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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 on large housing estates 
in the city of Warsaw.  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 Ursynów 
and Wrzeciono in Warsaw, Poland 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 Poland. 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 Warsaw. An 
understanding of the large housing estates in this city requires information on the economic, 
demographic and socio-cultural developments at the urban level. Chapters - describe the 
housing estates. Finally, chapter  gives some conclusions.

 is report is concerned with Poland; 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 Poland

In the course of the th century, Poland faced three substantial transformations together with 
the threat of physical annihilation during World War II.  e fi rst transformation, after the First 
World War, was political independence and unifi cation after  years of partition.  e second 
transformation occurred after World War II; the imposed communist system, together with 
the consolidation of its power, which had the most dramatic infl uence on the contemporary 
state of the country.  e third transformation was the rejection of the communist system. In 
the course of these transformations, Polish society has been subjected to the universal processes 
of modernisation characteristic of Europe, including industrialisation and urbanisation and the 
processes of transformation from a traditional to a modern society. Modernisation processes 
were however adopted with some delay. Currently, at the beginning of the st century, Polish 
society is facing the transformation generated by European integration.

2.1 Economic developments

In the middle of the s, the US Ambassador to Poland, Nicholas Ray, referred to Poland 
as ‘ e Next Economic Powerhouse of Europe’. Poland maintained a high industrial growth 
rate in the fi rst year of the st century, accompanied by an equally strong improvement in 
labour productivity.  e impressive rate of growth in GDP was accompanied by a reduction in 
infl ation. In the second half of the s, Poland’s economic growth rate was among the best in 
Europe.  e last few years, however, have brought some problems in the further improvement 
of the main economic indicators. In the late s and beginning of the st century GDP 
increased, but at a lower rate. After this comparative slowdown, in the second half of  
some indicators of improvement can be observed. In  the real growth of gross domestic 
product was . per cent compared to  per cent in  (table .).

 e entrepreneurial spirit of the Poles has resulted in: the creation of a dynamic nationwide 
private sector, booming and increasingly diversifi ed exports and the development of a strong 
convertible currency (the zloty).  e prospects for the future economic development of Poland 
are based on a strong democracy, a large domestic market ( million people), well-educated 
human resources, a central position between Eastern and Western Europe, and abundant 
natural resources (coal, copper, agricultural land, natural environment).

 e globalisation and integration challenges need to attract direct investment in Poland. 
 e key element of the improvement of the Polish economy is the creation of conditions for a 
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much higher rate of export growth. An important economic challenge has been brought about 
by the decline of industrial production in the State sector; this decline has become the most 
important factor in the transformation of the labour market.

 e transformation of the industrial function in the post-World War II period can be 
divided into two stages.  e fi rst is the imposed socialist industrialisation that resulted in the 
creation of an irrational structure of industrial production over the whole country, together 
with a series of negative consequences for the organisation of regional and urban space, the 
social and natural environments.  e second stage of de-industrialisation can be subdivided 
into two sub stages: the fi rst, from , characterised by the deep economic recession and the 
collapse of the centrally planned economy; the second, after , characterised by adaptation 
to a market economy (which is yet to be completed) and slow economic revival.

Transformation to a market economy has brought about changes in the ownership structure 
of industry through a radical increase in the degree of privatisation of the diminishing number 
and smaller size of the industrial plants, a basic shift in the production structure through a 
substantial increase in the manufacture of consumption goods, and a decline in manufactured 
‘means of production’.

One of Poland’s key economic, political and social problems is the regional disparity 
inherited from successively the th century partition of Poland, the post-World War II 
shift of Polish territory westwards, the spatial policy under the communist system shaped by 
ideological priorities, the post- transformation of economic regulations to a free market 
economy, together with the functioning of the invisible hand of the market economy. As a 
result Poland entered the st century with substantial spatial disparities, the most evident of 
which are those between the western and eastern parts of the country and between the urban 
and rural areas.  e processes of European integration and globalisation (fi gure .) will shape 
the future spatial pattern of Poland.

Table . – National Accounts

1995 1996 1997 1998 1999 2000 2001 2002

Gross domestic product 
(constant prices)

A 107.0 106.0 106.8 104.8 104.1 104.0 101.0 101.3
I 100.0 106.0 113.2 118.6 123.5 128.4 129.7 131.4

Gross added value in 
industry (constant 
prices)

A 110.4 107.6 110.3 104.3 103.0 106.5 99.1 100.9
I 100.0 107.6 118.7 123.8 127.5 135.8 134.6 135.8

Gross added value 
in construction 
(constant prices)

A 105.8 102.8 113.6 109.3 103.5 100.0 92.0 92.9
I 100.0 102.8 116.8 127.7 132.2 132.2 121.6 113.0

Gross added value 
in market services 
(constant prices)

A 104.8 105.3 104.4 104.8 106.0 104.2 102.5 103.5
I 100.0 105.3 109.9 115.2 122.1 127.2 130.4 135.0

Domestic demand 
(constant prices)

A 107.0 109.7 109.2 106.4 104.8 102.8 98.3 100.8
I 100.0 109.7 119.8 127.5 133.6 137.3 135.0 136.1

Total consumption 
(constant prices)

A 103.3 107.2 106.1 104.2 104.4 102.5 101.7 102.9
I 100.0 107.2 113.7 118.5 123.7 126.8 129.0 132.7

Source:  Central Statistical Offi ce, 2003

A – previous year = 100; I – 1995 = 100
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A further key economic problem is the labour market situation. In general terms, the number 
of employed people dropped from ,.k in  to ,.k in  and the economic 
activity rate remained at the low level of . per cent.  e structure of employment by 
ownership sectors is like another market economy, that is to say, . per cent are employed in 
the public sector and . per cent in the private sector.  e consequence of the adjustment to 
market economy conditions in spite of very good structural changes is that an unemployment 
problem arose in .

Figure . –  e spatial structure of Poland in the st century (future scenario)
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 e spatial pattern of unemployment since the beginning of the s has remained stable. 
 e most seriously aff ected areas have consistently been the northeastern and northern 
voivodships, along with the southwestern part of the country.  e persistence of this spatial 
regularity is the result of very low residential mobility.  e national housing shortage, which 
aff ects even the more developed urban agglomerations, serves to maintain the spatial structure 
of unemployment.  e unemployment rate rose to . per cent and the number of people 
unemployed amounted to . million in September .  e Government assumed that 
unemployment would rise to . per cent by the end of , with a further jump to . per 
cent by the end of .

2.2 Demographic and socio-cultural developments

 e population of Poland increased from . million in  to the pre-war level of  million 
in  and to . million on the eve of transformation in . According to the last National 
General Census in , marking  years of post-communist transformation, the population 
of Poland had only increased by ,. In urban areas the population increase between  
and  was large, amounting to , people, while the population of rural areas decreased 
by ,. In the most industrialised regions (voivodships of Śląsk, and Łódź) the decline in voivodships of Śląsk, and Łódź) the decline in voivodships
population between  and  was . per cent.

 e contemporary demographic structure is the result of post-World War II evolution 
trends and short-term conditions generated by post-communist transformation. Poland was 
urbanised after World War II.  e proportion of people living in urban areas increased from 
. per cent in  to . per cent in  and, through the slowdown in the urbanisation 
process of the last two decades, to . per cent in .

Demographic development in Poland did not undergo any substantial unexpected change. 
 e slowing down of the rate of population increase since the mid s has been accompanied 
by an increase in the elderly population on the national scale and in urban areas, particularly in 
large cities. For the last four years we have witnessed a decrease in the population (fi gure .).

Figure . – Annual population growth as a percentage
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 e relatively low natural increase in - together with a negative balance of 
international migration led to stability and then a decline in the population of Poland. 
In addition, in  we had a negative natural increase, the fi rst since World War II.  e 
population has decreased by , since  (fi gure .).

 e process of the gradual increase of the share of the elderly in the population will continue 
for the next few decades. Parallel to the predicted relative decline of the younger population 
will be an increase in the productive age groups. Between  and  (National General 
Censuses) the share of people in the productive age range (- for men, - for women) 
increased from . per cent to . per cent.  ese categories increased by . million people. 
 e share of children (aged -) has dropped as a result of the fall in the birth rate in the 
s from . per cent in  to . per cent in .

In general terms, Polish society is ageing (fi gure .) and is becoming comparable with other 
West European countries, although Poland still remains relatively young. Between censuses, 
partly as a result of the population increase, the number of households also increased. However, 
household structure has also evolved. In general, as a consequence of the social and economic 
transformation, the size of households dropped from an average of . persons in  to . 
persons in ; the average size fell even lower in urban areas to a level of . persons, while 
households in rural areas remained on average at . persons.

 e most dramatic increase occurred for one-person households: from . per cent in  
to . per cent in .  e most signifi cant feature of this increase of one-person households 
is the increase of one-parent families (usually women) by , between  and .  is 
phenomenon has had a direct impact on the increased demand for housing and on its size 
structure.

In  the main source of income for . per cent of households had become the 
private sector (in  the share was only . per cent) and for . per cent of household 
from pensions, while the public sector remains the source of income for only . per cent 
of households (compared with  per cent in ). Since the end of the s and during 

Figure . – Natural increase in thousands
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the s there was a gradual decrease in all types of migration.  e main causes were the 
economic recession of the s and the emerging unemployment in the fi rst half of the s 
together with a permanent, severe housing shortage.  e redistribution of the population 
on the national scale is generated now by adjustment to a market economy and regional 
prosperity.  e most important push factor for migration is high unemployment, particularly in 
northern and eastern Poland.  e external migration rate is relatively stable, although it could 
be encouraged by European integration under the conditions of an increase in the number of 
adults seeking employment and the low rate of economic development in Poland since the end 
of the s.

2.3 Housing market developments

 e economic and political transformation in Poland also embraces housing.  e National 
General Census  has provided good comparative perspectives for the evaluation of 
the social and economic transformation in housing.  e housing stock in Poland increased 
between  and  by . per cent. In  there were ,k dwellings, ,k of which 
were inhabited and k were standing empty.

 e basic transformation in housing concerns fi rst of all the shift of ownership, particularly 
in urban areas. On a national scale, the share of private dwellings increased to . per cent in 
 (from  per cent in ), and in urban areas to . per cent in  (from  per cent 
in ). Currently, the second largest ownership category contains the housing association 
dwellings; these account for . per cent of the housing stock, with . per cent of the 
dwellings the property of housing association homeowners.  e rest of the housing stock is the 
property of the municipality (. per cent), a private company (. per cent), the State Treasury 
(. per cent), and . per cent social housing (TBS).

 e changes generated by the political transformation concern ownership titles and 
the usage of the housing stock. According to the State Offi  ce for Housing and Urban 
Development, in the housing association sector, the basic titles to the use of a building or 
dwelling include: ownership or tenancy of a dwelling and a cooperative right to a dwelling 

Figure .  – People in post-working age as a percentage of the total population
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that can be of an ownership type (condominium) or tenant type.  e cooperative ownership 
right to a dwelling is a transferable and heritable right, while the right of a housing association 
tenant to a dwelling cannot be transferred or passed on to heirs.

 e housing problem on the national scale is also made apparent by analysing the data of 
housing in a substandard condition.  e National General Census  revealed that housing 
was of poor quality for . per cent of the population and of very poor quality for . per cent. 
In numerical terms, these percentages amount to . million people, with nearly  million of 
them in urban areas.

Housing remains one of the most important social and economic problems in Poland. It is 
characterised by:
• a very high defi cit of dwellings, estimated at . million units;
• a concentration of the defi cit in large urban areas with a relatively low unemployment rate;
• an expected accumulation of housing needs resulting from the demographic structure. In 

the - period, the share of the population in the age group - years will grow by 
. million and the share of the population in the age group above  is also expected to rise;

• the depreciation of a signifi cant part of the existing old housing stock, . million units of 
which are expected to be totally demolished.
 e rate of completion of new dwellings within the last decade is insuffi  cient to reduce the 

housing defi cit (table .).

 e shortage of dwellings has a debilitating eff ect on people wishing to change their place of 
residence. Only on two occasions in the past – directly after World War II, and in the s 
(in connection with the biggest industrial investments of the period of centralised economy) 
– were industrialisation and urbanisation accompanied by intensive housing construction.

A severe housing crisis began in the early s.  e regression of housing construction 
was accompanied by the growth to adulthood of the post-war generation, together with the 
second wave of demographic growth. Further decline of the housing construction sector was 
observed in the period of the implementation of market reforms. Dwellings became a very 
expensive good as a result of the elimination of subsidies for the quasi-State sector of housing 
associations and the introduction of the credit market price, the lack of long-term capital in 
the banking sector, and a high infl ation rate.

 e consolidation of the phenomenon of the housing shortage increases the social and 
economic costs of economic reforms. Without an increase in the number of dwellings and 
without the guarantee of free choice of where to live, no increase in population mobility can be 
achieved. Neither can any decrease in the costs of the passive struggle against unemployment 

Table . – Dwellings constructed in the last decade

Year 1991-1995 
(average per year)

1996 1997 1998 1999 2000 2001

Number of dwellings  
completed in thousands

101.4 62.1 73.7 80.6 82.0 87.8 105.9

Source: Central Statistical Offi ce, 2003
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be achieved (decrease in unemployment benefi ts), nor can the barriers to the restructuring and 
development of the economy be reduced.

Currently, we can identify the following categories of housing construction in Poland.  e 
fi rst is that implemented by the housing association, designed for the members of the housing 
associations.  e second concerns municipal construction fi nanced by the gmina budget gmina budget gmina
(usually with the character of public assistance or intervention).  e third is construction by 
a company (State or private) designed for the company’s employees.  e fourth category is 
housing constructed by various investors for sale or rent.  e fi fth category is social rental 
housing that consists of dwellings built by the Social Housing Association (TBS) and fi nanced  
partly by the National Housing Fund (KFM).  e last category consists of private construction 
undertaken by private persons for their own use, or for sale or rent.

2.4 Housing policy

Polish housing is considered to be in a state of permanent crisis.  is situation can be readily 
substantiated by the quantitative shortage and the qualitatively unsatisfactory state of repairs 
and modernisation.  ere are few patterns of adjustment to this situation. Financial limitations 
are the most frequently quoted barriers to housing investments.  e burden of the poor quality 
of the estates of multifamily housing from the s and s and subsidies currently paid 
for loans issued in the late s and early s are the most striking examples of the barriers 
raised by the heritage of the past.

For many years, representatives of the Polish housing sector have expressed diff erent 
opinions when discussing crucial topics such as the causes of the crisis, the choice of the 
necessary systemic solutions, and detailed regulatory activities.  e diff erences of opinion 
between housing professionals and interest groups make the housing debate a political issue. 
 ere are so many diff erent opinions on how the housing crisis could be brought to an end; the 
overriding impression is that there is no housing policy.

 e draft comprehensive housing reforms were prepared and announced in the years -
. Diff erent political options prevailed in the years - and basic elements of the 
programme were implemented (with some modifi cations), promising a rapid improvement in 
the housing situation.  e main directions of the housing policy were oriented towards the 
market and decentralisation, but small changes and regulatory interventions were subordinated 
to political options and lobbies linked to them. As a result, the policy was neither transparent 
nor understandable for the public and divided academics and politicians even further.

