
estates of the s, in which the typical size was between - m². However, this structure 
does not fi t the current requirements of a family with children either; that is why young 
couples moving onto the estate leave it as soon as their children grow and require more space. 
At the time of the Census in , the proportion of fl ats standing empty was reported to be 
. per cent.  at does not necessarily mean that these fl ats were really empty, only that the 
people completing the census forms could not fi nd anyone at home after trying three times.

Picture . – View of the Havanna estate (Photo: András Ekés)

Table . – Distribution of fl ats in Havanna according to their size (per cent)

0-29 30-39 m2 40-49 m2 50-59 m2 60-79 m2 80-99 m2 100-x m2

2.7 23.3 0.7 54.5 17.9 0.8 0.1

Source: Census 2001

Table . – Distribution of the dwellings according to their ownership structure (per cent)

Private Municipality Cooperative* Other**

1990 12.2 64.5 19.3 4
2001 65.4 14.8 19.3 0.5

Source: Census 1990, 2001

* In the case of the cooperatives, the owners of the dwellings are private persons, while the owner of the public places is the 

cooperative.

** Owned by the Ministry of Internal Affairs, it also was mostly privatised.
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Havanna was basically fi nanced by the State, but cooperative and private buildings were also 
constructed there between  and .  e fi rst buildings were built as a State investment 
and were transferred in  to the ownership of the municipality.  e independent 
municipalities were established at that time. In the second phase, State and cooperative 
buildings were constructed; the private buildings were built in the last phase with fi nance 
provided by the only commercial bank of Hungary.

As table . illustrates, most dwellings were State owned at the time of construction and in 
 became municipal property.  rough the privatisation process the sitting tenants bought 
the majority of the dwellings.⁸  at is why the share of the privately owned dwellings went up 
to . per cent by .  is privatisation process is still proceeding, although at a slower rate.

 e physical state of the dwellings varies widely depending on who owns them.  e 
cooperatives⁹ started to accumulate reserves from the beginning, so they were able to maintain 
their dwellings adequately from an early stage; their buildings are still in a better condition 
than those of the municipality. But even the municipality has carried out some refurbishments 
in every building, such as painting the stairwells, installing new locks and an entry phone. 
During the last few years the insulation of the roofs has also been completed in most of the 
buildings. However, the insulation between the panels was only partly fi nished. In some of the 
buildings the lifts were completely replaced. A start has been made with the replacement of 
the electrical wiring. In each of the buildings a single-pipe heating system is installed, so it is 
impossible to meter the individual consumption of the dwellings.

Vandalism also presents a problem in some buildings, making maintenance even more 
diffi  cult.  ere are signs in most buildings of some vandalism: graffi  ti and stolen aluminium 
ceiling fi ttings. Most housing associations only have enough money for maintenance and 
cannot contemplate any major renovation.  eir fi nancial capacity is limited by the owners’ 
capacity to pay and the signifi cant extent of their arrears.  e fi nancial state of some buildings 
is presented in table ..

 ere are also some State and district programmes to support renovation eff orts, but these 
programmes are fi nancially weak, or technically complicated, so only a few condominium 
or cooperative buildings have been able to obtain a subsidy for basic renovations from these 
resources (see also subsection ..).

4.1.1 The quality of the environment
 e Havanna estate is located in an area of , m², of which , m² is green.  e 
amount of green area per head is . m², which is considered to be quite small.  is proportion 

 Condominium means an association of owners. Homeowners each have an apartment and one virtual piece of the 
common places. Most of the condominiums are in mixed ownership, meaning both private and municipal owners at 
the same time. In the case of a municipal fl at, the municipality is the owner, who pays all the common utility costs of 
the building according to its ownership share, while the tenant pays the rent to the municipality.  e tenant does not 
have the right to vote or to take part in the decision making process in the condominium.

 Cooperatives in Hungary are legal entities that own all the common places of the buildings. Private owners own the 
dwellings themselves, but the common places are managed and owned by the cooperative. (Cooperatives are quite 
similar to condominiums, except their institutional and decision making forms).
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did not change until ; neither did the quality of the public spaces improve signifi cantly. 
Some of the trees became old and vandals destroyed the playgrounds. Most of the pavement 
was still the original and had to be repaired.  e regeneration of the public area has been 
underway for the last - years. Since  the Urban Management Company of the district 
has managed the public area (Városüzemeltető Kht.).  e Company set up an extensive 
reconstruction programme using funds from the Municipality of Budapest, the National Fund 
of the Ministry of Youth and Sports (ISM) and the local municipality (see also subsection 
..).

4.1.2 Quality and quantity of services
Havanna was built according to the standards of an Eastern European housing estate of its 
time, which means that all public services were installed at the time of the initial construction. 
When some apartment blocks had been completed, the kindergarten and the school were also 
completed.  us it cannot be said that Havanna missed out on any of the important public 
services.

Most of the social services of the district are located on the estate: Family-Help Centre, 
Childcare Service, Education Advice Centre, Temporary accommodation for families, Social 
Centre for pensioners. All of these provide services for the whole district except for the 
healthcare institutions. A healthcare centre, a pharmacy and the educational institutions 
were constructed especially for the inhabitants of the estate. A nursery, four kindergartens, 
four primary schools and a secondary school are still functioning, although some nurseries 
and one primary school have already been converted to serve other purposes.  e conversion 
was brought about by the steady decline in the number of children. As an example, a primary 
school that started with , children now has ; another that started with , children 
now has .

Table . – Some fi nancial parameters of selected buildings

Type Common fee* Share of owners in arrears Other income of the 
building**

Building managed by a private 
property manager

0.46 Approximately 24 per cent 4,000/year

Building owned and managed 
by a cooperative

0.34 Approximately 12 per cent 7,200/year

Building managed by the PM 
company of the district***

0.36 Approximately 5 per cent 6,000/year

Building managed by a private 
property manager

0.47 Approximately 13 per cent 2,000/year

Source: interviews

* for one m2/one month in euro (all individual and metered costs of the dwelling: water, electricity, gas, heating are paid 

independently from the common fee)

** renting out commercial places and surfaces for billboards (in euro)

*** building with an exceptionally good composition of owners
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 e educational levels of the schools vary.  ere are special schools for children with learning 
diffi  culties, primary education of diff erent quality and some outstanding special grammar 
schools on the estate.

Some years ago there was an experiment to move a German-nationality secondary school to 
the Havanna estate, as there were redundant school places there. Even though the conditions 
of the German school would have undergone an improvement, the children’s parents would 
not agree to move to Havanna, because of its bad reputation.

 e heart of the cultural life of the estate is the Cultural Centre, which is considered to be 
extremely good even at the Budapest level.  ere are school programmes in the mornings and 
diff erent programmes for children in the afternoons.  e Centre also provides accommodation 
for the pensioners club, for theatrical performances and exhibitions. In September, each year 
since , open Havanna days have been organised.  is four to fi ve day long event provides a 
good opportunity for the schools and civic organisations to make themselves known and gives 
them an opportunity to put on various community programmes such as fun competitions.

 e estate is also well equipped with shops for everyday needs.  ere are three large grocery 
stores and several smaller stores (groceries, clothes and other residential services). Some of 
these stores are located on the main walkway; others are built in the basement of the buildings. 
 e stores generally off er products at low prices (like the Chinese clothing stores).  ere are 
many stores selling alcoholic products, since this business is highly profi table.  e customers 
of these off  licence alcohol stores are not only the inhabitants of the Havanna estate, but also 
the homeless people of the area. Only a few of the other stores have succeeded in staying in 
business for even a short period; about a third of the retail units are empty at any one time. 
In the former State-owned buildings the municipality is the owner of most of the rented 
commercial units.  e cooperatives also own several commercial units, but the condominiums 

Picture . – Kindergarten in Havanna (Photo: András Ekás)
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can only rent out places that were originally built for storing bicycles; these places have no 
direct access to or from the street.

Although the estate is situated quite far from the centre, there is a good public transport 
connection to the city.  ree regular and frequent bus lines carry the inhabitants to the Metro 
station in  minutes; it takes them another - minutes to get to the heart of Budapest by 
Metro.

4.2 Economic developments

Neither the estate itself nor the neighbouring areas have ever provided many working 
opportunities for the residents. No diffi  culties arise from this fact, as Budapest can be 
considered an available job market for all the residents. Looking at table . it can be 
seen that the rate of registered unemployment does not show a critical value. ( e highest 
unemployment rate was experienced in the fi rst half of s and not in  or ).

 e number and share of active people in paid work decreased from , although the 
reduction was less than in Budapest: from . per cent in  to . per cent in . 
 e largest diff erence between  and  concerning Havanna is the growing number 
of old age pensioners and the decreasing number of dependents. So the change that can be 
observed is more demographic than economic-structural. Havanna has more of a demographic 
advantage concerning the ratio of active earners in Budapest than an economic one.

 e share of the unemployed is signifi cantly higher than the Budapest average.  is fi gure 
shows that the composition of the inhabitants of Havanna is economically weaker than the 
Budapest average.  is unemployment rate, which offi  cially could be about  per cent on the 
estate, is a little higher than the national average of . per cent; but considerably less than 
might be expected from the observations of the people interviewed. It is clearly the case 
that the number of registered unemployed does not cover the number of actual unemployed. 
Registration became very strict a few years ago. But even if this is the case, the low wages seem 
to create rather more diffi  culties on the estate than the unemployment rate.

Table . – Distribution of inhabitants according to their economic activity (per cent)

Actively 
employed 

(salary 
earning)

Registered 
unemployed*

On maternity 
leave

Old age 
pensioner

Handicapped 
receiver of 

benefi t

Dependent

1990 49.7 1.4 1.8 8.4 3 35.7
2001 47.8 4.4 ** 3 13.6 4.8 26.4
Budapest 

average 2001
41.9 2.8 31.4 23.9

Source: Census 1990, 2001

* This number is not the offi cial unemployment rate, as the number of registered unemployed is divided by the number of 

inhabitants. To convert these fi gures into the offi cial unemployment rate, we should multiply them by about 1.5-1.7.

** This rate is 5 per cent with respect to the unemployed over the age of 20.
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4.3 Demographic and socio-cultural developments

 e population of Hungary has been constantly decreasing since the s, mainly because 
of the decreasing number of births. At the same time, the population has been ageing as a 
result of the present longer life span.  ese national phenomena can also be observed on the 
Havanna housing estate.

It is interesting to note in table . how the population of the age groups - and - 
decreased, while the group between them aged - increased signifi cantly. It might be 
thought that people simply became older and changed their age category, but the mobility 
(considered to be about  per cent annually) could have been more at the time of mass 
privatisation. It seems improbable that people stayed in the estate so long. It is more probable 
that larger families with older and younger children moved out and young childless couples, or 
couples with only small children came in their place.  is hypothesis is supported by the fact 
that the number of -- person households increased and the number of households with - 
persons decreased as table . shows.

