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Žusterna-Semedela in Koper: general descriptionŽusterna-Semedela in Koper: general description

Žusterna-Semedela in Koper: problems and perspectivesŽusterna-Semedela in Koper: problems and perspectives
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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 large housing estates in 
two cities in Slovenia: Ljubljana and Koper.  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 
Ljubljana and Koper (Slovenia) 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 developments 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 Slovenia. 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 Ljubljana. 
An understanding of the large housing estate in this city requires information on the economic, 
demographic and socio-cultural developments at the urban level. Chapters  and  describe 
the housing estate in Ljubljana. Chapter  gives some background information on the city of 
Koper, the second Slovenian city in the RESTATE project.  e large housing estate in Koper 
is described in chapters  and . Finally, chapter  gives some conclusions.

 is report is concerned with Slovenia; 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 Slovenia

 e fi rst chapter presents some basic information on Slovenian economic, demographic and 
socio-cultural developments, with special emphasis on housing policy and the development 
of the housing market. Owing to major political and economic reforms in the years following 
Slovenian independence in , as well as general changes in the fi eld of housing all over 
Europe, the housing market has undergone signifi cant conceptual and structural changes.

2.1 Economic developments

Slovenia is a Central European country located between Austria to the north, Italy to the west, 
Hungary to the east, and Croatia to the south. It has long been a crossroads of trans-European 
routes. It covers , square kilometres stretching between the Alps, the Adriatic Sea, and the 
Pannonian Plain. In spite of its geographically small size, it is a convergence point of a range 
of diff erent landscapes: Alpine, Mediterranean, Pannonian, and Dinaric, each of which has its 
own characteristics and unique features (http://www.gov.si/vrs/). Since gaining independence 
in , Slovenia has been pursuing democratic reforms.

A diverse industrial history, a tradition of openness to the world, and well-managed State 
economic policy all contribute to the fact that Slovenia is one of the most successful countries 
in transition from a socialist to a market economy. Slovenia is enjoying a stable growth of the 
gross domestic product and, according to Standard and Poor’s² risk analysis, has the lowest 
level of risk among the countries in transition. In March , Slovenia’s risk assessment 
improved even further, from ‘A’ to ‘A+’ (http://www.gov.si/vrs/ang/ang-text/slovenia/the-
economy.html).

Slightly more than half ( per cent) the total active population is employed in the services 
sector,  per cent in manufacturing and industry, and  per cent in agriculture. As table . 
shows, slightly less than one third of added value in the national economy is derived from 
manufacturing

 e per capita gross domestic product in  was , with a growth rate of . per cent. 
Slovenia is a net importer; exports accounted for . billion and imports for . billion in 
the year .  e level of registered unemployment in Slovenia in February  was . per 

 A provider of independent investment data, valuation, analysis and opinions. See http://www.standardandpoors.
com/
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cent for men and  per cent for women.  e infl ation rate is rather high (. per cent in ). 
 ere are approximately , business units registered in Slovenia.  e number of self-
employed in February  was ,. Average gross income in Slovenia in February  was 
SIT , (approximately ,), which is . per cent more than last year. Net income in 
February  was SIT ,, which is approximately  (Mestna občina Ljubljana, ).

Governmental and administrative organisation comprises only two levels: national, and 
municipal.  e process of regionalisation has been underway for several years and is to be 
concluded prior to accession to the EU in May . However, for the purpose of statistical 
and other analyses, Slovenia is divided into  statistical regions.  ere are signifi cant regional 
disparities in the level of economic development. What is particularly evident is the diff erence 

Table . – Sectors according to added value ()

Sectors Per cent

Manufacturing (car, chemical and pharmaceuticals) 27.2
Real-estate 11.8
Retail, wholesale 11.3
Transport, storage and communications 7.9
Public administration, compulsory social insurance 5.7
Construction 6.0
Education 5.8
Health and social security 5.5
Financial services 4.4
Other 14.4

Source: http://www.gov.si/vrs/ang/ang-text/slovenia/economic-sectors.html, visited on the 10th of May 2003)

Figure . – Map of Slovenian regions

Hungary
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Croatia

Italy

61
86

3 km

Osrednjeslovenska region

Ljubljana municipality

Obalno-Kraska region

Koper municipality

Source: The Surveying and Mapping Authority of the Republic of Slovenia,
Urban Planning Institute of the Republic of Slovenia

Obalno-Kraska regionˇObalno-Kraska region



[ 17 ] 

between the more developed central and western part of the country and the less developed 
eastern part.

Ljubljana, the fi rst case study city, belongs to the Osrednjeslovenska (Central Slovenian) 
region, while Koper, the second, belongs to Kraška (Coastal and Karst) region. Both regions 
– according to development indicators – rank high among all regions. Central Slovenia ranks 
highest in per capita GDP, personal income tax, and by the size of the active population.  e 
Obalno Kraška region follows in GDP and personal income tax.

Major economic restructuring has been taking place during the last  years, with the most 
signifi cant shift from the secondary to the tertiary sector.  e traditional industries have 
suff ered closures and downsizing for two main reasons: changes on the global level, and loss of 
markets in the former Yugoslavia that followed political independence.  e result was a loss of 
employment opportunities.  e latest facts are of some importance, especially for the situation 
in the Fužine case study.  e estate was built (in part) to meet the demand for new dwellings 
for migrant workers attracted to the industry that developed on the outskirts of Ljubljana.

2.2 Demographic and socio-cultural developments

In Slovenia, as in other European countries, the processes of individualisation, globalisation, 
multi-culturalism and fragmentation are in full swing. Several authors have stressed 
the infl uence of these processes, which can be either positive (more freedom of choice, 
connectedness, decreasing importance of spatial distance) or negative (diminished care for 
others, less social cohesion). Today many authors note that a post-modernisation process is 
occurring, where new post-materialistic values are developing.  ese include greater emphasis 
on the individual and freedom, and participation in social life and leisure. Higher levels of 
awareness regarding environmental protection, women’s and homosexual rights, and greater 
tolerance toward foreigners are also developing. According to research undertaken in Slovenia, 
increased post-materialistic value orientation was demonstrated by a rise from  per cent 
of people in Slovenia supporting such values in  to  per cent in ³ (Hanžek and 
Gregori, ). With reference to changing household structures there is also a trend in 
Slovenia toward smaller and more single-person households.

2.2.1 Demographic profi le
 e population of the territory of Slovenia (, km²) has grown in the last three decades 
(-) from ,, to ,, (a growth of  per cent).  e growth has been uneven. 
 e central areas in the valleys and basins have experienced increases, while the mountainous 
and more remote areas have undergone depopulation for decades.  e  census confi rms 

 Post materialistic orientation was fi rst defi ned and measured by Inglehart (). In the Slovenian Human 
Development Report it was measured on the basis of value surveys, undertaken by the Slovenian Public Opinion 
Poll (Slovensko javno mnenje – SJM), comparing various years, namely SJM/, SJM/, SJM/.  e analysis 
included dependent variables related to subjective estimates of the quality of life, and attitudes towards the key areas 
of life, social development, changes in lifestyle, goals of the state, governing of the state, political system and poverty, 
participation, social action, trust, voluntary work, human rights, and so forth, (Hanžek and Gregorčič, ).
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previous fi ndings on the accelerated suburbanisation of Slovenia in the past decade; this 
suburbanisation is most marked in the case of Ljubljana and the neighbouring municipalities.

 e female and male shares of the population have been stable for the observed period at 
 per cent and  per cent respectively. Since  the natural growth rate in Slovenia has 
been rapidly decreasing (, births yearly prior to , less than , after ).  e 
birth rate has been one of the lowest both in Europe and the world.  e natural growth rate 
in Slovenia had already started to drop in the mid s (. in ); it became . in  and 
turned negative by the late s (-. in ).⁴ However the infant mortality rate is one of 
the lowest in Europe (. per , live-born in ). In , life expectancy for men was . 
years and . for women.

 e positive growth of population in the past (until the mid s) was to a large extent the 
result of the high migration of a young labour force from other parts of the former Yugoslavia. 
 e population of Slovenia is old and is becoming even older. As shown in table ., the share 
of the youngest age group ( to  years) dropped from  per cent in  to  per cent in 
.  e process of ageing would have been even faster without the immigration of young 
workers from the Republics of former Yugoslavia. Recent further stagnation is the result of 

 With negative natural growth rate, the population increase of , is the result of immigration from abroad and 
Slovenian legislation concerning citizens of the former Yugoslavia already living in Slovenia in , but who had not 
regulated their residence administratively and were registered as citizens of other Republics.

Table . –  e share of population in specifi c age groups

Year 1971 1981 1991 2002

0-14 24% 23% 21% 15%
15-64 66% 66% 68% 70%
65+ 10% 11% 10% 15%
Ageing index* 41.6 47.8 53.6 96.3

Source: Statisticni letopis RS ’71, ’81, ’91, 2002

* Ageing index: The ageing index indicates the ratio between the population over 65 and the population under 14 (multiplied 

by 100). The higher the index, the higher is the prevalence of an ageing population. The lower the index, the higher is the 

share of the young population. With normal demographic development, the ageing index should be around 40. An index of 

more than 72 means that a decrease in the population can be expected.

Source: Statisticni letopis RS ’71, ’81, ’91, 2002ˇSource: Statisticni letopis RS ’71, ’81, ’91, 2002

Table . – Share of households of diff erent size, -

Year 1971 1981 1991 2002

1 member 17.4 17.1 18.6 21.9
2 17.2 17.8 21.5 23.0
3 20.9 21.6 21.4 20.9
4 22.2 24.3 24.7 23.1
5 11.6 9.4 8.4 7.2
6 10.7 9.8 5.5 3.9
Average size of household 3.5 3.4 3.0 2.8

Source: Statisticni letopis RS ’71, ’81, ’91, 2002Source: Statisticni letopis RS ’71, ’81, ’91, 2002ˇSource: Statisticni letopis RS ’71, ’81, ’91, 2002
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the ageing population and the absence of migration.  is has come to a halt for both economic 
reasons (decline and closure of old industries) and territorial and political changes.

 e number and size of households in Slovenia have followed the same patterns as elsewhere 
in Europe; that is to say, the size of households is becoming smaller, and the share of single-
person households is growing.  e number of households grew by  per cent in the decade 
- from (, to ,), by  per cent in -, and by another  per cent in the 
period up to .

 e increase in the number of households as a result of the rise in single-person households 
has been one of the most important demographic processes in Slovenia since independence. 
 e increase in single-person households is most noticeable among those under the age of 
 (over , such households in the last decade) and among those more than  years 
old. Owing to the rise in the number of smaller households, the average household size has 
gradually dropped to . members (see table .).

 ere have been major changes in family structure and the number of children.  e increase 
of consensual unions (unmarried partners) in the period - was from , to , 
and the number of families without children increased by . per cent (Statistical Offi  ce of the 
Republic of Slovenia, RR: , ).

 e size of households in urban⁵ settlements is smaller than in non-urban settlements (. 
vs. . members). However, in the last few decades the households in non-urban settlements 
have been following the same pattern as in urban settlements and so they are also getting 
smaller.  e diff erence in the size of urban and non-urban households has been diminishing.

Another interesting observation is that a typical rural Slovenian household has three 
generations (grandparents, parents, children). Most often such households are living together in 
individual or detached houses. At the time when houses were constructed (mainly self-built in 
the late s and s) they were built spacious enough to accommodate the (future) families 
of the children.  is came about for several reasons: fi rst, a general lack of housing and poor 
accessibility to social housing, which obliged parents to care for the next generation. Second, 
the extra costs of construction were marginal.  ird, under the socialist regime, investment 
possibilities were limited; and because of the high rate of infl ation saving was unprofi table. 
 e construction of private houses was thus the only practical long-term and safe investment. 
 e property or real estate tax has (prior to ) never been an issue, or an instrument of land 
policy, or housing policy (also through the absence of an appropriate land register).

 e extensive immigration led the share of the total population of non-Slovene origin to 
increase from  per cent to  per cent in the period -. In the  Census, the share 
of the overall population who declared a non-Slovene ethnical affi  liation was . per cent. 
Immigrant settlements and ethnic communities tend to be concentrated in the industrial 
and urban areas such as Maribor, Jesenice, Celje and Trbovlje, which attracted immigrants 

 Urban settlements, as defi ned by the Statistical Offi  ce of the Republic of Slovenia, are classifi ed on the basis of 
four sets of criteria: () settlements with over , inhabitants, () with , – , inhabitants and a surplus 
of workplaces; () settlements that are seats of municipalities, have at least , inhabitants, and a surplus of 
workplaces; suburban settlements that have fewer inhabitants, but are gradually being integrated spatially and 
functionally with the city.
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in the s and early s.  ese areas now have the highest proportion of the ethnically 
non-Slovene population and above-average proportions of Bosnian/Muslim ethnic groups. 
 e Serbs settled mostly in the largest cities, since they came from the group with the highest 
share of people in the former Yugoslav Army and other federal institutions.  e Croats show 
the lowest levels of ethnic concentration and are more evenly settled in a vast number of 
municipalities ((Statistical Offi  ce of the Republic of Slovenia, RR: , ).

Ethnic variety is also a consequence of the two autochthonous ethnic groups living in 
Slovenia for several hundred years: Hungarian, and Italian.  e ethnically mixed areas are in 
the municipalities in the North-eastern part of Slovenia (Hungarians) and in the coastal area 
(Italians).

2.3 Housing market developments

According to the statistical data, there were , dwellings in Slovenia at the time of the 
population census conducted in . Of these, , ( per cent of the total stock) are 
located in urban settlements. With , dwellings, the capital city Ljubljana, accounts for  
per cent of the total urban housing stock, followed by Maribor (the second largest city) with 
, and Koper (our second case study city) with , dwellings.

Post-war housing construction in Slovenia featured two main housing typologies: low-
density single-family houses; high-density fl ats, including high-rise blocks. High-density 
developments are characteristically large, anonymous neighbourhoods, eff ectively dormitory 
areas, providing basic facilities such as day-care centres, primary schools, and shops 
(Dimitrovska Andrews and Černi Mali, forthcoming).

Approximately  per cent of the dwellings are in multi-family, high-density residential 
blocks constructed during the s and s (Dimitrovska Andrews and Sendi, ).  is 
type of housing was previously referred to as ‘public’, ‘social,’ or ‘solidarity’ housing before most 
of it was privatised (sold to the sitting tenants) in the early s. A condominium type of 
housing emerged in this sector after the introduction of these reforms.  e majority of the 
population (about  per cent) is, however housed in various types of single-family houses: 
detached (the most prevalent); semi-detached; terraced (table .).

 ere are signifi cant diff erences between the condominium housing and the single-
family housing with respect to useful fl oor space.  e condominium housing units are 

Table . – Slovenia: dwellings by year of construction and building typology during the last  years

Type of building Year

1981-1985 1986-1990 1991-1995 1996-2000

Detached house 8,825 7,017 4,397 4,058
Semi-detached or row house 1,834 1,786 1,084 1,018
Rural house 58 42 30 n.a.
Multi dwelling 26,239 16,171 4,409 4,974

Source: Statisticni letopis RS 1981-2000Source: Statisticni letopis RS 1981-2000ˇSource: Statisticni letopis RS 1981-2000
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characteristically smaller with an average useful fl oor space of  m² compared with an average 
size of  m² for single-family houses.