2.4.1 Directions of the Polish housing policy in early 1990s
 e transformation from the socialist to the market-oriented organisation of construction, 
fi nancing, and management of housing must be painful for the great majority of the people 
concerned, especially those living under the conditions of a severe housing shortage, high 
infl ation, a lack of accumulated investment capital for housing, and extremely low incomes. 
 e ratio of the average income at the price of  m² of fl oor space is unfavourable for housing 
progress in the country considering that at the beginning of the s, an average monthly 
salary would allow one to buy .-. m² for a new dwelling. At the beginning of the s 
this ratio was extremely low, when free market prices of construction materials and services 
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coexisted with strong, anti-infl ationary income controls in the public sector.  e liberation of 
prices was a prerequisite for market forces to start operating. Steadily increasing real personal 
incomes does not protect the national policy against falling demand.  e gaps between the 
incomes and capital of the more prosperous groups and the poor are growing and relatively 
many people are unable to meet their basic housing needs adequately. Political debate and an 
unstable situation on the housing market allowed developers to increase prices rather than 
effi  ciency, at least in the more affl  uent segments of the market.

On the other hand, the decrease in housing completions does not simply depend on the 
volume of State subsidies. Despite the decrease in the late s of State subsidies measured as 
a percentage of central budget expenditures for housing, the numbers of completed units rose 
in  and .  e relation between the decrease of budgetary funds designated for housing 
construction and the number of dwellings built is not straightforward; the number of new 
units has decreased faster as the State has withdrawn from State fi nanced housing subsidies 
(table .).

 e shock therapy of the beginning of transformation revealed that the real demand for 
housing, based on the market price of commodities and capital, was low.  e reforms were 
initiated in the sphere of fi nancing new investments.  e collapse of housing construction 
is commonly associated with changes in the credit system, especially the withdrawal from 
preferential interest rates as of  and from the amortisation of part of the credit through 
the State budget resources as of . At the same time, however, a mechanism was introduced 
to assist the banks through the State budget. In the years -, borrowers were obliged 
to pay for a mortgage by an amount equal to  per cent of their net income.  e budget 
temporarily purchased a part of the remaining debt and the interest to be paid on these 
mortgages. Although the scheme closed in , it still serves the ‘old debts’ (that is, the loans 
granted before the end of the fi rst quarter of ) and this has led to the situation in which a 
high share of the State budget housing expenditures is designed to resolve the problem of past 
investments.

 e debate on long-term mortgages should address the psychological aspects of borrowing 
and the attitudes of the potential borrowers.  ere are several other arguments asserting that 
it is not only the question of insuffi  cient funding that limits the demand. If resources are 

Table . – Budgetary expenditures and completed dwellings in Poland, -

Year Participation in GDP 
(percentage)

Central budget expenditures 
for housing  (percentage)

Number of units completed 
(in thousands)

1992 2.0 7.5 133.0
1993 1.3 4.4 94.4
1994 1.3 4.4 76.1
1995 1.0 3.4 67.1
1996 0.9 3.4 62.1
1997 0.8 3.0 73.7
1998 0.6 2.3 80.6
1999 no data no data 82.0

Source: Statistical Yearbooks, 1993-1999
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allocated within inadequate institutional and organisational structures, it is quite likely that the 
results will not meet the expectations.

Systemic transformation in the housing sector was carried out in the years -.  e 
primary objectives of the reforms were:
• to eliminate the hegemony of the State and its implementation of the decision-making 

processes and fi nancial involvement in the processes of housing construction, funding, and 
managing;

• to pass on to local governments the authority to programme and implement housing policy 
for local communities;

• to provide the motivation for individuals and companies to save for and invest in housing;
• to develop a system of housing mortgages;
• to create a variety of schemes for acquiring an apartment adjusted to the individual fi nancial 

circumstances of various social groups.

A programme of aff ordable rental housing, refl ecting the section above, is commonly quoted as 
an example of a comprehensive and realistic housing programme for the transitional stage as 
has been implemented in Poland.

2.4.2 Directions of the Polish housing policy in the late 1990s
 e last pronouncement of State housing policy describes the second stage of housing reform 
as additional legal and institutional arrangements permitting the achievement of the following 
detailed objectives:
• creation of the conditions for an increased supply of housing and a reduction in housing 

development costs;
• completion of housing management reform (including an increase in rents, improvement 

of the housing allowance system, implementation of loans for renovation and thermal 
modernization);

• growth of the rental sector;
• resolution of the fi nancial problems inherited from the past;
• increased availability of owner-occupied housing through a wide range of market-based 

mortgage loans;
• increased competition among investors and contractors;
• improvement and equalisation of housing conditions in cities, towns, and rural areas.

Critical opinion concerning several instruments implemented during the fi rst stage of 
the reforms led the policymakers to abandon some parts of the programme (tax relief for 
construction, Bausparkassen/German model) and to strengthen the existing programme 
(housing allowances, social rental housing), or launch new programmes such as support for 
the renovation of the existing stock, communal infrastructure, housing accessible to people 
on low incomes, enhanced aff ordability of mortgage loans.  e main reason for discontinuing 
the existing instruments was the high cost of the programme for the State budget and 
inconsistency with the philosophy of social and economic reforms. Construction tax relief can 
serve as an example of changing the macroeconomic philosophy; however, the arguments for 
eliminating this tool are of a political nature.
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 e implementation of housing policy has been entrusted to local government authorities. 
 eir responsibility is to provide housing that satisfi es the needs of the inhabitants of the 
gminas. Since , the National Housing Fund (KFM) has been able to help gminas meet the gminas meet the gminas
housing needs of the least well off  and can give grants to the gminas for the development of gminas for the development of gminas
technical infrastructure accompanying housing construction projects.

After more than  years, the law regulating property ownership has reinstated the full 
ownership of dwellings and defi ned the way to establish the separate ownership of dwellings, 
including the rights and obligations of the property owners.  e law has also set out the 
regulations for real estate management where that is the common property of a number of 
people.

 e priorities in housing policy according to the State Offi  ce for Housing and Urban 
Development include:
• development of blocks of aff ordable apartments;
• introduction of market rules to facilitate the sound management of the existing housing 

stock through realistic rents, the modifi cation of housing allowances, the separation of the 
social and economic spheres, and the protection of the existing housing stock (renovation 
and modernisation programs);

• enabling the growth in the supply of dwellings through, among other things, an increased 
supply of land developed for housing with the infrastructure necessary for the development 
of housing.

2.4.3 Needs for further improvement
In the s, the main direction of State infl uence on housing was the macroeconomic policy 
of development and stabilisation. Government housing policy is based predominantly on 
the creation of the appropriate conditions for housing in a macroeconomic and regulatory 
environment. Subsidiary functions are relatively weak.

In comparing Polish national policy with West European and some East European 
countries, the non-existence should be stressed of fi nancial and legal instruments for the 
modernisation of individual buildings and the revitalisation of residential districts in the cities. 
 e development of incentives addressed to selected social groups seems also to have been 
deferred.

 e issue of modernisation and renewal has become a most urgent matter.  e shortage of 
dwellings dominates the nationwide debate on housing and ‘the modernisation gap’ attracts 
less public attention. Currently, several solutions are being proposed for supporting repairs 
and modernisation; they include communal investment credit (for local authorities to develop 
infrastructure for housing), renovation credit (for the owners and managers of residential 
buildings, with a subsidised interest rate), and the expansion of the existing thermal insulation 
loan scheme. Together with the project designed to increase the aff ordability of owner-
occupied units for young families, the total expenditures of the State budget will remain at the 
same level as in the last few years.

An analysis of household budgets together with studies based on questionnaires reveal that 
about - per cent of families cannot aff ord to buy an apartment. With the existing high 
interest rates and lack of long-term capital support from the State for low-income households, 
home ownership would cost more than assistance in the development of the rental stock they 
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rent. Ideologically, one can also attract broader public acceptance for spending public resources 
on subsidising investments that can serve many subsequent users than for programmes that 
would increase an individual’s capital. Rental stock creates the bridge between housing and the 
labour market.  e shortage of apartments in Poland is presenting a rigid barrier to migration 
processes. Adaptation processes in the labour market require a more mobile situation on the 
housing market. On the other hand, the experiences with substantial governmental support in 
terms of the legislation, organisation, and implementation of long-term loans when the real 
fi nancial involvement was modest suggests that direct fi nancial involvement is crucial.

 e resolution of the housing question in Poland should be assisted by indirect State 
intervention and the development of aff ordable housing in apartment blocks should become 
one of the priorities of State housing policy. One of the latest attempts is the formation of the 
social-rental housing programme established in /.  is program is based on elements 
imposed on the housing system in Poland, namely: fi rst, the provision of preferential long-
term capital for the fi nancing of the construction and modernisation of dwellings for letting, 
where rental payments cover both the credit repayment and the maintenance costs.  e second 
is the establishment of a specifi c type of social landlord – Social Housing Associations (in 
most cases, commune-owned companies).  is housing programme is intended, however, 
for the tenants who cannot aff ord owner-occupied housing, but can pay economic rents. On 
behalf of the State the National Housing Fund (KFM), operating within the structures of the 
National Economy Bank, executes the tasks resulting from State policy in the fi eld of housing 
management and housing development. Currently, granting credit to social rental construction 
constitutes the main responsibility of the NHF.

Credits from National Housing Fund resources are extended up to  per cent of the 
investment construction costs; it is expected that they should be subject to amortisation up 
to  years. At the beginning, in the - period, the demand for credits for social rental 
housing was low.  e interest in social-rental housing construction has grown considerably 
since .  e number of dwellings fi nanced increased from  in  to , in  (the 
total for the period - is , dwellings). In the year , for the fi rst time, not all 
applicants’ needs have been met, because of the lack of credit capital.

Dwellings fi nanced with NHF resources transferred for use in the years  and  
constituted about  per cent of the total number of dwellings constructed in Poland in that 
period.  e shortage of capital for the National Housing Fund mortgages caused a drop in the 
provision of new social rental housing in the year .  e total housing costs in social-rental 
housing often become comparable with the exploitation costs of dwellings developed through 
communal resources where rents are low, but the technical infrastructure (supply of water, gas, 
central heating, electricity), costs are high, resulting from the low standard of such buildings.

 e implementation of the new institutional and legal resolutions after  as a result of 
the political and economic transformation has introduced a basis for a free market housing 
operation in Poland. First of all, the hegemony of the central government in the provision 
of new housing, fi nance, and operation has been eliminated.  e decentralisation of housing 
policy and the shift of power from central to local government resulted in most housing assets 
belonging to the State treasury and State-owned enterprises were communalised – that is, the 
local authorities (gminaslocal authorities (gminaslocal authorities ( ) became owners and the principal actors conducting housing policy 
for local communities.
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 e crucial factor that has had a decisive infl uence on the situation of large housing estates was 
the removal of the formal monopoly of housing associations in the provision of the design and 
maintenance of the majority of the housing estates in Polish cities.

2.5 Conclusions

 e Future Studies Committee ‘Poland  Plus’ of the Polish Academy of Sciences has 
elaborated the conditions for long-term development.  eir most important recommendation 
was the concentration on three priorities for the next  years: improving the eff ectiveness of 
management; increasing the innovativeness of the society; the economy, and the establishment 
of a pro-market approach in the mentality of society.

 e projected changes in the demographic structure have been treated as an argument for 
investing in the future through education. After , because of the projected demographic 
changes, the productive potential of the country will decrease.  e necessary improvement 
of the material and housing situation of young people will be most important. An ageing 
population will also need the basic improvement and creation of modern forms of care by 
creating a special market of goods and services, including in the housing sphere.
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3 Warsaw: a general overview

Warsaw, the capital city of Poland is located on the Vistula River, in the eastern part of the 
country, on the Mazovian Lowland. Warsaw is one of the most important economic centres, 
but it does not dominate the rest of the country as the capitals of Hungary and the Czech 
Republic do.  e position of Warsaw, as a leader of transformation (fi gure .), has led to the 
region becoming not only the place with the highest concentration of prosperous people, but 
also the largest contributor to GDP on the regional scale in Poland (. per cent in ). 
Despite its substantial domination in the social, economic, and administrative domains, 
Warsaw has never developed as a typical primary city. Furthermore, the pre-eminent position 
of Warsaw was challenged in the s by Krakow on the grounds of cultural, scientifi c, and 
spiritual values, then by Gdansk on the grounds of political power, and also by Poznań, on the 
basis of its economic leadership in the transformation.

Figure . – GNP per capita in  by NUTS-
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As a large economic centre and the capital city, Warsaw has a substantial infl uence on the 
diff usion of the modernisation process in the eastern part of the country. Warsaw and its 
metropolitan area are accumulating a large share of the foreign investment.  e European 
integration and globalisation processes will have a substantial impact on future development 
in the Warsaw Metropolitan Area ( Jałowiecki, ; Kukliński, ; Kukliński et al., ; 
Korcelli, ; Węcławowicz, ). On the regional – Central European scale, the Warsaw 
metropolitan area could be perceived as the ‘Eastern End of the Trajectory’ of economic 
development (Korcelli, ), or as a potential gateway for the European Union to Eastern 
Europe (Węcławowicz, ).

3.1 General description of the city

 e space of Warsaw has a very diff erentiated and rich structure in terms of land use. Most 
of the densely built-up areas are concentrated on the left bank of the Vistula River where 
most functions of a central historical monument and services characteristic of a capital and its 
population are located.

 e population of Warsaw is unevenly distributed (table .).  e most important current 
demographic problem is the ageing of the population, particularly in the central part of the city 
in the districts of Śródmiecie, Ochota and Żoliborz.  e population of Warsaw is relatively 
stable, but in the years - there was an actual decline amounting to , people. As a 
result, the share of the Warsaw population in Poland is falling.

Table . – Population by districts in  as of March 

Districts Total Population per 1 km2

The Capital City of Warsaw 1,624,661 3,143
Bemowo 102,560 4,111
Bialoleka 48,529 665
Bielany 143,134 4,426
Ochota 82,756 8,514
Mokotów 225,710 6,372
Praga-Poludnie 178,041 7,955
Praga Pólnoc 73,227 6,412
Rembertów 24,833 1,287
Sródmiescie 136,587 8,772
Targówek 124,560 5,143
Ursus 44,091 4,716
Ursynów 121,574 2,776
Wawer 60,613 760
Wesola 14,916 659
Wilanów 13,052 355
Wlochy 38,595 1,348
Wola 146,425 7,599
Zoliborz 45,458 5,367

Source: Central Statistical Offi ce, 2003
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WlochyẂlochyWlochy´WlochyWlochyẂlochy´WlochyẂlochy
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Economic activity has been encouraged by the transformation that has changed the 
employment structure of the city and the character of ownership. Currently, more than , 
companies are registered in the city; most of them are private fi rms (table .). A relatively 
small number of companies in the research areas of Bielany and Ursynów are the result of the 
predominantly residential character of these estates. Warsaw also has the highest concentration 
of companies with foreign capital.