Nevertheless, the population of the estate is signifi cantly younger than that of Budapest.  is is 
generally true for the housing estates, but even among these estates Havanna is considered to 
be particularly young.

It was mentioned several times by the persons interviewed and we could also experience 
it, that Havanna – in contrast with the neighbouring estates – is a lively place even during 
weekdays.  is phenomenon is explained not by the high number of unemployed, but by the 
young mothers with babies.

If we consider table ., the household structure of the estate seems to be quite stable.

Most people in Havanna – and also in Budapest – live in two-parent households, or in 
households of couples without children.  e big diff erence lies in the share of the single-parent 
families and the single person households. It was expressed in the interviews that one of the 

Table . – Distribution of inhabitants according to age (per cent)

0-9 10-19 20-29 30-39 40-49 50-59 60-69 70-

1990 11 27 12 21 16 6 4 3
2001 10 11 25 12 16 15 5 6
Budapest average 2001 8 11 18 12 14 14 10 13

Source: Census 1990, 2001

Table . – Distribution of households according to the number of members (per cent)

1 2 3 4 5 More

1990 20.3 21.7 23.2 24.8 7.7 2.3
2001 22.7 25.9 25.8 18.4 5.1 2.1
Budapest average 2001 34.6 30 18 12.4 3.4 1.4

Source: Census 1990, 2001
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most pressing social problems of the estate is the high percentage of single-parent households; 
that is why social allowances for children play such a signifi cant part in many incomes.  e 
lower rate of single-person households probably derives from the age structure. Havanna is 
signifi cantly younger than the Budapest average, so that elderly, single pensioners do not take 
up such a large share.

Besides the age and the household structure, let us consider the social structure of the estate. 
As mentioned in the introduction, Havanna was built on the site once occupied by the State-
estate (Állami lakótelep) built after World War I to accommodate low status people (mainly 
refugees) and was demolished because of the prevalent unhealthy conditions. At the beginning, 
the population of the Havanna estate included families from the previous State Estate and also 
from downtown areas undergoing regeneration. As a consequence there was a concentration of 
poverty and social deprivation; Roma families were over-represented. After only a few years 
Havanna became the estate with the worst reputation, with high rates of reported crime and 
huge social problems.  is process reached its climax in the early s, leading into a negative 
spiral, with the high-income households leaving the estate and a drastic fall in value of the real 
estate.

All the persons interviewed reported that the social composition of Havanna in the s 
was a lot worse than nowadays.  e share of Roma was extremely high; nowadays it is 
estimated to be about average for the district at - per cent. People came from small dwellings 
with few amenities and several times they were not capable of using the facilities here properly. 
 ere were some families who pulled down the wallpaper and broke up the parquet fl oors for 
fuel in the fi replaces in their rooms.

 e signifi cant change in the composition of the residents was caused by two main factors: 
privatisation and high housing costs. At the time of mass privatisation from the middle of 
the s, the sitting tenants had the right to buy their dwellings. According to the Housing 
Act of  the municipalities were obliged to sell their dwellings to the sitting tenant under 
the Right-to-Buy scheme. Purchase was implemented not at the market price, but at a much 
lower level of - per cent of market price as a national average.¹⁰ Not surprisingly, many new 
owners bought their fl ats for - per cent of their value and sold them for  per cent on 
the market.  is potential gain was a big incentive for households to sell their dwellings on the 
free market and move on. In turn, the families that were able to buy the dwellings at full value 
came not from the lowest layer of the society, but from the lower middle classes.

Table . – Distribution of households according to their composition (per cent)

Couple with or 
without children

One parent 
family

Two families Single person 
household

Other

1990 54 20 1 20 4
2001 50 21 3 23 3
Budapest average 2001 48 12 2 35 3

Source: Census 1990, 2001

  e fi nal price depended on the Municipalities Decree. According to the Act, they had to give a substantial discount 
if the house owner paid in one sum, and they had to provide long-term loans with favourable conditions if the owner 
was not able to pay all at once.
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A further motivation for leaving the estate was the high cost of housing. All the dwellings 
have district heating, which costs about -. times more than gas, is more expensive than coal 
and just a little less expensive than oil. Furthermore, district heating cannot be regulated and 
metered in the individual dwellings as a result of the one-pipe heating system, so households 
have to pay according to the size of the dwellings. Heat is metered per building, but as these 
buildings have poor insulation, they waste a lot of heat. As time went by arrears on housing 
costs became so high that several households were forced to sell their homes and buy a cheaper 
one elsewhere if they wanted to avoid eviction. Nobody knows exactly where the people went 
who made use of the privatisation and sold their fl ats at market price, or were driven out by 
the high housing costs.  ey most probably bought houses in the south and southeastern 
agglomeration of Budapest, or moved out to the recreation zone, where there are small wooden 
cottages without any amenities. In some interviews it was reported that a few of the people 
who left the estate tried to come back later to Budapest, but as a result of the shortage of low 
cost or social rental housing they became homeless and now live in the small forests nearby. 
Young couples with or without small children came from the countryside and other parts of 
Budapest in the place of the households who had moved on.

An ethnic minority group, the Roma, caused considerable problems in the fi rst decade of the 
estate.  ey were signifi cantly over-represented compared with their percentage in Budapest or 
in district . With the population change, the share of the Roma population went down to - 
per cent; no other relevant ethnic minority group can be found in the estate.

 e average educational level of the residents increased from  to  as a result of positive 
changes in the composition, but also as a result of the continuously rising level of education in 
the city as a whole (table .). Nevertheless, Havanna inhabitants are of a relatively lower status 
than the Budapest average: there is a higher share of people completing only primary school 
and a smaller share of people with a college diploma or a university degree.  e diff erence in 
the ratios for the secondary school is explained by the higher rate of people completing only 
vocational training in Havanna.

 e ownership structure has also had a signifi cant impact on the status of the inhabitants. 
Generally the lowest status is tied to the municipally owned dwellings. According to the 
residents, in most of the buildings there are two or three tenant families that cause the most 
trouble. It is to be expected that the least prosperous families live in municipal dwellings if we 
recall that the privatisation process is still going on. Families still have the opportunity to buy 

Table . – Distribution of inhabitants according to their highest education level – in the relevant 
age category, over  years* (per cent)

Maximum primary 
school

Completed secondary 
school

University degree 
(bachelor and master)

1990 32 39 10
2001 28 61 8
Budapest average 2001 21 42 22

Source: Census 1990, 2001

* Selected categories for the sake of comparison that do not add up to 100 per cent, since those currently studying or did 

not even complete primary school are not included.
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their fl ats at a substantial discount. If a family does not make use of this opportunity, then that 
is an indicator of its very poor fi nancial position.

 e composition of the inhabitants could be evaluated in the light of social allowances. 
According to the social department of district , the share of residents of the Havanna estate 
receiving the various types of social allowances is as shown in ..

It seems to be evident that Havanna is overrepresented in almost every kind of important social 
benefi t.  e most striking overrepresentation is the case of the regular childcare allowance.¹¹
 is also calls attention to the large number of single-parent families and low-income two-
parent families who cannot aff ord to bring up their children without fi nancial support.

4.4 Conclusions

It is always diffi  cult to compare the diff erent housing estates, because their parameters and 
their locations diff er; one estate could be better from one point of view but worse from 
another. Even so, we can attempt some comparison based on the housing prices, since they 
could be regarded as complex indicators that refl ect the basic evaluation factors. For the 
comparison we have chosen estates that also consist of big panel apartment blocks, mainly 
high-rise buildings of ten- or eleven-storeys. We have not chosen the smartest estates, but 
those that, like Havanna, were built in the s and are approximately the same distance from 
the city centre.

In the description of Hungary in section . it was stated that real housing prices went down 
until the end of the s and then sharply increased. Figure . shows this phenomenon with 
respect to the prices of housing on the estates.

Havanna housing estate had the lowest prices at the beginning of the period and was also the 
last in line at the end.  is result concerned the  prices. Currently, the price of  m² in 
Havanna would be around  euro, while it would be around  in Kárpát utca.

A survey carried out in  gives the same results as the housing prices.  e survey 
examined  housing estates in Budapest and compared them on the basis of various indicators, 
including the share of arrears, residents’ income and residents’ attitudes.  e researchers created 

Table . – Share of residents of the Havanna estate in the district and the diff erent types of social 
benefi ts they receive (per cent)

Share of the population of the estate in the district 17
Nursing allowance (to take care of a handicapped/ill family member) 12
Regular childcare allowance (compulsorily given under a certain income level) 60
Occasional childcare allowance (municipality discretion) 33
Regular social allowance (given to an active aged person without proper income, a 

sort of unemployment benefi t)
30

Source: Social department of the district

  is allowance is not that which is given to a mother until the child reaches the age of -, while the mother or 
father is not able to work.  e regular childcare allowance is given to families with children under  years.
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a complex status indicator and used it to place the estates in rank order. Havanna took last 
place in this ranking along with another estate called Csepel.

 is image of Havanna that is refl ected in the housing prices is rooted in the bad reputation 
of the estate. Prices are infl uenced not only by objective facts such as the condition of the 
buildings and public spaces and the distance from the city centre; marketing and historic 
prejudice also has a part to play.

Figure . – Housing prices in some estates of Budapest ( m² in euro for - m² in euro for - m² ² fl ats)² fl ats)²

Source: Quadrat Rt.
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5 Havanna in Budapest: 
problems and perspectives

 e problems of the Havanna housing estate are rooted mainly in its past, in the composition 
of the fi rst inhabitants that laid the basis of the estate’s poor reputation and which has persisted 
since then.  e estate also suff ers from all the problems that characterise the housing estates of 
the s.

5.1 Housing and design

5.1.1 Buildings
 e estate was built approximately  years ago; during this time the renovation of the 
buildings has been neglected. As has been emphasised, the capacities of the diff erent buildings 
to fi nance their maintenance and renovation costs diff ered markedly.  e cooperatives and 
private landlords had the opportunity to start accumulating renovation funds and also to carry 
out necessary maintenance work.  e condominiums created after the privatisation process 
started without any fi nancial reserves, but with many properties in urgent need of renovation. 
At that time the property management system was not as developed as it is today; there 
were not enough appropriately educated and experienced private managers or management 
companies.  e supply consisted of the property management company of the district and the 
owners of the dwellings. It was not unknown for a housing association to lose thousands of 
euros because of amateurish property management.