Readers more familiar with housing standards in the more developed EU countries may fi nd 
a brief comparison of the quality of living standards in Slovenia and EU countries helpful in 
appreciating the Slovenia situation. Table . shows that Slovenian dwellings have on average 
fewer rooms and less useful fl oor space than the current EU countries.

More importantly, Slovenia’s average household size is higher than that of the other countries. 
Given that Slovenia has less average useful fl oor space, there is clearly much less fl oor space per 
person, thus indicating much higher housing densities in Slovenia than in the EU countries.

2.3.1 Housing tenures
 e  Housing Act, which provides the legal basis for current housing policy, defi nes two 
fundamental housing tenures: owner-occupied, and rental. According to this Act, owner-
occupied housing is a dwelling in continuous use by the owner and close family members for 
the permanent satisfaction of their housing needs.

 ere are four diff erent tenures of rental housing, namely: social, non-profi t, employer, and 
housing for profi t.  ey are defi ned as follows:
• social housing is rented to the lowest-income households;social housing is rented to the lowest-income households;social housing
• non-profi t housing is rented at non-profi t rents;non-profi t housing is rented at non-profi t rents;non-profi t housing
• employer housing is rented to employees for the purpose of satisfying employment needs;employer housing is rented to employees for the purpose of satisfying employment needs;employer housing
• housing for profi t is rented out by the landlord for purposes of acquiring a profi t.

Table . – Comparison of housing standards in Slovenia and EU countries

Country Average no. of 
rooms/dwelling

Average useful 
fl oor space

Average 
household size

Austria 3.3 89.1 2.5
Belgium 5.8 86.3 n.a.
Denmark 3.8 108.5 2.1
Finland 3.7 76.0 2.3
France 3.8 88.0 2.6
Greece 3.2 79.6 n.a.
Ireland 5.0 99.0 3.1
Italy 4.0 92.3 n.a.
Luxembourg 5.1 118.4 2.7
Germany 4.3 86.7 2.2
Netherlands 4.0 98.0 2.4
Portugal 4.1 83.0 2.9
Spain 5.4 85.3 n.a.
Sweden 3.4 89.8 2.1
United Kingdom 3.6 76.0 2.4
Slovenia (2002) 2.8 72.0 2.8

Source: Rapid reports no. 92, no. 93, 2003
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To put these tenures into a more general context, the social, non-profi t, and to some extent 
employer categories (in the case of State-provided housing for civil servants) constitute what 
is normally referred to as the public housing sector. In Slovenia the term public housing 
is understood to refer to housing produced with national or local authority funding for 
consumption in the social and non-profi t rented housing sectors.

 e provision of social rental housing is, according to the  Act, the responsibility of the 
municipalities. Non-profi t rental housing, on the other hand, is to be fi nanced at the national 
level through the Republic of Slovenia Housing Fund, a parastate body created on the basis 
of the same Act and charged with the responsibility of realising the objectives of the national 
housing policy relating to public housing provision.

 ere is, however, a widely held view among Slovene housing experts that the distinction 
between social and non-profi t rental housing is both unnecessary and meaningless (Lavrač, 
; Sendi, ). To start with, a closer look at the methods applied in the allocation 
of housing to either of the tenure groups reveals no striking diff erence in allocation 
criteria. Furthermore, the rents payable in social rental and non-profi t rental housing are 
administratively controlled and determined by the local authority according to a formula 
prescribed by an executive regulation enacted by the national parliament. According to this 
formula the same rent levels are calculated for both tenure categories.  e only major diff erence 
is that social housing rents are partly subsidised by the local authority, while the non-profi t 
tenants pay all the housing costs themselves.  e problem is, however, that what is referred 
to as the non-profi t category of consumers constitutes the great majority: the middle-income 
households. According to current housing policy, this category of consumers ought to be able 
to meet their housing themselves, with the State only playing an enabling role (as described 
below).  e exercise of direct funding by the State of the construction of non-profi t housing 
has had the eff ect of dispersing the meagre resources available too widely.  ese resources 
ought to have been directed towards the provision of new social housing and the improvement 
of the quality of the existing social housing stock.

2.3.2 Housing supply and demand
 e period following the introduction of a market economy in  has been marked by a 
drastic fall in the level of new housing construction.  is fall has primarily been the result of 
the abolition of the previous system of housing fi nancing which guaranteed a constant supply 
of funds for new housing construction before the implementation of the housing reform 
policies in the early s (Sendi, ). While , new dwellings were constructed in , 

Table . – New housing construction in the indicated years

Year Total number of dwellings Public sector (social/non-profi t) Private sector (single family)

No. % No. %

1985 11,252 5,114 45 6,138 55
1990 7,759 2,246 29 5,513 71
1995 5,715 661 12 5,054 88
2000 6,440 1,577 24 4,883 76
2001 6,165 969 16 5,196 84

Source: Statisticni letopis RS ’85, ’90, ’95, 2000, 2001Source: Statisticni letopis RS ’85, ’90, ’95, 2000, 2001ˇSource: Statisticni letopis RS ’85, ’90, ’95, 2000, 2001



[ 23 ] 

there were only , completions in , which represents a  per cent fall in the level of new 
construction within a period of ten years.  e number of new completions for  indicates a 
slight increase on the  production, but this increase was immediately followed by a further 
decline in , with only , new dwellings completed in that year (table .).

It is important to note here that the social housing sector has suff ered the greatest decline in 
new housing construction of the last  years or so. While social housing accounted for  per 
cent of all new completions in , its share fell to  per cent in  and to  per cent in 
. In other words, a comparison of data within the social sector itself shows that the level of 
new social housing construction declined by  per cent on the number of new completions in 
.

 e increasing demand for subsidised housing derives from: the lowering of the economic 
standard of certain profi les of the population (the processes of restructuring the economy and 
globalisation have led to increased unemployment); the higher proportion of older households 
(generally with lower incomes); the increased proportion of single-person households. Access 
to low-cost housing has been further diminished by the privatisation of the housing stock.

 e level of housing construction in the private sector has, however, remained relatively 
stable throughout this period, for reasons that can be readily identifi ed. First, such housing is, 
and has always been, constructed on individual family initiatives.  e individual prospective 
house builder has to secure the plot, most or all of the fi nancial resources are from personal 
savings or various forms of assistance from relatives, and the greater part of the construction 
of the building is carried out by family members with the help of relatives, neighbours, and 
friends (Sendi, ).

 e disparity between current supply and demand may best be illustrated by referring to the 
National Housing Programme (Ministry of the Environment and Physical Planning, ), 
which stipulates a requirement to construct , new dwellings per annum by the year  
(see chapter on housing policy). As table . shows, the total new housing construction during 
 and  was capable of meeting barely two-thirds of the demand determined by the 
housing programme.

 e decline in the level of production of new homes, especially in the social sector, has 
resulted in a critical shortage of supply.  e results of a recent survey conducted among Slovene 
municipalities show that there is a current need for , new social dwellings and , non-
profi t dwellings (Černi Mali, ).

It may be observed that owing to a lack of proper State funding, and in the absence of an 
appropriate housing fi nancing system, the present housing market in Slovenia operates almost 
exclusively for higher income consumers, while the rest of the population (the majority) do not 
have the capacity to participate in a market where the price of a  m² dwelling, for example, 
may reach as much as , or more, depending on the location. Given the current average 
monthly salary of about , one would require  monthly paycheques ( years) to purchase 
such a dwelling.
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2.4 Housing policy

As stated above, the transition to a market economy in Slovenia was also accompanied by major 
policy changes in housing provision.  ese changes were marked, inter alia, by the privatisation 
of the previous public housing stock, the restitution of previously nationalised property to its 
rightful owners, and the abolition of the previous forms of public housing fi nance (Mandič, 
; Sendi, ; Stanovnik, a).  e abolition of the previous system of fi nancing new 
housing was enacted by the  Housing Act; the State withdrew from its previous role as 
provider of housing for all, an obligation that constituted part of the offi  cial political ideology 
of former communist regimes. In its place, the ‘enabling principle’ was adopted as the basic 
mode for the implementation of measures aimed at achieving the country’s new housing 
policies. Henceforth the State would only provide assistance through various forms of benefi ts 
to those groups of the population who were not capable, fi nancially or otherwise, of meeting 
their housing needs for themselves.  e new Act specifi ed two categories of tenure for which 
(indirect) State funding could henceforth be provided: social rental housing, and non-profi t 
rental housing.

2.4.1 Housing privatisation and property restitution
 e  Housing Act (Ministry of the Environment and Physical Planning, ) made 
it possible for the sitting tenants of public housing units to purchase their homes at a 
considerably reduced price and under very favourable terms of repayment (Sendi, ). At the 
end of the privatisation process, just over , dwellings (about  per cent of the total stock) 
remained as public housing stock. Of these dwellings, approximately , were nationalised 
housing units that had been forcibly taken over by the State from private owners after the 
Second World War. Under the  Denationalisation Act (Ministry of Justice, ), the 
previous rightful owners or their descendants were able to fi le claims for the restitution of their 
property. It is important to note that the Denationalisation Act did not allow sitting tenants 
to purchase their respective dwellings under the same favourable conditions that applied to the 
privatisation of public housing.

 e immediate eff ect of housing privatisation and the restitution of nationalised housing 
to its former owners was a sharp increase in homeownership from the previous  per cent to 
a staggering  per cent of the total stock. It is also widely known that privatisation enabled 
those with some free cash to purchase more dwellings than that to which they were entitled 
as sitting tenants.  is was possible in cases where low-income households opted to ‘sell 
off ’ (unlawfully of course) their right to buy to some other person who then purchased the 
dwelling, either for rental purposes, or for the immediate or future use of their children.  e 
previous sitting tenants would either stay on as tenants under the new landlord, or move to 
cheaper rental housing elsewhere. Anxiety about the diffi  culty of getting tenants to leave 
when owners wanted to repossess their dwellings led some of the owners to keep them vacant, 
saving them for the future use of family members.  ese dwellings constitute part of the vacant 
dwelling stock mentioned in section ..

Another consequence of housing privatisation was the decimation of the social rental housing 
stock. In addition, a survey conducted by Stanovnik (b) on the housing situation soon after 
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the privatisation process had been completed revealed a series of negative characteristics in the 
remaining social rental housing stock:
• the majority of the dwellings sold were of a better quality than those remaining in public 

ownership in terms of available amenities and infrastructure (central heating, gas mains, and 
telephone);

• the average age of the dwellings sold was  years, while that of those not sold was  years;
• the size of the dwellings bought were on average larger (. m²) than the dwellings not sold 

(. m²);
• the incomes of the households who bought dwellings were considerably higher than those 

of the households who continued to be tenants paying rent for their homes.

 ese revelations indicate that living conditions in the public stock are less favourable, 
suggesting poorer housing quality in the social rental sector. Consequently, the public sector 
remains stuck with a housing stock that continuously demands more resources in terms of 
maintenance and renovation (Sendi, ).  e low income levels of households in social rental 
housing also suggest that the State needs to pay out substantial housing allowances in order to 
enable households to meet their housing costs.

 ere are also huge problems requiring attention in the restituted dwellings. First, the 
restitution of housing units introduced new landlords for the sitting tenants who, up to that 
moment, had assumed indefi nite occupation rights. It also emerged that some of the occupiers 
had even assumed (mistakenly, of course) the property to be their own.  e new landlords, on 
the other hand, inherited sitting tenants whose rents continued to be controlled by the State 
and whom they could not easily evict from their property should they chose to do so.  is 
situation has led to serious confl ict between the parties involved and continues to be tense, 
since the tenants insist on being allowed the opportunity to purchase their homes under the 
same terms as applied during public housing privatisation in the early s. Understandably, 
the new landlords fi nd this unacceptable.  ey, on the other hand, would like to manage and 
exploit their property freely in accordance with the prevailing housing market conditions.  e 
Government is caught in the middle of the dispute and has been unable to fi nd any solution 
acceptable to both confl icting parties; neither does any satisfactory compromise appear to be 
within reach in the foreseeable future.  e power struggle is expected to continue for some 
time yet.

 e major concern with respect to this confl ict is that some of the landlords are unwilling 
to invest in the maintenance and repair of the property while their ownership rights continue 
to be restricted in this way.  is neglect may also be one way of gradually driving the inherited 
tenants out of their property.  e sitting tenants are also not prepared to undertake such costs, 
given the uncertainty of their tenure situation. A continued failure to resolve these problems 
may lead to the gradual deterioration of the housing and living conditions in some of the 
restituted housing stock.

 e restitution of property, which also included the return of previously nationalised land 
to its rightful owners, has also led to the exacerbation of the problems of land availability for 
housing construction. One of the immediate eff ects of the reintroduction of property rights 
on land has been the withholding of serviced urban land from planned uses.  e reasons for 
such behaviour may include a feeling of economic security that such property confers on its 
owners, hereditary considerations, and speculation in anticipation of higher profi ts when 
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selling at a ‘favourable’ moment.  e withholding of land from the market has consequently 
led to a scarcity of available land for housing construction, a sharp increase in land prices, and 
consequently to a sharp increase in house prices.

It is also important to note that the process of restitution of nationalised property has not 
yet been completed. Some of the property has not yet been returned to its rightful owners, 
because of confl icts among the potential benefi ciaries who are still engaged in contests 
regarding hereditary rights and the distribution of ownership shares. As in the case of the 
excess ownership dwellings described above, some of this property remains empty and 
constitutes a further part of the vacant stock.

2.4.2 Current housing policy
 e National Housing Programme (NHP) passed in Parliament in , defi nes the enabling 
principle as a ‘modern approach, adopted to replace the outdated doctrine of housing provision’ principle as a ‘modern approach, adopted to replace the outdated doctrine of housing provision’ principle
(Ministry of the Environment and Physical Planning, ).  is approach is described in the 
NHP as seeking to achieve the de-bureaucratisation of the housing sector and the replacement 
of administrative housing allocation by the measures necessary for the organisation of a 
housing market and off ering support to private initiative.

 e major policy measures determined by the NHP are:
• a gradual increase in the level of new housing construction, intended to reach a production 

rate of , new dwellings per annum by the year ;
• the establishment of partnerships between the public and private sectors;
• the provision of a legal and organisational framework for the coordinated operation of all 

actors in the housing fi eld;
• the ensuring of an equilibrium between housing supply and demand in order to maintain 

a suffi  cient number of dwellings for purchase and rental purposes in cases of inadequate 
supply or high demand;

• the encouragement and promotion of the operation of the housing market and its positive 
eff ects on social and economic development.