Service industries have become the most important economic sector in Warsaw, employing 
over  per cent of the workforce.  e visible result of the expansion of the service sector is the 
construction of new modern offi  ces and a modern shopping centre.

As recently as  six new offi  ce buildings in the CBD and  other buildings outside the 
centre were completed. In  the modern offi  ce space reached ,, square meters. In 
spite of the large production of new offi  ce space, the rents remain high. In , rents were 
about  US dollars per m² per month in the CBD and  US dollars per m² outside the city 
centre.

Currently Warsaw has , m² of retail space and a further , under construction. 
Hypermarket and accompanying commercial centres have substantially changed the shopping 
behaviour of Poles. Also in Warsaw, Galeria Mokotów, the fi rst integrated shopping and 
entertainment centre in Poland was opened, followed by the largest shopping centre in Poland 
– Wola Park (with a hypermarket,  retail outlets, a cinema, a pool hall, a swimming pool and 
fi tness club) and enormous facilities ‘Centrum Handlowe Wileńska’.

One of Warsaw’s advantages is its large expanse of open and green space. Warsaw is adjacent 
to several forests and landscape parks. Within the city limits we can fi nd the Kabacki Forest 
and plenty of park complexes forming together a rich intra city vegetation system.

As a result of a law that came into force on th October , the Capital City of Warsaw 
has become one borough (gminahas become one borough (gminahas become one borough ( ) – a city with the powers of a county (powiat) – a city with the powers of a county (powiat) – a city with the powers of a county ( ).  ere were  powiat).  ere were  powiat
districts established: Bemowo, Białołęka, Bielany, Mokotów, Ochota, Praga-Południe, Praga-
Północ, Rembertów, Śródmieście, Targówek, Ursus, Ursynów, Wawer, Wesoła, Wilanów, 
Włochy, Wola, Żoliborz.  e study areas are located in Bielany and Ursynów.  ese districts 
replaced previously existing gminas (units of territorial division with the same territory). gminas (units of territorial division with the same territory). gminas

Table . – Entities of the national economy recorded in the REGON register in gminas and districts 
by ownership form in  (as of  September)

Specifi cation The Capital City 
of Warsaw

Gminas

Bielany Ursynów

Total 254,362 18,837 17,969
Public sector 3,540 316 102
Private sector 250,822 18,521 17,867
of which:
Private companies 53,296 3,203 3,347
Companies with predominance of foreign capital 12,015 423 518
Cooperatives 1,565 61 106
Foreign small-scale enterprises 73 9 4
Natural persons 169,844 14,149 13,285

Source: Statistical Review Warsaw, 2002; Central Statistical Offi ce, 2002
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Currently, since the inclusion of the urban gmina Wesoła in November , Warsaw covers gmina Wesoła in November , Warsaw covers gmina
an area of  km² (fi gure .) and has a population of ,, (as of  March, ).

Previously, the Capital City of Warsaw was a union of gminas administered according to the gminas administered according to the gminas
Law of March th,  regulating the self-government of gminasLaw of March th,  regulating the self-government of gminasLaw of March th,  regulating the self-government of .  e Capital City of Warsaw 
has had a legal character.  e City’s duties included: planning and strategy, public undertakings, 
especially with respect to infrastructure, the initiating and expansion of gminas in cooperation gminas in cooperation gminas
in order to accomplish these undertakings, support for gminas in order to compensate of gminas in order to compensate of gminas
extreme disproportion in the scope of local communities needs, Warsaw property management. 
Currently, the Warsaw City Council (represented by  members) and the Mayor of Warsaw 
exercise authority in Warsaw.  e Mayor of Warsaw therefore deals with tasks concerning the 
whole city and coordinates administrative activity in the district concerning local matters.

3.1.1 The roots of the social disparities in Warsaw’s space
 e extent of spatial disparities in the city is the outcome of numerous processes that have 
accumulated in time and space. Warsaw, a city that was destroyed during World War II and 
lost most of its residents, has gained a new social and technical structure.  e forty-year 
development under centrally planned economies has contributed to the reshaping of its 
structure.  e implementation of communist rule had numerous consequences for the city’s 
development.

After World War II, ideological priorities became important.  e rebuilding of the 
national heritage and the whole city came together with the formation of a ‘socialist city’, 
with a substantial working-class share of the population. Warsaw absorbed all the central 

Figure . – Administrative division of Warsaw and population of ,, as of March , 

Source: www.um.warszawa.pl
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administration and political organisations. Strong centralisation and central control of all areas 
of social, economical and political life of the country led offi  ce workers, party offi  cials, and 
professionals to accumulate. In order to balance white-collar employment, the steel industry 
was introduced to the city. Consequently, the working-class population also grew in numbers. 
In spite of the ideologically imposed housing policy and over-industrialisation of the city, the 
percentage of white-collar workers exceeded that of the blue-collar workers during the whole 
post-war period.

Of course, the social and professional diff erentiation made the intra urban residential 
diff erentiation particularly important through the concentration of demand for specifi c 
housing for particular social and professional groups. In spite of the offi  cially declared 
egalitarian principles of social housing policy, the socio-spatial disparities persisted.

One of the most infl uential elements of the socialist transformation of socio-spatial 
structure of the city seems to be the housing policy, especially its evolution. Particular groups in 
society have been allocated to particular locations characterised by specifi c housing conditions. 
 e groups competed for particular conditions and locations.  e actual status of the housing 
stock and housing condition is a crucial element in understanding the existing structure and 
predicting future transformations.

 is analysis has shown that the egalitarian policy offi  cially declared by the communist 
government was only partly successful.  e diff erentiation of housing conditions of diff erent 
social strata and of diff erent areas of the city persists, although it decreased dramatically in 
comparison with the pre-war situation (Węcławowicz, , ).

At the beginning of the s the reverse process started to become stronger.  e socio-
spatial disparity became very evident.  e analysis of  data for Warsaw (Dangshat and 
Blasius, ) indicated the growth of disparities and situations similar to those found in West 
European cities.

 e economic and socio-political crisis of the late s and early s led to the 
identifi cation of additional diff erentiating factors of socio-spatial disparity.  ese factors relate 
fi rst of all to the existence of numerous privileges in obtaining access to new housing and 
the existence of very prosperous elite areas in contrast with vast areas of urban poverty and 
pathology.  ese disparities could not however be traced directly from the statistical data.

 e allocation policy for new housing favoured younger families with children, but the 
housing associations’ waiting lists were not properly respected. Political criteria and corruption 
dramatically infl uenced individuals’ chances.  is was particularly the case in the s. Again, 
the criterion of the social value of the labour force determined arbitrarily by political bodies 
had the priority in the central allocation system.  erefore, egalitarian trends characteristic of 
the s and early s were abandoned during the s.

 e general tendency of intra urban disparities has increased.  e general socio-spatial 
structure as of  has only changed radically in areas where new housing has been 
introduced.  e preservation of old structures is the result of housing shortages and very 
low intra-urban mobility.  e areas of high status in  generally became more segregated 
socially and absorbed more representatives of higher social groups. Lower status social and 
professional groups also inhabited the areas of low and very low social status. As a result, socio-
spatial disparities increased.

 e vast new areas of radical transformation of social character have included Ursynów-
Natolin, Tarchomin, Gocław and Bemowo.  ese areas on new housing estates became the 
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object of competition throughout the s and s; the analysis of segregation in  of 
the population by education and by household type indicates that higher social groups were 
successful in gaining access to the new housing.

 e indicator of transformation is comparison, the distribution of workers for example.  e 
preservation of the general socio-spatial structure of Warsaw becomes evident when comparing 
the situations for ,  and .

In a more detailed analysis, one can observe the increased concentration of workers in 
particular areas.  e segregation index for workers in  was estimated at the . level. It is 
much higher than for any other segregation index, for groups classifi ed according to individual 
educational levels, for example.  e central part of Warsaw is characterised by a very low 
percentage of workers, as in the pre-war period in , and in .  e percentage of workers 
is very low even in Ursynów-Natolin, the new and the largest housing estate.  is area can be 
treated as a sector development of Mokotów – traditionally a high status area. At the same 
time, the area of Tarchomin, also a new housing estate, reveals a high percentage of workers 
reinforcing the traditional character of a low status area of this part of Warsaw.

3.2 Neighbourhoods in the city

Warsaw as a whole has to some extent inherited its well-established socio-spatial structure 
from pre-war times and confi rmed basically under communism. Transformation erased 
the administrative restrictions on settlement, so Warsaw became an open city, although 
economically closed. For many citizens living in Warsaw has become too expensive, although 
there is no chance of moving, because of the housing shortage and unemployment. For new, 
poor immigrants housing became inaccessible, or they are marginalised in very badly paid jobs 
and poor housing in emerging areas of extreme deprivation. A parallel infl ow of wealthy people 
also contributes to the new polarisation.

 e housing situation is a basic indicator of transformation. After a steady decline in 
housing construction in the fi rst half of the s, in the second half we could observe a 
gradual increase. In , the index of new dwelling supply reached the level of . per , 
inhabitants compared with only . in . In spite of the booming production of new housing, 
nearly  per cent of Warsaw’s residents still live in prefabricated apartment blocks erected on 
large housing estates in all districts.

Now access to housing has become regulated by rigid market mechanisms (table .). New 
housing construction represents substantially better quality and an increasing reorientation 
to higher-income social groups. In general terms, the improved standard resulted in the new 
housing stock ceasing to be accessible to households with average incomes. On the other 
hand, the limited number of prosperous consumers supports a relatively lower level of housing 
construction.  e cheap housing construction, subsidised by the State, has disappeared; the 
existing production stock is not aff ordable for the majority.

 e most dramatic changes occurred in the new cooperative housing production, which still 
contributed . per cent of total new housing in Warsaw in , while the private investors’ 
and developers’ share of new production was . per cent.  e new tenants typify a social 
category with an income well above average. So the housing associations’ housing stock, which 
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is in principle egalitarian, became the major source of the income segregation of its tenants, or 
has been transformed into housing associations for the prosperous. A new phenomenon since 
World War II is the existence in Warsaw of empty new fl ats waiting for tenants while the 
waiting list of members is still very long.

Another important factor of the socio-spatial disparity observed is the housing quality.  e 
state of housing in Warsaw indicates that, in spite of the transformation, Warsaw still has the 
most urgent housing problem (table .).  e quality of the existing stock and the accessibility 
to new dwellings is quite low.  e intra-city discrepancies in housing quality are growing. 
 ere is a particular lack of renovation of ‘old’ public stock on the one hand, and of visible 
improvements in the quality of estates built in the s on the other.  e specifi c pressure on 
Warsaw’s housing market comes from a relatively high demand for rental and owner-occupied 
dwellings. Because of the unstable market, in Warsaw the costs of new dwellings and the rents 
on the secondary market are both about twice as high as those in other big Polish cities.

 e housing fi nance system has in principle been adjusted to the market conditions, but 
persistent high infl ation makes housing non-aff ordable to the population at large.  e 
rationalisation of the maintenance of communal housing has been introduced by the 
implementation of the new legislation on rents and housing allowances.  is market oriented 
rent reform regulates the rent increase in housing association and municipal dwellings and the 
partial withdrawal of subsidies, together with the problem of rent arrears resulting from the 
reduction of income of many families. In , over . per cent of housing association tenants 
were not paying rent and . per cent had owed rent for longer than three months.  e situation 
is worst in municipal housing. In , in some extreme cases, in the commune of Ursus, as 
many as . per cent of the inhabitants of the municipal dwellings owed rent for longer than 
three months, while in the commune of Centrum, where the municipal housing represents a 
still higher proportion of the housing stock, as many as . per cent of the residents have had 
fi nancial problems and as many as . per cent owed rent for longer than three months ( e 
Warsaw Housing Report, ).  ese fi gures refl ect the poor economic situation of many 
households and could be the fi rst approximation indicator of deprivation (table .).

Table . – Off er prices of dwellings in December 

Regions of 
Warsaw

Prices of dwellings (the following useful fl oor space)

up to 30 m2 31-40 41-50 51-60 61-70 71-80 more than 
80 m2

1000s PLN for 1 m2 (minimal-maximal)

Mokotów 3.93-4.90 3.42-6.72 3.16-5.96 2.75-4.51 3.00-11.4 2.99-3.44 2.41-6.18
Ochota 3.68-4.61 3.00-4.70 3.57-4.49 2.90-3.68 3.11-3.98 3.73-4.40 3.41-5.55
Praga 
Poludnie

3.40-4.60 3.29-3.53 2.92-4.58 2.50-3.62 3.33-3.39 2.57-3.59 2.45-2.80

Praga 
Pólnoc

3.14-3.50 2.73-3.20 2.64-3.20 2.67-2.92 2.57-2.83 2.33-3.30 2.08-2.75

Sródmiescie´Sródmiescie´ 4.04-8.00 2.94-6.76 3.47-6.16 3.30-4.91 3.80-6.40 4.00-5.37 4.08-5.34
Wola 2.67-5.16 3.35-4.32 3.00-4.90 2.73-4.15 2.82-3.31 2.72-4.20 3.76-5.98
Zoliborz 2.73-4.37 3.11-4.40 2.81-4.08 2.74-4.21 2.90-10.0 3.61-4.00 3.02-6.97

Source: The Warsaw Housing Report, 2000

Poludnie´PoludniePoludnie´PoludniePoludnie´Poludnie´Poludnie´Poludnie

´

˙

Pólnoc´PólnocPólnoc´PólnocPólnoc´Pólnoc´Pólnoc´Pólnoc
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 e rent reform in housing has brought rent increases in housing association and municipal 
dwellings as a result of the partial withdrawal of direct and indirect subsidies.  e new Law on 
Renting Residential Properties and on Housing Allowances came into force at the end of  
and aff ected mostly lower socio economic categories. Together with the declining income of 
many families, the problem of rent arrears has emerged.

 e social support from local authorities devoted to housing costs has been allocated 
mostly to the elderly and unemployed.  e introduction of the housing allowance system 

Table . – Households waiting for the tenancy of a dwelling from municipal stock in  as of 
December 

No. Specifi cation Warsaw Boroughs

Bielany Ursynów

1 Households waiting for a dwelling (accepted 
applications)

7,012 469 122

Of which:
2 Eviction form demolished or repaired 

buildings, and from non-dwelling rooms
1,591 6 76

3 Diffi cult housing conditions 782 17 –
4 Lack of dwelling 1,688 267 6
5 Dwelling exchange 1,464 61 –
6 Court sentence 829 71 37
7 Social dwelling 447 18 3
8 Other 211 29 –
9 Rent contracts in 1999 5,079 742 1
10 Exchanges 1,137 65 –
11 Other contracts 3,942 677 1
12 Contracts for a rent of a rental dwelling by:
13 Regulated rent 4,733 709 1
14 Social rent 343 32 –
15 Market rent 3 1 –
16 Dwellings at disposal of the borough in 1999 2,457 127 1
17 Vacated because of eviction 127 32 –
18 Vacated because of contract termination 10 – –
19 Because of adaptation/addition 24 – –
20 Because of major repair of buildings – – –
21 New construction of the borough 48 – –
22 Vacated by tenant (death, vacated) 1,537 66 1
23 Other 400 29 –
24 Vacated dwellings 1,749 23

of which: –
25 Borough reserves 22 – –
26 Ready for current settlement 66 4 –
27 For settlement after repair 538 13 –
28 In buildings for major repairs 92 – –
29 In building for demolition 492 – –
30 Other not for use 344 – –
31 Legal action 34 2 –
32 Other 161 4 –

Source: The Warsaw Housing Report, 2000
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directed mostly to lower income families occupying relatively small dwellings while smoothing 
economic disparities will however push many other families into less favourable housing 
situations and will result in the future increase of socio-spatial polarisation.

 e social eff ects of the rent reform and privatisation of the housing stock, particularly in 
the central part of Warsaw, have been the process of subletting the fl ats, mostly by the elderly. 
 is is the fi rst stage of the intra urban migration of this low-income social category from 
the most prestigious and centrally located areas to the periphery, frequently to live with their 
children, or move to cheaper accommodation. Subletting centrally located fl ats by the elderly 
or other low-income families is an additional source of income, sometimes the only economic 
assets of survival.

 e formation in the social structure of the city of the new middle class, independent of the 
State sector, is the result of privatisation and the booming development of the private sector. 
 e increase of the self-employed and diminution of the working class groups are two opposite 
social tendencies which are slowly gaining very visible spatial expression.

 e widening of the poverty strata in Warsaw has been very evident; it includes the 
homeless and elderly pensioners. In addition, the huge share of people employed in 
administration, or dependent on the State budget is very diff erentiated and generally badly 
paid. Warsaw has gradually become a very expensive place to live for an increasing share of 
its citizens.  ey still can survive if they have a niche in the informal sector of economy.  is 
phenomenon contributes substantially to the increase of social polarisation and its impact on 
spatial segregation.