By now this problem seems to be less serious than it was ten years ago. Private managers 
could gain experience with the tasks and the market of property managers is wide enough. 
Most of the privatised condominiums started to accumulate renovation funds (although some 
still have no reserves) and the fi rst renovations have been started.  e buildings could manage 
the renovation tasks in very diff erent aspects: in some cases the basic insulation of the roof is a 
problem, while in other cases the modernisation of the heating system is the top priority.

 ere are some State programmes to support the renovation of prefabricated buildings. 
One programme off ers a non-repayable loan up to one third of the costs if the renovation 
consists of insulation, or the replacement of windows and insulation of the outside walls, the 
basement and the roof. If these works have already been done, the subsidy can be extended to 
other engineering work.  e State subsidy requires the municipality to pay for one third of 
the costs and the owners of the building have to provide the remaining third. Unfortunately, 
the municipality in district  was not able to provide the necessary one third; just one or two 
buildings would have used up the whole budget of the programme. Another problem is that the 
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State subsidy is tied to large-scale renovations to achieve energy savings, but the amortisation 
time of such investments is nearly the same as the period of the money return.  e rate of 
return is low mainly because of the current structure of district heating bills, with more than  
per cent as a fi xed rate and only the other half changing according to consumption.

 e other State programme off ers subsidised interest rates on loans for any condominium or 
cooperative to fi nance renovation.  ere are two main problems with this programme:
• Certain preconditions are required: a certain way of accumulating a renovation fund that 

can only be met by about - per cent of the prefabricated apartment buildings.
• A bank loan is required: condominiums and cooperatives are hardly in a position to acquire 

one.

 e second impediment is a general problem: large housing associations, condominiums 
and cooperatives are unable to obtain bank loans, because they cannot provide the necessary 
collateral.  e bank needs a security on a property that could be sold in the case of repayment 
default. Condominiums do not have such properties, because the common properties cannot 
be sold. ( e exception would be those properties registered under a separate number, but  
per cent agreement among the owners would be required and even in such a case the rooms are 
so small, their value would be insuffi  cient to provide collateral).  e situation is very diffi  cult: 
owners could decide on the renovation with a simple majority resolution, but they cannot have 
a bank loan to fi nance it. So they have to rely on the reserves, but they do not have enough for 
major repairs.  e technical survey of one building resulted in a . million euro budget for its 
complete renovation.  at would be  times more than the annual budget for that building.

As well as the lack of renovation, vandalism and the lack of a proper ownership mentality can 
also lead to deterioration. Even so, the overall physical state of Havanna estate cannot be said 
to be signifi cantly inferior to that of the other estates in Budapest.

5.1.2 Public spaces
 e condition of the public spaces has improved considerably in the last few years and 
today they constitute less of a diffi  culty than the buildings themselves.  e incentive for the 
municipal investments was a shocking study in - of the ‘Jerevan’ estate that provided 
evidence of the segregation process on the Havanna estate. (More information on the results of 
this study is to be found in section .).

As a yearly average, some ,-, euro were spent on the management of the public 
areas before , but since that time more than ,-, euro are spent annually just 
for the repairs.  e funds come partly from the budget of the district municipality, partly from 
the Budapest municipality and partly from State subsidies. Since  two playgrounds have 
been renovated, three have been completely reconstructed in accordance with EU standards 
and a standardisation test was carried out on every playground. In another four years time all 
the playgrounds will have been renovated. In addition, since  a total of  trees have been 
replaced. Nationalities Square has been laid out in the centre of the estate and , m² of 
pavement refurbished.  is year the district is competing for EU funding for the reconstruction 
of the public space of the housing estate. If the submission is successful, about - per cent 
of the whole public space could be completely renovated.
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It is of course not enough just to renovate the public spaces; they also have to be maintained. 
 at is why the municipality organises diff erent programmes.  e municipality distributes 
shrubs and grass seed to the owners and gives advice on how to take care of them. Afterwards 
the owners themselves take on the everyday work of caring for the greenery.  e two companies 
that maintain the parks employ people who are temporarily out of work.  e companies like 
to employ residents from the buildings who cannot only do the work, but also have the added 
bonus of feeling they are contributing to the upkeep of their neighbourhood.

Most of the problems of the public spaces are capable of being resolved sooner or later, 
except for one: parking. At the time of the construction of the estate, there was an obligation 
to build one parking place for every tenth dwelling; nowadays,  per cent of households in 
Budapest have a car and this number will increase.  ere is a signifi cant shortage of parking 
places in Havanna and the only current option is to use up some of the space reserved for 
greenery. Neither the municipality nor the residents fi nd this satisfactory.

5.2 Labour market, well-being and access to services

As described in section ., about  per cent of the adult inhabitants are registered as 
unemployed.  e basic problem is not caused by this rate alone: rather the households on low 
incomes and the retired with small pensions. Social benefi ts in Hungary are just supplementary 
allowances; they are not enough to live on. While it is quite common in the poorer regions of 
the country for families to live entirely on their social benefi ts, their housing costs are much 
lower than on the urban housing estates. In Havanna about - per cent of the household 
income can be spent just on heating; for a single or single-parent household that could reach 
- per cent.

Unfortunately, there is no data on the income level of the families in Havanna. What could 
be concluded from the housing prices, the rate of arrears and the level of maintenance is that 
the inhabitants of the estate are typically lower middleclass.  is assertion is supported by the 
fact that only a low level of services and a few grocery shops and off -licence alcohol stores are 
located on the estate. It is natural for just the shops and services connected to everyday life 
should be located in such a residential area, but the profi le of the shops and the high level of 
vacancies among them indicate a low level of consumption.

In the s and in the fi rst half of the s Havanna was associated with crime and drugs. 
 ere was an important social survey undertaken in - in one of the primary schools of 
the estate that was used for special purposes: to help - year old young men to complete 
their primary school education (‘Jerevan’ study).  e researchers infi ltrated the groups of these 
young people.  e researchers could follow the young people’s lives to observe how they were 
infl uenced by violence, alcohol and soft drugs. In a parallel research study, eleven groups of 
young people were identifi ed on the estate. Half the members of these groups had already been 
involved in some kind of offi  cial police process (Rácz, ). In spite of these surveys, none of 
the people interviewed in the current Restate research project could recall any of these groups. 
It can be assumed that the positive change in the inhabitants led these groups to disappear, or 
at least make their presence less visible.

Neither could the interviewees recall any serious drug problems.  e presence of drugs was 
only mentioned in one secondary school and that was not located in Havanna.  e general 
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opinion about drugs was that they pose a problem in the more prosperous parts of Budapest; 
the schools of Buda suff er more from this phenomenon.

Even so, it is widely known that there are certain places in Havanna where hard drugs can 
be purchased.  e estate seems to be more a kind of distribution centre than a consumption 
centre, although it is also known that drug addicts frequently use the roofs of certain buildings. 
However, these people are said to be homeless, or people coming from outside the estate.

In order to reduce the level of crime in public spaces the district municipality has installed 
a comprehensive CCTV system. It was introduced at the beginning of  at a cost of 
, euro.  e investors claim that the system covers  per cent of the whole area, but 
most interviewees think that fi gure is a lot less, as they do not see cameras everywhere. And 
the inhabitants also think that nobody really observes the pictures the cameras take.  ere is 
also a police station in the middle of the estate and one police car (paid for by the district 
municipality) is continuously monitoring the estate. As a result, according to the municipality, 
the crime rate in public spaces was reduced to /th of what it used to be. None of the 
interviewees said that they were afraid to walk in any part of the estate, even at night.

Havanna is not one of the most popular neighbourhoods in Budapest.  is fact refl ects the 
opinions of people who have never visited the estate.  ere is no reliable survey of the opinions 
of the residents.  ose interviewed in the fi rst research period of Restate mostly stated that 
they liked living there. Of course, the people interviewed were not average inhabitants, but 
people with some responsibility on the estate.

5.3 Demographic and social changes

 ere is a detailed description of the population changes starting in the middle of the s in 
section .. Here is a short overview of the current most visible social problems:
• ageing population;
• signifi cantly high share of single-parent families;
• too many people on low incomes, although the estate itself is heterogeneous;
• high mobility;
• lack of community life and identity;

 e population is ageing in Havanna, just as it is all over Hungary. Now  per cent of the 
population is over ; in Budapest the proportion is  per cent.  is fi gure will continue to 
increase. More households are becoming pensioners and will be unable to meet high housing 
costs. Nowadays it is very rare for a pensioner to be in arrears; pensioners prefer to save money 
on food;

More than  per cent of the households in Havanna consist of single-parent families.  is 
fact might well be the cause of signifi cant fi nancial problems and lead to more children living 
in deprivation.  e district municipality operates social institutions on the estate, such as a 
Temporary Children’s Residence, but it is always overfull.  is institution provides complete 
provision for a child for a period of no longer than one year;

 e single-parent families, the low education levels and the high proportion of pensioners 
preordains persistent low-income levels on the estate. Our research could not discover any 
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relevant ethnic minority belonging to the less favoured population groups, except for the 
Roma;

 e income level and the status of the inhabitants are largely disconnected. In the original 
situation the privately owned buildings had the highest status; then came the cooperative 
buildings and fi nally the State-owned buildings. Today, distinctions are still drawn among 
the buildings and the diff erent parts of the estate.  e least favoured part consists of the 
former State-owned buildings constructed in the fi rst phase, while the best part consists of the 
originally privately owned buildings that were constructed last. In this phase of the research it 
cannot be stated precisely whether this pecking order is becoming more relevant, or whether 
the opposite is the case and they are becoming less important;

Housing estates always have a higher mobility rate than other forms of housing. Havanna 
probably has an even higher mobility rate than an average housing estate, since housing prices 
are low.  is mobility forms an impediment to several things: people do not feel the need to 
take care of the public spaces or the buildings themselves, as they just want to survive the few 
years they will spend in Havanna.  ey do not identify emotionally with the estate.  is fact 
can partly explain the shortage of civic life and civic organisations. Some years ago there was a 
civic organisation called ‘For Havanna’.  is year, nobody knew anything about it. Our research 
could not discover any civic movements that might feel responsible for the estate as a whole, 
except for the ambitious people in the municipality who organise the Havanna days.

5.4 Sustainability

Sustainability is one of the most relevant questions concerning the housing estates of the 
Countries of Central and Eastern Europe, the CEEs.  ey look at examples from Western 
European countries, where many estates became the melting pot for various ethnic minorities 
and families with social disadvantages.  e question is whether the future of the housing 
estates of the CEEs is likely to lead to the same situation, or whether it could be avoided.

Nowadays the question of sustainability is not considered in such a futuristic way, but in a 
more pragmatic manner: will the buildings of Havanna be able to function at all, or will the 
rate of physical deterioration and the lack of fi nances lead to a situation where certain services 
would have to be suspended, such as ventilation or lifts. Five years ago we thought that this 
critical situation would come in the near future, but it still has not done so, so perhaps there is 
a chance that the housing associations may be able to maintain the buildings so as to provide 
basic conveniences.

 e improvement of the physical state of the buildings has no connection with enhancing 
ecological sustainability, since neither their effi  ciency nor the promotion of lower levels of heat 
or electricity consumption are on the agenda.  e State subsidy programme that fi nances one 
third of the renovation costs in the case of radical renovation proposes increasing the insulation 
capacity of the prefabricated buildings, but as mentioned in subsection .., there are not many 
housing associations that could make use of the programme.  e associations have enough 
problems managing their everyday maintenance tasks.

 e public spaces seem to be better connected to ecological sustainability if we consider 
the renovation eff orts of the municipality that resulted in new playgrounds, hundreds of new 
trees and the continuously maintained greenery.  e biggest question is social sustainability. 
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As described in section ., the social status of Havanna has improved signifi cantly in the last 
decade, but as the privatisation process is basically over, the question is whether the social 
composition has stabilised, or fallen in parallel with the segregation process that could be 
observed nationwide.  e municipality has tried to improve the image of the area and the 
inhabitants also seem to participate in the regeneration process (although no vitality can be 
observed in civic life), but nobody knows whether these eff orts will be enough.