In view of the constant high demand for rental housing, especially in big cities and regional 
centres, the NHP recognises the need for some consumers to meet their housing needs 
within the private rental sector.  e programme states that these needs will be satisfi ed only 
on condition that such market conditions are provided as will guarantee potential landlords 
a suitable profi t on their investment.  e NHP also points to the necessity to provide some 
minimum level of protection of private rental contracts which, while securing tenant tenure, 
will not discourage landlords from off ering their property on the rental market.

In order to achieve these goals, the NHP also stresses that it is vital to facilitate the full 
appropriate operation of the essential market mechanisms.  e main objective is gradually to 
extend some of the private investments that are currently mainly directed into the construction 
of housing for homeownership into investments in housing construction for rental purposes.

According to the NHP, the new role of the Government in all this is:
‘to exert infl uence, through the application of appropriate measures, on the money markets for 

the purpose of providing loans for housing construction. Such intervention on the real estate market 
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will encourage competitiveness and bring about improvements in the market, which will lead to an 
increase in supply and a reduction in demand. By off ering tax incentives, particularly with respect 
to real estate taxation, the Government will gradually be able to achieve a more rational use of the 
existing stock’.

Continuing, the NHP states:
‘ e Government and local authorities shall encourage especially the construction, renewal and 

purchase of rental non-profi t and social housing. Incentives shall also be provided to mobilise personal 
savings for the purpose of investment into the private rental sector, in addition to encouraging 
investment into homeownership.’

 ese are some of the most important measures that the National Housing Programme 
specifi es as necessary for the successful application of the enabling principle.

In order to put into context the following brief discussion on the successes or failures of the 
implementation of these measures, some clarifi cation is needed regarding the period of validity 
of the new housing policy. As stated above, the NHP was passed by Parliament in , nine 
years after the introduction of housing reforms.  is time lag would seem to suggest that the 
country had no housing policy throughout that period. Indeed, there was no formal housing 
policy until , when the Government drew up the Draft National Housing Programme Bill 
that was later put before Parliament. In the interim period, however, this draft bill represented 
the offi  cial document; housing policies were implemented throughout the second half of 
the s on the basis of the draft bill. It is important to note that the Act fi nally passed by 
Parliament in  does not include any major amendments to the initial bill submitted by 
the Government in . It may thus be concluded that the National Housing Programme has 
been eff ective since , a period long enough for some of the most important measures to 
have been implemented.

2.5 Conclusions

 e privatisation of the housing stock has brought major changes in the ownership structure. 
 e share of privately owned dwellings is among the highest in Europe.  e transformation 
to a market economy has brought vibrant economic growth. However, prosperity has been 
unequally shared regarding the economic activity of the population.  e number of people 
eligible for social dwellings has grown, while on the other hand the construction of new 
social and non-profi t housing nearly came to a halt in the early s. It is, however, slowly 
recovering.

 e implementation of the enabling principle ought to have led to considerable increases 
in the level of new housing construction in the private sector. Such increases could have been 
expected, since under the new circumstances a good majority of the consumers for whom the 
State previously provided became capable of solving their housing needs on the market. As 
the statistical data presented above shows, however, there have been no signifi cant increases in 
housing production in the private sector, while new housing construction in the public sector 
has dropped to critical levels.  e government thus appears to have failed to implement its 
own policies that were supposed to relieve it of the obligation to provide housing and facilitate 
the implementation of the enabling principle. Several factors may be capable of explaining 
the present state of aff airs; we cannot however consider them further at this stage. We may 
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nevertheless point to the main guiding question here: whether the enabling approach would 
have achieved the desired objectives had the policy measures determined in the NHP been 
fully implemented. In other words, are the prescribed policies appropriate and, if so, is there an 
appropriate legal and institutional framework to back them up and guarantee their successful 
implementation?

 e above-mentioned changes have had a substantial impact and many implications with 
respect to the large housing estates.  e transformation to a market economy and shifts 
between economic sectors have increased social polarisation, with many economically less 
capable people residing on the estates.  e privatisation of the housing stock also made new 
owners responsible for the maintenance of the buildings, while they were either not fully aware 
of this responsibility or not able to carry it out. Unresolved ownership of the functional areas 
in the neighbourhoods hinders adequate maintenance and reinforces deterioration.
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3 Ljubljana: a general overview

 is chapter presents a brief account of the history, economy, and population of Ljubljana, 
where the Fužine estate is located. An overview is given of the development of organised 
housing construction in the city, with emphasis on its large housing estates.

3.1 General description of Ljubljana

3.1.1 Short history
 e Illyrians fi rst inhabited Ljubljana some  years ago, followed by the Celts, then the 
Romans in  BC.  ey founded the city, then called Emona, and it fl ourished until the Huns 
destroyed it.  e Slavs began to settle in the territory in the th century. In , the name 
‘Laibach’ appeared in documents, and two years later, ‘Luwigana’. In the second half of the 
th century, Ljubljana became the capital of the Province of Carniola; in  it fell under 

Picture . – Aerial view of Ljubljana (Photo: Marjan Garbajs, )
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Hapsburg rule.  e Medieval Ljubljana nestled between the castle hill and the Ljubljanica 
River and became an important trading and ecclesiastical centre.

While the Renaissance brought improvements to its fortifi cations, there was a strong 
Baroque infl uence on the development of the town. In the th century the area between 
the Medieval Ljubljana and Roznik hill was urbanised. Ljubljana has twice experienced 
earthquakes: the fi rst in  and the second in , when almost the whole city was destroyed. 
Plans were prepared immediately and the ensuing reconstruction gave Ljubljana its new 
contemporary image.  e Secessionist style appeared at that time.

World War I saw the collapse of Hapsburg Austria-Hungary and Ljubljana formally became 
the administrative and political centre of Slovenia within the Kingdom of Yugoslavia. After 
World War II Ljubljana became the capital of Slovenia, one of the six republics of the Socialist 
Federal Republic of Yugoslavia. Ljubljana began to grow after the Second World War. Since 
then the population has almost tripled, while the city is characteristically modern with 
multifaceted new neighbourhoods and industrial zones built over the past fi ve decades.

3.1.2 Economic profi le and role
One of the city’s major assets is its geographical location on a crossroads giving it considerable 
communications and trade advantages within the wider European context. In , when 
Slovenia achieved independence, as the nation’s capital Ljubljana gained some new challenges 
and opportunities. Ljubljana combines the quest for growth and new opportunities in urban 
development while seeking to maintain a high-quality living environment.

Approximately one third of all Slovenian enterprises are located in Ljubljana, employing 
a quarter of all employees (Pear, ). Employment in enterprises by sectors shows the 
prevalence of the service sector. In the year  this sector accounted for  per cent (, 
employees), while the industrial sector, which set against the Slovenian average is still rather 
high accounts in Ljubljana for  per cent (Statistični letopis RS, ). As a capital city, 
Ljubljana has a high concentration of jobs in the public sector: , or one third of all those 
employed in the public sector in Slovenia (Zager et al., ).

 e main reason for the successful economic performance is the structure of the sectors. 
 e leading economic activities within the service sector are retail, transport, storage, and 
communications, fi nancial services, and real estate.  e leading manufacturing activities are the 
chemical, pharmaceutical, and paper industries and food production.  e economic strength of 
Ljubljana can best be illustrated by the added value per employee (index  compared with the 
national level), and the net profi ts (index ). Per capita taxable earnings are  per cent above 
the national average (Pear, ).  e educational structure of Ljubljana’s inhabitants is much 
higher than the national average.  e share of population with a university degree is  per cent 
( per cent in Slovenia).

Given the high concentration of jobs in the area, commuters have to face an increasing 
traffi  c problem.  e latest estimates indicate a total of , commuters. Two thirds of them 
are residents of the Ljubljana municipality, while the rest commute from other municipalities 
(from the greater urban area and from other regions).  e level of motorisation in Ljubljana 
is steadily increasing ( cars per , inhabitants in ,  in ).  e high level of 
motorisation coupled with the dispersed settlement pattern and inadequately developed public 
transport lead to further high private car use (Dekleva et al., ).
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3.1.3 Housing stock
 e city’s housing stock is characterised by high-density multi-family apartment blocks in 
high-rise neighbourhoods.  ere is, however, a considerable stock of owner-occupied single-
family housing (of the do-it-self type), the only form of tenure that in production terms has 
remained stable throughout the last few decades.  e production of new homes in the public 
sector has been steadily declining.

Ljubljana has , dwellings, or . per cent of the total Slovenian housing stock. Of 
these, , dwellings are occupied, while , are unoccupied⁶ (Census, ).  e total 
stock of social and non-profi t dwellings in Ljubljana is approximately , units, while the 
estimate of demand shows that another , units is needed (Sendi and Černi Mali et al., 
).

As table . shows, the average size of dwellings in Ljubljana is slightly smaller than the 
national average.  is diff erence is not surprising, since a signifi cant share of dwellings in 
Ljubljana’s is in multi-family apartment blocks where dwellings are smaller than in individual 
houses.

 e structure of Ljubljana’s housing stock by year of construction is presented in table .. 
 e data corresponds to the description of the development of the housing stock set out in 
section ..  e majority of the stock ( per cent in Ljubljana,  per cent in Slovenia as a 
whole) was built after the Second World War.  e table also indicates a sharp decline in the 
s.

 Most of the unoccupied dwellings are privately owned.  e main reasons for keeping dwellings empty are: legislation 
does not stimulate, but rather discourages renting out through taxation; the legislative system makes terminating a 
lease and furthermore implementing the termination very diffi  cult; in many cases there are several heirs from several 
generations to dwellings given back under restitution, so it is diffi  cult to obtain their consent; furthermore, some 
units are still under the process of restitution.

Table . – Dwelling stock by number of rooms: comparison between Ljubljana and Slovenia () 
(percentages)

1 room 2 room 3 room 4 room 5 room

Slovenia 16 32 29 14 9
Ljubljana 21 34 28 11 6

Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001ˇSource: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001ˇSource: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001

Table . – Dwelling stock by year of construction: comparison between Ljubljana and Slovenia 
() (percentages)

Up to 1918 1919-1945 1946-1960 1961-1970 1971-1980 1981-1990 1991-2000 Total*

Slovenia 15 7 11 16 23 18 8 100
Ljubljana 10 9 10 24 26 16 4 100

Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001

* Including 1% year of construction unknown.

Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001ˇSource: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001Source: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001ˇSource: Statisticni letopis RS 2001; Statisticni letopis Ljubljana 2001
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3.1.4 Demographic structure and size
Ljubljana municipality has , (Census, ) inhabitants, or . per cent of the Slovenian 
population.  e population of Ljubljana is older than the national average.  e youngest age 
group (-) accounts for  per cent of the population and the eldest group (+) accounts 
for  per cent. As a result, the ageing index is also much higher than the already high index 
for the nation ( vs. ).  e average age of residents in Ljubljana is one year older than 
for Slovenia (. vs. .).  e average household size in the city of Ljubljana is . people 
(Census, ).  e number of single-person (and young family) households is higher than the 
average, as is usual in urban areas.

3.1.5 Ethnic minorities
 e last census (Census, ) included a non-obligatory question on national identity. 
Out of , residents of Ljubljana who stated their national identity,  per cent declared 
themselves to be Slovenes and  per cent to be members of ‘other’ ethnic groups. People 
were also asked about their mother tongue, which also gives us important information about 
their cultural and ethnic background. As seen in table ., a large majority of the population 
in Ljubljana is Slovene (almost  per cent). Almost all immigrants in Ljubljana are people 
from other parts of the former Yugoslavia.  e largest shares of other ethnic groups are people 
who speak Serbian (. per cent), Croatian (. per cent), Serbo-Croatian (. per cent) and 
Bosnian languages (. per cent).  e ethnic structure is also illustrated by the structure of 
the population in terms of religion, since Islam is the main religion of the Bosnians and the 
Serbians are mainly Orthodox. Each group accounts for about  per cent of the population, 
which corresponds broadly with the data on ethnicity.

Picture . – Aerial view of the centre of Ljubljana (Photo: Marjan Garbajs, )
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Slovenians are somewhat reluctant to accept immigrants. Data from the largest Slovenian 
Opinion Poll ‘Slovensko javno mnenje’ shows that many would not like to have members of 
other ethnic groups as neighbours. However, Ljubljana is the capital and economic centre of 
Slovenia, so more immigrants reside there than in other parts of the country.  ey are mostly 
members (and/or citizens) of other nationalities from the former Yugoslavia.  ey live in all 
parts of Ljubljana, but are more densely distributed in particular neighbourhoods: Rakova jelsa, 
Stepanjsko naselje, Fužine.  e disintegration of Yugoslavia and the wars in other parts of the 
former Yugoslavia in the s brought many people to Ljubljana.  ey stayed with relatives 
for some time and later managed to rent dwellings for themselves, or went to refugee camps. 
At the time of this research study many refugees have returned home or moved northwards to 
other European countries.

Table . – Population in Ljubljana by mother tongue (in alphabetical order)

Number Per cent

Total population 265,881 100
Albanian 1,239 0.5
Bosnian 9,060 3.4
Croatian 10,253 3.9
German 284 < 0.1
Hungarian 300 0.1
Italian 209 < 0.1
Macedonian 1,183 0.5
Romany 192 < 0.1
Serbian 10,896 4.1
Serbo-Croatian 10,069 3.8
Slovene 209,668 78.9
Other 1,577 0.5
Unknown 10,951 4.1

Source: Rapid reports no. 93, 2003

Table . – Population in Ljubljana by religion

Number Per cent

Total population 265,881 100.0
Catholic 104,219 39.2
Evangelical and other Protestant 796 0.2
Orthodox 14,687 5.6
Islam 13,268 5.0
Other 932 0.3
Believer but belongs to no religion 13,384 5.0
Atheist, unbeliever 51,109 19.3
Did not reply + unknown 67,486 25.4

Source: Rapid reports no. 93, 2003
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3.1.6 Migration and dynamics
Net migration in Ljubljana was positive until the late s,⁷ but later turned negative. Even 
though the out-migration is not very extensive, it is increasing and the age structure of those 
leaving the area is changing. Net migration was -, in  and grew to -, by . As 
table . shows, the largest increase is in the group aged  to  (the share of young people 
establishing their own families), and in the age group aged  to .  e latter could already be 
in the next phase of their housing career, moving from fl ats in multi-storey blocks to individual 
houses in suburban areas.

3.1.7 Relative deprivation, dominant issues
Ljubljana is Slovenia’s largest economic centre and many job opportunities are to be found 
there. According to the Population Census in , in Ljubljana, . per cent of the total 
labour force was unemployed and in Slovenia, . per cent. One of the current most pressing 
issues is the growing share of those with poor qualifi cations and consequently low wages, 
which results in the growing share of people living in poverty. Life in Ljubljana is more 
expensive than in other areas.