Now the quickest formation of a new socio-spatial structure has occurred in the central 
part of the city.  e new elite enclaves are laid out in redeveloped parts within, or next to 
deteriorating neighbourhoods and the housing inhabited by the poor and the elderly.  e 
expansion of new very expensive housing development and the revitalisation of old housing 
stock in the central part of the city has became very similar to the gentrifi cation processes 

Table . – Arrears in rents in  in various boroughs

Boroughs Dwelling in arrears

total of which 3 months and more

cooperative enterprise municipal cooperative enterprise municipal

percentage of all dwellings

Total 35.9 33.0 35.1 7.5 8.6 13.5
Centrum 34.0 36.8 31.7 6.5 10.7 12.3
Bemowo 42.4 - 38.8 7.8 – 97.0
Bialoleka 42.7 35.7 40.3 7.9 5.4 6.6
Bielany 44.8 15.8 48.1 13.1 4.4 20.2
Rembertów 28.3 30.6 46.0 8.3 7.3 18.2
Targówek 32.5 – 59.6 8.4 – 17.2
Ursus 38.0 – 71.5 6.2 – 21.9
Ursynów 39.6 9.4 37.1 9.9 3.5 12.7
Wawer 23.6 21.2 41.4 7.5 1.7 22.6
Wilanów 43.3 – 45.8 5.9 – 12.5
Wlochy 23.7 12.2 64.2 8.5 3.6 10.3

Source: The Warsaw Housing Report, 2002

˛Bialoleka˛BialolekaBialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´Bialoleka

WlochyẂlochyWlochy´WlochyWlochyẂlochy´WlochyẂlochy

Bialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´Bialoleka
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described in many western cities. Also, in the peripheral areas of a suburban character, the 
expansion of luxury housing designed for the wealthiest social categories has radically and 
quickly diversifi ed many former lower status areas.

 e increasing scale of social and wealth contrasts in spatial proximity creates a sort of dual 
city where the poor and prosperous live side by side. However, they use diff erent spaces: luxury 
shops – street bazaars; public transport – private cars and diff erent places of work and services. 
In spite of that, the spatial separation between the diff erent social categories is taking place at 
an accelerated rate.

 e formation of the poverty areas close to the booming development of luxurious areas 
generates political tension, particularly in a society with still very egalitarian attitudes, but it 
also generates more active attitudes in opposition to passivity and claming attitudes inherited 
from the previous system.

 e formation of the prosperous areas on a larger scale is still in the forming period. One 
of the fi rst indicators is the concentration of the new and very expensive luxurious housing, 
partly in the central part of the city in close proximity to the new commercial and business 
area. Development is taking place at very diff erent speeds and scale: much slower in the low 
status areas and much more quickly in the higher status areas. Additionally, the processes of 
suburbanisation of the wealthiest segment of the society create the most prosperous areas 
outside Warsaw, which usually have pre-war traditions, such as: Konstancin (referred to as 
the ‘Polish Beverly Hills’), Podkowa Leśna, Milanówek and Łomianki. In contrast with the 
wealthy areas there are also highly segregated areas of poverty in the initial stage of formation 
in the suburban zone.  is area has started to attract poor immigrants who have no chance 
of settling in Warsaw. So the space of the suburban communes has also become highly 
diff erentiated according to social status.  e study area selected includes the examples of the 
relatively high status area of Ursynów District and the relatively low status area of the Bielany 
District.

3.3 Conclusions

In spite of the inherited constraints, the booming development of the Warsaw economy, its 
high intellectual potential, and its international position are good indicators for the future. 
According to the planning documents: ‘ e Spatial Development Plan for the Capital City of 
Warsaw’ and ‘Warsaw Development Strategy Until the Year ’ Warsaw ‘… has a potential 
to become a major European metropolis, an attractive place to live and do business, and a place 
that is also a major cultural, artistic and educational centre’.

 e main strategic goal of the document quoted corresponds directly with the RESTATE 
research programme.  is goal is: ‘Improving residential living conditions and the city’s 
attractiveness.’ In this context, housing is the most critical social problem.



[ 37 ] 

4 Ursynów in Warsaw: general description

 e fi rst concept of the Ursynów housing estate was launched in  by Professor W. 
Centkiewicz and Professor St. Putowski as a part of the linear system of urban development. 
 e team of urban planners under the leadership of Marek Budzyński elaborated the fi rst more 
detailed design for the Northern Ursynów Estate connected with the city centre by a subway 
line.

‘Construction in Ursynów started with the sanitary sewage system, storm-water drainage 
and roads in the fi rst quarter of .  e construction of apartment houses started in 
October .  e fi rst set of keys to apartments in the building at  Puszczyka Street in the 
Jary neighbourhood were received by Władysław Ošwit – a local man who commuted from 
Białobrzegi on Pilica to work on the construction of Ursynów – and Barbara Domańska, 
a nurse. On January th, , the fi rst bus line number  from Surowieckiego Street to 
Dworzec Południowy was launched.  e fi rst newspaper stand, the Ruch kiosk, was also 
opened in January.  e fi rst service and trade centre was opened on July th, . On the 
th of July the fi rst school, a general secondary school, was set up and the fi rst primary school 
opened its doors on October th, ’ (Krawczyk and Siemiński, , p. ).

 e areas designed for the housing development were until then in private hands, belonging 
mostly to peasants. In part of the area (currently Ciszewskiego, Rosoła, Bartoka, and 
Surowieckiego Streets) of contemporary Ursynów Północny, several hundred farmers lived 
before the expropriations were enforced (expropriations were carried out according to the law 
in force at the time).

‘ ey were compulsory, performed without any discussion and for insignifi cant 
compensation. Only a dozen zlotys or so were paid for a square meter of agricultural land, 
whereas one kilogram of sugar cost . zlotys at the time. Longin Sakowski calculated 
that for his almost fi ve hectare farm in Wolica he would receive from the State an equivalent 
of a ‘Warszawa’ car, which he wouldn’t have been able to buy anyway, because cars were 
not available on the free market. One had to have a ‘certifi cate’ for a car…’ (Krawczyk and 
Siemiński, , p. ). Under the communist government, some of the former inhabitants of 
Ursynów had never had legally certifi ed entitlement to their land. So the authorities delivered 
the deeds and in a few days offi  cially expropriated the land. As a result, since  there have 
been many court cases concerning restitution and compensation.

In those times, the s, this project made great progress in urban and housing design. 
 e s period of very constrained housing standards ( m² for a -person household, fl ats 
with kitchens without windows for example) was over.  e dwellings became larger and better 
equipped in comparison with other estates in Warsaw in the s. Also the plans of the estate 
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were no longer so regular and monotonous.  e size, shape, and height of the buildings were 
diff erentiated.  e intra estate car traffi  c and pedestrian was separated from urban traffi  c.

We selected the older part of the Ursynów-Natolin housing estate for our research. For the 
fi rst  years, the whole area belonged to one large housing association. After transformation, 
this area was divided into three independent housing associations accommodating about 
, people and several mini-housing associations of single-family houses. In the s 
the two new housing associations built new groups of houses. On this area today there are 
more than  apartment blocks, , dwellings and , inhabitants. Our research 
area Northern Ursynów (Ursynów Pólnocny) comprises about a quarter of the largest Polish 
housing estate (Ursynów-Natolin), accommodating about , people.

In , when the status of Warsaw city changed, Ursynów became a gmina (borough) with gmina (borough) with gmina
its own local authority, mayor, budget, and so forth. It was a fortunate period for this area, but 
very brief. At the end of , everything changed and Ursynów became just a district again, 
before real democracy at the local scale could become consolidated.

 e main street of the Ursynów-Natolin belt was designed to be an axis, but this was not 
realized until recently. Its construction was delayed by construction of the subway immediately 
below this street. Along the street a wide belt of land, which had not yet been built on, was 
partially reserved for ‘future unknown services’ (but never realized). On part of this land, in the 
last few years housing associations and developers have constructed buildings of a new type 
with shops on the ground fl oor.  anks to this process this estate become more similar to a 
traditional city.

Figure . – Ursynów estate

Source: Sketch by authors according to the
topographical map of Warsaw 1:10,000 sheet
Warszawa Ursynów, N-34-139-C-a-1, Main
National Geodesist, 2002
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4.1 Physical structure

4.1.1 Types of dwellings
Almost all the dwellings in Northern Ursynów are in multifamily apartment blocks belonging 
to the housing associations (table .). In our research area there are some single-family houses, 
which were built in the period - on the peripheral zone of this area surrounding the 
estates. Almost  per cent of the dwellings are managed by housing associations and consist 
of apartment blocks.  e height of most of these blocks varies from four to twelve storeys; 
occasionally there is a block of a diff erent height: four-, fi ve-, eight-, or twelve-storeys.

Nearly  per cent of the dwellings had three rooms plus a kitchen and most of them had 
a fl oor space of - m².  ese dwellings are not very big, but often three to fi ve people, 
sometimes from two or even three generations have to live in them. More than  per cent of 
the residents live in such dwellings (tables . and .).

 e characteristics of the dwellings in our research area is shown in table ..  e majority of 
them are administered by three housing associations: Jary, Stokłosy, and Koński Jar. Two new 
housing associations built about  new houses in the period of transformation -. 
 ey changed the landscape of some parts of the Ursynów Housing estate.  e prices of these 
new dwellings are about  euro per m² ( euro in the older blocks). All the new dwellings 
are privately owned (future owners fi nanced the construction almost entirely). In the older 

Table . – Dwellings with various numbers of rooms, Northern Ursynów housing estate, 

Number of rooms Dwellings

Number Percentage

One room 477 4.5
Two rooms 699 6.6
Three rooms 2,665 25.1
Four rooms 5,142 48.4
Five rooms or more 1,632 10.4
Total 10,615 100

Source:  National Census, 1988

Table . – Dwellings in diff erent types of ownership, Northern Ursynów housing estate, 

Type of housing tenure Dwellings

Number Percentage

In a municipal building 15 0.1
In a housing association building 10,593* 99.8
Other State property 0 0
Private 7 0.1
Total 10,615 0

Source: National Census, 1988

* In this housing association are single-family houses
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blocks of fl ats  per cent of the dwellings are privately owned, having gradually been bought 
by members of the housing association.

Five years after this estate was built, a group of sociologists carried out a research study. 
Some of their results are shown in tables . and .. Most of the residents on this estate 
evaluated their living conditions rather positively, particularly the technical equipment. 
However, their assessment of the fi nish of the dwellings, the quantity and quality of green 
space, and public transport to the city centre was very low (table .). Most respondents 
stressed diffi  culties with shopping, with access to services, and lack of schools and pre-school 
services. Many parents drove their children to schools in other parts of the city.  e lack of 
good public transport caused serious problems.

Table . – Characteristics of dwellings, Northern Ursynów housing estate, /

Period of construction 1977-1978 1977-1980 1977-1978 1980-1989 1990-2000 1990-2000 Total

Name of the unit Jary Stoklosy Konski Jar Group of 
smaller 
one  family 
housing 
assoc.

Techniczna Ursynów

Number of dwellings:
Total 5,818 4,088 738 115 450 1,934 13,143
Multi family 5,818 4,001 738 0 450 1,901 12,908
One family 0 52 0 115 0 33 200

Average fl oor space of 
dwellings in m2

54.64 60.04 57.24 110 100 70.69 60.87

Price of 1 m2 in housing 
association 2002

2,400

On free market 2002 3,004 2,800
On free market 2003 3,307 3,108 4,100 4,000 4,000

Total fl oor space of fl ats in m2 317,945 245,462 42,246 12,650 45,000 136,722 800,025

In this:
Private (housing association) 234,167 173,691 30,851 12,650 44,000 136,722 632,081

In this: one family 0 6,850 0 12,650 0 5,409 24,909
Rented (housing association) 79,232 67,423 10,701 0 1,000 158,356
Take-up (housing association) 4,546 4,348 695 0 0 9,589

Number of dwellings:
Private 4,274 2,804 522 115 439 51 8,205

In this: one family 0 52 0 115 0 33 200

Rented 1,450 1,197 201 0 11 0 2,859

Take-up 83 87 15 0 0 0 185
Recently built dwellings 91 0 0 115 450 1,934 2,590
Number of houses 83 60 11 115 0 50 319
Number of trade centres 14 5 1 0 11 31
Number of double-fl oor 

parkings
5 2 0 0 0 1 8

Number of inhabitants 
(estimation)

15,000 10,500 1,900 101 1,150 4,949 33,600

Source: National Census, 1988
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Table . – Opinions of residents on the Ursynów housing estate about some factors concerning the 
quality of the living environment (percentages) (survey )

Total Satisfi ed Not satisfi ed Undetermined

Living in Ursynów 100 69 16 15
Site of the apartment block on the housing 

estate
100 79 13 8

Site of the dwelling in the apartment block 100 77 18 5
Functionality of dwelling 100 73 19 8
Cold water supply 100 75 25 –
Sewerage 100 92 8 _
Lift 100 79 21 _
Hot water supply 100 66 34 _
Gas 100 99 1 _
Finishing work in dwelling 100 19 44 37
Quality of air near the apartment block 100 71 7 22
Quality of air in Ursynów 100 74 4 22
Quantity and state of green near house 100 22 57 21
Quantity and state of green in Ursynów 100 18 55 27
Noise nuisance near the apartment block 100 71 15 14
Cleanliness of the apartment block 100 52 23 25
Cleanliness of the surroundings 100 45 28 27
Communication with city centre 100 21 42 37