5.5 Conclusions

Even at this fi rst stage, the results of the research were a surprise to our research group. 
Havanna has the worst reputation of the Budapest housing estates, so we were prejudiced. 
We thought we would fi nd many serious problems. We were looking for the obvious signs 
of a segregation process that would lead to the shocking examples observed in some parts of 
Western Europe.

Instead of confi rming these expectations, the estate seemed to be quite calm and nicely 
taken care of, particularly in the springtime.  e interviewees could report serious social, 
fi nancial and technical problems, but none of them seemed to be more serious than in any 
other estate of the same type. All the common representatives who had properties to manage 
in neighbouring estates emphasised that Havanna is indeed in no worse social and physical 
condition than the other estates. We thought we would examine the segregation process of the 
estate, but instead we discovered a positive change in the composition of the inhabitants and 
the improving morale of the residents.

We discovered important projects of the district municipality to improve the conditions of 
the estate including the continuous maintenance of the public spaces and the introduction of 
CCTV cameras to monitor most of the territory. If the municipality could get further funding 
from the national budget or the EU, these projects would be able to proceed at an accelerated 
pace.

At the present time, the most urgent problems are the buildings themselves.  ere is a 
serious maintenance backlog and no new resources to be found that could lead to a continuous 
renovation process. In the years to come, however, the social deterioration process could start 
again if no comprehensive, integrated improvement actions are undertaken on the Havanna 
estate and the segregation trend continues in Budapest (led by the intensive new construction 
activity).
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6 Nyíregyháza: a general overview

Nyíregyháza is the capital of Szabolcs-Szatmár-Bereg County.  e county has a common 
border with three countries: Romania, Ukraine and Slovakia.  e city is located  kilometres 
east of Budapest and serves as an intersection of the east-west international railways and 
motorways along the border, although the highway has still not reached the city. Since the 
establishment of the intercity service between Budapest and Nyíregyháza, the county capital 
has become accessible within three hours.

Nyíregyháza is the th largest city in Hungary with , inhabitants.¹²  e county in 
which it is situated is the least developed in Hungary, with the GDP/head of , USD ( 
data). Nevertheless, the economic and social indicators of Nyíregyháza are much better than 
those of the neighbouring territories.

 Census .

Picture . – City Hall of Nyíregyháza (Photo: András Ekés)
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6.1 General description of Nyíregyháza

6.1.1 History of the city
 e fi rst historical traces of the city lead back to the th century.  e name appeared in a 
document for the fi rst time in , but the true record originates from  when the town 
was mentioned by the name it is known by today.  e town survived the Turkish devastation 
of the th century; its population amounted to about - by that period.  e prosperity 
of the town really started in the middle of the th century. Until then the community had 
stagnated through the continuous battles that reduced the population to about . In the 
second half of the th century, the settlement became a prosperous market town with its own 
evangelical church and, from , a secondary school. In  there were , inhabitants, 
a fi gure that quadrupled by . In the fi rst years of the th century the town obtained its 
historical architectural structure. At that time Nyíregyháza had , inhabitants; it was an 
independent town with the right to manage its own aff airs through its own local government. 
 e fi rst locomotive entered the town from (Buda)Pest in . In  Nyíregyháza became 
the administrative centre of Szabolcs County.  e county hall was built in  and two years 
later the theatre was constructed in stone.  e town suff ered very severe damage during the 
bombardments of the Second World War; this period was followed by a slow revival (Burget 
and Csutkai, ).

6.1.2 Economic profi le
 e characteristic features of Nyíregyháza were formed by the lack of raw materials and the 
good conditions for agricultural production and food processing. In the early s many jobs 
were cut, as was the case all over the country. Since then this process has stopped. Currently 
the number of active wage earners is around ,.

 e economic transformation resulted in a change in the structure of industry. As the 
Budapest-centred industrial fi rms lost their markets, they shut down their rural branches. Food 
processing strengthened during the privatisation process; the sector still employs one-third of 
the workforce.

Figure . – Distribution of employed persons by industries,  (per cent)

Source: Census 2001
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Figure . shows that the most relevant sector of the economy is wholesale, the importance of 
which is derived from the proximity of the eastern borders.

State and municipal resources amply support the economic competitiveness of the city. 
In  a logistic and industrial park was established (LOGIN Park) on  acres to attract 
electronic, food processing and other manufacturing activities.  e economic structure of the 
city relies heavily on tourism, which is becoming increasingly important.  e most signifi cant 
tourist attraction of the city is Sóstó (Salt Lake), a leisure park with a lake, a swimming pool, 
a spa, an Open-Air Village Museum, restaurants and hotels.  e city provides a wide range of 
cultural activities; it has a theatre and special events are organised nearly every month.

As mentioned above, the number of work opportunities decreased dramatically in the 
period of transition. Recorded as . per cent in , the county still has the highest offi  cial 
unemployment rate in Hungary; in Nyíregyháza the rate was . per cent. We should however 
bear in mind that the number of registered unemployed is not equal to all the unemployed, as 
there are several reasons for not being registered, even if a person does not have a job.

 e economic structure of the city is naturally built on the labour supply of the city and the 
neighbourhood; this supply is not well enough qualifi ed, even though the educational system 
of the city has traditionally been of good quality. It has highly respected secondary schools 
and colleges, including a teachers’ training college and an agricultural college, but it does not 
have a university.  ere are only some faculties or departments of universities that are located 
elsewhere. Even when there is an opportunity to give young people a higher education, at least 
half of them leave the city on graduating (Filepné, ).

6.1.3 Demographic structure
Between  and  the population of Nyíregyháza doubled.  e high number of 
natural births, the large number of people moving into Nyíregyháza and the change in the 
administrative borders brought about this dynamic increase.  e population of the city is 
still increasing, although at a much slower pace. Although the number of births has been 
decreasing, it is still higher than the number of deaths, which is a unique phenomenon in 
Hungary. As fi gure . shows, the most relevant ‘age advantage’ the city has concerns the young 
people aged -.

Source: Census 2001
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An estimated  per cent of the population belongs to the Roma minority; there are also small 
Slovakian and Armenian minorities in the town.  e number of people moving into the town 
is approximately equal to the number leaving it. Although the obvious signs of suburbanisation 
could be observed, the city can provide many building plots in its suburbs but inside the city, so 
that households do not have to cross-city borders to fi nd a countryside neighbourhood.

6.2 Neighbourhoods in Nyíregyháza

 e city has a most distinctive layout, as it contains great open spaces inside its border and 
also a classic type of inner city, which is similar in shape to that of the bigger cities of the 
Hungarian Great Plain.  e most special features of the city are the  market gardens, 
nowadays just small settlements inside the city. Sóstó, the large recreation and leisure territory, 
is not only a tourist centre, but also a high-quality residential area.

 e housing stock of the city is relatively young, since  per cent of the dwellings were built 
after the Second World War.  e war caused extensive damage, so not many old buildings 
remain in the city. Housing construction in Nyíregyháza was always a dynamic activity.  e 
number of newly constructed dwellings was more than the expected minimum of  per cent 
of the housing stock in the last decade. Nowadays the number of households is lower than 
the number of dwellings, so it cannot be said that there is a housing shortage in quantitative 
terms. Low quality housing, overcrowded dwellings and high housing costs create many 
more confl icts (Erdősi et al., ).  e ownership structure of the housing stock is also one 
of the less favourable characteristics, since  per cent of the dwellings are owner-occupied, 
while the share of municipal rental dwellings is  per cent and private rental  per cent (). 

Picture . – Downtown of Nyíregyháza (Photo: András Ekés)
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 e municipality built  municipal rental dwellings in , but at the same time dozens of 
dwellings have been privatised.

 e residential areas of the city can be divided into four categories:
• inner city residential area;
• family housing area;
• housing estates;
• segregated urban territories with low status residents.

 e inner city of the town has at least two main parts.  ere is the downtown area with - 
storey buildings built at the turn of the th century.  is is a high status area where, besides 
residential dwellings, there are also the centres of public administration such as the City Hall 
and the headquarters of companies and shops.  e residential buildings are mostly privately 
owned, but the municipality has some - dwellings in the area.

 e downtown area is relatively small. It is surrounded by low-rise, mostly single-storey 
buildings that were also built at the turn of the last century.  is area has a special atmosphere, 
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Figure . – Housing estates in Nyíregyháza
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because of the old farmhouses where the farmers who had their fi elds in the bush-farms used 
to live.  is area also includes buildings consisting of sub-standard fl ats.  e municipality owns 
about  dwellings, but the rest are privately owned. Some of the buildings have already been 
demolished, since the territory has a high market value, while the buildings are of low quality. 
 e demolition and reconstruction activities of this area constitute a sort of urban regeneration 
process.

 e other main character of the housing stock is the area of single-family houses, where 
nearly  per cent of the housing stock is located. As mentioned above, Nyíergyháza has 
reserve plots of land for construction, so the number of family houses is still increasing.  e 
new areas are in Sóstó and in the bush-farms around the city core.

 e housing estates account for about  per cent of the dwellings.  ere are four housing 
estates in the city, but only three were constructed with prefabricated components. As fi gure 
. shows, these estates are located around the city centre (for more on the estates, see section 
.).

 e last category that is also worth mentioning consists of the two segregated residential 
areas that could be regarded as ghettos; the most problematic social layer of the city is settled 
there.  e municipality owns all the dwellings in these two areas –  and  respectively: 
households in signifi cant rents arrears are moved there. Most of the inhabitants are Roma; the 
municipality makes every eff ort to improve the living conditions and strengthen the morale of 
the community to give residents better opportunities.