With regard to deprivation and housing conditions in Ljubljana the most important problems 
are as follows:
•  per cent of all households in Ljubljana live in dwellings smaller than the minimum 

acceptable housing standard;
• the share of rental housing has dropped below  per cent (EU average in cities is  per 

cent);
• the number of homeless people is increasing.

Greater poverty and higher housing expenses raise the issues of poor homeowners in owner-
occupied dwellings and tenants in rental dwellings incapable of paying rents. Subsidisation 
schemes do not match expenses, as they are retrospective.  e true situation is best refl ected 
by the data on successfully resolved applications for social dwellings. In Ljubljana, for example, 
the needs of only  per cent of applicants for social dwellings are met (Černi Mali, ).

  e exception is the inner city area, which has been experiencing out-migration for decades.

Table . – Age structure of those migrating from Ljubljana (percentages)

Age group 1996 2000

0-19 31 23
20-29 7 16
30-39 13 17
40-49 20 18
50-59 16 15
60 + 12 10

Source: Statisticni letopis RS 2001Source: Statisticni letopis RS 2001ˇSource: Statisticni letopis RS 2001
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3.2 Neighbourhoods in Ljubljana

In Ljubljana we can diff erentiate between two prevailing types of residential areas.  ere are 
scattered, low-density detached houses in peripheral areas, and highly organised low, middle, 
and high-density housing estates in urban areas.  e highly organised residential areas in 
Ljubljana are grouped into diff erent typologies according to the period of construction (fi gure 
.) (Dimitrovska et al., ).

 e fi rst residential villa neighbourhood with strictly orthogonal street networks were built 
in the period between -. Single or two-family villas were placed in the centre of plots 
of land (between Tivoli and Presernova Street, Rozna dolina, Poljane suburbs beneath the 
castle hill for example).

From -, more residential villa neighbourhoods were built, but some diff erences 
can be noted that can be associated with urban planning regulations.  e building plots were 
reduced in size, thereby adapting to the corresponding social status. A new type of family 
house was created with two or more family units built in terraced rows.  e entrance facade 
faced the street while the main back wall opened out on a garden.

In the same period, mainly in the north of Ljubljana, highly organised, working class estates 
were created (cooperative estates in Bezigrad, Vic).  e fi rst attempts at organised building 
were mostly fi nanced by the municipality or by private investors who built homes for their 
employees. Diff erent building patterns were used: peripheral, at right angles, or parallel to the 
street. Blocks of fl ats built in the manner of a Viennese Hof are typical of the Ljubljana of that Hof are typical of the Ljubljana of that Hof
period. Today these areas are populated by several social groups, but mainly by middle social 
and economic groups. Although in that period these estates were built on the outskirts of the 
town, today these sites are very attractive, because now they are near the city centre.

Between  and  the Housing Funds fi nanced the highly organized housing estates. 
 ese funds granted loans to companies and private individuals. New residential layouts 
emerged following modern models and concepts such as a garden city.  ese areas were built 
near factories, predominantly for the workers (Litostroj estate, Savsko estate). Four-storey 
blocks that did not follow the urban street pattern were built on urban sites. On some of the 
estates the housing tower blocks started to emerge as a new typology.

After  urban planners followed the Scandinavian model of residential neighbourhoods 
with a mixed social structure, where residents from diff erent professions and social 
backgrounds would live and where the residential environment would ensure high standard 
living conditions and a direct connection with the natural environment (Miheli, ).

 e general urban plan from  recognised the concept of a residential neighbourhood⁸ as 
an urban element. Neighbourhoods were mainly created on green sites. At fi rst no signifi cant 
diff erence from the old residential estates could be noted. Later the concept became more 

 Neighbourhood unit: A concept in modern town planning, attributed to C. Perry, of a residential area which has 
been planned as a wholly or partially self-contained unit, often with some degree of architectural unity in its design. 
It is based on both sociological ideas of community and the effi  cient provision of services. Neighbourhood units 
provide an environment for family and community life in which all residents are within convenient access of a 
primary school, local shopping centre and open playgrounds. Typically such a unit has its own network of distributor 
roads and pedestrian paths and is insulated from the main through traffi  c of a town. (Goodall, Brian, Penguin 
dictionary of human geography).



[ 36 ]

sophisticated and large housing estates were built in peripheral areas of the city. In particular 
areas of Ljubljana the housing tower blocks became landmarks on the city skyline.

Self-suffi  ciency is one of the typical characteristics for such a neighbourhood. It off ers all 
public services and is located close to places of work. Some neighbourhoods in Ljubljana were 
designed in this way (Fužine, Stepanjsko naselje, Ruski car, Zgornja Siska), but only a few were 
fully completed, or their completion was extended over a longer period of time.

Since  housing development, although not as extensive as in the former socialist 
period, has had an important impact on the restructuring and rebuilding of particular areas 
in Ljubljana.  e total number of dwellings built in the period - amounts to , 
units (Dimitrovska Andrews, ). Compared with the large housing estates in European 
cities, there is a diff erence in the scale and extensiveness of the estates. In Ljubljana there are 
only fi ve large housing estates with more than , dwellings (http://www.eaue.de/Housing/
housljub.htm., visited on the th of May ). Today one could claim that the most attractive 
neighbourhoods in Ljubljana are those with low-rise apartment blocks and single-family 
atrium type detached or semi-detached housing.

Since  the development of a market economy has created a tendency towards the social 
polarisation of housing estates. However, research on real-estate prices, and especially on the 
factors infl uencing them, is still limited. A study (Černi Mali, ) comparing the asking 
price for apartments in diff erent locations in Ljubljana revealed that supply exceeded demand 
in the majority of larger high-rise neighbourhoods, although average prices were  per cent 

Figure . – Locations of organised residential areas in Ljubljana
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Source: The Surveying and Mapping Authority of
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lower than for other dwellings in the area.  e main factors determining prices were identifi ed 
as:
• the size of the neighbourhood: smaller estates were preferred to larger estates of , or 

more inhabitants;
• the density of the estates: fewer dwellings per staircase and blocks of four storeys or less 

were preferred;
• the social and economic structure of the estates;
• the image that some neighbourhoods have gained recently and their growing (un)popularity.

However, the overall decrease in housing construction in the last decade (as explained in 
section .) and the high demand for dwellings in Ljubljana, have led to a decrease in the 
diff erences in prices of dwellings in apartment blocks.  e asking price for unfurnished 
dwellings in some of the largest estates in Ljubljana constructed in the s ranges from SIT 
, to SIT , (, to ,) per m².  ere are indeed elite locations that have 
prices comparable with those in the major European cities, such as Vienna or Munich, but in 
general terms the diff erences are much less than ten years ago.

3.3 Conclusions

As indicated above, the scale and extent of the large housing estates in Ljubljana is much 
smaller than in other European cities. Fužine, the largest estate, was selected for the case 
study, for reasons that go beyond its size. Prior to privatisation in the early s, this estate 
had a particularly high proportion of publicly owned dwellings that were then bought by 
the sitting tenants. Some of the new owners were on low incomes and so unable to share the 
responsibility for maintenance and major repairs.  is situation may contribute to a worsening 
of the overall condition of the estate. Fužine is also the estate with a particularly heterogeneous 
ethnical structure and, in contrast with other estates in Ljubljana, it has become stigmatised.
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4 Fuzine in Ljubljana: general description

Location of the Fužine neighbourhood within the city of Ljubljana
 e Fužine neighbourhood is located in the Moste-Polje area in the east of Ljubljana 
approximately three kilometres from the city centre.

History of the development of Fužine
 e period following the Second World War was characterised by rapid industrialisation and 
urbanisation in Slovenia and the consequent growth of the population in towns.  e fi rst ideas 
for the construction of a new housing neighbourhood in Fužine date back to , with plans 
for the construction of  dwellings accommodating approximately , residents in terraced 
houses, one and two storey buildings, and several high-rise apartment blocks. In  there was 

Fuzine in Ljubljana: general descriptionˇFuzine in Ljubljana: general description

Figure . – Location of the Fužine neighbourhood within the city of Ljubljana
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an urban planning competition for the Fužine neighbourhood, which anticipated dwellings for 
, people, but the plan was not implemented. It was not until much later that these ideas 
resurfaced.

An urban planning and mainly political⁹ decision was made that this part of Ljubljana was 
appropriate for the development of an even larger neighbourhood.  e ground is suitable, 
because of favourable seismic conditions (good carrying capacity of the soil), the number 
of houses that had to be demolished was very small, and preliminary costs were therefore 
relatively low.

In  the program for the development plan for the Fužine neighbourhood was drawn 
up for approximately , dwellings with accompanying services for approximately , 
inhabitants. A road borders the neighbourhood to the north, there is a highway to the 
east, and the Ljubljanica River borders the south and west.  e development plan for the 
neighbourhood anticipated three-storey buildings (along the east-west transverse axis) and 
seven- to twelve-storey high-rise buildings (along the north-south longitudinal axis) with 
great fl exibility and diff erent construction possibilities.  e neighbourhood was designed as a 
sequence of public spaces that became a wide pedestrian area with public buildings and open 
green areas. Recreation areas are situated alongside the River Ljubljanica.

 e neighbourhood is divided into three equal housing areas among which pavilion type public 
buildings are integrated (school, day-care centre for children, shops, health centre, library, and 

 Political: development of industry in the outskirts of Ljubljana led to the recruitment of new workers, including 
immigrants from the Yugoslav republics, who needed to be adequately housed.

Picture . – Aerial view of Fužine (Photo: Marjan Garbajs, )
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so forth). In the transverse direction the neighbourhood is divided by the inner street, which 
was planned for public and through traffi  c, but nowadays is used by all local traffi  c.

 e open-air parking spaces are located on the northern edge of the neighbourhood and 
between the housing blocks. Garages were built later in the construction process and are 
situated along the inner street. At fi rst, underground garages were planned but only ground 
level garages were realised following the revision of the building costs. Construction was 
carried out in two phases.  e fi rst started in  and was completed in . During that 
phase , dwellings were built. In the second phase , dwellings were built.

Public buildings were built sequentially: fi rst a school, then a day-care centre, a shopping 
centre, and later on a health centre with a pharmacy, a community centre with a library, a 
secondary school, and more shops. A retirement home for the elderly is under construction.

One of the advantages of the plan for Fužine is that it took account of the opportunities to 
change residential standards and meet future needs in public buildings, while at the same time 
providing adequate vacant areas for carrying out such changes.

4.1 Physical structure

4.1.1 Types of dwellings according to ownership and size
At the time of construction, the ownership pattern was predominantly (over  per cent) social 
rental housing. After  the situation changed almost completely. As shown in table ., most 
dwellings are now privately owned and only a few are publicly owned.

 e predominant building types in the neighbourhood are three-, eight-, and twelve-storey 
blocks.  e dwellings range from one-room studio fl ats to four-room fl ats (table .).  e 
average fl oor space per fl at is  m² and the average number of inhabitants per fl at is . (http://
www.eaue.de/Housing/housljub.htm, visited on the th of May ).

Figure . – Housing estate development plan of Fužine

Source: LUZ et al., 1976
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Ljubljana municipality possesses  of the publicly-owned dwellings and rents them out as 
social and non-profi t dwellings.  e average size of these dwellings is  m² (see table .).

 e non-profi t rent for a -m² dwelling ranges¹⁰ from SIT , () to SIT , (), 
while the subsidised rent for a social dwelling amounts to SIT , ().

 e monthly rent in the private sector is much higher: approximately SIT , () 
for a dwelling of m². For the purpose of this report, data on market rents was also collected 
for some other estates in Ljubljana.  e rents in the Ruski car and BS estates for a dwelling 
between  m² and  m² are approximately SIT , (). However, it should be noted 
that the much higher rents in these estates might partly be the result of the high demand for 
this location. Several university faculties are located in the vicinity of these estates.  ere is a 

Table . – Types of dwellings according to size

Type of dwelling Per cent Number of fl ats Average fl oor 
space (m2)

bed-sitting-room 10.4 460 27.25
one-room fl at 15.5 685 44.25
one-room fl at + studio 7.6 335 50.35
two-room fl at 16.0 706 63.60
two-room fl at + studio 24.0 1,060 66.45
two-room fl at + two studios 13.9 614 82.95
three-room fl at 6.1 270 75.10
three-room fl at + studio 2.2 97 83.20
four-room fl at 4.0 177 94.90
four-room fl at + studio 0.3 14 105.10

Source: Novak et al., 1980

Table . – Size of social and non-profi t dwellings in Fužine

Size (m2) Per cent Number of fl ats

25-49 44 69
50-69 32 51
70-97 24 38
Total 100 158

Source: Mestna obcina Ljubljana, 1999Source: Mestna obcina Ljubljana, 1999ˇSource: Mestna obcina Ljubljana, 1999

  e most cumbersome system of calculating non-profi t rents (which is currently being revised) depends on the year 
when the contract between the owner and tenant was signed.

Table . – Ownership of dwellings in 

Total number of fl ats Owner occupied fl ats 
(per cent)

Publicly owned 
(per cent)

Cooperative housing 
(units)

4,418 90 10 0

Source: http://www.eaue.de/Housing/housljub.htm, visited on the 28th of May 2003
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shortage of institutional student accommodation (hostels, and so forth) in Ljubljana, so the 
pressure on rented accommodation in the private sector is very high.

4.1.2 Housing conditions and quality by type
 e construction system used in the fi rst phase was classical with concrete load bearing walls 
built in the transverse direction.  is kind of construction system excludes any fl exibility inside 
the dwellings.

In the second phase the load bearing walls were also the outer walls of the buildings, which 
enables more fl exibility inside the dwellings if diff erent needs occur. According to one expert, 
this opportunity to change room sizes leads to a deterioration in the of quality of the dwellings 
when a larger number of small and non-functional living quarters replaces the former layout 
(Brezar and Bežan, ).

4.1.3 Quality and character of the environment
Many larger functional areas near the buildings are not taken care of adequately, because of 
the unresolved ownership status. Playgrounds and public spaces are damaged, but on the other 
hand there are some beautiful places along the River Ljubljanica, where open-air recreation 
facilities are available (walkways, jogging tracks, cycle-paths, and so forth).

A room for socialising near the entrance inside each block is an innovation in this 
neighbourhood. It should be emphasised that in general the area around the entrance has a 
specifi c importance in the given socio-cultural conditions, since it is the place for residents to 
meet and chat. In most cases however the youngsters have taken over the room and the elderly 
residents complain about their boisterous activities.

4.1.4 Character and physical characteristics
Within the city the reputation of Fužine does not stand very high. Immigrants from the 
former Yugoslav republics and the neighbourhood as a whole are poorly thought of by the 
conservative Slovenians, who are reluctant to accept immigrants (see section .). On the other 
hand, the residents themselves seem quite satisfi ed with their neighbourhood.  e construction 
quality is satisfactory and so far no major problems have arisen.  e current maintenance of 
public quarters, halls, entrances and staircases varies according to the initiative of each group of 
inhabitants and housing managers. According to the survey among the housing managers, the 
inhabitants show very little interest in renovation work on the buildings.