Source: Ginsbert-Gebert et al., 1984

Table . – Ursynów housing estate: residents’ opinions concerning other factors about this 
neighbourhood

Total Agree Not agree Not 
determined

This place is only a shelter 100 78 12 10
Housing association care for inhabitants 

matters
100 16 59 25

Good network of shops 100 24 67 9
Trouble with access to services 100 73 13 14
Lack of a cinema 100 96 1 3
Lack of a church 100 66 23 11
Subway must be built 100 85 5 10
Inhabitants are more friendly than others 100 21 20 59
Ursynów is more beautiful than other 

housing estates
100 32 41 27

Easy access of schools and pre-schools 100 12 77 11
Lack of large restaurants 100 79 8 13
Ursynów has better air then other parts of 

the city 
100 76 9 15

If I could get a fl at in another part of city, I 
would go there

100 16 55 29

Source:  Ginsbert-Gebert et al., 1984
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Table . – Dwellings with diff erent fl oor space in Northern Ursynów, 

Dwellings fl oor space Dwellings

Number Percentage

Less than 30 square meters 28 0.3
30-39 1,156 10.9
40-49 2,263 21.3
50-59 2,384 22.5
60-79 3,870 36.4
80-109 825 7.8
110 and more 89 0.8
Total 10,615 100

Source: National Census, 1988

Table . – Dwellings of diff erent sizes in Northern Ursynów (research area), 

People living in: Number Percentage

One room dwelling 1,005 2.9
Two rooms 1,238 3.6
Three rooms 7,437 21.6
Four rooms 18,255 53.1
Five rooms and more 6,472 18.8
Total 34,407 100

Source: National Census, 1988

Table . – Inhabitants living in dwellings of diff erent fl oor space, Northern Ursynów

People living in dwelling with 
fl oor space: 

Number Percentage

Less than 30 square meters 59 0.2
30-39 2,224 6.5
40-49 6,311 18.3
50-59 8,184 23.8
60-79 14,017 40.7
80-109 3,253 9.5
110 and more 359 1.0
Total 34,407 100

Source: National Census, 1988

Table . – Buildings of diff erent ages in Northern Ursynów

Buildings built by periods Number Percentage

before 1918 3 1.2
1918-44 1 0.4
1945-70 2 0.8
1971-78 82 34.3
1979-88 152 63.3
Total 240 100

Source: National Census, 1988
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Year by year, this situation gradually changed; green areas increased, bus transport improved, 
the fi rst subway line in Poland was constructed here, and the numbers of shops and schools 
grew. In general, the conditions of life changed completely about  when the political and 
economic transformation of Poland brought about marked developments in diff erent domains 
of life. Several super- and hypermarkets were established here, well stocked with food and 
other goods; the local authority of new Ursynów Gmina began to implement visible positive 
changes in this estate. With respect to housing conditions, however, the situation remained the 
same.  e number of inhabitants stayed at the same level. Dwellings were still rather small – 
most of them with a fl oor space of - m² and more than  per cent of the inhabitants lived 
in such cramped conditions (table .). Almost all the buildings in this area were apartment 
blocks; only three houses were built before the World War II (table .).

4.1.2 Housing conditions
When Ursynów was developed at the end of the s, the criteria for receiving a dwelling 
were very precise. A family of four people, for example, could receive a maximum of  m², 
raised some years later to  m². To obtain a larger fl at was almost impossible for most ordinary 
families. Today these set limits have been abolished, but practically nothing has changed, 
because of the prices. Formally there are no barriers, but in the event only the most prosperous 
people can buy a new dwelling, so people continue to live in their old ones.

4.1.3 Environment
 e natural environment of Northern Ursynów is exceptional.  e built-up area is surrounded 
by a green belt.  ere is no industrial pollution in this area.  e whole belt of housing estates 
is in close proximity to the green areas of forest, meadows and fi elds. To the west there is a 
hippodrome (arena for horse shows) with extensive green areas. To the south there is a large 
forest complex (natural park).  e natural boundary of the Ursynów estate is the line of the 
Vistula upper terrace.  ere is, however, one detrimental foreseen investment: an expressway 
as an extension of the planned Berlin – Moscow motorway running through the middle of the 
Ursynów estate.

4.1.4 Summary of the character of the estate
 e whole of the Ursynów housing estate complex and the gmina enjoy the relatively gmina enjoy the relatively gmina
good opinion of the residents of Warsaw and Ursynów.  e investigation carried out by 
the Developers Organisation about the location preferences of future clients indicates that 
Ursynów is generally at the top of the list.  ree of the nineteen areas of Warsaw distinguished 
by this organisation are preferred by  per cent of potential buyers of new dwellings; they are 
situated in the southern part of Warsaw. About  per cent of these clients wanted to buy a 
dwelling in Ursynów (see table .).

Older houses in the area are gradually being renovated. Most of them can be said to 
be in better condition than  years ago, because the installations are now made of better 
quality materials and the technical equipment of buildings is more modern (automatic 
thermoregulation of central heating and possibility of regulation individually in each dwelling). 
Green areas and single trees are about  years old.  e subway and bus connections are 
extremely useful. Many commuters drive to work; traffi  c congestion is a growing problem, 
especially in peak hours, but this is a problem of the whole city. Plenty of new shops, services, 
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and new job opportunities have arisen within and outside Ursynów. Most of the new services 
are concentrated in the new buildings. As a result, parts of the estate still lack easily accessible 
good services and shops. In spite of that, in comparison with the late s, it is possible to 
access almost all goods directly. In the area of greater Ursynów, there are several hypermarkets 
(TESCO, LECLERC, GEANT, GLOBI, and the Polish MEGASAM as well as MARC-
POL). New apartment blocks are still being constructed and most of the fl ats have been 
sold, even though prices are not low (the average monthly salary in Warsaw is equal in price 
to about . m² fl oor space of a new fl at) and loans are very limited.  e prices of both new 
and old houses are rising. New buildings are more comfortable, aesthetically pleasing, often 
with underground parking and with shops and services on the ground fl oor. So this area 
has changed positively in the last  years. Gradually Ursynów has also become a place of 
employment, as the expansion of offi  ce and warehouse space can be seen.

4.1.5 Available services
 ere are some parts of the housing estate where the density of shops and services is rather low. 
In the outer parts of this area, especially in new buildings, new shops, snack bars, cafes, medical 
clinics, and banks have been built.  e estate still lacks a centre, but a new multiplex cinema, 
an Arts Centre with a small theatre, and smaller cultural centres have been contributing to the 
creation of a good quality of life on the housing estate from its very beginning.

 ere is one educational institution, the School of Economics and Informatics, established 
in ; its new building in the middle of our area has just been completed. Just outside this 
neighbourhood is the School of Agriculture with eleven faculties, so that many young people 
are connected with the housing estate. Some local residents can use the University swimming 
pool or basketball hall. Ursynów has become an attractive environment for students and is a 
good location for renting accommodation near the University.

Table . – Employment by sector, .. (whole Ursynów Gmina)

Gminas of Warsaw Total employment Industrial sector Market services Public services

Warsaw total 781,623 214,504 412,596 152,304
Bemowo 15,926 4,981 7,384 3,560
Bialoleka 22,395 13,688 6,136 2,524
Bielany 28,517 100,033 11,287 7,171
Rembertów 5,865 2,918 1,629 1,218
Targówek 20,425 7,473 7,775 5,000
Ursus 11,670 7,958 2,602 1,096
Ursynów 27,085 7,382 13,815 5,789
Wawer 22,823 8,544 10,632 3,552
Wilanów 5,643 2,233 2,687 660
Wlochy 33,973 8,425 23,526 1,976
Centre 587,310 140,899 325,132 119,758

Source: Statistical Review Warsaw, 2002

Industrial sector: mining, manufacturing, gas, water and electricity utilities. 

Market services: trade, hotels, restaurants, transport and communication, fi nancial agencies, estate agents and property 

management, other. 

Public services include: public administration, national defence, education, health services, and social welfare.

˛Bialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´Bialoleka

WlochyẂlochyWlochy´WlochyWlochyẂlochy´WlochyẂlochy

Bialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´Bialoleka
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In the Ursynów Gmina are about , shops and service fi rms. We estimate that about  per 
cent of them are within the area of the great housing estate belt (with , inhabitants). 
Among them are eight supermarkets with more than  m² of fl oor space and four 
hypermarkets. In the area of the housing estate we have selected there are three supermarkets 
(one of them is on the other side of the street limiting this area) and the Leclerc hypermarket 
about  metres from it.  ere is also a food market with fruit and vegetables.

4.2 Economic developments

4.2.1 Employment and unemployment
Unemployment was not registered in Poland before  and it was treated more as an off ence 
than an economic phenomenon. Regional statistics are not yet satisfactory. According to the 
data of the local Job Offi  ce of Ursynów Gmina, unemployment at the end of  was . 
per cent of the working population (, persons registered).  e comparative rate was . 
per cent for the whole of Poland and . per cent in Warsaw. In , unemployment was . 
per cent of the total working population (, persons registered out of ,k inhabitants). 
Average unemployment in Poland was about  per cent and in Warsaw about  per cent at 
that time. So the problem of unemployment in our research area is marginal.

During the last fi ve years, about - per cent of people in Ursynów Gmina were of 
working age.  e average indicator in Poland amounted to about - per cent, in Warsaw 
about - per cent, so we can say that potential activity was much higher than in the country 
as a whole or the city of Warsaw.

In , more than , people worked in the Ursynów Gmina area. About  per cent of 
them were employed in commercial services (restaurants, hotels, transport and communication, 
fi nancial agencies, service of properties), another  per cent in production and construction, 
and  per cent in community services: public administration, national defence, education, 
health service and social welfare (table .) according to a report prepared by Ursynów Gmina 
for the Strategy for the Development of Ursynów Gmina).

4.2.2 Types and sizes of fi rms
As in most housing estates in Europe, the space for economic activity in Ursynów is limited. 
 ere are some basements in existing buildings providing a place for small shops and services; 
other fi rms and shops must build their own premises. Only in the new buildings, generally 
constructed at the edge of estate, is there space for services and shops on the ground fl oor. 
Fortunately, housing associations and developers have constructed new buildings in our 
research area of the Ursynów belt, so there is plenty of new space for diff erent activities from 
shops to wholesale and offi  ces.

In  about , fi rms were registered in Ursynów Gmina. Most of them (more than  
per cent) were private fi rms and nearly , were single owner businesses (Statistical Review 
Warsaw and Ursynów Gmina Report, ) (see table .).  ese statistics are not quite 
correct, because they embrace all the fi rms registered in this area, although activity is often 
carried on in other parts of the city). Most of the fi rms in this area are small and very small 
business.  ere are only about , fi rms with several employees and only about  joint 
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venture companies with a greater staff .  is situation is the result of lack of capital in the fi rst 
stage of transformation and a lack of tradition to concentrate capital. For the last few years, 
economic policy and circumstances have not promoted entrepreneurship or the development 
of small fi rms.

Up to the last years, most of the job opportunities for Ursynów inhabitants were located 
in the city centre, especially for the better-educated people. During the last decade a great 
number of fi rms emerged, including branches of foreign companies.  ese are located in the 
former industrial and warehouse zone. Many old industrial buildings have been modernised. 
Today there is a new business district with thousands of jobs in hundreds of Polish and foreign 
fi rms located fi ve minutes by car from the Warsaw airport Okęcie.

More than  per cent of all fi rms registered in Ursynów Gmina belong to the trade and estate 
agencies and property management sectors (table .).  ere are several reasons for such a 
structure. First, people could undertake private business activity in these domains with little 

Table . – Numbers of fi rms by type for  and  (whole Ursynów Gmina)

Types of fi rms 1996 1999

Total 14,647 16,891
Public sector 88 109
Private sector 14,559 16,782
including:
Private companies 2,329 3,082
Joint venture companies 277 353
Housing associations 77 92
Firms of foundations 6 7
Foreign small business 7 7
Single owner fi rms 11,687 12,876

Source: Ursynów Gmina Report based on the Statistical Review Warsaw, 2002

Table . – Number of fi rms by type of activity (whole of Gmina Ursynów),  and 

Types of activity 1996 1999  Percentage 

Total 14,647 16,891 100
Production 1,519 1,644 9.7
Utilities (gas, water, and electricity) 0 1 0.0
Construction 1,667 1,856 11.0
Wholesale and detail trade 5,449 5,312 31.5
Hotels, restaurants, and cafes 155 178 1.0
Transport, warehouses, communication 1,278 1,411 8.4
Financial agencies 295 681 4.0
Service of properties 2,690 3,628 21.5
Public administration and national defence 4 7 0.0
Education 259 408 2.4
Wealth care and social welfare 530 665 3.9
Other service activities 690 940 5.6
Other 111 160 1.0

Source: Statistical Review Warsaw, 2002, Report of the Ursynów Gmina
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capital or investment and often even without offi  ce or shop fl oor space.  ey often began in 
small barracks, attics, basements, and kiosks. Our housing estates did not off er fl oor space for 
their activities. Small transport or construction fi rms do not need much fl oor space either. 
People could often undertake these activities without any special education and the small fi rms 
gave them money immediately.

4.3 Demographic and socio-cultural developments

4.3.1 Demographic profi le
 e age structure of the whole Ursynów Gmina area has changed signifi cantly over the last  
years.  e percentage of children decreased from . per cent in  to . per cent in . 
In contrast, the share of people aged  or more grew from . per cent to . per cent in the 
same period (tables .-.).  is process is most visible in the primary schools: the number 
of classes in grades - decreased from  in  to  in  (according to Ursynów Gmina 
data).

 e share of people of working age is still very high and growing, from about  per cent in 
 –  to  per cent –  per cent in  – . We can expect the process of ageing 
of the population to continue in the next few decades, but fortunately a new wave of young 
people born on the Ursynów housing estate in the s and s have reached working age. 
Most of them live there because their mobility is limited by lack of money, so they are unable 
to buy or rent their own dwelling. Others who are better situated buy new fl ats in this housing 
estate, because they are comfortable, and new houses are often of high quality and the parents 
are nearby.

Table . – Ursynów housing estate, population structure by age, men and women, 

Age Number Percentage

total men women total men women

Total 5,019 2,411 2,608 100 100 100
0 - 2 262 126 136 5.2 5.2 5.2
3 - 6 641 310 331 12.8 12.9 12.7
7- 14 719 364 355 14.3 15.1 13.6
15 - 19 184 87 97 3.7 3.6 3.7
20 -24 180 70 110 3.6 2.9 4.2
25 - 29 526 201 325 10.5 19.0 12.5
30 - 34 969 457 512 19.3 19.0 19.6
35 - 39 586 301 285 11.7 12.5 10.9
40 - 44 322 172 150 6.4 7.1 5.8
45 - 49 214 107 107 4.3 4.5 4.1
50 - 54 167 102 65 3.3 4.2 2.5
55 - 59 96 56 40 1.9 2.3 1.5
60 and more 153 58 95 3 2.4 3.7

Source: Ginsbert-Gebert et al., 1984

Data regards sample of about fi ve thousand inhabitants from the total number of them estimated for 78,000 in 1982
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 e social structure of the fi rst inhabitants in the s was relatively very satisfactory. Most 
housing association members were white-collar workers, but they only obtained about  
per cent of the apartments.  eir income had at the time been higher than the average 
for applicants of other housing association housing estates. Most of the dwellings were 
(informally) put at the disposal of the city and communist party rulers; plenty of new dwellings 
(at practically no cost) were occupied by offi  cials from various ministries (sometimes in the 
same block), professional groups (for example journalists, fi lm makers, actors, musicians, 
writers, army and militia offi  cers, sportsmen, teachers, pilots, scientists and so forth).