6.3 Conclusions

Nyíregyháza is the capital of the least developed county of Hungary, where many employment 
opportunities were lost during the transition period.  is region still has many backlogs, 
although conditions in the city itself are better than in the surrounding area.

 e housing market of the city has several segments; the housing estates account for a 
share of about  per cent. With respect to the housing ownership structure, at about  per 
cent the dominance of private ownership is obvious, which means that the municipality has 
limited tools to infl uence housing transactions.  ere are only a few buildings that are totally 
in municipal ownership and these are considered to be the worst, since they are mostly located 
in the segregated areas described above.

 e layout of the city provides many places that are suitable for new housing construction. 
 at is why more people are expected to move to the outer city areas as the GDP per capita 
grows.  is movement could infl uence the composition of the housing estates.  e slow 
regeneration process of the downtown area could also have an infl uence, since it will off er 
high-quality urban dwellings.

 e most signifi cant eff ect on the housing estates of Nyíregyháza could be the fi nancial 
situation of the State and the municipality. In the last few years the fi nancial opportunities 
open to the Hungarian cities have been limited, since about  per cent of a city’s budget goes 
on everyday operations and only  per cent remains for investment. Such an amount would 
clearly not be enough to fi nance major interventions either at city or estate level.
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7 Jósaváros in Nyíregyháza: 
general description

 e Jósaváros housing estate is situated to the north of the city centre. It is close to the centre, 
not more than  minutes walk away. Small size condominiums (- fl ats) and terraces with 
family houses surround the estate. Further to the northwest, but not far from the estate, is the 
Sóstó Forest and to the northeast is the Igrice marsh. Both areas are protected.  e small size 
condominiums and terraced and family houses (all with small gardens) around the estate are 
very popular among the local elite: groups of high-income families have moved there since the 
estate was fi rst under construction.  e Mayor also lived there.

Jósaváros consists of , dwellings in  buildings constructed between - ( per cent 
of the total housing stock in the city). In , there were , people living on the estate, 
making up  per cent of the whole population of the city.  e housing estate has two basic 
zones: some eleven-storey high-rise buildings in the centre (the core); some -storey buildings 
encircling the centre.  ere are also some eleven-storey high-rise buildings on the eastern side 
of the estate, but the basic structure is as described above.

 e area of the estate can be divided into three diff erent parts:
 dwellings along Ószőlő Street on the eastern side;
 dwellings along Ungvár Avenue along the northeast axis;
 dwellings along Korányi Street on the western side.

 Ószőlő Street is the most popular part of the estate, because the other side of the street is 
one of the favourite residential areas of local elite groups and it is close to Sóstó Forest and 
the Teachers College. Many students (or their parents) rent or buy fl ats in this part of the 
estate.  e inhabitants of the area usually use the bus stops on the eastern side of the estate 
and refer to themselves as ‘Ószőlő Street residents’ to distinguish themselves from other 
people on the estate.

 Ungvár Avenue was planned as the commercial, entertainment and pedestrian centre 
of the estate, but now it has fallen into disrepute.  e commercial units do not prosper, 
they regularly go bankrupt and the centre is said to be in the last stage of the decline that 
started in -. At the south end of Ungvár Avenue are Robinson Hill and the House of 
Bachelors owned by the local government.

 In the area surrounding Korányi Street, between Ószőlő and Ungvár Avenue, there are 
some larger fl ats (- m²) where some higher income residents live. Korányi Street leads 
to Sóstó Forest, so the area is noisy, but those who move there from the inner part (Ungvár 
Avenue) of the estate consider the relocation to be a move towards higher status.
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7.1 Physical structure

 e estate was built in the s in accordance with the standards of that period.  ese 
are considered to be worse than those of either the previous or the next decade, because of 
the mass construction methods used that frequently failed to meet the required technical 
standards.
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 e majority of the staircases are in the  storey buildings, while  per cent of the staircases 
are in eleven-storey high buildings.  ere is another eleven-storey building owned totally by 
the local government authority, with  small dwellings (bachelor fl ats). All the buildings on 
the estate are heated by district heating.

As can be seen from table ., the privatisation process of the s led to a signifi cant growth 
in the number and share of the privately owned dwellings. One cooperative association also 
decided to become a condominium.  e local government authority owns  dwellings on 
Jósaváros housing estate, including  in Ungvár Avenue , the totally municipality owned 
Bachelors’ House.

We could diff erentiate three basic sizes of the dwellings with a more or less equal share: 
small dwellings between - m² ( per cent); the middle size dwellings between - m²
( per cent); the larger dwellings between - m² ( per cent).  ere are only  dwellings 

Picture . – View of the Jósaváros estate from Robinson Hill (Photo: Iván Tosics)

Table . – Distribution of dwellings according to their ownership structure (per cent)

Privately owned Municipality owned Cooperatives* Other**

1990 38 30 28 4
2001 64 10 25 1

Source: Census 1990, 2001

* In the case of the cooperatives, the owners of the dwellings are private persons, while the owner of the public places is the 

cooperative.

** Owned by State fi rms or ministries
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(. per cent) larger than  m². As a result of the population decrease, the housing density has 
decreased signifi cantly (: , : , :  dwellers per  occupied dwellings).

 e tenure structure infl uences the condition of the buildings: the houses of the cooperatives 
and those originally built as condominiums are in better condition, probably because the 
owners with higher incomes can pay more attention to their houses and spend more money 
on them.  e infl uence of the ownership structure of the buildings on the composition of the 
owners can be seen in section .. It is probably less true for privatised apartment buildings, 
where groups of former tenants live who can hardly aff ord to pay the required level of 
condominium fee (the pensioners, for example, cannot aff ord to pay their contributions to the 
buildings renewal fund).

 e condominium fees are between .-. euro/month/m².  e inhabitants pay a 
renovation fee of .-. euro/month/m² towards fi nancing future renovations but there are 
some condominiums where the community cancelled paying the renovation fund, saying that 
the elderly inhabitants could not aff ord it.  e condominiums often rent out to entrepreneurs 
the common rooms – places previously used for storing bicycles.  e rents charged depend on 
the type of activity, so the revenue can vary between  and  euro per month.

 e condominium representatives think that people are on the whole willing to pay 
condominium fees, but there have been some cases when they have had to apply to the court, 
so the debt was then subtracted from income, or the fl at was mortgaged (eviction had not yet 
happened).  ose in arrears can make arrangements to repay their outstanding condominium 
fees by monthly instalments.

Picture . – ‘Garbage-island’ in Jósaváros (Photo: Iván Tosics)
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7.1.1 The quality of the environment
 e total area of the estate is estimated to be about . km²; about  per cent of its area is 
green.  is proportion demonstrates the fact that the estate was originally well designed and 
built.  is proper design also means that:
• the estate was well equipped with services that were located in detached services buildings 

and in the commercial places on the ground fl oors of the high-rise buildings in the centre;
• social services were created at the time of the construction of the residential buildings; this 

was not the case in the other two estates of the city;
• there were large open-air community spaces, such as streets reserved for pedestrians, 

playgrounds, courtyards and a hill where children could play (Robinson Hill);
• there was practically no through traffi  c on the estate, because almost all the roads are ‘no 

throughway’ streets.

 ere are three larger and some smaller playgrounds situated on the estate, the same number 
as at the end of the s. Apart from one or two exceptions, the playground equipment is 
neither modern nor safe according to EU standards.  e non-profi t organisation of the local 
government (the City Management Company) maintains the playgrounds and is trying to 
renew them and meet the safety regulations for the future.  ere are ten football and basketball 
courts on fi ve diff erent sites, partly on public spaces, partly in school grounds.  e use of these 
is restricted to the school, but the inhabitants of the estate may always use them after school 
has fi nished.  e fences and the equipment are rusty and defective and ready to be discarded 
and replaced.

 e City Management Company organises the maintenance of the public spaces.  e area of 
the whole city was divided into zones; two entrepreneurs maintain and renew these two zones, 
which together cover the estate. A process of inviting bids was used to select the entrepreneurs; 
their contracts are for three years.  e company gives free soil with plants and fl owers for 
residents to plant around their houses. Usually - per cent of the inhabitants of each building 
participate in this work, but some say that the number of participants is increasing.  ese small 
gardens around the buildings, trimmed and looked after with simple tools such as stakes and 
string, can be seen everywhere.

 e City Management Company organises and manages the selective garbage collection 
system by using some garbage-islands on the estate. Outside the estate, but nearby there is also 
a garbage-garden to collect environmentally dangerous types of garbage.

7.1.2 Quality and quantity of services
As mentioned in the previous chapter, the services are situated in detached service buildings 
and the commercial units are on the ground fl oor of residential buildings and in garages.  ere 
are  commercial units and two rows of shops (about  diff erent shops on the ground fl oor 
of each building), four supermarkets and a market, a healthcare centre and a pharmacy on 
the estate.  e local government authority owns ten commercial units; some other municipal 
properties are used for a library, special workshops for training schools, an offi  ce for social 
workers and so forth. Experts from the local government mentioned that there were no 
empty commercial units at the present time, but usually tenants are hard to fi nd. Sometimes 
these units remain empty for years. After  many garage shops were opened (solariums, 
hairdressers, mini-supermarkets, a pawnshop, a physical training room, second-hand clothes 
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shops, and so forth).  ese provide an income for local small entrepreneurs, but their number 
is on the decrease.

In , there were three nursery schools with  children on the housing estate. In , 
the system of nursery schools was reorganised for economic reasons and because the number 
of children was decreasing. In the new system two of the three nursery schools have a joint 
directorate and a new name: Eszterlánc Nursery School.  e third nursery school was closed 
down in , because the school of the Catholic Church acquired the building to provide 
a hostel for its students. At the present time there are  children in ten groups in the 
Eszterlánc Nursery School.

 e number of pupils in the primary schools of the estate was at its highest in the middle of 
the s; later, their number gradually decreased. After , as a reaction to the declining 
number of children and the increasing demand for secondary school places the four primary 
schools on the estate (among them a combined primary and grammar school) started to 
organise various interesting activities such as drawing for the children. Two of them opened 
-year and -year grammar schools and one organised bilingual education (Hungarian and 
one foreign language). As a result of these measures the registrations increased of children 
not living on the offi  cial territory of the schools, but outside the estate (there is a free choice 
of schools in Hungary). One of the primary schools gradually ran down and eventually closed 
in . Later, the Catholic Church acquired the building; they opened a Catholic grammar 
school there. We should note that the inhabitants of the estate protested and demonstrated 
against the closing down of the primary school, but everything took place during the summer 
holiday.  e fact that the Catholic Church moved in was a matter of serious regret for many 
inhabitants.

At the time of the initial construction, there were plans to build a community centre on the 
estate, but it did not materialise because of the lack of resources. Since the construction fi rm 
fi nished the construction of the estate, the building belonging to the fi rm has been used for the 
community centre instead. Its whole fl oor area is only  m².  e centre worked independently 
until ; from that time to  it was integrated with other community centres in the city. 
Between  and  the community centre again worked independently; the fl oor area was 
increased by an additional  m² in ; the community centre acquired the local offi  ce of 
the former Communist Party.  e leaders of the community centre asked for the extension, 
because demand could not be met in such a small building. Since  the centre has worked 
as a part of the Directorate of Neighbourhood Community Centres. Because of its small size, 
programmes can only be organised for small groups of not more than - participants.  e 

Table . – Number of pupils in the schools of the estate

1990/1991 1995/1996 2002/2003

Primary schools 2,566 2,045 1,740
Secondary schools (8 years) 0 239 578
Grammar schools (4 years) 154 491 601

Total 2,720 2,775 2,919

Source: Human department of Nyíregyháza
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average number of persons is between -. From the middle of  attendance has been 
around , persons per year, so the centre is used very effi  ciently.