4.1.5 Quality and quantity of available services
According to the interviews, people are generally satisfi ed with the quantity and quality of 
basic and personal services in the neighbourhood. Access to services is very good and is even 
described as excellent, since all the main errands can be done in the neighbourhood. All the 
basic facilities are available (post offi  ce, bank, pharmacy, health centre, and so forth), personal 
services (hairdresser, drycleaner, and so forth) as well as supermarkets (two), several small 
groceries and other shops.

 e public infrastructure that should have been built simultaneously with the original 
construction was added gradually, which presented problems. For example, the capacity of the 
day-care centres did not meet the needs and primary schools were overcrowded. Even today 
certain public services are being added to meet growing needs. For example, two day-care 
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centres were planned in the beginning, but only one was built, so the other is now in one of 
the high-rise apartment blocks. However, in view of the present falling number of children, a 
retirement home and fl ats for the elderly are being built in the area where the day-care centre 
should have been located.

Fužine has good public transport connections to the city centre and other parts of Ljubljana. 
Usually, residents have only to wait ten minutes or less for a bus to the centre. Traffi  c 
connections were additionally improved with completion of the highway on the east side of 
Fužine.

4.2 Economic developments

 e Moste-Polje area, the part of Ljubljana where Fužine is located, had the highest population 
increase in the late s, owing to inward migration (. people per , inhabitants, versus 
. people to Ljubljana as a whole).  e reasons for the high level of migration into the area 
were:
• availability of new employment opportunities, which increased by  per cent during the 

s;
• ready availability of new housing (Fužine and nearby Stepanjsko naselje estate were the only 

areas of housing under construction at the time).

Most of the new employment opportunities in the s in the area of Moste-Polje were in 
manufacturing and required mainly low-skilled or semi-skilled personnel.  is state of aff airs 
has resulted in a relatively low qualifi cation structure in the neighbourhood compared with 
the average for the city. As unemployment grew, especially amongst the lower skilled labour 
force, the relatively low qualifi cation levels of the residents of these estates have brought new 
problems.

With the change from State ownership to private ownership after the  Housing Act, the 
majority of dwellings were sold to the sitting tenants. Many of them are still rather disinclined 
to accept their part of responsibility for the building as a whole (roof repairs, elevator repairs, 
and so forth).

4.3 Demographic and socio-cultural developments

4.3.1 Demographic structure
Data on the age structure of the population (Census, ) for the total area of Moste-Polje 
showed a higher share of population in the group aged  to  years ( per cent) compared 
with the rest of the town (slightly below  per cent). Data from Census  is not yet 
available, so it was not possible to present and interpret recent data. It is estimated however 
that the age structure is more balanced than it was in . As migration has diminished, the 
share of young families with children has also decreased.
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4.3.2 Income distribution
With regard to the residents’ present economic situation, several interviewees reported that 
there were many poor families living in the Fužine neighbourhood. Some children never go 
to the centre of Ljubljana before they enter secondary education because the parents’ wages 
are so low and the infrastructure in the neighbourhood is excellent. Fužine seems to have a 
greater share of social benefi t claimants than other parts of the ex-municipality Moste-Polje. A 
social worker said in the interview that the number of social service claimants was not evenly 
distributed in all streets of Fužine, but was higher in three large squares with a large number of 
dwellings: Brodarjev, Rusjanov, and Preglov Squares.

Since detailed data of economic ability of the researched neighbourhood residents was 
not available, the state of income of the residents has been illustrated by the number of social 
assistance benefi ciaries at the higher level: that is, for Moste-Polje. According to the latest data 
(May ) there were , social assistance claimants (out of approximately , residents 
of the Moste-Polje part of Ljubljana).  is represents approximately  per cent of all residents 
of Moste-Polje. However, the growth of the number of benefi ciaries as well as claimants is also 
noticeable in the whole of Slovenia, because of the worsening socio-economic situation for 
some social groups (Mandi et al., ).

4.3.3 Mobility
As part of the research from the early s referred to above (Černi Mali, ) the 
level and type of residential mobility was compared with three similar neighbourhoods in 
Ljubljana. Generally speaking, population mobility is relatively low in Slovenia. However, the 
study showed that fl uctuation in Fužine was  per cent higher than the level in comparable 
neighbourhoods both for owner-occupiers and for those exchanging apartments within the 
social sector.

According to those interviewed, mobility inside the neighbourhood is relatively high, 
although probably not higher than in other parts of the city. It is also common for people to 
move inside the neighbourhood, into larger apartments or lower buildings. According to the 
interviewees, mobility is also higher among Slovenes than it is among members of other ethnic 
groups.

4.3.4 Changing values
Values and norms do not diff er from the norms of residents in other parts of Ljubljana. 
However, there are some specifi c values and norms that, according to the interviewees, 
are mainly linked to a particular ethnic group. Kinship was stated to be very important 
among other ethnic groups, particularly from the former Yugoslavia. Child rearing seems 

Table . – Social assistance-Ljubljana Moste-Polje

Number of 
recipients

Number of 
claimants

January 2002 775 1,212
June 2002 932 1,465
December 2002 1,094 1,744
May 2003 1,253 1,901

Source: MDDSZ, 2003
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to be traditional; mothers are permissive, while fathers are relatively absent from the child 
upbringing. In schools it was observed that fathers often use physical violence as a disciplinary 
method (but there is no data to show whether the physical punishment was reported to social 
care workers).

In general, environmental values have gained in importance, namely care for nature, and 
also for community buildings. But a negative trend was observed concerning such values as 
social cohesion, with people becoming more alienated. As in other neighbourhoods, people 
apparently do not associate with their neighbours, or even know who they are if they have no 
problems with them. However, we feel that this is not specifi c to this estate, but corresponds 
with the more general, global trends that can be observed elsewhere in the city and in other 
cities.

4.4 Conclusions

With respect to the quality of housing, the Fužine estate diff ers very little from the other 
large housing estates in Ljubljana.  e availability and quality of services are relatively high, 
sometimes even higher than in other estates. It is however, indeed the largest and most densely 
populated of the fi ve large estates. While not very diff erent in terms of physical aspects, it does 
possess – as described above – certain other social, economic and cultural characteristics that 
could potentially lead to the degradation of the quality of life on the estate and are thus of 
interest for research.
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5 Fuzine in Ljubljana: 
problems and perspectives

 is chapter further highlights the current situation on the Fužine housing estate.  e major 
problematic issues are discussed from the perspective of physical structure as well as from the 
economic, social, and cultural perspectives.  e main issues that ought to be dealt with in the 
near future are identifi ed.

5.1 Housing and design

Given its relatively young age, the Fužine Housing Estate does not exhibit any signifi cant 
signs of obsolescence, neither of the dwellings nor of the neighbourhood in general.  e 
housing blocks are partly prefabricated and partly in situ construction. Building heights range in situ construction. Building heights range in situ
from three- to twelve-storeys.  e housing blocks and the housing units are still in fairly good 
condition as far as their physical structure is concerned.  e upkeep of the green areas between 
the residential blocks and other accompanying buildings varies in quality (from neglect to 
regular care) and according to the initiative of the residents and housing managers.

 at is not to say, however, that the estate is without problems.  e survey that we conducted 
among the housing management companies (nine in all) operating in the Fužine Housing 
Estate (Dimitrovska Andrews & Sendi, ) revealed several building construction defects 
which have resulted in the need to carry out early urgent repair work on the roofs, water supply 
and sewage systems, crumbling façade plasterwork, damp proofi ng, heat insulation, and central 
heating.

Traffi  c management within and in the immediate surroundings of the estate is one of the 
major problems deriving from the design of the housing estate.  e narrow driveways leading 
to the parking lots or running through them make driving within the estate an awkward and 
irritating activity.  e parking space situation is even worse. According to the architect who 
designed the housing estate, his original plan envisaged underground parking, which was never 
realised because of the shortage of funds. With the level of car ownership steadily increasing, 
the situation has recently gone from bad to worse. Parking is chaotic during the winter 
period when piles of snow further reduce the already inadequate parking space.  e building 
of new underground garages underneath public spaces could solve parking problems in the 
neighbourhood in the future, since the bearing capacity of the ground is good.

According to a survey conducted in the Fužine primary schools (Černi Mali, ), the 
children are critically aware of neighbourhood problems.  e negative elements mentioned 
most often were: litter on green spaces, dull apartment blocks, demolished playgrounds, 

Fuzine in Ljubljana: ˇFuzine in Ljubljana: 
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vandalism, cars parked everywhere (traffi  c and parking problems were the most criticised 
aspects), and being threatened, blackmailed, and intimidated by older teenagers.

5.2 Labour market

 e study conducted in  (Černi Mali, ) identifi ed a relatively high level of 
unemployment in Fužine.  e research subsequently established that:
• the unemployment rate was  per cent higher than for Ljubljana as a whole;
• the qualifi cation profi le of the unemployed is much worse than in the city.  e proportion 

of unemployed with the lowest level of qualifi cations accounts for  per cent of the total 
unemployed in the neighbourhood;

• of all job-seekers,  per cent are younger than ;
• of all job-seekers,  per cent are seeking their fi rst job.

In the interviews conducted as part of the RESTATE project it was also reported that in 
Fužine many, mainly immigrant, residents have only completed lower education levels and 
secured low-paid jobs. Consequently they often have two jobs, or increase their income 
through the black market. Some of the people interviewed reported the views of some Muslim 
and Orthodox Christian residents that women should not work. Some women therefore stay 
at home and are not even registered at the employment offi  ce. Whether these perceptions are 
true and how these issues are linked to employment and work in the neighbourhood will be 
investigated in the survey of residents at a later stage of the project. Other people in Fužine 
seem to live in a normal manner and have normal wages. Even though the statistics from 

Picture . – Fužine (Photo: Nina Goršič, )
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the early s have shown higher unemployment rates, they were not mentioned in the 
interviews.

In connection with unemployment and poor employment prospects for the young, drug 
abuse and drug dealing are usually stated as the most important related problem. Young people 
represent the future labour force, which is diminished in two ways. Many abusers will not be 
able to complete the secondary level of education and work, partly because of their health and 
partly because of the discrimination they will face when stigmatised as drug abusers. According 
to the majority of interviewees, one of the main reasons for drug abuse is the apathy and stress 
of the young; they seem to grow up on the streets while their parents have to work two job 
shifts to survive.  e problem of the low price (value) placed on work and therefore the low 
wages drives other groups of youngsters to diff erent survival strategies: reselling goods from 
the former Yugoslavia, or drug dealing.  ey earn much more money from these activities than 
their parents, even when struggling with two job shifts.  is is the second group that seems 
likely to drop out of the labour market and the future labour force. However, it is important 
to stress out that some interviewees also feel that drug abuse is no more common than in 
any other neighbourhood in the city: the number of users is higher because of the population 
density, but they believe that the share in this estate is no higher than elsewhere in Ljubljana.

5.3 Multi-cultural developments

 e ethnic structure of the area is its particularity. Many diff erent ethnic groups live in Fužine, 
with groups from the former Yugoslavia predominating, namely Serbs, Croats, and Bosnians. 
Unfortunately we do not possess reliable data about the ethnic origin of the residents, so 
sections . and . are based mainly on data gathered in the interviews. It is interesting to note 
that all but two interviewees focused on ethnic questions and responded through ‘ethnic lenses,’ 
so we were only able to gather minor amounts of information concerning the Slovenians living 
in the estate.

Even though the ethnic structure is very diverse, according to the interviewees there are 
no signifi cant confl icts arising from these ethnic diff erences. All the diff erent ethnic groups 
live in symbiosis; one of the important links between the diff erent national groups are the 
children who attend the same school, so the parents learn to know each other and interrelate 
through the friendship of their children.  ere is also no noticeable spatial diff erentiation, no 
ethnically specifi c places which one or the other ethnic group would use. Sporting activities 
were mentioned in interviews as somewhat specifi c for the members of other ethnic groups 
(mostly Bosnians), as they often go bowling, or play football, while Slovenes are said to prefer 
walking in the countryside.

In addition to ethnic structure, the age structure of the neighbourhood is also important. 
As the interviewees reported, the neighbourhood is becoming older, but currently the age 
structure is still well balanced. Many young people gather in front of the apartment blocks, or 
in the nearby bars, but also in the parks, in front of the school, or the library.

As for socio-economic diff erences, they are not very evident on the surface.  e diff erences 
are seen mostly by professionals when visiting homes; the poorer families live in smaller 
dwellings. It is not uncommon for a fi ve-member family to live in a  m² fl at. But in general 
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the dwellings were claimed by the interviewees to be very good: quite spacious, and of good 
quality.

5.4 Social cohesion

 e neighbourhood is stigmatised and some groups of young residents have developed a 
strong identifi cation with the neighbourhood as a defence mechanism.  e interviewees 
think that mutual support among the residents is quite strong, although it is more emphasised 
among the members of non-Slovenian ethnic groups. Among some members of other ethnic 
groups (primarily Serbians and Bosnians) there seems to be very strong ethnic identifi cation 
as evidenced by celebrating national holidays, or groups of youngsters listening to loud 
vernacular music. Many people see their invasive behaviour as the national specifi c of these 
two ethnic groups. Some sociologists believe that the celebration of national holidays is the 
consequence of the more tolerant values that evolved in Slovenian society in the late s and 
with the foundation of ethnic cultural groups that promote the expression of ethnic cultures. 
 is development was also greatly supported by Slovenian NGOs that promote tolerance and 
human rights.

We must also not forget that many immigrants changed their environment twice when they 
were migrating; they moved to a diff erent cultural setting, from a rural to an urban area, and 
retained some old habits such as gathering and talking to each other on the streets or from the 
balconies.

 e schoolteacher and the educational psychologist interviewed believe that the parents’ 
values are also carried forward to their children. Despite the fact that they were born in 
Slovenia, children feel a strong affi  nity to their ethnicity; they usually fi nd their partners from 
within their own group. National identity and adherence to religion therefore represent strong 
and important values for some residents. Returning to traditional values and family (kinship) 
is seen in the social sciences as signifi cantly linked to the nationalism they are experienced in 
everyday life. Several interviewees (schoolteacher, educational psychologist, librarian) also felt 
that the members of ethnic minorities were more prone to strong emotional reactions in a 
positive sense (more empathy) and in a negative sense (more aggressiveness).  is view is not 
supported however by the view of the scientists and experts from the NGOs.  ey believe that 
strong emotional reactions in the negative sense are partly a consequence of the post-traumatic 
stress syndrome (many had close relatives killed in the wars in the former Yugoslav republics).

In Fužine, the low level of completed education seems to repeat the situation seen elsewhere. 
Many young people continue their secondary education in vocational schools, fewer in the 
gymnasium.¹¹ Some of them even have to work to earn money while attending secondary 
education.