Table . – Demographic structure, 

People by age Men Women Total 
number

Total 
percentageAge number percentage number percentage

0-4 974 52 914 48 1,888 5.5
5-9 1,654 51 1,588 49 3,242 9.4
10-14 2,502 52 2,282 48 4,784 13.9
15-19 1,217 49 1,245 51 2,462 7.2
20-24 597 49 625 51 1,222 3.5
25-29 552 44 708 56 1,260 3.7
30-34 1,070 39 1,667 61 2,737 8.0
35-39 2,408 43 3,183 57 5,591 16.3
40-44 2,186 50 2,222 50 4,408 12.8
45-49 1,131 53 1,004 54 2,135 6.2
50-54 759 54 649 46 1,408 4.1
55-59 643 55 528 45 1,171 3.4
60-64 419 55 347 45 766 2.2
65-69 186 40 277 60 463 1.3
70 and more 251 30 576 70 827 2.4
Unknown 16 40 24 60 40 0.1
Total number of population 16,565 17,842 34,407

Source: National Census, 1988

Data embraces our research area exactly

Table . – Demographic structure,  (whole Ursynów Gmina)

Age Ursynów Gmina Percentage

0-6 4,521 3.7
7-14 9,012 7.5
15-19 10,572 8.7
20-29 23,533 19.5
30-39 12,363 10.2
40-49 25,589 21.2
50-59 22,384 18.5
60-69 4,215 3.5
65 and more 8,741 7.2
Total 120,930 100

Source: Statistical Review Warsaw, 2002, Report of the Ursynów Gmina



[ 49 ] 

Some parts of the dwellings accommodated the staff  of the construction fi rms that built these 
buildings and streets. In most of the blocks of fl ats the social structure is completely mixed: in 
one unit a taxi driver lives next to a university professor, a fi lm director may be the neighbour 
of a manual worker or a shop assistant. In contrast with other housing estates in the fi rst 
period, about  per cent of residents were highly educated and about  per cent had only 
received a basic education (table .).

In  in part of this area – Jary – lived some  journalists;  musicians;  graphic artists 
and painters;  fi lm and theatre actors;  fi lm directors, set designers and cameramen; eight 
dancers and singers.  e fi rst residents were aged about -, often with one to two children, 
sometimes with a grandmother or even both grandparents living with them (in which case, 
they could take a larger fl at).  e result of this age imbalance is still visible; most of the owner-
occupiers are now about sixty, and their children, often still living here (because of the shortage 
of fl ats and fi nance) are about .  e next generation of children is emerging, but it is much 
less numerous than was the case - years ago (table .).

In just fi ve years from the construction of the fi rst new dwellings the population of Ursynów 
has increased to , (). A scientifi c survey based on , households (that is , 
people) revealed the specifi c demographic and social structure of this emerging large housing 
estate in Warsaw.  is period (beginning of the s) was a time of martial law, economic 
recession, and a general shortage of basic goods in Poland. On the urban scale and on the 
Ursynów housing estate scale in particular the shortage of basic services and infrastructural 
facilities made life in Ursynów very diffi  cult. What is more, a shortage of telephones and 

Table . – Men and women residents on the Northern Ursynów housing estate having completed 
diff erent levels of education (sample of research area)

Population by types of education, 1982

number percentage

Education total men women total men women

Total 3,249 1,540 1,709 100 100 100
Higher 1,069 601 468 32.9 39.0 27.4
Secondary 1,423 563 860 43.8 36.6 50.3
General vocational 280 172 108 8.6 11.2 6.3
Primary 371 161 210 11.4 10.4 12.3
Pupils/students 106 43 63 3.3 2.8 3.7

Source: Ginsbert-Gebert et al., 1984

Table . – Education of people older than  years old, 

Number Percentage

Higher education 7,631 31.2
Secondary education 9,438 38.5
Basic vocational 2,646 10.8
Primary education 4,490 18.3
Less than primary education 285 1.2
Total 24,490 100

Source: National Census, 1988



[ 50 ]

insuffi  cient public transport curtailed the free time that Ursynów residents could enjoy. In , 
around  per cent of Ursynów residents spent more than  minutes commuting to work in 
the centre.

From the very beginning, society in Ursynów has been fairly homogenous.  ere are a few 
isolated foreign families, from the Socialist Republic of Vietnam or South Korea, for example. 
 eir presence may be connected with fi rms from their native country; sometimes they have 
their own business (small restaurants, or shops).  e second group of foreigners is from Belarus 
and the Ukraine working more or less legally in Warsaw, but they are either rather dispersed or 
living in workers’ hostels run by the construction fi rms.

4.3.2 Income distribution
It is very diffi  cult to collect data on the income of inhabitants. Even indirect methods are of 
little use. We can only estimate income on the base of diff erent proxies.  e households in 

Table . – Working people per household

Number Percentage 

0 971 8.6
1 3,962 35.1
2 5743 50.9
3 504 4.5
4 or more 96 0.9
Total 11,296 100

Source: National Census, 1988

Table . – Personal income tax per one inhabitant, 

Area Income tax per inhabitant euro

Ursynów Gmina 290
Warsaw comparative group 265
Warsaw Powiat 220
Mazovian Voivodship 81
Poland 80

Source: Statistical Review Warsaw, 2002, Report of the Ursynów Gmina

Table . – Demographic phenomena in Gmina Ursynów, -

Demographic features 1995 1996 1997 1998 1999 2000 2001

Live births 766 674 307 309 670 758 788
Deaths 510 431 305 342 314 401 414
Natural increase 256 243 2 -33 356 357 374
Infl ow 4,274 5,188 997 999 3,624 1,531 2,093
Outfl ow 2,736 2,617 762 847 2,034 935 989
Total net migration 1,538 2,571 235 152 1,590 596 1,104

Source: Statistical Review Warsaw, 2002, Report of the Ursynów Gmina
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the most numerous group consist of one or two working people (table .).  ey are usually 
parents, but in recent years a new generation of young people born on the estate have reached 
working age. In these cases, mothers sometimes stop their professional activities and their 
adult children begin to work.

Another indicator of income level is the tax paid by one inhabitant. As can be seen in table 
., the level of income in our Ursynów Gmina and housing estate is a little higher than the 
Warsaw average.  e data are not precise, but they reveal some relationships. Another indirect 
indicator is the growth in the number of new cars registered in this Gmina. In the year  
the number of private cars registered was ,; in the next year, there were , new cars 
(data from the Transport Department of Ursynów Gmina).  ese totals could be increased 
by ,-, when adding the cars formally belonging to fi rms, but also used by private 
owners (there are about , of inhabitants in Ursynów Gmina).

In contrast, many families need fi nancial help. For example, during the years - 
Ursynów Gmina paid about , monthly supplements for rent and housing costs for single 
people and families on very low incomes.  e Department of Social Welfare in Ursynów 
Gmina gave a small amount of fi nancial help to about fi ve thousand people during the years 
-; this fi gure is less than  per cent of all inhabitants. We can be sure that there are 
many more people on very low incomes, but they are diffi  cult to identify if they do not apply 
for help.

4.3.3 Turnover and mobility
As we can see in table ., the average outfl ow from the Ursynów Gmina is about one 
thousand people, less than  per cent.  anks to the new construction, the year-by-year infl ow 
is higher than the outfl ow of inhabitants.  e price of one m² fl oor space is about  euro 
in a new dwelling and about  euro in the older buildings.  e mobility of the Ursynów 
inhabitants is not very high; they do not have to look for a job outside the area and the 
habit of frequently changing place of residence has not yet developed. Until the last decade, 
opportunities to change dwellings were limited, so that only the most dynamic and determined 
people did so. Moving house was mostly caused by marriage, divorce, or connected with urban 
renovation.

4.4 Conclusions

 e most important diff erences in relation to other such housing estates are:
• a particular social and demographic structure with a larger share of highly educated people, 

intellectuals, and artists;
• better urban and architectural design than in other housing estates. During the last  years 

many new streets and buildings have been constructed and the whole Ursynów-Natolin belt 
is one residential area;

• integration of the new community; since the beginning, the managers of the housing 
associations have organised (in very diffi  cult circumstances) the integration of the social and 
cultural institutions;
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• the subway line; the decision to construct it was undertaken in the early s.  e 
construction was completed in the mid s.  e subway has transformed life in Ursynów. 
At present, only three housing estates have direct access to the subway.

All these factors put Ursynów at the top of the housing estates hierarchy in Warsaw and also 
in Poland. As with other estates, it was the delay in the organization of urban transport, the 
telephone network, and basic services (schools, pre-school care centres, public libraries, health 
services, cultural facilities, and so forth).  is situation still pertains, although it is changing 
very slowly, with the exception of telephones.

Table . – Preferences of future homebuyers for where to live in Warsaw

Area of Warsaw Preferences for selection 
of place to live percentage

Mokotów 16.9
Ursynów 15.9
Warsaw periphery 13.7
Bemowo 7.6
Zoliborz 7.4
Centrum 6.9
Ochota 5.9
Bielany 5.9
Wola – Jelonki 5.6
Praga 5.4
Bialoleka 4.0
Tarchomin 3.9
Ursus-Wlochy 2.7
Kabaty 1.9
Wilanów 1.7
Targówek 1.7
Sródmiescie 1.6
Wawer 1.5
Bródno 1.4

Source: Murator EXPO, 2003

˙

˛Bialoleka˛BialolekaBialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´BialolekaBialoleka´BialolekaBialoleka´BialolekaBialoleka´Bialoleka´Bialoleka´Bialoleka

Sródmiescie´Sródmiescie´

Ursus-Wlochy´Ursus-WlochyUrsus-Wlochy´Ursus-WlochyUrsus-Wlochy´Ursus-Wlochy´Ursus-Wlochy´Ursus-Wlochy



[ 53 ] 

5 Ursynów in Warsaw: 
problems and perspectives

 e main problems of Ursynów are not of a local nature, but can be considered the general 
conditions of life in Poland and in Warsaw.  e lack of many services on this housing estate is 
compensated by the Warsaw downtown area, which is relatively easy to reach.

5.1 Housing and design

From the s almost all construction, including shopping centres and schools, were erected 
with pre-constructed components, with all inside walls made of concrete.  e average fl oor 
space of a dwelling of - m² was rather small for a three- or four-person family.  e actual 
demand for new dwellings is not changing.  e dwellings which sell best have a fl oor area of 
- m² in Warsaw and Ursynów (about  per cent);  per cent of potential buyers would 
prefer a - m² dwelling; the next  per cent would like to buy a larger fl at: - m².  is 
situation is caused by economic conditions. Dwellings in Warsaw and especially in Ursynów 
are expensive, and most transactions are in cash (only about  per cent of new dwellings 
are fi nanced through bank credit). So the natural demand for more fl oor space is limited by 
fi nancial resources.

 e older houses in Ursynów have gradually been modernised, in particular by thermal 
insulation. In most of them, interior installations have been changed. At the fi rst stage, this 
process was fi nanced by the housing associations themselves; work was sometimes limited to 
selected walls and buildings (those most subject to freezing, or exposed to west winds, and so 
forth). In the middle of the s the State program of energy saving was started. Part of this 
program was a system of low interest credits for housing insulation. Some housing associations 
fi nanced this process completely without credits, while others took loans. In those cases, all 
residents pay the same for central heating as they did before insulation.  e diff erence between 
the real costs of heating before and after this operation is enough to pay the instalments.

 ere are two types of new housing projects. Some have been built since the beginning 
by traditional housing associations and are environmentally attractive, with beautiful green 
areas. Developers usually construct the other type of new housing.  ey are geared to make 
maximum profi ts so they build large apartment blocks that are likely to be the breeding ground 
for future social problems.  ese apartment blocks are often situated close to the streets and 
have shops and services on the ground fl oor, so their position in creating a real city is positive, 
but the dimensions are often too large.
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A large problem is now emerging: land for new building in that area has almost been used up, 
so in the next few years there may well be lack of land with a technical infrastructure prepared 
for building .  e lack of a city policy will be another barrier to future development.

No buildings have been demolished from the beginning of the housing estate. Two buildings 
have been built in places that had been reserved for services in previous plans.  is procedure 
is a little dangerous, because the reserves of empty building land are nearly fi nished, and there 
may be a lack of suitable places for future investments.

5.2 The labour market, well-being and access to services

People usually like this place.  e children of the fi rst inhabitants, born and educated here, buy 
their own homes in Ursynów even though the prices are relatively high.  ere are plenty of 
things to be done on this housing estate, especially with respect to access to services, but such 
investment depends more on the general economic situation of the country and city policy 
than on the housing associations.

 e levels of criminal activity and drug-related problems are average, or even lower than 
average for Warsaw. New groups of houses have security guards so they are safer than the older 
houses. We suppose that some problem of social separation begins at this point.

Public transport is rather good, thanks to the subway. Most bus lines run to the city centre, 
so communication with other parts of the city is more diffi  cult. Tramlines begin one bus stop 
away from the border of Ursynów. In the last few years a network of cycle paths has been laid 
out covering the whole housing estate and linking other parts of the city.  e density of these 
paths is growing steadily.

We can only estimate that unemployment on the Ursynów housing estate is lower than in 
Warsaw as a whole and amounts to about - per cent. New jobs are being created in Ursynów 
and two places located nearby.  e fi rst of these begins on the other side of the street bordering 
the housing estate, where the Platan Park business district is situated, with branches of well-
known foreign fi rms such as Bosch and Netia. A second, much larger place has grown up 
fi ve minutes by car from Ursynów in the direction of the city centre on the site of a former 
industrial zone.  ere, many well-known foreign and Polish fi rms such as McDonald’s, Henkel, 
Toyota, Renault, Optimus, IKEA, and Fortis Bank are located.

In general, living conditions in Ursynów in relation to other parts of the city and to other 
housing estates are good. Future prospects are also good. Only the most well-to-do people 
leave this area and build their own houses outside, or even within the city.  eir dwellings 
in Ursynów are bought by representatives of the new middleclass (a very small group up to 
now), prices are still high, and relatively poor people have no chance to get there, so there is no 
evident deprivation process or social exclusion.