Besides the inadequate size of the community centre, another serious defi ciency of the estate 
was that no church was built until . Now there is a chapel in the building of the Catholic 
grammar school.

7.2 Economic developments

Because several of the estate’s borders run very close to natural protected areas, no factories 
were built around the estate. Only the locally situated educational institutes and services 
provide job opportunities for residents on the area of the estate, but naturally these 
opportunities are not only open to the inhabitants of the estate.  e number of economically 
active people with a regular income gradually decreased from  to .  e proportion of 
economically active people among all the inhabitants fell from  per cent in  to  per 
cent in .  e fi gure of  per cent of all the inhabitants is equivalent to  per cent of the 
people over  years old.  e proportion of active people over  years in Nyíregyháza was  
per cent in .

 e unemployment rate – the rate of unemployed people over  years – increased from -
 per cent between  and .  is data does not show a complete picture, however, as 
those people who dropped out of the unemployment care systems are not registered in these 
statistics.  e unemployment rate for young people seemed to be the most serious problem in 
.  e economic crisis started at the beginning of  and reached its peak in the middle of 
the s.  is economic crisis aff ected the population of the estate deeply; as one interviewee 
pointed out, about half the families in his building had some family members unemployed 
for a short or sometimes long period in the s.  e families became poorer and many of 
them could not pay their rents, utility bills, or their housing loan repayments for the privatised 
dwellings. A few years ago the water supply was cut off  in one building for a few days, because 
of the great extent of the arrears in water utility payments.

Table . – Unemployment rates in diff erent age groups – over  – in  (per cent)

Age Unemployment rate*

20-24 years 11.8
25-29 years 11.8
30-39 years 9.5
40-49 years 6.6
50-61 years 3.7

Total 7.0
Source: Census 2001

* This is not the offi cial unemployment rate, but the number of unemployed people divided by the inhabitants in that age 

category.
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7.3 Demographic and socio-cultural developments

 e population of the estate decreased to two thirds of its size ( per cent) between  and 
; in the fi rst ten years the decrease was  per cent and in the second  per cent (: 
,; : ,; : , inhabitants). At the same time the population of the estate is 
ageing, as fi gure . shows.

While the total number of people decreased signifi cantly, the number of people aged over  
increased between  and .  e share of children (between - years old) decreased 
from  to  per cent between  and , while the share of older adults (between - 
years old) increased from  to  per cent and the elderly ( years old or more) increased 
from  to  per cent of the population.

Some interviewees said that the ageing period of the estate was mostly between -; 
after that, more young households moved onto the estate.  e new job opportunities in the 
period of prosperity around , the favourable housing subsidies and the increased housing 
prices increased the demand for these dwellings. At the same time many families with 
economic and social problems moved to Jósaváros.

 e men-to-women ratio changed signifi cantly; the ratio was , women per , men in 
, , women in  and , in . Men are slightly over-represented in the younger 
age groups and women in the older age groups. In Hungary the life expectancy of women is 
about  years more than that for men. In  the number of households was ,; that fi gure 
decreased to , in  and to , in .

As table . shows, the household structure has been through fundamental changes during the 
last decade.  e number of households with only one person increased signifi cantly, while the 
number of households with children (- members) decreased.  e rate of one parent with 
children type households did not change. Its share was  per cent in  and it was still 
at that level in .  e ageing process and the decreasing number of household members 
resulted in the fact that nowadays the household structure of Jósaváros is older and more 
isolated than that of Nyíregyháza.

Besides the household structure, let us consider the social status of the inhabitants. In , 
among the fi rst inhabitants, half the active earners had white-collar jobs ( per cent) and half 

Figure . – Number of inhabitants in diff erent age groups
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had manual jobs ( per cent). Of the manual workers,  per cent were skilled and  per cent 
unskilled.  e heterogeneous combination of inhabitants was basically determined by the logic 
of distribution of dwellings in s.  e fi rst residents were of three tenure types:
• tenants of rental fl ats of the city council: the poorest moved into those fl ats; they were not 

able to buy their own fl ats; many of them had previously lived on farms on the same site;
• owners of the fl ats of housing cooperatives: these homeowners had to pay the fi rst 

instalment at the time of moving into their fl ats and then repay regular instalments of their 
housing loans.  ey could get loans from their companies, or the National Savings Bank 
(OTP).  e terms of the loans were very favourable; in the case of OTP loans, the interest 
rate was  per cent, the time period was  years;

• owners of the condominium fl ats fi nanced by OTP: the fi rst instalment was - times higher 
and the regular instalments about  times higher than in the case of the cooperative fl ats.

 e diff erent ways of obtaining a fl at on the estate resulted in a diff erentiated ownership 
structure and a diff erentiated social structure.  is structure comes to an end with the 
Bachelors’ House of  small fl ats (this building represents the lowest layer of the local 
society) and the private rental dwellings that accommodate students from the neighbouring 
college.

 ose families who could increase their income, mostly after the transformation 
(-), often moved to family houses in the agglomeration, or the ‘bush farms’ (small 
independent villages but within the offi  cial territory of the city). Alternatively, they moved to 
condominiums, some of them newly built. Some poor families also moved from the estate, 
often to farms in the outskirts of the city where old houses without amenities and with large 
gardens are located.  ose who stayed usually did not have enough money, or liked the more 
comfortable dwellings. A condominium representative calculated that the annual mobility rate 
could be around - per cent.

Table . – Distribution of households according to the number of members (per cent)

1 2 3 4 5 6-x

1990 22.6 24 23.3 23 5.3 1.8
2001 29.7 29.3 22.7 13.6 3.5 1.2
Nyíregyháza average 2001 23.5 27.7 21.7 19.5 5.4 2.2

Source: Census 1990 and 2001

Table . – Distribution of inhabitants – over  years – according to their educational level* (per cent)

1980 1990 2001

Primary school 51.2 39.4 33.2
Secondary school 38.9 46.7 50.2
College/University 10 13.9 16.6

Source: Census 1980, 1990, 2001

* The number includes all the people that have the relevant type of schooling as the highest education level and also those 

currently attending that type of school. In the case of primary school, the number contains all those who did not fi nish even 

the primary level of education.
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 e evaluation of the education level also helps characterise the current status of the 
inhabitants (table .).

 e education level of the population has basically changed since ; the share of people who 
were educated only in primary school decreased from  to  per cent. Of course, this change 
also refl ects the decreasing number of children. More interesting is the fact that the share of 
highly educated people increased signifi cantly.  e current rate of . per cent is practically 
equal to the rate of Nyíregyháza (. per cent).

 e ageing population and the increasing number of old age pensioners are causing a 
major solvency problem. Even in this respect, the problem of arrears in Jósaváros seems to be 
commonplace if we compare the data with that for all the dwellings heated by district heating 
in the city.  e housing stock represents  per cent of the total housing stock heated by district 
heating and the same rate of arrearage could be observed ( per cent). But table . reveals 
that the total amount of arrearage and the average sum that households in arrears usually have 
to contend with is a somewhat higher amount than for the average households in the city.

7.4 Conclusions

 e reputation of Jósaváros housing estate was never worse than that of other parts of the city 
or other housing estates.  ere are three prefabricated panel housing estates in Nyíregyháza: 
Érkert, Örökösföld and Jósaváros. Érkert is the oldest and smallest; it consists of fi ve and 
eleven-storey buildings, its social mix is extremely wide – ranging ‘from high status groups to 

Table . – Data on households in arrears in paying the district-heating fee in the city and in the 
Jósaváros housing estate (May )

Nyíregyháza Jósaváros 
housing estate

Share of Jósaváros 
housing estate to 

data of the city

Number of dwellings with district heating 15,523 3,600 23 
Number of households in arrears 4,346 1,037 24 
Share of households in arrears 28 29
Total amount of arrearage (in thousand euro) 748 194 26 
Average amount of arrearage (in euro) 172 189

Source: Nyírtávhő Ltd. – the local district heating company

Table . – Prices of diff erent dwellings in Jósaváros (Supply side)

Size of the dwellings Price of the dwellings 
(thousand HUF/m2)

Price of the dwellings 
(euro/m2)

35-36 m2 200-209 790-825
54-56 m2 148-155 584-612
57-61 m2 165-195 652-770
69-72 m2 154-159 608-628

Source: Keleti Apró, April 2003
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Roma families who never pay their utility bills.’  e house prices on the estate were estimated 
to be - per cent lower than on the other two estates; this estimate is supported by an 
analysis of the supply prices (the diff erence is - per cent).

 e other housing estate in Örökösföld was built in the s.  ere the dwellings are 
modern and more spacious, with more modern technology and better materials.  e estate was 
never fi nished as it had been planned, so some service buildings and roads are still missing; 
some new facilities have been constructed in the last few years. It seems that the supply prices 
of dwellings in Örökösföld and in Jósaváros are more or less equal. Opinions in the city are 
deeply divided on which estate is more popular.

Supply side asking prices (which could be considerably higher than fi nal sale prices) are quite 
high in Jósaváros.  ey seem to be almost equal to prices in Budapest.
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8 Jósaváros in Nyíregyháza: 
problems and perspectives

 e Jósaváros housing estate is typical of the big city housing estates in Hungary.  ere is a 
lack of regular, adequate maintenance and the dispersed ownership structure is an impediment 
to major repairs.  e ageing population, the owners and the municipality all suff er from a lack 
of fi nancial resources.

8.1 Housing and design

8.1.1 Problems with the buildings
 e basic problem with the housing stock is that the required maintenance has not been 
implemented; repair works have only been partially carried out, with the result that the 
majority of the buildings are in poor condition. (As an example, there is a privatised building 
where the garbage chute has only been disinfected twice and the staircases only repainted once 
in  years). Now the buildings are at the end of their fi rst life period, a stage when general 
renewal should be undertaken, with particular attention to the following urgent problems:
• Most pipes leak; they may be partially repaired instead of completely replaced.
• Most buildings are equipped with a one-pipe heating system that makes it impossible to 

meter and regulate heat consumption. ( is problem was resolved in many buildings in the 
context of the Nyitás programme).

• Doors and windows do not close properly; gaps of - centimetres cause serious heating 
loss.

• In many cases roofs were insulated unsatisfactorily at the time of construction and the 
insulation has since been declared out of order.  at is why the top fl oor dwellings are 
regularly drained.  e cap panel of cellars was not insulated properly either; that also leads 
to substantial heating loss.

•  e insulation of panel joins is in a state to be declared out of order and replaced; mould also 
leads to substantial heating loss. A new, quick and cheap method of replacing the insulation 
was used in some houses, changing the ventilation system and causing mould to gather in 
the dwellings.

• Ventilation systems often do not work. Residents open windows to let in fresh air, but of 
course this cannot cope with the damp in the closed rooms of the dwellings.

• Electric wiring is outdated; it is often overloaded, because it was planned for much smaller 
loads.
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•  e physical condition of some balconies constitutes a danger of life-threatening 
proportions.