Neighbourhood relationships are quite good, even though many say that a process of 
alienation between residents can be felt. In general, the young have little or no respect for 
authority and no manners; in the interviews this lack of social skills was attributed to failures 
in child upbringing, apathy, and the poor socio-economic situation.

 Classic four-year secondary school, which is entered on completion of the eight-year primary school.
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In the survey referred to above (Černi Mali, ), friendship was the most frequently 
mentioned positive factor for children living in high-rise housing. Even if they wanted to move 
to other types of housing, children indicated that they would miss their friends the most.

Among the things that the neighbourhood lacks are cultural and sport facilities, in particular 
for the young, who have nowhere to go in the afternoon or evening. Consequently, they gather 
in the nearest bars or in front of the buildings. Diff erent NGOs and institutions have tried to 
stimulate cultural and sport events, and these are well attended. It seems that the residents feel 
an attachment to their neighbourhood and like to participate in community events.

5.5 Other issues

 e biggest problem of the estate derives from the negative image that has accompanied this 
residential neighbourhood right from its construction. At the time it was constructed, Fužine 
was intended to provide social housing for the young families of immigrant workers coming to 
Slovenia from the other republics of the previous Federal Yugoslavia. Although not primarily 
occupied by immigrant populations (most are by now Slovenian citizens) the great majority 
of the estate’s residents are indeed non-Slovenes by birth.  e estate is not favoured by the 
indigenous population and has been stigmatised as a residential area for the ‘southerners’ 
(as the original Slovenes derogatively refer to them).  e Fužine neighbourhood has been 
stigmatised as a neighbourhood composed mainly of people from other ethnic backgrounds, 
with a high level of criminality, vandalism, and drug abuse.  e stigmatisation could to some 
extent originate in the primary function of the neighbourhood, since many dwellings were 
designated for immigrants and disadvantaged young families. Another source of stigmatisation 
could be the high absolute numbers. Fužine is the largest and most densely populated estate 
in Ljubljana and Slovenia. When occurrences of criminal off ences are reported in numbers, 
people do not connect them with the population density. Similarly experts in diff erent fi elds, 
such as police offi  cers, sociologists or social workers, stress that the levels of criminal activity 
and drug abuse in Fužine are no higher than in other estates in Ljubljana. No scientifi c 
research has as yet been done however on the stigmatisation issue in Fužine.

 e negative perception of the neighbourhood is related to the way in which Fužine is 
seen from the population living outside and is partly a product of prejudice. Sociologists see 
the stigmatisation as an eff ect of widespread discriminatory media reporting.  e inhabitants’ 
view of the neighbourhood seems however to be quite diff erent; they are satisfi ed with it and 
in general like living there (to be further examined in RESTATE survey ).  e poor 
reputation is unjustifi ed in many respects and some trends towards the improvement of the 
neighbourhood’s status in the city can be observed. No doubt the stigmatisation has produced 
a stronger identifi cation with the neighbourhood among some groups of younger residents.

In any event, not all Ljubljana residents share the poor impression of Fužine as a 
neighbourhood.  ere are also middleclass families and some VIPs living in Fužine, including 
Ljubljana’s Mayor, the Director of Ljubljana’s health service, university professors, and the like.

According to some interviewees and social scientists, the negative image is mostly produced 
by the media seeking scandalous and shocking news stories. Sociologists believe (but have not 
yet measured!) that many Slovenian newspapers write discriminatorily about criminal events 
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that happen in Fužine, or when the perpetrator is of foreign ethnic origin. Editors use larger 
typefaces, write whole names and not initials, or emphasise ethnic origins.

According to police data, the occurrence of criminal behaviour in Fužine is not exceptional 
in comparison with similar housing estates. Crime rates are no higher than in any other 
neighbourhood in the town and the area is not the most problematic. Most of the interviewees 
reported that they felt safe walking in the streets, even at night. Nevertheless, the media 
very often exaggerate criminal events in this neighbourhood, which contributes to the 
neighbourhood’s poor reputation. Even the incidences of vandalism of public property are no 
more frequent than in other neighbourhoods in Ljubljana.

5.6 Sustainability

Most of the problems mentioned by the stakeholders on the estate relate to its stigmatisation. 
A further big problem is the unruly and sometimes violent behaviour of the youths who 
damage common property and frighten residents, discouraging them from moving about 
freely in the neighbourhood during late evening hours. Unfortunately, since young people 
have no proper recreational facilities on the estate, they are left to hang about and indulge in 
inappropriate behaviour simply out of boredom.  e high unemployment rates and the low 
income levels of quite a large proportion of the estate’s households lead to further problems. 
It is feared that this situation, already manifest in the diffi  culties some households have in 
meeting their monthly housing bills, may deteriorate further when Slovenia joins the EU, since 
some of the low-income, low-skilled workers may lose their current jobs through more intense 
market competition.

Sustainability with respect to its market position is negatively aff ected by the estate’s 
ethnic connotations.  e sustainability of the estate will depend above all on the renovation 
programmes designed and implemented by the local authority to deal with these issues.

5.7 Conclusions

Fužine Housing Estate has not long been built, so the physical condition of the buildings 
and dwellings is still fairly good. Current problems have more to do with the estate’s socio-
economic status. While the negative image described above has not (yet) caused any problems 
with respect to the aesthetic image of the estate, or its structural characteristics, the market 
value of the housing units on this estate has nonetheless fallen in relation to the value of 
comparable dwellings in other areas of the city.  is development is expected to lead to the 
outward migration from the estate of the more affl  uent residents, who feel uneasy about living 
in a stigmatised neighbourhood.  ere are already some indications of their movement. It is 
however generally believed that such movements would have been more frequent had there 
been a suffi  cient supply of alternative housing in other areas.

Two major outcomes may reasonably be expected should events continue to follow this 
course. First, the estate may become segregated because of the high concentration of immigrant 
households. Second, and more importantly, the problems of managing and maintaining the 
buildings and individual dwellings may escalate.  e payment of running and maintenance 
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costs is already putting a heavy burden on the budgets of the residents: most belong to the 
lowest income groups. Such developments may result in the deterioration of the physical 
structure of the buildings and dwellings, eventually leading to the degradation of the housing 
estate and the deterioration of living conditions.

Located only three kilometres from the city centre and housing over , people, 
appropriate and timely measures need to be taken to ensure that the estate continues to play 
a positive role in the future as a residential neighbourhood for almost  per cent of the city’s 
total population.
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6 Koper: a general overview

A brief overview is fi rst given of the area where our second case of a large housing estate is 
located: the area of the Koper municipality.  e history of Koper, its economic role, and its 
demographic development are presented below. A description of the various neighbourhoods 
in the area then follows.

6.1 General description of Koper

6.1.1 Short history
 e old city centre of Koper lies on a peninsula that was an island until the th century, but 
has since been connected across the dried alluvial land to new settlements on the slopes on the 
mainland. Today Koper is an exceptional architectural and cultural monument. Its favourable 
geographical location on the crossroads of marine and inland continental commercial routes 

Picture . – Aerial view of the centre of Koper (Photo: Marjan Garbajs, )
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has ensured Koper an important place throughout history. Koper was a particularly important 
port during the  years under the rule of Venice. For the next hundred years the city was part 
of the Austro-Hungarian Empire; later it was ruled for thirty years by Italy. After the Second 
World War Koper was assigned to Yugoslavia and in  to Slovenia.

An urbanisation process, accompanied by substantial immigration, began after  when 
Trieste was annexed to Italy and Koper acquired the central role on the Slovenian coast. 
Koper developed strong service industries, administrative, and cultural activities for the coastal 
region. Today it is Slovenia’s third university town and a scientifi c centre. Koper has a large 
port, industry, and rail connections so it no longer has the character of a fi shing town. New 
residential areas were built, particularly after the s. Most of the new residential estates are 
located on the mainland.

In the late s, the community’s fi nancing of the planning and building of large housing 
estates stopped. Today this attractive coastal area is very popular for private investors.  ey 
fi nance new shopping malls and some new residential estates.

6.1.2 Economic profi le and role
In section . we stated that the region to which Koper belongs is one of the most developed 
in Slovenia.  e structure of the economic sectors in Koper is similar to Ljubljana: a strong 
service sector (predominantly retail), transport, and real estate (accounting for approximately  
per cent of the economically active population).  e specifi c feature of Koper is the importance 
of the Koper Port. Transport, warehousing, and communication activities employ  per cent of 
the active population (Slovenia  per cent).  e net profi ts per employee (Pear, ) are more 

Picture . – Aerial view of Koper (Photo: Marjan Garbajs, )
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than twice the Slovenian average (index  versus ).  e unemployment rate in Koper is 
below the Slovenian average (see subsection ..).

 ere are altogether , enterprises located in Koper with a total of , employees.  e 
majority of enterprises ( per cent) are small (less than  employees), followed by medium 
sized companies with up to  employees (. per cent of all enterprises).  e remaining . 
per cent of enterprises are larger.

 e Koper Port (Luka Koper) will play a most important role in the near future.  ere 
are plans for the extension and modernisation of the railway network, the terminal and the 
port itself. Another forthcoming development for Koper and the whole coastal region is the 
establishment of the University of Primorska with the main campus in Koper.  e University 
of Primorska is expected to have a positive impact on the development of Koper and the whole 
region.

6.1.3 Housing stock
 e total housing stock of Koper municipality comprises , units for permanent residence 
(Census, ) and a further  units used as second homes. It should be noted that the 
actual number of dwellings used for second homes is most probably higher than the number 
registered. Higher taxes and some other payments (holiday-home owners are charged 
diff erently for water consumption, for example) lead some owners to declare permanent 
residency in Koper, even though for most of the time they reside elsewhere.

As table . shows, the number of rooms in Koper dwellings is higher than the average for 
Slovenia as a whole.  e share of three-room dwellings is  per cent compared with  per 
cent for Slovenia. In  the municipality of Koper owned  units that were rented as social 
and non-profi t dwellings.

Table . shows the housing stock by year of construction. Data is compared for the Koper 
municipality and Slovenia.  is data confi rms the statement in the description of the housing 

Table . – Dwelling stock by year of construction: comparison of Koper and Slovenia () 
(percentages)

Up to 1918 1919-1945 1946-1960 1961-1970 1971-1980 1981-1990 1991-2000 Total*

Slovenia 15 7 11 16 23 18 8 100
Koper 17 3 7 14 23 17 19 100

Source: Statisticni letopis RS 2001

* Including 1% for which the year of construction is unknown

Source: Statisticni letopis RS 2001ˇSource: Statisticni letopis RS 2001

Table . – Dwelling stock by number of rooms: comparison of Koper and Slovenia () 
(percentages)

1 room 2 room 3 room 4 room 5 room

Slovenia 16 32 29 14 9
Koper 11 25 36 19 9

Source: Statisticni letopis RS 2001Source: Statisticni letopis RS 2001ˇSource: Statisticni letopis RS 2001
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stock development in section ., namely that most of it was built after . An exception 
to this is the slightly higher proportion of dwellings built before ; Koper still has a well-
preserved mediaeval city core.  e other notable diff erence is the exceptionally high proportion 
(compared with the national data) of dwellings built in the period -. In that time, 
the number of dwellings in Koper increased by approximately , units, or  per cent. 
 is sharp increase could be attributed to the fact that Koper is a coastal town and a popular 
location for holiday homes.  e construction of dwellings, which otherwise diminished on 
the national level (see section .) in the s, has remained stable in the private sector, even 
increasing in specifi c areas that are attractive for second homes.

6.1.4 Demographic structure and size
 e Koper municipality has , inhabitants (. per cent of the total Slovenian population). 
In the last decade Koper’s population growth has been close to the national average (. per 
cent), but much above the average growth in the number of households ( per cent: from 
, to ,). Average household size has dropped correspondingly from . to . members. 
 e age structure is comparable with Ljubljana’s: the population is older than the national 
average. Migration in Koper is positive, but does not exceed approximately  people per year. 
Again, part of the migration could be associated with holiday-home owners declaring their 
permanent residence in Koper.

6.1.5 Ethnic minority
Of the , people who chose to state their ethnic affi  liation, , (. per cent) declared 
themselves Slovenians and , (. per cent) as members of other ethnic groups. Data 
concerning mother tongue and religion are also shown, since these could also be used as 
indicators of ethnic affi  liation. In table . we can see that ethnic minorities prevalent in 
Koper include people who stated that they spoke Croatian ( per cent), Serbo-Croatian ( 
per cent), Bosnian (. per cent), and Serbian languages (. per cent). Koper is very near the 

Table . – Population in Koper by mother tongue

Number Per cent

Total 
population

47,539 100

Albanian 240 0.5
Bosnian 1,311 2.8
Croatian 3,824 8.0
German 42 0.1
Hungarian 51 0.1
Italian 1,059 2.2
Macedonian 227 0.5
Romany 4 0.1
Serbian 1,268 2.7
Serbo-Croatian 1,911 4.0
Slovene 35,246 74.1
Other 567 1.2
Unknown 1,789 3.8

Source: Rapid reports no. 93, 2003
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Italian border, so the Italian minority accounts for . per cent of the population.  e ethnic 
structure is also illustrated by the structure of the population by religion, since for Bosnians the 
main religion is Islam while for Serbians it is Orthodox Christianity. Each of these accounts 
for more than  per cent of the population; this fi gure corresponds roughly with the data on 
ethnicity.

Members of ethnic minorities are dispersed over the whole city of Koper. As the following 
sections make clear, immigrants and guest workers are well integrated in city life. According to 
Mlinar (), the protection of the Italian minority in Koper municipality is exemplary in the 
European context (human rights, public use of Italian, compulsory bilingual education).

6.1.6 Relative deprivation, dominant issues
According to the  population census, the share of unemployed people in the labour force 
in Koper is . per cent (the average for Slovenia is . per cent).  ere are , people in 
employment, while , are unemployed (population census, ).  e problem is that most 
of the unemployed are more or less unemployable because of their poor qualifi cations and 
skills, low level of completed formal education, and age.

6.2 Neighbourhoods in Koper

 e fi rst regional development plan for Koper after the Second World War anticipated the idea 
of single high-rise apartment blocks around the city centre; the plan was only partially carried 
out. After , there was intensive construction of residential areas on the Koper mainland 
and on the slopes above the coast, but to the south and east large industrial complexes began to 
develop: motorcycle factory, car factory, Koper port.

In Koper there is only one large housing estate, although more were planned. Industry 
stagnated and the immigration of workers came to a halt, so there was no need for new 
dwellings.  e other residential areas in the city are diff erent, although they were built in 
almost the same period – that is, after  (fi gure .).