5.3 Multi-cultural developments

 e community of our selected housing estate is rather homogenous.  ere are no immigrant 
minorities. Of course, there are large diff erences between the wealthy and the poor. We can 
estimate that the share of the underprivileged in the total number of inhabitants of Ursynów 
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housing estate is about  per cent. In the Jary housing association,  persons from , 
dwellings declared that they received less than  per cent of the average monthly salary in 
Poland (less than  euro compared with an average monthly income of about  euro in 
Poland).

 ere is no concentration of such groups of people except for one apartment block that was 
built in the fi rst phase of this housing estate as a workers’ hostel. When the new houses had 
been constructed, most of these very small dwellings in this old hostel accommodation (- 
m²) were allocated to the elderly and disabled people.  ey were provided with their meals 
and medical services. After the economic crisis in Poland in the s, money for such services 
evaporated; almost all these people are now dead, and these dwellings (still very small and 
cheap) have become the property of their successors, or are rented by poor people.

Up to now there have been no exclusive areas of just very prosperous or very poor people, 
but we can observe the creation of places with new, attractive groups of houses, with a security 
guard, concierge, or electronic doors.  is process is the response of a felt need for safety rather 
than of wealth or ostentation. Inside such a part of a housing estate the dwellings are often 
quite modest, but contemporary, sometimes with better green spaces and with underground 
garages, which is one of the new architectural norms.

5.4 Social exclusion, social inclusion and social cohesion

In the oldest parts of the housing estate, families help each other much more than in the new 
apartment blocks.  e tradition began years ago through mutual help; shopping was very 
diffi  cult in those times (people from capitalist countries will hardly be able to understand 
this), a common lack of goods, craftsmen, and so forth.  e process of social integration was 
spontaneous.

 e second factor stimulating such behaviour was derived from the activities of housing 
association management who sought out skilled people to stimulate social activity. Some 
psychologists and sociologists were also employed to help resolve residents’ problems.  ese 
problems of living in high-rise buildings persist. People in such buildings do not know 
each other; social integration is diffi  cult.  e customs and norms of the various parts of the 
community diff er, especially among people coming from the countryside and small towns.  e 
second specifi c group is new, consisting of small businesspeople, who are generally more self-
centred than other groups.

 ere are no places where diff erent groups of inhabitants can congregate. Some young 
people play football or basketball, or sit on the benches in the evenings. Such behaviour is 
quite normal. Of course, you may not feel too safe near groups of youths, but they present no 
danger to the community as a whole (the exceptions are the groups of fanatics supporting rival 
football teams).

5.5 Sustainability

From our point of view, sustainability with respect to a housing estate is more a question 
of its functions than its physical aspects. Of course, it is essential to have a good technical 
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state of buildings, streets, and pavements.  e managers of housing associations that 
maintain the sustainability of their housing estates need to implement continuous repairs 
of all the components, from low fences and lawns to guttering and roofs. Repairs must be 
done immediately, otherwise dilapidation soon sets in.  e natural environment is also very 
important, but perhaps in European cities this factor is not one of the fi rst orders.

Sustainable development in cities and housing estates (perhaps particularly in post-socialist 
countries) requires harmony in the structure of functions. It is easy to imagine what our 
Ursynów estate was like in the fi rst decade of its existence. It was almost completely without 
shops or basic services.  e state of the apartment blocks was very good, but the disharmony 
in fulfi lling functions for the residents was a great problem. It was just a dormitory area, like 
dozens of other estates over the whole country. Fortunately, the managers of the Ursynów 
Housing Association have seen everything through from the beginning and have tried to 
improve the situation in spite of the lack of fi nancial resources and political support. Today, 
after  years, this housing estate has quite a good range of functions, but harmony is still far 
from complete. Many people stress the lack of recreation areas for families and young people, 
sports fi elds, parks, and so forth. Many public functions are very limited. Of course, in such a 
capital city plenty of amenities and facilities are accessible in the central parts of the city and 
there is no need to duplicate them all on the estate. But there have to be some on an estate of 
about , inhabitants; without them, the development of the housing estate would not be 
sustainable.

Among these functions, social support activities are very important. Up to now there has 
not been a great problem on the Ursynów estate, but in the next decade or so the importance 
of social support will grow. Disharmony in this sphere of living would be very frustrating and 
make sustainability diffi  cult to achieve.

5.6 Conclusions

We suppose that housing conditions are better now than they were  years ago.  ose times 
were more diffi  cult for the inhabitants, particularly because of the lack of shops, good streets, 
attractive green areas, and good communications. Most of the buildings have been renovated 
during the last ten years (repairs to windows, roofs, thermal insulation, installations, stairs, lifts, 
balconies).  e only remaining urgent problem is parking. When Ursynów was planned  
years ago, there were about  cars/, inhabitants; now there are about  (in Warsaw, 
there about  private cars/, inhabitants).  e housing association members built a multi-
storey garage as a property of the housing association and constructed several two-storey car 
parks.  e new houses have underground garages, so the problem will not grow very quickly, 
but it is unlikely to disappear altogether.
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6 Wrzeciono in Warsaw: general description

 e word Wrzeciono means, ‘spindle’.  e town got its name because the biggest street 
surrounding and connecting other streets together was like a spindle.  e Wrzeciono housing 
estate is located in the north-western part of Warsaw, next to the Luccini Steelworks and not 
far from the Vistula River. Wrzeciono is currently part of the Bielany District. Formerly (from 
 March,  to  January, ) it was a part of Bielany Gmina.  is estate was built in the 
s and s.  e target group that Wrzeciono was built for consisted of two groups of 
people.  e fi rst was Steelworks workers, and the second consisted of people displaced through 
demolition of the Praga clearance area – a district located on the other side of the Vistula 
River. After the economic changes of  there followed social changes, thanks to which new 

Figure . – Wrzeciono estate

Source: Sketch by authors according to the
topographical map of Warsaw 1:10,000 sheets
Warszawa Ursynów, N-34-138-b-(1,2,3,4), Main
National Geodesist, 2002500 m
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Table . – Dwellings according to type of housing tenure

Number Percentage

Local authorities’ property 6,251 64.9
Housing associations’ property 2,431 25.2
Other State-owned units 939 9.7
Private property 4 0.04
Religious institutions’ property 1 0.01
Total 9,626 100

Source: National Census 1988

Table . – Buildings built in the periods before  to 

Buildings built

Period Number Percentage

before 1918 0 0
1918-44 0 0
1945-70 119 95.9
1971-78 1 0.8
1979-88 4 3.2
Total 124 100

Source: National Census 1988

Table . – Dwellings with various numbers of rooms

Number Percentage

One room 1,696 17.6
Two rooms 2,698 28.0
Three rooms 3,184 33.1
Four rooms 2,024 21.3
Five rooms and more 24 0.25
Total 9,626 100

Source: National Census 1988

Table . – Dwellings with diff erent fl oor space

Floor space of dwellings Number Percentage

Less than 30 square meters 2,165 22.50
30-39 3,202 33.30
40-49 3,220 33.00
50-59 932 9.70
60-79 98 1.00
80-109 4 0.04
109< 5 0.05
Total 9,626 100

Source: National Census 1988
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kinds of social groups have started buying newly built dwellings often separated from the rest 
of the estate by high walls. On the Wrzeciono housing estate there are , people registered 
( per cent of the total number of , inhabitants in Bielany).  e majority of these , 
people living in Wrzeciono are inhabitants of municipal housing, built at the end of the 
s by Huta Warszawa and Warszawska Spoldzielnia Mieszkaniowa (Warsaw Housing 
Association, WSM). Currently, the estate is socially and economically diverse, because of 
recent socio-economic changes. Unfortunately we have as yet no data for Wrzeciono regarding 
the exact numbers and types of dwellings or tenure structure.

6.1 Physical structure

 e architectural space of Wrzeciono was carefully designed. As mentioned above, the street 
named Wrzeciono surrounds and connects together all the other streets. Another important 
street, Przy Agorze Street, divides Wrzeciono into two parts and is the second largest street 
in the area of the estate.  e main idea for Przy Agorze street was for services, comprising 
diff erent kinds of shops, hairdressers, libraries, and so forth. According to the spatial plans the 
centre of the Wrzeciono estate was initially designed to be a recreational area for local people, 
both children and adults. In the past it played an important socio-cultural role. At present, this 
green area still exists, but it is smaller than it used to be since much of it has been built up with 
newly-built frequently walled-in housing.

In the northeast of Wrzeciono is Linde’s Park, a small forest with a stream running through 
it. Linde’s Park used to be the place where parents and grandparents came with their small 
children and grandchildren. Now, Linde’s Park is perceived by Wrzeciono inhabitants as one of 
the most dangerous places in the Wrzeciono estate area.

In , Wrzeciono consisted of , dwellings. Most of them were State administration 
property (. per cent), and housing association property (. per cent). What is obvious, 
but nevertheless important is that in the s the number of private dwellings was very small 
(. per cent). At the end of the s landowners started to sell ground for building. From 
the beginning of the s onwards many new buildings have been built on the Wrzeciono 
area by small private construction companies or TBS Bielany (Social Housing Association, 
established at the end of ). More prosperous people inhabit the new buildings and some 
of the old residents bought their dwellings, so that the number of private owners has increased. 
In ,  per cent (,) of housing association dwellings were privately owned and  per 
cent (,) were the property of Bielany Gmina. So we can see that the tenure structure has 
changed during last  years.

 e total number of buildings was  in . As the table shows, the majority of them were 
built before the s and only fi ve were built after that. Blocks of fl ats are mostly three-storey 
plus a ground fl oor basement and without a lift, but there are also high-rise buildings, mostly 
located in the northern part of the Wrzeciono estate.

In  the majority of the dwellings (more or less  per cent of the total housing stock) were 
two- and three-room dwellings.  ere were . per cent of one-room dwellings and a little 
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more than  per cent of four- and more-room dwellings.  e new blocks of fl ats are high-rise 
with parking places located under the building and usable services space.

In  about two-thirds of the dwellings located on the Wrzeciono estate had a fl oor area 
from  to  square meters; . per cent were smaller dwellings with  square meters or less. 
Only about  per cent of the dwellings in the total housing stock were larger than  square 
meters.

At present the prices of dwellings located on the Wrzeciono estate are cheaper than in Warsaw. 
Because of generally bad conditions and maintenance of the older buildings some of our 
respondents said that: ‘sometimes it is very diffi  cult to sell²sometimes it is very diffi  cult to sell²sometimes it is very diffi  cult to sell  those older dwellings’.² those older dwellings’.²   e approximate 
price of a square meter for a dwelling in a newly built apartment block in Wrzeciono estate is 
. euro and for the Ursynów it is . euro.

Currently, the technical conditions of the older buildings, especially those owned by the 
municipality, are poor.  e buildings need to be insulated to prevent walls reaching freezing 
temperatures.  e central heating, water and sewage systems need to be replaced.  ere is an 
urgent need to develop the kind of program that will help local housing communities carry out 
these activities listed.

 e quality of the environment has changed during the last  years. At the beginning, 
the Luccini’s Steelworks emitted a lot of pollution, but now, thanks to the systematic 
modernization of the Steelworks, the quality of the environment has improved. Except for 
the Steelworks, the Wrzeciono estate is surrounded by many green areas. Unfortunately, these 
parks are seen as dangerous areas. Parks and forests make up about  per cent of the total area 
of Bielany Gmina, where the Wrzeciono estate is located. Bielany Gmina is located in the 
Vistula Valley, also a very attractive green area.

For many years social welfare workers have pointed out the unsustainable development of 
social and technical infrastructure of the Bielany District.  e unequal development involves 
diff erences in the quality of life of residents in Bielany District, causing diff erences in particular 
in opportunities for the personal development of children and young people. In comparison 
with the rest of the district, Wrzeciono estate was seen as a place that was particularly devoid 
of a social infrastructure. It is a paradox that, in the area where the greatest social problems 
arise, there is no local centre of social welfare (it is located in another part of the district), 
because of the lack of an adequate building and the physical space needed for the construction 
of one.

6.2 Economic developments

 e changes of  brought about a crisis in heavy industry, so that many people working for 
Luccini’s Steelworks lost their jobs. As a result, Wrzeciono became an area of unemployment. 
Currently, unemployment is  per cent higher on the Wrzeciono housing estate than in 
Bielany Gmina.

 Wrzeciono is perceived as a one of the worse estates in Warsaw in which to live. Consequently, people who want to 
sell a dwelling and move to a diff erent estate may fi nd it diffi  cult to sell.
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 e location of the estate is not the cause of the situation of the relatively high unemployment 
rate if we consider Warsaw as one big labour market.  e public transport connecting 
Wrzeciono with the rest of the city consists of several buses and tramlines. In general, public 
transport is very good and does not present an obstacle to getting a job.  e Wrzeciono estate, 
in contrast with Ursynów, does not yet have a subway line connecting it with the centre of the 
city. It is good to know however that in Warsaw there actually is a subway line.

 e problem of unemployment is complex and there is no single factor that accounts for it. 
But we can say that one of the factors causing unemployment is the social composition of the 
estate, which generates patterns of unemployment.  ere are families relying on social welfare 
for the second generation.  e socio-demographic structure is now rather mixed, because of 
the infl ow of newcomers, but they are mostly living in the blocks of fl ats separated by high 
walls from the rest of the estate.  e second factor underlying the high local unemployment 
rate is the high unemployment rate in Poland as a whole.

6.3 Demographic and socio-cultural developments

At the start, the socio-demographic structure of Wrzeciono housing estate was quite 
homogenous.  e majority of the inhabitants were blue-collar workers employed by Luccini’s 
Steelworks. As table . shows, the percentage of people with higher education was small (. 
per cent) in comparison with the Ursynów estate, where about  per cent of the people were 
highly educated.

In , there were , residents on the Wrzeciono estate. One-third of them were of 
working age.  ere were not many retired people, probably because the estate was built for the 
relatively young Luccini’s Steelworks workers.

In the comparison in table ., we can see that the Wrzeciono community has become older. In 
, the share of people of working age amounted to . per cent; fourteen years later it was 
. per cent, thus some  per cent less. At the same time, the share of people not of working 
age has risen from  per cent to almost  per cent.

Table . – Population over  by highest level of education completed

Highest level of education completed Population over 15

number percentage

Higher education 1,728 6.6
Secondary education 9,871 37.9
General vocational education 5,657 21.7
Primary education 8,170 31.3
Less than primary education 641 2.5
Total 26,067 100

Source: National Census, 1988
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As the table shows, the number of pre-working age residents in Wrzeciono estate is similar 
(. per cent) to the percentage of people of the Bielany District as a whole. On the 
other hand, Wrzeciono has a lower percentage of residents of working age, . per cent in 
comparison with  per cent for the whole district. In Wrzeciono we observe a larger share of 
older people of a non-productive age, amounting to . per cent in comparison with . per 
cent for the district as a whole. We can say that Wrzeciono accommodates more of the older, 
retired people of Gmina Bielany and relatively fewer people of working age, with a comparable 
percentage of young people of pre-working age.

6.4 Conclusions

 e Wrzeciono estate was one of the estates built for a relatively homogenous group of people 
working for industry located next to the estate.  is group of people was fairly homogenous 
and living in dwellings of a comparable standard, sharing a similar lifestyle. In other words, 
from the beginning Wrzeciono was a kind of workers’ estate.  e Luccini’s Steelworks was 
located outside the Wrzeciono estate, but in fact it was the only reason for the existence and 
prosperity of Wrzeciono.