• Water consumption cannot be metered properly even though individual water meters have 
been installed; water pipes leak and water can be ‘stolen’ from the common rooms.

•  e front outer walls of the apartment blocks are a monotonous grey.

A moderate amount of renovation would cost about ,-, euro per dwelling. As 
reported in the Havanna case, there is a State subsidy system that fi nances a third of a radical 
renovation if the city provides another third and the owners pay the remaining third.  e 
municipality of Nyíregyháza actively encourages the use of this subsidy system and many 
buildings have obtained co-fi nancing from the city.  ere have been no applications for 
buildings from Jósaváros as yet, but this year the city council expects to receive some.

 ere is also a very eff ective and nationally known programme of the Nyíregyháza 
municipality that represents an attempt to improve the heating system of the buildings.  e 
Nyitás programme covers the costs of the reconstruction of the district heating system in 
those buildings which participate in a bidding process and succeed in receiving a grant and 
whose residents pay off  their heating debts. After the renovation, the heating system of all 
the dwellings in the building is regulated and metered separately.  e renovation is fi nanced 
partly by the heating company (owned by the local government) and partly by the inhabitants 
themselves. But for them the costs do not exceed - euro per dwelling together sometimes 
with the costs of changing the radiators. At the city level more than , dwellings have 
participated in the Nyitás programme; on the Jósaváros estate half the dwellings (,) 
have already been modernised. In the winter of the year / there was a  per cent 
cost saving using individual measurement systems compared with the former fl at rate fee. 
Nevertheless, opinions about the programme are divided, since because the buildings lack good 
insulation some inhabitants have had to pay more than before. Moreover, the heating meters 
tend to report more than the actual consumption, because the liquid used to measure heat 
consumption evaporates, particularly in the summer. Apparently the housing associations that 
have not participated in the programme as yet have no wish to join in the future.

 e motor of the renovation process is the property manager.  e buildings are managed 
either by the property management company of the local government, or by private 
entrepreneurs.  e levels of expertise diff er and that can lead to situations where some parts of 
the condominiums cannot resolve even the most basic problems (such as fi nding out why the 
water system leaks, or the reasons for the high consumption of electricity in common rooms 
and so forth), while others can successfully fulfi l the task of continuous maintenance.  e 
inhabitants of the housing association of the condominium are left to look after themselves; in 
many cases they cannot make the condominium representatives accountable, because they do 
not have the required knowledge and it is hard to fi nd people who are willing to spend their 
time monitoring the operation of the condominium representatives without being paid for the 
work.

8.1.2 Problems with the environment
With regard to the layout of the estate, the question that arises is whether the area was not 
overfi lled with buildings, which leads back to the issue of density.  e design is monotonous 
in terms of style, colour and so forth, betraying the goal of satisfying only most basic 
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housing and services needs.  e construction was also carried out as cheaply as possible. But 
some exceptions can be found, such as Robinson Hill and the idea of Ungvár Avenue as a 
commercial and entertainment centre, where eff orts were made to break away from the context 
of uniform plans and to ensure better services to meet the diff erent needs.

Even though there have been signs of innovative eff orts, the layout of the estate contains 
several problems that were built into the system:
• On Ungvár Avenue, the main boulevard, there are many ‘transit gates’ for pedestrians 

walking under or beside the buildings. Garbage accumulates around these gates and the 
paths become smelly and unpleasant.

• Ószőlő Street, on the western border of the estate, is too narrow; cars parked there hinder 
traffi  c all day long.  e street was originally planned to be broader, but in the absence of 
fi nancial resources the road widening has not yet been carried out.

•  e road on the other side of the western border has no pavement, so the inhabitants of the 
estate have to reach the bus stop by walking along the road.

•  e pavements have not been mended for many years, so they are uneven and cracked, with 
potholes full of big puddles after rain.

•  e street lighting does not work in some public places and street furniture, such as benches, 
is often broken or missing.

• Robinson Hill cannot fulfi l its original functions, because the environment has been 
destroyed and the surrounding area serves as a meeting point and place to live for some 
undesirable elements. One reason for that is that individuals and families who fi nd 
themselves in a crisis situation (homeless, eviction and so forth) are housed in the Bachelors’ 
House.

 ere is a further problem besides those reported above, one of probably the highest 
importance: parking. At the time the estate was built, the regulations required one garage to 
be built for every ten dwellings. According to the most recent regulations, every new dwelling 
should have a garage. A local expert said that the number of garages should be at least one 
third of the number of dwellings if we consider the current car stock on the estate.  e parking 
problem on the estate is chronic.  ere are four places to park: () in the garages on the ground 
fl oor of the apartment blocks; () in the detached garages built a few years ago¹³ (these reduced 
the green areas and created noise and smoke pollution that annoys those living on the lower 
fl oors of the surrounding buildings); () in the mobile garages; () on the street.  e mobile 
garages are blue tarpaulins that cover the cars; the rent for the site costs about  euro per year. 
 e number of garages is about , but that is not enough. Many people park their cars on 
pavements.  ey do so for fear of car-theft; they think their cars are less likely to be stolen if 
they are parked as close as possible to their dwellings.

Transport facilities are generally good, but there are some problems that cause regular jams 
or inconvenience to local people.  e peak hour congestion on the two main roads from the 
north to the south and to the city centre could only be curbed by the construction of traffi  c 
islands. With one exception the buses come from other estates, so they are very crowded by 
the time they reach Jósaváros.  e only bus that stops on the estate fi rst does not run in the 

 Another reason for the lack of garages is the fact that many of them are now used as small shops.
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evenings or at weekends.  ere is only one taxi rank on the estate and another is needed.  e 
city management company laid down a cycle path to the city centre, but only a few people have 
used it as yet.

8.2 Labour market, well-being and access to services

 e interviewees seem to be satisfi ed with the level of services; one said that service provision 
was ‘good, but it has never been enough’was ‘good, but it has never been enough’was ‘ .  eir most strongly felt needs are a purpose-built 
community building and other opportunities for the younger members of the population. 
Young people have no proper places where they can enjoy themselves, so every Friday at 
around  p.m. many of them go to the city centre and come back around - a.m. by car, cab, 
or on foot. By that time many of them are intoxicated, which leads to boisterousness, rowdiness 
and vandalism.

Most of the people interviewed said that there was no overall serious problem with public 
safety.  ose whose jobs gave them a better overview (a member of the General Assembly, a 
social politician) have a more detailed picture.  ere are some burglaries and robberies and 
car thefts both at night and by day.  e local police station for the estate was closed down 
three years ago and there are no plans to reopen it. A police car goes round the estate every 
morning, but it does not drive within it, although there are many hiding places that ought 
to be checked. Vandalism in the buildings and public spaces is a constant problem and, as a 
politician interviewed pointed out, is becoming more and more frequent. A few years ago there 
was blatant drug abuse on the estate, but that seems to have diminished, possibly because other 
age groups moved in, or simply because the problem is now better concealed (other drugs, 
other places, stricter control). Many people emphasised the signifi cant role of the inhabitants 
of the Bachelors’ House with respect to the level of criminality; while that may well be the 
case, anxiety may be over-exaggerated.

8.3 Social exclusion, social inclusion and social cohesion

Jósaváros was always considered to be a fairly average segment of the housing market in 
Nyíregyháza.  e inhabitants did not represent either the lowest or the highest section 
of society. As described in section ., unemployment has been a crucial problem for the 
inhabitants, particularly those aged - and those people who are not even registered as 
unemployed and are constantly in and out of the labour market.

Ethnic minorities have never played an important part in the composition of the inhabitants. 
Roma do not often move onto the estate, because they could not aff ord to and in any case 
those selling their dwellings are rarely willing to sell to them.¹⁴  ere is only one exception; 
the Bachelors’ House, where the local government allocates rental dwellings and where the 
proportion of Roma families is higher than average for the estate (although estimates are 

 Roma families in Nyíregyháza live mainly in two more or less visually enclosed areas and are scattered throughout 
the downtown area.
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contradictory).  e Bachelors’ House has been dubbed ‘Chicago’, referring to the low class 
people and petty criminals living there.

 e infl ux of foreigners, mostly Ukrainians, is said to have pushed up the prices of dwellings 
in the last few years. Some Chinese traders moved onto the estate and have opened small shops 
in the common rooms of the buildings or in garages.  ey also sell some cheap products on the 
big open-air market in the city. No sign of the presence of any other culture was mentioned.

After the transformation in , the social life on the estate changed gradually, but 
basically; people no longer looked out for each other to spend their free time together, or 
to work to improve the surroundings of the buildings. Many poor people fell into a state of 
apathy; they now avoid the more prosperous people and vice versa.  ose who can aff ord to 
pay for services would happily pay (more) for them, but they are unwilling to participate in any 
free social work for the mutual benefi t of members of the community.

8.4 Sustainability

We should acknowledge that the time when the estate was constructed was referred to as 
‘material socialism’; there was no reason for planners to contemplate the social problems that 
beset us today (unemployment, particularly youth unemployment, less social security, increased 
criminality and so forth).  e planners did not pay any attention to sustainability issues. A 
good example is the case of parking. Twenty years ago the planners did not foresee the future 
level of motorisation, so just one garage for ten housing units was deemed suffi  cient. In short, 
the planning and construction of the estate concentrated on the satisfaction of basic needs at a 
low level and did not take the possibility of enhanced future needs into consideration.

 e planners looked at the urgent housing needs and used the economy of scale when they 
designed the estate. Csizmady asserted, on examining housing estates in Budapest, that the 
size of an estate increases the chance that its status becomes average or worse (Csizmady, ). 
Based on the size of the estate in terms of the number of residents and the density of housing, 
Jósaváros is categorised as a large-scale estate (around , people).  at means that the size 
itself is a determining factor and the larger the estate the less is the chance of having a high 
ranking on the housing market.