Salara, an estate of prefabricated houses, was built in . Construction was fast and cheap 
and the plan was fl exible. At fi rst only a temporary settlement was planned, but the estate still 

Table . – Population in Koper by religion

Number Per cent

Total population 47,539 100.0
Catholic 22,017 46.4
Evangelical and other Protestant 113 0.2
Orthodox 2,144 4.5
Islam 2,036 4.3
Other 112 0.2
Believer but belongs to no religion 1,949 4.1
Atheist, unbeliever 8,842 18.6
Did not reply + unknown 10,326 21.7

Source: Rapid reports no. 93, 2003
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exists today. Its status is relatively low (according to the respondents and local community 
offi  cials).

Olmo is a mixed estate developed in two phases: fi rst, terraces of houses were built; second, 
high-rise apartment blocks were added.  is estate is developing rapidly. A large shopping 
mall was recently built and new housing developments (some  fl ats) are currently under 
construction.

Semedela estate was started in  with the building of the mid-rise apartment blocks at the 
foot of the Markovec Hill.  is neighbourhood was one of the fi rst that was constructed to 
include public services.  e layout of the buildings follows the main traffi  c axis. Roads envelop 
the estate and none pass through the neighbourhood (Koselj, ).

 e main reasons why the neighbourhood concept never really materialised on a big scale in 
Koper is that housing needs were not as great as had been anticipated and the old centre of the 
town was still considered as a centre and suffi  cient provider of services.  is apparently was the 
reason why housing estates and not complete neighbourhoods were built there (Mlinar, ).

Žusterna¹² was the only large neighbourhood planned in Koper. At the beginning, in the 
s, it was planned as an independent residential estate.  e plans drawn up in the s 
incorporated a housing estate with , new dwellings. By the s, only a quarter of the 
planned neighbourhood had been completed.

 e large housing estate being considered here is composed of part of Žusterna, Semedela’s 
blocks of fl ats, the services centre, and the inner road that ends in a dead end. Today a renewed 

Figure . – Locations of housing estates in Koper
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Source: The Surveying and Mapping Authority of the Republic of Slovenia,
Urban Planning Institute of the Republic of Slovenia 61
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 Žusterna III is the name in the development plan.
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increase in housing demand can be recognised, with new housing estates being planned on the 
outskirts of Žusterna.

6.3  Conclusions

As can be seen, the scale of the estates in Koper is much smaller than those in Ljubljana.  e 
position of the area itself is also very distinct. It is part of the relatively short Slovenian coastal 
area, which is being put under high pressure for the construction of second homes by people 
residing in central Slovenia. It is also a border town adjoining Italy and the pressure on land 
for housing construction is expected to increase with the accession of Slovenia to the EU. 
Even though small in size, the coastal area of Slovenia is much more attractive than the nearby 
Trieste coastal area, where a large part is used for industrial activities. All these features could 
have important implications for Koper’s housing market and conditions, especially on the 
estate under consideration.
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7 Zusterna-Semedela in Koper: 
general description

Location of the Žusterna-Semedela estate within the city of Koper
Žusterna-Semedela is located in the southwest of Koper, on slopes overlooking the Koper 
Gulf.  e area under consideration is illustrated in fi gure ..

History of development of the Žusterna-Semedela estate
 e Regional Development Plan for Koper () anticipated an extension of housing 
development on the slopes behind the town and above the coast. Medium and high-rise 
apartment blocks were built in the period from  to  in Semedela ( fl ats) with no 
basic, personal, or cultural services (fi gure .). Construction was heterogeneous, especially with 
respect to the height of the buildings (from three-storey houses to seven- and ten-storey high-

Figure . – Location of the Žusterna-Semedela estate within the city of Koper
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rise apartment blocks). In  a development plan was prepared for Žusterna, a new large 
housing estate with , new dwellings.  e intention was to follow this development plan 
with a further two phases and a fi nal total of , dwellings.

 e development plan for Žusterna followed the Scandinavian conception of a 
neighbourhood, particularly in terms of connecting the estate with public transport and 
limiting car traffi  c in the area. Parking areas were planned on the outskirts of the estate.

 e morphology of the estate design followed the ground confi guration and traditional 
building types of the coastal area with high-density buildings and various building heights 
with surrounding courtyards, squares, and streets. A variety of building heights improved the 
privacy of the homes and courtyards (one- and two-storey buildings and some three- and four- 
storey buildings).

Construction began in  and was supposed to be fi nished by .  e estate was primarily 
built for the workers in local factories (high-rise apartment blocks for employees of the motor 
factory, railway workers, and so forth).  e design was aimed to create self-suffi  ciency with 
the inclusion of all basic and personal services, shops, schools, a day-care centre for children, 
recreational areas, and so forth. In the course of the construction, however, the economic 
interests of the building company prevailed over the arguments of the architects who had 
designed the estate.  e contractors illegally raised the heights of the buildings by two or 
three storeys, with the consequence that the intimacy for some fl ats and inner courtyards was 
severely curtailed, density was increased, and more parking spaces were needed. Reductions in 
expenditure also led to most of the garages being built above instead of below ground.

Figure . – Housing estate local plan for Žusterna III, which has been partly carried out

61
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Žusterna was supposed to be an innovation in Slovenia by incorporating good public transport 
while keeping cars out of the area. However, all the changes and cost cutting brought about 
a completely opposite eff ect. Instead of creating pleasant public spaces with playgrounds 
and meeting places, the estate can be seen to be a most unpleasant environment with poorly 
maintained garages.

Because only one quarter of the development plan was realised, the Žusterna estate is now 
fi rmly linked with the previously existing Semedela housing area where high-rise and middle-
rise apartment blocks were built in the - period of organised housing development. 
Together they form a large housing environment with basic and personal services concentrated 
in a public centre close to the main road.

 e extreme disparities between what was originally planned and what was actually realised 
are far from surprising. It must be remembered that these were the times of a centrally planned 
socialist regime.  e greater the plans for housing construction in the social sector, the greater 
was the popularity of the political leaders and the people managing the publicly owned 
companies. In this way, a high level of social stability was maintained since such a system 
served to ensure the patience of workers looking to see their housing needs satisfi ed. And in 
any case, the costs associated with the preparation of plans were covered from non-transparent 
public sources (companies, community organisations, and the State).

Figure . – Žusterna-Semedela estate
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7.1 Physical structure

7.1.1 Types of dwellings according to ownership and size
 e estate was created gradually and now includes a total of , fl ats around the service 
centre.  ere are  dwellings in Semedela and , in Žusterna.  e ownership structure 
can only be generated from the Census data. Since the Census in Slovenia was only conducted 
recently (), no data was available at the time this report was being prepared. Using the 
data from the previous Census () would not be appropriate, because the privatisation of the 
housing stock in the s brought about major changes in the ownership structure. Data on 
ownership structure will be collected at the time of the project and will be paid due attention. 
It is estimated that approximately  per cent of the dwellings are owner occupied.

 e same problem of the unavailability of data applies to the size of the dwellings. It can be 
estimated from the original plans that the size of most of dwellings lies between  m² and  
m².

Price formation is associated with the status of coastal towns in relation to the Slovenian 
economic environment. Since the Slovenian coastal area is rather small, the prices are relatively 
high compared with those in continental towns. Prices are rising, because smaller fl ats are 
being bought for holiday purposes (second homes).  e prices may also vary considerably, if a 
fl at has a view over the sea, for example.

7.1.2 Housing conditions and quality by type
 e construction and design of buildings and public spaces built in Semedela in the fi rst 
phase are of considerably higher quality than those built in the following phases.  e later 
construction was of poorer quality, cheaper materials were used, and the public areas between 

Picture . – Aerial view of Žusterna-Semedela estate (Photo: Marjan Garbajs, )
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buildings were left without provision for their care.  e dwellings are infl exible (concrete with 
transverse load bearing walls) and cannot be adjusted to meet the diff erent or changing needs 
of their occupants.  e green areas are poorly designed, although the areas built fi rst have some 
variety of greenery.

7.1.3 Quality and character of the environment
Because ownership status is often unresolved, most areas around the buildings are poorly and 
irregularly maintained. Playgrounds have few pieces of equipment and even these are in a bad 
condition.  e areas themselves are in a poor state (overgrown and littered with garbage). 
 ere are no places for meeting or gathering. Public paved areas are neglected (broken tiles), 
and there are no dustbins.

Some areas close to the apartment blocks are well kept, but only through individual 
initiatives.  e owners or tenants living in the ground fl oor fl ats ‘privatise’ the area in front 
of their dwellings and plant fl owers, bushes, and so forth.  ese areas cannot be fenced in, 
because they are not private property, so they actually add to the aesthetic quality of the area as 
a whole.

7.1.4 Character and physical characteristics
Based on the interviews and observations on site, the neighbourhood only functions as a 
dormitory. People cannot fulfi l their needs for socialising, hobbies, cultural events, and so forth. 
 e inhabitants feel that the status of the estate is poor, although some areas are considered 
better than others.  e original innovative public transport concept was not realised, so the 
estate is badly connected with the other parts of the town.  e previously planned bus lines 
have only recently been made operational.  e Local Community Centre hopes for a project 
to complete the ringroad, which would connect the estate with the coast. Although the estate 
is situated above the coast, it is poorly connected to it. Very high traffi  c levels make crossing 
the road running from the estate to the coast almost impossible and the single pedestrian 
underground passage connecting them is totally inadequate.

Open multi-storey garages were built on the edge of the estate. But they were badly 
constructed and are currently unpopular, because of vandalism, drug addicts gathering in them, 
and so forth.  e inhabitants are afraid to leave their cars in these places, so some of them have 
claimed parts of these garages for themselves and put up fences. Others have built on open 
parking lots on the ground fl oor and use these spaces as garages.

7.1.5 The quality and quantity of available services
 ere are some basic services available (post offi  ce, bank, health centre, and so forth) as well as 
personal amenities (hairdresser, cleaner, laundry, etc.), one supermarket, several small groceries, 
and a few other shops.

 e Žusterna Local Community Centre has an attractive offi  ce and a small hall situated 
in the part of the estate where detached houses prevail and the social structure of the 
inhabitants is completely diff erent from that in the middle and high-rise apartment blocks 
that accommodate people on lower incomes. People used to meet together in their local 
community centre, but on the basis of the interviews it seems that the interests of the two 
parties are completely diff erent.  e Local Community Centre is used for local meetings and 
small cultural events.
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7.1.6 Economic developments
Most people work outside the estate, mainly in the city, since there are not many jobs in the 
estate.

7.2 Demographic structure and size

 e Žusterna-Semedela estate has , inhabitants. As table . shows, the estate has a higher 
proportion of the population in the - year age group than does the Koper municipality as 
a whole ( per cent vs  per cent).  is diff erence relates to the households who fi rst took 
up residence on the estates.  e children of the young families who fi rst lived on the estates 
twenty years ago have now reached the - year age group. In contrast, the proportion of the 
oldest group (aged  years and older) is smaller than in Koper as a whole.

7.3 Mobility

Mobility on the estate is quite high and has increased in the last few years. In the past the 
migration trend was to the suburbs of the city, namely to Žusterna-Semedela, but now the 
trend is in the reverse direction, with the inhabitants of this estate moving either back to the 
city centre or even further out to the suburbs or hinterland.

7.4 Conclusions

 e Žusterna-Semedela housing estate does not have a special status among the Koper estates. 
It has more or less become a dormitory area, even though the original plans were diff erent.  e 
residents work outside the area and also meet the majority of their daily needs outside the area 
(with the exception of everyday shopping, basic childcare, and primary education).  e estate 
has undergone, or been infl uenced by, a mixture of planned and unplanned processes, some 
of which have been delayed or remain unfi nished; these have all contributed to the estate’s 
present appearance.

Table . –  e share of population in specifi c age groups (percentages)

Age group Koper municipality Zusterna-Semedela 
estate

0-14 years 12 11
15-19 6 6
20-24 7 8
25-64 58 65
65 + 17 10

Source: http://www.koper.si/povezave/izpis_povezave.asp?id=141&pov_id=928., visited on the 10th of May 2003 

Žusterna-Semedela Žusterna-Semedela 
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8 Zusterna-Semedela in Koper: 
problems and perspectives

 is chapter sets out the most important issues related to the physical, economic, and social 
aspects of the Žusterna-Semedela large housing estate.  e issue of the sustainability of the 
estate is discussed and some conclusions are put forward about the estate’s prospects.

8.1 Housing and design

According to the initial plan, the estate was intended to house some , residents living in 
about , fl ats. A shortage of funds and probably a growing realisation that high-density 
mass housing neighbourhoods were losing their popularity led to the construction coming to a 
halt with just over one-third of the planned capacity completed. So the estate never fulfi lled its 
original plan. Worse still, much of that plan was changed during construction.  e heights of 
the apartment blocks were raised by one-, two-, or even three-storeys.

 e construction of parts of the development plan that do not form a logical sequence has 
led public spaces and utilities not functioning in their planned manner (otherwise residents 
would have been able to see the estate as a comprehensive whole).  e present physical 
condition of the estate is beginning to show signs of ageing and wear, mainly as a result of 
poor maintenance.  ere is a high level of vacancy of the various small business premises that 
occupy the ground fl oor space of the residential blocks.  ere is a lack of recreational space 
and children’s playgrounds; those that are available are improperly placed and disturb residents 
nearby.

 ere are also vast parking problems conditioned by the shortage of parking space.  e 
underground parking areas available in some parts of the estate are not fully used, because of 
the risk of cars being broken into or stolen.  e underground parking areas are not closed, so 
thieves and vandals have free access to the parked cars, in particular during the night.

Public transport is available, but is not frequent enough, and the buses are quite small. 
Taxis are the most common means of transport for older people. Many of the inhabitants have 
private cars. According to the interviews practically every household has more than one car; 
this clearly also explains the lack of parking space.

 e growing number of private cars is causing traffi  c problems within the area.  e architects 
who designed the housing estate deeply regret the fact that cars have been allowed access to 
the internal spaces initially intended for pedestrian use. Paths have now been resurfaced to be 
used as roadways.  e result is excessive congestion of the intermediate spaces, inadequate care 
and neglect of green areas, and the depreciation of the aesthetic characteristics of the estate.

Žusterna-Semedela in Koper: Žusterna-Semedela in Koper: 
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8.2 Labour market, well-being and access to services

Unemployment is a problem in the neighbourhood, although no more than in other estates of 
the city. According to the interviews the opposite is the case: the unemployment rate is lower 
on this estate than in the municipality as a whole.

People in general like the area, although opinions diverge, as can be seen from the 
interviews.  e research shows that people in the Koper municipality would prefer to have 
fewer multi-dwelling blocks and more single family (preferably detached) houses.  ey would 
also prefer housing to be built at a lower density (Mlinar, ). Unfortunately, Žusterna-
Semedela consists predominately of high-density multi-dwelling buildings. Nevertheless, 
almost one third of all respondents living in the newer parts of Koper were satisfi ed with their 
dwellings and had no wish to move (Mlinar, ).