After the political and economic changes of , many of the people working in the 
Steelworks lost theirs jobs; previously many people in Poland had been employed in heavy 
industry.  e maintenance of the buildings started to fall behind, because of the general 
crisis and lack of money. A socially excluded community connected by common problems 
of unemployment and with fewer opportunities on the labour market generated various 
pathological patterns. At that time, the State administrators of the buildings and the housing 

Table . – Men and women of working and non-working ages

Age Men Women Total

number percentage number percentage number percentage

Pre working age 3,917 58.5 2,778 41.5 6,695 21.3
Working age 11,019 53.0 9,773 47.0 20,792 66.3
Retirement age 991 25.5 2,901 74.5 3,892 12.4
Total number of people 15,927 50.8 15,452 49.2 31,379 100

Source: National General Census, 1988

Table . – People of working age and non-working age in Wrzeciono estate and Bielany Gmina

Working status Percentage of people in

Wrzeciono estate Bielany Gmina

Pre-working age 19.5 19.3
Working age 55.7 61.0
Retirement age 24.7 19.7

100 100

Source: Bielany Centre of Social Welfare, 2002
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associations started to sell the land under building construction. At that time there was no 
spatial planning policy and architectural chaos ensued.

New residents who were more prosperous than the indigenous community of the Wrzeciono 
estate moved into the new buildings. Most of these are separated from the rest of the estate by 
a high wall.  e average levels of education and income in Wrzeciono have probably increased 
in recent years, but their variance has probably also increased.

 e area taken up by the Warsaw Wrzeciono estate has a very bad reputation and is 
perceived as dangerous and full of pathologies.  e physical and technical conditions of the 
buildings (which are mostly old) are very poor and there is no money available to renovate 
them. Both the old as well as the new dwellings are among the cheapest in Warsaw. Some of 
the dwellings are very diffi  cult to sell on the free market.
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7 Wrzeciono in Warsaw: 
problems and perspectives

7.1 Housing and design

Wrzeciono is typical of the estates built in Poland for a homogenous group of people, mainly 
the workers of one of the heavy industry companies. After the economic changes of , the 
heavy industry sector in Poland started to have economic problems and some workers became 
unemployed. As a result, we can distinguish two types of buildings on the Wrzeciono estate. 
 e older buildings were built at the end of s and the beginning of the s; these are the 
majority of the blocks on the Wrzeciono area.  e buildings of the second type were built after 
 during what is referred to as the ‘building boom’.  e older buildings are mostly in a poor 
condition and in need of renovation.

During the time of the building boom the local authorities failed to formulate a coherent 
policy of spatial organization and planning. So anyone with enough money could buy 
land for construction. At one time the Warszawska Spoldzielnia Mieszkaniowa (Warsaw 
Housing Association, WSM) was decentralised by dividing it into small organizational units 
called Housing Estate Councils and these were likely to sell land for construction. Another 
problem was the lack of a self-governance tradition. Currently, the majority of the private 
owners have separated their buildings from the rest of the estate by high walls.  is situation 
is causing many problems for internal transport and communication, makes access to some 
places diffi  cult, especially schools, hinders fi re brigade access and makes the daily life of the 
handicapped and the elderly diffi  cult.

It is not easy to reach the commercial centre of Wrzeciono, especially such places as the 
local church, the shopping centre, community health centre, or Ogródek Jordanowski – the 
biggest local playground and a green area.  e coordination of eff orts by Bielany District is 
needed and the goodwill of local property owners to resolve the problems of communication 
and lack of parking places on the Wrzeciono estate. But in the eyes of our respondents, the 
very complicated structure of ownership makes such cooperation impossible.

In the eyes of our respondents there is one further factor that makes solving the local 
problems diffi  cult: the role of the district in coordinating activities related to communication 
issues.  is involves new legislation from Warsaw that moves the policymaking powers 
(mentioned in the section on the City of Warsaw) up from the local policymakers to the 
central level. We do not know yet whether the eff ects of the administrative changes will in fact 
be positive or negative for local governance, because the period of time since the introduction 
of this new legislation has been too short.
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7.2 Labour market, well-being and access to services

 e problems of unemployment have been described in previous sections, where it was 
mentioned that there is higher rate of unemployment in Wrzeciono than in the other parts 
of Bielany Gmina. Unemployment problems are related partly to the general situation on the 
Polish labour market and partly to patterns of unemployment repeated from one generation 
to the next.  e location of the estate is in itself not a feature generating problems in getting a 
job, because very good public transport has been developed there.

Information from the police reveals that, of a total number of , off ences reported in the 
of Bieleny Gmina area in the year ,  ( per cent) took place in Wrzeciono; of the total 
number of , crimes reported in Bielany in the year ,  ( per cent) were committed 
on the Wrzeciono estate. So the Wrzeciono estate is considered a dangerous place to live both 
by its own residents as well as by other residents of Bielany District. But it is important to note 
that the general opinion in Poland is that city streets are dangerous places. Fear of safety on 
the street is a general opinion in Polish society.

An increase in the number of alcohol and drug addicted people has been observed on the 
Wrzeciono estate ( per cent increase in two years). Very frightening data have been obtained 
from ‘ e House of Sober Up’ ³ regarding violent parties and people being arrested because of 
alcoholism. Of  family violence cases in the Bielany District,  were from Wrzeciono.

 e situation on the Wrzeciono estate is described in the report on conditions for addiction, 
an analysis undertaken by the Mareco Polska company entitled ‘Problems of public menace in 
Bielany, including the Wrzeciono estate.’ According to the report, the main problems observed 
in this region are: assault, theft, burglary, alcohol abuse (including underage drinking), and 
drug abuse.

According to data from research conducted in  by Bielany social workers, the inhabitants’ 
main problems are: lack of feeling safe, small number of police patrols, lack of places for 
youngsters and older people to spend their free time safely, including a lack of green areas 
for sport and recreation, as well as the local organization of recreational and playground 
equipment.

Almost half the respondents from Bielany District (including Wrzeciono inhabitants) 
declared that they liked their estate. But what is signifi cant is that, of the remainder, people 
stated that it was diffi  cult to say why they did not like their estate, or gave no answer.

  e place where police put the drunk and disorderly to sober up.

Table . – Incidence of various problems in Wrzeciono and Bielany (percentages)

Problem Wrzeciono Bielany

1. Percentage of adult inhabitants expressing fear of assaults and 
robbery

39 28

2. Percentage of inhabitants wishing to decrease the number of 
places selling alcohol

68 47

3. The increase in danger observed in recent years 70 53
4. Percentage of students admitting excessive alcohol drinking 63 71

Source: Bielany Centre of Social Welfare, 2002
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When asked how their estate was perceived, the majority of the same group of people said that 
it was considered a bad, fairly bad, or average place to live. Very few of them said that it was 
perceived as good or very good.

7.3 Social exclusion, social inclusion and social cohesion

 e standard of living and the ability to fulfi l social roles depend directly on the fi nancial 
resources and demands learnt over a lifetime. Most inhabitants of the Wrzeciono estate are 
ex-workers from the Luccini’s Steelworks. In the year  the number of households relying 
on the local Bielany Centre of Social Welfare rose by  per cent. As one of the Centre of Social 
Welfare workers said: ‘[…the increase] was partly caused by improvements in the Centre’s operation 
and organization’.

Next to the unemployed, the elderly are the main group of clients of the Bielany Social 
Welfare Centre. Of the people living on the Wrzeciono estate,  per cent are in Bielany; the 
number of families, including singles, who are clients of social welfare increased by  per 
cent in the year .  e majority of families using social welfare services are families with 
problems such as unemployment, alcohol abuse, drug addiction, and poverty.  e increase in 
the number of unemployed people deserves special attention; it amounts to  per cent of the 
people using social welfare in this region.  e share of the elderly that need help from the 
Bielany Social Welfare Centre is  per cent.

Table . – Residents’ evaluations of their estate

Response to question: 
Do you like your estate?

Number Percentage

No answer 21 6.3
Yes 160 48.3
No 79 23.9
It is diffi cult to say 71 21.5

Total 331 100

Source: Bielany Centre of Social Welfare, 2002

Table . – Residents’ assessment of how their estate is perceived

Response to question: 
Is your estate considered …

Number Percentage

Very good 3 0.9
Good 18 6.4
Average 109 33.2
Rather bad 121 36.9
Bad 60 18.3
It is diffi cult to say 71 21.5

Total 331 100

Source: Bielany Centre of Social Welfare, 2002
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 e pupils in the Wrzeciono primary schools often come from poor families. Many of them 
make use of the subsidised dinners sponsored by the Bielany Social Welfare Centre of. 
Enormous numbers of people participate in such activities as ‘Winter in Town’ and ‘Summer 
in Town’ organised at local schools during the summer and winter holidays.  e problems of 
under-nourishment and children lacking adequate parental protection are increasing.
In Wrzeciono we can observe groups of young people spending their afternoons hanging 
around stairwells or cellars. Most of these youngsters are perceived as dangerous.  ey have 
nothing to do, because of the lack of infrastructure on the one hand, and on the other from the 
lack of routines and money for them to spend their free time in a more productive way. In fact, 
they are not as dangerous as they are perceived to be.

In response to this situation, the local authorities and institutions such as the Bielany Social 
Welfare Centre set up the ‘Program for improving the quality of life among Wrzeciono 
residents.’  e program has been established to improve the quality of life in several spheres 
by:
• developing the social infrastructure;
• decreasing the levels of poverty and unemployment;
• organizing recreational activities for children, youth and older people;
• the social activation of Wrzeciono residents of various age groups;
• increasing the quality of life among people from all social groups;
• increasing safety levels;
• decreasing addiction and violence levels;
• increasing the quality of life of the elderly;
• improving the dissemination of information on the Wrzeciono estate.

Many activities in this program have already been undertaken, including:
• extension of the local primary and secondary schools (a sports hall was built as an annex);
• the Youth Club (the tender was awarded on the NGOs’ Society for Youth Help).  e Club 

will provide sport and educational activities, including avoiding unemployment and so 
forth;

• Seniors Club;
• the institution of ‘Street Educators’ (educators who try to infi ltrate the groups of youngsters 

in order to help them);
• redecoration of the Centre for the Support of the Elderly; setting up a Daily Morning 

House for older people;
• redecoration of two libraries; the creation of a Centre for Information and Civic Advice in 

one on them.

 e ‘Program for improving the quality of living for Wrzeciono residents’ was a program drawn 
up by ordinary citizens; about  people from Wrzeciono (policemen, social workers, teachers, 
tenant representative organisations, councillors) met and worked together. Unfortunately, 
because of changes in the legislation and the centralisation of authority in Warsaw, the rate 
of the realization of this program has decreased and nobody knows whether the new local 
authorities will continue it.
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7.4 Conclusions

To begin with, an estate was built for the employees of the Steelworks and was inhabited by 
a demographically homogenous group of people: Steelworks workers and their families.  e 
housing stock was of a similar standard and quality throughout. At the end of the s and 
beginning of the s, several housing associations appeared on the scene.  ese housing 
associations constructed new buildings and separated them from the rest of the estate by high 
walls.

One of the biggest problems was the lack of any policy for spatial planning and organisation 
at that time. As a result many problems persist with respect to internal communication on the 
Wrzeciono estate.  ere are signifi cant diff erences in demographic characteristics in relation 
to dwelling type and condition of the stock on the Wrzeciono estate. Mostly it is the younger, 
better-educated people with higher incomes who live in the new buildings, while other people 
are still living in neglected municipal buildings. Although the socio-demographic structure 
has changed, the newcomers live in a diff erent world from that of the original residents of the 
Wrzeciono estate.

One of the most important current problems of the estate is the lack of any sort of spatial 
organization of the area, which has resulted in:
• lack of space;
• complicated ownership structure;⁴
• legislation on construction that makes spatial organization and management diffi  cult for 

local authorities.

 e other important current problems are unemployment, alcoholism, drug addiction, and 
lack of patterns for young people even in the sphere of spending their free time.  ankfully, 
Wrzeciono has its ‘Programme for improving the quality of life of Wrzeciono residents,’ 
but unfortunately new legislation for Warsaw has led to a decrease in the rate of its 
implementation.

  ere are many owners (because Warsaw Housing Cooperative split into smaller units) and it is diffi  cult to obtain a 
joint commitment from them and the local authorities, for example to improve the internal communication system. 
 e new owners separated their apartment blocks from the rest of the estate and in some cases it is diffi  cult to get 
from one point to another.
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8 Conclusions

 e reason why we chose these two housing estates, Ursynów and Wrzeciono, was that they 
seemed to us to have more diff erences than similarities. But during our research we realised 
that there were more similarities than we had anticipated.

One of the common features is that both estates were initially inhabited by relatively 
homogenous groups of people: white-collar workers in the case of Ursynów, and steelworkers 
in Wrzeciono. Even through the social composition has changed during the last  years, there 
is still a higher percentage of highly educated people in Ursynów than in Wrzeciono.

 ere are some problems with lack of services and space for parking on both estates. 
Although public transport and communication is well organised in Wrzeciono, the subway 
providing faster access to centrally located services makes the situation in Ursynów better.

Another characteristic revealing simultaneous similarities and diff erences is the low rate 
of outfl ow from both estates. We think that in the case of Ursynów the low outmigration is 
because Ursynów is seen as a nice place to live which people do not want to leave. Wrzeciono, 
on the other hand, is mostly inhabited by people who often have no fi nancial opportunity to 
move house.

Dwellings in Ursynów are bigger than those built in Wrzeciono. Also, the design and 
construction of the apartment blocks in Ursynów were better and more modern than in 
Wrzeciono.

 e share of people of working age is very high in the social structure of Ursynów 
inhabitants. Wrzeciono has a larger share of the oldest residents of Bielany District and its 
population is one of the oldest of the Warsaw estates.

Unemployment in Ursynów⁵Unemployment in Ursynów⁵Unemployment in Ursynów  is - per cent, so it is very low. In Wrzeciono - per cent of 
the people are unemployed (excluding hidden unemployment). Another signifi cant point is 
that, according to data from the Bielany Social Welfare Centre, the income of  per cent of 
the families living in Wrzeciono estate is so low they are eligible for social welfare benefi ts.

In Ursynów, most of the old buildings have been attractively renovated. In Wrzeciono the 
renovation of the apartment blocks is still at a very early stage and the chances of their being 
improved in the near future are not high.

 e Warsaw housing estates located in the city suburbs are generally perceived as dangerous 
places, with Wrzeciono unfortunately one of the worst, even in the eyes of its inhabitants. We 
can say that Ursynów is one of the places in Warsaw where many people would like to live. 
Many new buildings are being built, and there are many newcomers. In Wrzeciono we also 

 It is diffi  cult however to estimate the real rate.
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have new apartment blocks, but its position on the Warsaw housing market is rather weak, 
even though they are of a similar standard, but the lack of a subway line in Wrzeciono makes 
a diff erence.  e stigma of Wrzeciono as a dangerous area also depresses house prices below 
those of dwellings located in Ursynów.
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