What should be done is to prevent future decline and make investments in the estate. 
 e leaders and experts of the City Management Company developed a plan for the total 
renovation of the public spaces.  ey set up two alternatives: one would satisfy the needs of the 
st century and possible EU sources could be involved; the other would just result in intensive 
maintenance of the public spaces.

 e Nyitás programme could also be considered as an investment of the municipality into 
the sustainable regeneration of the buildings, since its goal is to reduce heat consumption 
and increase the level of comfort of the dwellings.  e municipality also has plans for social 
sustainability, focusing on the most problematic area of the estate: the Bachelors’ House. A 
new type of social service is planned for that building, with individual mentors who could help 
people get services and jobs for families in crisis. A social-mental therapy unit for families in 
crisis is also planned, because many families have serious social problems.
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8.5 Conclusions

 e location of the estate is particularly favourable; it is close to the city centre and easily 
accessible, because it is located alongside two main roads. A zone of small size condominiums 
and family houses accommodating high-income groups surrounds it.  e physical closeness of 
the elite groups and the proximity of the College ensure a steady demand for both smaller and 
larger dwellings on the estate (rental and purchase) and this probably has a latent, but tangible 
eff ect on the estate. At the same time, the Sóstó Forest gives a feeling of contact with nature. 
But we should note that these physical and psychological eff ects are mostly concentrated on 
the Eastern side of the estate (Ószőlő Street) and are less perceptible on the other parts.

 e composition of the inhabitants was a mixture at the time the construction was 
completed at the end of the s with social rental dwellings, cooperative dwellings and the 
originally privately owned condominiums.  e social and economic changes in the last ten 
years made more expensive dwellings accessible for higher income groups and some of them 
moved out to other areas. During the period of the economic crisis the demand for housing 
decreased, as it did on the whole housing market. But in parallel with the economic boom 
housing demand has increased in the last few years.  e structure of demand for the estate 
has changed: students, young couples and lower middleclass families moved into the area. 
Naturally, the extent of the demand varies with the diff erent areas of the estate; the most 
popular buildings are those along Ószőlő Street.

 e composition of the inhabitants seems to be sustainable in the long run, but the physical 
state of the buildings provides everyday problems that could aff ect the market position of 
the dwellings.  e municipality tries to provide some assistance and fi nance for the housing 
associations, but these eff orts may not be enough.
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9 Conclusions

 e two estates that were examined in the study have much in common, but there are also 
some diff erences that are worth mentioning.  e basic diff erences probably originate in the 
diff erence on the housing markets and the diff erent scale of the housing units. Havanna is 
located in Budapest, in a city that off ers more than , dwellings. Havanna represents 
only . per cent of them, while Jósaváros in Nyíregyháza takes up . per cent of the city’s 
housing stock, although the housing estate itself is only half as big as Havanna. In Budapest 
people have more choice when they enter the housing market, so the housing stock can be 
more segregated. Havanna carries a stigma on the Budapest market, mainly on the basis of its 
past, while Jósaváros is an integrated and fairly average part of the local housing market. It is 
interesting to note how the offi  cials of Nyíregyháza think of the Budapest estates, as if they 
were a lot worse both in physical and social parameters, although visually the diff erence is not 
so obvious. Jósaváros in Nyíregyháza is located much closer to the city centre than Havanna in 
Budapest, which also contributes to the feeling the inhabitants have of being close to the city, 
while Havanna seems to be more marginalised.  e fact that the share of the dwellings that 
were originally privately owned in Jósaváros is three times greater than in Havanna could also 
contribute to its higher reputation, although this diff erence could disappear within a few years, 
since today the ownership structure of the buildings is nearly the same on the two estates.

 e population of the Jósaváros housing estate is a little older; there are more inhabitants 
over . And its residents are also less active economically.  e age structure alone does not 
explain the diff erence in the unemployment rates ( per cent in Jósaváros and  per cent in 
Havanna for residents over ); the diff erence is related more to the local labour market. 
Nyíregyháza is the capital of the least developed county of Hungary, although the city is much 
better off  than the surrounding territory.

Havanna was traditionally considered to be an estate in crisis.  at is why the municipality 
acted after the crisis became serious and took appropriate measures.  e eff ect of these 
measures on housing prices cannot be assessed yet. In Jósaváros the municipality, or some 
companies belonging to the municipality, had already realised that they should take some 
preliminary steps to avoid the devaluation of the estate.  at is why it is expected that relevant 
public space development will be undertaken in the next few years; the modernisation of the 
heating system in the buildings has already started. However, the modernisation of the heating 
system was implemented in the whole city, so it cannot be considered specifi cally as an estate 
measure.
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 e two estates have many more common features than diff erences even though they are 
situated in diff erent cities.  e most relevant issue is the sustainability of the housing estate 
itself in technical, environmental and social terms.

Both estates were built in the s; the construction of Havanna was completed at the 
beginning of the s.  is period is characterised by massive housing construction, when 
,-, dwellings annually were built, which means eight to ten dwellings/, 
inhabitants.  is large housing construction was an attempt to meet the serious housing 
shortage.  at is why quantity rather than quality was looked for. Even though the basic plans 
of the buildings of the big panel estates were imported from Russia, their technology was 
adapted to Hungarian standards, so they were better constructed than those in the former 
Soviet Union.  is transformation, however, did not result in good quality housing or energy 
effi  ciency.  e low energy effi  ciency led to the problem of high heating costs, which made 
these prefabricated dwellings the most expensive places in which to live. In this regard it is 
not surprising that the municipalities only rent out the panel dwellings to households who can 
prove they have suffi  cient income to fi nance the high running costs.

Sustainability concerning the public spaces is also a topic for discussion.  e estates were 
well designed in terms of their functionality, as the necessary commercial and social services 
were mostly built in parallel with the construction of the residential dwellings. Nevertheless, 
one service was seriously behind the times: parking.  e planners did not foresee the 
acceleration of motorisation that resulted in at least three times more cars on the estates than 
could be managed. Nowadays parking seems to be the problem that even planners have no idea 
how to resolve.

 e prefabricated panel housing estates present a monotonous scene: high-rise apartment 
blocks with an artifi cial layout of greenery.  e buildings are mostly large, often with hundreds 
of dwellings. As sociologists warned several times after these estates were constructed, the lack 
of intimate places and the image of a phalanstery cause alienation and results in resistance in 
the form of vandalism and violence.

 e sustainability of the housing estates concerning the social structure is also an important 
question.  e housing estates in the countries of Eastern Europe originally provided a kind 
of social mixture. In the s the dwellings constructed by the State were mainly allocated 
according to social need.  e selection criteria were politically infl uenced, but the ownership 
structure, the fact that cooperative buildings and private buildings were also constructed on the 
estates with higher status residents able to purchase their dwellings, made their composition 
heterogeneous. In the last two decades, however, a tendency towards a more homogeneous 
composition can be observed.  e more prosperous people left the estates in the s and 
s when the opportunity to buy or construct better quality dwellings and single-family 
houses became available with more State subsidies.  is outfl ow has resulted in the declining 
social status of most housing estates.  e only exceptions were the estates that were originally 
in a bad situation, such as Havanna. Here many households who could not aff ord to pay the 
housing costs or simply wanted to take advantage of the privatisation bought their homes in 
the privatisation process with a discount, sold them at market prices and left the estate.  us, 
exceptionally, the privatisation process and the subsequent wave of sales improved the social 
composition of the originally low status estates such as Havanna.

Even though there are serious problems with the physical, environmental and social aspects 
of the housing estates, this housing form can still be considered as relatively sustainable from 
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the point of view of the city as a whole (Tosics, ). Housing estates, with their well-
developed public transport connections, non-polluting district heating systems and relatively 
good public services can be considered sustainable from the public perspective and from 
the point of view of city development.  e problem is that the residents of these estates do 
not have the same evaluation criteria; their individual interests orient them towards the new 
housing forms and these are less sustainable from the public infrastructure perspective.

 us the question of what the future of the housing estates will be is interesting not only 
for the housing market, but also for the sustainability of urban development in the post-
socialist cities. Some - per cent of the urban housing stock is on prefabricated housing 
estates in the Central and Eastern European big cities.  us the future of the cities is seriously 
infl uenced by the future of this housing form, which from one perspective can be considered 
sustainable and from another less so.

 e estates may in the future be a temporary place for young couples that are only able to 
aff ord these cheap, small fl ats and will move out as soon as they have saved enough money. 
 is temporary status would be acceptable; municipal and State policies could be built on it. 
But attention should also be paid to the social segregation in the housing market that is going 
on. Provincial capitals are large enough to provide all kinds of housing and create housing 
segments. If segregation continues, then housing estates – or rather, certain housing estates – 
could be the target of low-income residence. Migrants do not seem to be potential residents in 
the near future in Hungary, since the country’s living standards are not as attractive as those of 
Western Europe and the administrative side of the migration process is very complicated.  is 
segregation process could be enforced by massive new single-family housing construction and 
the regeneration of downtown areas, although the pace of these processes is quite uncertain.

 e lowest housing layer – the sub-standard dwellings located in the downtown areas and in 
the suburbs – provides accommodation for the socially most disadvantaged; as yet the housing 
estates are far from being the lowest housing layer.  e question is whether housing estates will 
in time become the lowest layer in the housing market and if so what kinds of estate, or what 
parts of them.

Currently, most of the housing associations are struggling to cope with everyday maintenance. 
 e majority of them would say that the cause of the lack of maintenance is the lack 
of fi nancial resources.  is is of course true, but experience shows that institutional and 
organisational problems create many more important impediments.  e ownership structure 
– condominiums often mean dozens, or even hundreds of owners in one building – paralyses 
the renovation process, since people have diff erent needs and resources and these diff erences 
cannot be balanced.  e ownership structure also makes it well nigh impossible for a 
condominium to get a renovation loan. Even in this case experience has shown that property 
managers and common representatives can achieve miracles when they have the capacity and 
the knowledge to manage the regeneration process.

In spite of the fi nancial and organisational problems, in most cases those of everyday 
renovation can be more or less resolved.  e question is to what extent this would be 
suffi  cient. Even if there were major repairs, the buildings could be partially empty, or fi lled 
with troublesome households. In order to reduce the density that causes too many interactions, 
some buildings should be downsized. But how can this be done with so many hundreds of 
private owners?
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In the EU accession, the problem of the housing estates in post-socialist countries can 
be considered as one of the largest and most tangible challenges for the near future.  e 
question to be addressed is: how can the renewal process and partial downsizing be managed 
in the large housing estates which are fulfi lling some sustainability criteria (district heating, 
large green areas, good public transport), but are almost totally privatised (condominiums 
make decisions, local and central levels are not involved). How can this process be carried 
out without downsizing the already decreasing cities and without giving a further push to 
suburbanisation? To make this task even more complex, this exercise has to be completed 
under the circumstances of non-interventionist central and local governments and an 
extremely immobile population.

 e future of the housing estates is quite uncertain in Central and Eastern European 
countries.  e share of the estates in the housing sector, the organisational structure, the 
fi nancial capacity and several other factors are very diff erent from the Western European 
situation.  e Central and Eastern European countries do not have a vision of a possible future 
and there are no policies to tackle the problems.
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List of people interviewed

Havanna in Budapest
• Two deputy mayors of district 
• Head of the housing committee of the district
• Head of the social department of the district
• Head of the property management company of the district
• Head and two fellows of the District Management Company (public spaces)
• Head of the housing cooperative (Zrínyi)
•  e representative of the municipality in condominiums
• Head of the Cultural Centre
• Two directors of elementary schools
• Fellows of the Family-Care Centre
• Six common representatives and property managers of condominiums

Jósaváros in Nyíregyháza
• Major and deputy mayor of Nyíregyháza
• Member of the General Assembly of the city, also director of an elementary school in the 

estate
• Member of the General Assembly of the city, social politician
• Chief counsellor, Asset Management Department of the local government
• Chief engineer, City Management Company
• Chief engineer, technical department of the city
• Head of the human department of the local government
• Private property managers
• Head of the local community centre
• Diff erent inhabitants of the estate