Our interviewees also referred to the drug abuse among young people on the estate.  e 
locations or centres of these activities are constantly changing within this and other estates. 
 e problems of drug abuse vary over time (also with generations of the young); today, the 
drug dealers present a greater problem than the drug addicts. In the past few years, several 
attempts have been made to organise a centre for drug addicts, but the inhabitants were against 
it (NIMBY). As a result, today there is no centre for drug addicts in the neighbourhood.

Furthermore, there are not enough services and the situation is deteriorating. Small shops 
on the estate are losing their clientele and have to close down because of the proximity of large 
shopping malls or larger stores outside the estate (which were built approximately three years 
ago).  e estate also lacks a cultural centre, or any other location capable of bringing people 
together and where activities and cultural events could take place. Closely linked with this 

Picture . – Žusterna III (Photo: Nina Goršič, )
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problem is the lack of a centre for young people; they have nowhere to go. Some inhabitants in 
Žusterna fi nd a nearby discotheque problematic; they complain about the noise (Mlinar, ).

8.3 Multi-cultural developments

 e individual houses on the slope below the estate also belong to the Local Community of 
Žusterna, but the residents are of a diff erent economic status.  e area is referred to locally as 
the ‘Valley of the Pharaohs’. Many politicians, managers, and other local VIPs live there, while 
the multi-storey apartment blocks above were largely built for workers and were bought by 
their fi rms.

Ties are not strong among the inhabitants; they do not know each other. According to 
the interviewees, the immigrants living there are seen as an exception to that rule.  ey are 
perceived as strongly connected.

 e ethnic structure of the estate is quite diverse, as is the city as a whole.  e atmosphere 
is tolerant and according to interviewees there have never been any signifi cant confl icts caused 
by ethnic diff erences. Immigrants are very well integrated into the community.  ey have 
their own societies; these played an important part in helping refugees during the war in the 
Balkans. Multi-culturalism is strong, also as a result of the proximity of the Italian border.  e 
interviewees, who are all living in the estate, report that neither they nor other residents feel 
any ethnic tensions.

Even though there are no ethnic tensions and no more criminal activity than elsewhere, the 
inhabitants of Koper feel threatened by the immigrants. A research study undertaken in  
revealed that the general standpoint of the inhabitants of Koper is that further immigration 
into the municipality (not into any specifi c estate!) should be restricted (Mlinar, ).  is 
view applies in particular to people from the former Yugoslavia:  per cent of respondents 
thought that further immigration should be very restricted. But the view also applies to 
Italians, with restriction applied to them advocated by  per cent of the respondents (Mlinar, 
). A tendency to dislike newcomers from other parts of Slovenia can also be observed: 
 per cent of respondents are in favour of the restriction of their immigration into the 
municipality (Mlinar, ). Furthermore, according to the survey, the residents of Koper 
expressed decisively negative attitudes towards the building of holiday homes for people other 
than local inhabitants.

 e residents on the estate diff er in socio-economic respects. Most noticeable are the 
diff erences between the homeowners and the tenants.  e poorer tenants are usually excluded 
from the social network of the homeowners. Older people living on small pensions and fi nding 
the payment of monthly housing and other expenses diffi  cult are also an issue. Many workers 
in the area are employed by fi rms that are on the verge of bankruptcy and so they receive their 
salary irregularly.  ese factors are linked to the rise of poverty observed in the last ten years. 
We could not obtain empirical data, but according to the interviewees deprivation can be seen 
in the schools, where teachers are encountering an increasing number of pupils who cannot 
aff ord to buy textbooks, or pay for their meals, or take part in school excursions.
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8.4 Social cohesion

People are not very connected with the neighbourhood, because of the lack of services, or a 
community centre, and the instability. No strong community spirit or common identity has 
been developed. A possible reason could be that people here are particularly introverted.  ere 
is a general trend towards individualisation, which is also visible in this estate. Lack of empathy 
was mentioned in the interviews.

 e inhabitants do support each other, but mostly only in smaller circles. According to the 
interviews, mutual support seems to be stronger among the immigrants.  ere is however no 
strong division in the community between the immigrants and other inhabitants.

As mentioned above, there is a lack of community places where people may gather and 
socialise.  e community centre of the Local Community Žusterna serves only certain groups 
of residents (see subsection ..). People of other ethnic groups gather on the streets in front 
of the apartment blocks and chat.  ese groups are more receptive however and are not 
exclusive.  ey also have their favourite bars, which they visit more often than the Slovenes in 
the neighbourhood. Younger people apparently have no special community places either.  ey 
gather in bars, in front of the school, in playgrounds, or the Žusterna swimming pool. When 
they go out in the evenings, they usually leave the neighbourhood.

School activities play an important part in the life of the neighbourhood; cultural events 
are sometimes organised. Occasionally the inhabitants organise group activities to clean up 
the open spaces around the apartment blocks, but the problem of the maintenance of the 
surroundings remains unresolved.

8.5 Sustainability

 e sustainability of Žusterna-Semedela housing estate in terms of the technical and physical 
characteristics of its buildings and dwellings suggests decline.  ere is already a need for 
major repair work on some of the structural parts of the buildings and on the neighbourhood 
infrastructure.

 e economic sustainability of the estate may be greatly aff ected in the future by the 
relatively high level of vacancies in the various small business premises that occupy the ground 
fl oor space of the residential blocks aligning the street. One explanation for the high vacancy 
levels may be that the present number of residents on the estate is not enough to sustain the 
various commercial activities that had initially been intended for a far larger population. As a 
result, some of the businesses have closed; several premises have been standing empty for quite 
a long time and are already showing signs of neglect and dilapidation, while others have been 
vandalised and tarnished with all kinds of graffi  ti.

 e raising of the height of residential blocks which resulted in higher densities than had 
been planned, the widening and surfacing of internal pathways which led to the degradation 
of the green areas and the problems related to inadequate parking facilities and traffi  c 
management all present major environmental sustainability problems.  ese inadequacies may 
also help explain why the more affl  uent households are gradually leaving the estate.

 ese are the issues that need to be addressed and solutions found in order to ensure the 
sustainability of the housing estate. New construction is currently in progress in the areas 
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that were included in the original plan of the housing estate. Of course, the designs have 
been adapted to the changed perceptions and current needs of the consumers (Sendi, ). 
Nowadays they prefer low-density multi-family housing typologies (residential blocks of fi ve 
to eight dwellings, usually two-storey) in contrast with the previous high-rise mass housing 
typologies.

8.6 Conclusions

 e current problems of the Žusterna-Semedela housing estate derive predominantly from 
the fact that the housing estate was not built entirely according to plan.  e halting of the 
construction of the estate meant, on the one hand, that the planned infrastructure was never 
constructed properly, especially with regard to traffi  c management and parking facilities. On 
the other hand, the high level of vacancy of small business premises may be attributable to a 
shortage of consumers as a result of a much smaller population than had been planned.  e 
alteration of the original plans also led to the degradation of the green areas and the invasion 
by cars of the internal spaces, which had been planned to be traffi  c free.

 e violation of the site plan – taller buildings, design proposals ignored for public places 
and cheap construction materials – have all contributed to the fact that the estate that was 
designed according to the principles of the traditional patterns of building and life on the 
Slovene coast and Istria (where a large part of the day is spent outdoors, on the houses’ inner 
courtyards), has totally unsuitable public places.  ese problems have certainly contributed to 
the gradual departure from the estate of the more affl  uent households.
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9 Conclusions

 e aim of the report has been to examine the present situation and problems in the selected 
large housing estates of Fužine in Ljubljana and Žusterna-Semedela in Koper and to identify 
the main factors of infl uence.

Several problems that correspond with those identifi ed in theoretical publications (Murie et 
al., ), as well as in those encountered in examples in Western European countries can also 
be found in the Slovenian estates we have considered.  ese problems include in particular: 
the monotonous design; the lack of defi nition of external space; neglected public areas; the 
general poor image. However, there are some problems that could be anticipated but could not 
previously be presented, such as the vacancy rates and major physical deterioration.  e latter is 
perhaps the result of the fact that the construction of large housing estates in Slovenia started 
later than elsewhere.

 e main factors and processes identifi ed which infl uence the Fužine and Žusterna-
Semedela estates are as follows:

Privatisation of housing stock
Both estates were built during the previous economic and political system in the period 
referred to as ‘socially directed housing construction’.  e proportion of publicly owned dwellings 
in Fužine estate at the time of the arrival of the fi rst residents was over  per cent. Even at 
that time some sociologists (Boh, ) pointed out the possible negative consequences of the 
high concentration of social dwellings on such a large housing estate. Nevertheless, the estate 
was built. Middleclass families purchased any dwellings that were left remaining. A decision to 
purchase a dwelling on the Fužine housing estate was not really a matter of choice; there were 
very few other opportunities available.  e result was an unintentional social-mix.  ere is 
evidence that, in the late s, some of those owners moved and purchased homes elsewhere.

 e privatisation of the housing stock in the early s had a major impact on the overall 
housing situation in Slovenia.  e ownership structure on the large estates changed radically, 
so that the share of owner-occupied dwellings is now almost  per cent. However, the change 
in ownership structure did not in itself bring any improvements. Under the previous social 
ownership the State took care of the maintenance of the buildings and public places and even 
the dwellings (albeit not always adequately, but even so). With privatisation, the low-income 
tenants were transformed into low-income homeowners, while the State relieved itself of 
its supervisory role. As the fi ndings of the report confi rm, many owners have diffi  culties in 
meeting the costs of the maintenance and repair of the buildings.
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Economic developments
Slovenia’s transformation to a market economy and global economic trends has brought about 
major shifts in the last decade.  ese shifts have brought a growing gap in the economic 
situation of various individuals and families.  e manufacturing sector, the major employer 
of low-skilled workers, has undergone restructuring causing huge job losses.  is situation 
has had a major infl uence on the population of both the estates being considered. In Fužine, 
dwellings were initially built for workers in nearby factories that have since either closed down, 
or signifi cantly reduced the number of jobs, or are paying their workers very low wages.  e 
situation is similar in the case of Žusterna-Semedela estate, where a large proportion of the 
inhabitants have low skills.

On the other hand, among the economically better-off  consumers, housing preferences have 
changed. If not detached houses, at least smaller estates, with lower density and low heights 
are preferred.  e social and economic structure of the neighbourhood is rapidly gaining in 
importance and consequently the willingness to pay a higher price. All these issues are even 
more noticeable in a post-transition country like Slovenia than would be the case in Western 
European countries.

Economic development and its patterns in Slovenia have followed the models of Western 
countries, including the concentration of retail outlets in shopping centres on the outskirts of 
towns. In the case of Žusterna-Semedela such a development has resulted in the closure of the 
majority of small shops and services on the estate.  e vacant, vandalised premises in the heart 
of the estate aggravate the already low aesthetic image of the estate.

Ethnic structure & stigmatisation
As reported above, Slovene society is rather traditional and reluctant to accept immigrants. 
 e economic developments in the late s and s have increased the negative attitude 
towards immigrants from other parts of the former Yugoslavia: the recession has led people to 
worry about their jobs being taken by immigrants. Political issues concerning the relationships 
between the former Republics (sometimes media driven) have reinforced these negative 
attitudes.  ey are more evident in Fužine than Žusterna-Semedela, which is more open 
to diff erent ethnic groups owing to its location close to Italy and the presence of an Italian 
minority.

As indicated, the stigmatisation of the Fužine estate is one of the estate’s major problems. 
 e view and image of Fužine from outside (that is, from the city level) is completely diff erent 
from that of the residents.  eir perception of the estate and their level of identifi cation with it 
seem relatively high (according to the interviews conducted on the estate during the fi rst part 
of the survey).  ese fi ndings seem to present an interesting point of departure for research in 
the following phases of the project.

Physical structure and design
 e problems with regard to the physical structure of the Fužine estate relate to the deviation 
from the original plans and the time lag in the provision of public infrastructure and public 
places.  e more drastic violation of the development plan of the Žusterna estate has seriously 
infl uenced its quality.  e initial plan was only implemented to a limited extent and certain 
infrastructure was never provided.
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New low-rise, low-density, privately-owned residential developments are now under 
construction at the very edge of Žusterna-Semedela on an attractive site with a view over the 
Adriatic Sea. In addition, a newly planned regional road, with a tunnel, will replace the present 
coastal road that now abruptly divides the estate and the surrounding area from the beaches; 
this development will most probably increase the demand for land in the area.

 e fi ndings of the research at this stage have opened up new questions with regard to the 
restructuring of the estates.  e most important include the following:
•  e privatisation experience has shown that the mere status of being a homeowner does not 

bring any substantial positive changes to the housing environment. Other factors such as 
economic well-being and social integration are of major importance. Integrated programmes 
should be introduced. Who should/could be the actors?

• Under the present system the local authorities are the owners of the social dwellings and are 
responsible for their maintenance and repair.  e local authorities are overburdened with the 
demand for social housing and do not have adequate fi nancial resources to meet the needs 
for necessary repairs, much less the repair of the vandalised spaces and equipment. What 
new forms of partnership between the public and private sectors should be developed?

• Poorly defi ned ownership of the functional area around the buildings leads to the 
deterioration of the external spaces. What arrangements should there be?

• Public places within the estates can play an important part in both a positive way (places 
for communication and integration) and a negative way (if taken over by just one group of 
residents, or completely neglected). In what ways should the public places and utilities be 
restructured so as to fulfi l the spectrum of needs?

• While the estates are often stigmatised from outside, the residents (as estimated on the 
basis of the interviews) feel positive about their environment. How can this contradiction be 
overcome?

• Furthermore, as the case of Fužine shows, the estate has all the necessary services, or 
they can be found in the nearby shopping centre. So, apart from employment and higher 
education needs, Fužine functions as a city on its own. What should be the role of such a 
large housing estate only three kilometres away from the city centre?

• In the case of Koper, the Žusterna-Semedela estate raises new questions with regard to 
what directions to take when new private developments appear close to an estate with a 
poor image and low-income tenants or homeowners.
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List of people interviewed

We have learnt a great deal from all the key persons interviewed, especially about past and 
present developments in Fužine and Žusterna-Semedela. For reasons of privacy we have listed 
their functions and not their names.

Ljubljannz/Fužine
• Schoolteacher in the secondary school
• Head of the library
• Social worker in the primary school
• Educational psychologist in the primary school
• General practitioner in the Fužine health care centre
• Head of the fi eld unit of the social work centre
• Social worker in the social work centre
• Head of the Catholic anti drug abuse project
• Researcher in the Peace Institute and lecturer at the faculty of social work
• Police inspector
• Town planner who helped design the development plan
• Architect who collaborated in the fi rst phase of architectural design
• Seven interviews with housing managers

Koper/Žusterna-Semedela
• Social worker in the social work centre
• Educational psychologist in the primary school
• Nursery teacher in the kindergarten
• Researcher and member of the Slovenian Academy of Science and Arts
•  ree interviews with members of the Semedela Local Community
• Town planner who helped design the development plan
• Two interviews with members of the Žusterna Local CommunityŽusterna Local CommunityŽ


