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INTRODUCTION 

Housing is a set of relations that arise from the ownership and the use of separate and common 
parts of a building, whether the building is residential, residential-business or business-
residential, and which their owners or users are using it to satisfy their basic human needs, the 
right to a dignified, free, private and family life. 

The right to housing is contained in a number of international documents that impose on states 
- signatory obligations to undertake activities in order to improve the living conditions of all
citizens in the country. Primarily, this right has been globally accepted by the United Nations,
as well as by other world forums, resulting in its incorporation into numerous human rights
conventions. At the same time, the ratification of these documents represents the readiness of
the state to respect and enable the human right to housing, thus committing itself to recognizing
the right to an appropriate standard of housing.

The purpose of this research is to make a mapping of the general housing situation in the 
Republic of North Macedonia, not entering into specific problems and needs, but identifying 
challenges that require additional attention to overcome them. Particular attention will be paid 
to whether the state has a vision for housing based on integrated, inclusive and sustainable 
principles. 

The Housing and Tenants Organization is committed to create a decent and affordable housing 
conditions for all and opportunities to choose a decent home. 

METHODOLOGY 

The research is based on the analysis of existing data related to housing from various sources, their 
systematization and interpretation. 

For the needs of the research, an online questionnaire was conducted, that did not aim to point 
out the trends in the housing in a representative, but in an indicative way. In the period August 
- September 2021, 361 people answered the questions and the answers that are used to compare
with the results that emerged from the analysis of existing information and data from official
sources.

GENERAL SITUATION WITH THE HOUSING 

The research took place in a period when the Census of the Population and Households in the 
Republic of North Macedonia was being conducted. The results of this census will provide 
accurate data on the total population, number of households and apartments, will determine the 
number of individual households by type, size and composition, but it will also reflect on the 
reality by type of residence, number and area of apartments and average area per member of 
an individual household. 
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Unfortunately, the previous census was conducted in 2002 and the official data used from it, 
or the estimations made by, do not reflect the real situation in the country. 

Total population, households, and dwellings in Republic of Macedonia, Census 2002 
Households Dwellings 

564 296 698 143 

According to the last estimation of the population of the Republic of Macedonia made on 
30.06.2021, in 2020 the total population was 2 072 531 people, of which 1 037 467 were men 
and 1 035 064 were women. 

Type of dwelling, number and surface of dwellings, number of individual households, and 
average surface per member of individual household, Census 2002 

Total Total dwellings 698 143.0 
Total number of apartments 697 529.0 
Total surface (m2) 49 671 709.0 
Surface of apartments 
dwelled with individual 
households  

39 805 865.0 

Number of individual 
households in the apartments 

563 636.0 

Number of members of the 
individual households  

2 018 627.0 

Average dwelling surface (of 
apartments dwelled with 
individual households) per 
member of household 

19.7 

Other dwellings 614.0 
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NUMBER AND TYPE OF APARTMENTS 

The increase in the number of new apartments in recent years is evident. The data show that a total 
of 5297 apartments were completed in 2015, 6192 in 2016, 5622 in 2017, 5436 in 2018, 6069 in 
2019 and 4077 in 2020. 

Display of completed apartments, according to the number of rooms, listed by years 

Source, State Statistical Office 

The display shows the dominance of apartments with 2 or three rooms. Our survey also had a 
question regarding the size of the facilities in which the respondents currently live. The answers 
showed that on average they live in apartments between 40 and 80 square meters, which 
corresponds to apartments / houses with 2 or 3 rooms. 
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Types of dwellings in urban and rural areas, per year 
2015 2016 2017 2018 2019 

Detached house 72.6 70.2 72.0 72.0 68.8 
Semi-detached house 10.6 14.0 12.3 11.3 14.4 

Apartment or building with less than 10 
apartments 

3.8 3.3 2.8 2.5 2.2 

Apartment or building with more than 10 
apartments 

12.8 12.6 13.0 14.2 14.6 

Other type of dwelling / / / / / 

According to the Eurostat survey in 2019, 73% of Macedonian citizens lived in a  family house, 
a percentage that is the highest among 32 countries in Europe. At the same time, about 14% of 
the country's population lived in apartments, which is the lowest percentage on the continent 
besides Ireland, while the remaining 13% lived in a shared house (a housing unit that joins 
another with a shared common wall). 
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Price of apartments 

Т-02: Average price of apartments in 2018 and 2019 
T-02: Average price of new apartments in 2018 and 2019

Average price per 1m2, denars 

total building sites construction other costs 

01.01. 2019 - 30.06. 2019 

Total 45 493 15 747 23 576 6 170 Total 

Skopje 48 637 16 580 25 856 6 201 Skopje 

Other settlements 36 111 11 790 18 223 6 098 Other 
settlements 

01.07. 2019 - 31.12. 2019 

Total 43 528 11 793 24 818 6 917 Total 

Skopje 47 288 11 767 26 089 9 432 Skopje 

Other settlements 35 895 9 585 21 803 4 507 Other 
settlements 

01.01. 2019 - 31.12. 2019 

Total 44 994 13 372 25 434 6 188 Total 

Skopje 48 204 15 692 25 715 6 797 Skopje 

Other settlements 35 255 9 929 20 229 5 097 Other 
settlements 
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01.01. 2018 - 30.06. 2018 

Total 44 344 13 323 26 498 4 523 Total 

Skopje 47 375 14 107 27 383 5 885 Skopje 

Other settlements 33 329 4 014 26 655 2 660 Other 
settlements 

01.07. 2018 - 31.12. 2018 

Total 42 615 11 698 26 693 4 224 Total 

Skopje 46 066 12 100 27 200 6 766 Skopje 

Other settlements 31 895 3 585 25 803 2 507 Other 
settlements 

01.01. 2018 - 31.12. 2018 

Total 43 155 12 666 27 110 3 379 Total 

Skopje 46 764 13 182 28 165 5 417 Skopje 

Other settlements 33 157 3 883 27 078 2 196 Other 
settlements 
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NATIONAL HOUSING LEGISLATION 

• Laws, by-laws and programs that regulate this area are:
• Law on sale of state owned apartments
• Law on Property and Other Real Rights
• Law on Obligations
• Decree on the criteria and the manner of determining the sale price of state owned

apartments
• Law on Construction
• Law on Construction Land
• Law on Spatial and Urban Planning
• Program for construction and maintenance of apartments owned by the Republic of

Macedonia for 2007
• Law on Denationalization
• Law on Expropriation
• Law on Special Rights of the Members of the Security Forces of the Republic of North

Macedonia
• Law on Management of Housing and Business Premises of the Republic of North

Macedonia
• Law on Local Self-Government
• Law on Survey, Cadastre and Real Estate Registration
• Law on borrowing of the Republic of North Macedonia from the Development Bank at the

Council of Europe under the Loan Agreement, under the Housing Project for Low-Income
Persons

• Housing Law

Although the Housing Strategy of the Republic of North Macedonia1 is taken as the basis for 
shaping housing policies, it was valid from 2007 to 2012 and has not been updated since. The 
vision of the strategy was to achieve long-term, standardized and harmonious development of 
housing, in accordance with modern standards for quality of life. It states: "Housing policy is 
a complex issue that imposes the need for a multidimensional approach in defining priorities 
and proposing measures, which presupposes the involvement of all stakeholders in its creation. 
The intention to unite the instruments for achieving positive results in the field of housing is in 
fact the main goal in the preparation of such a document, along with the question of its 
successful implementation. For that purpose, it will be necessary to have a clear, unambiguous, 
synchronized and well thought out planning of the activities of all entities involved in this 
process, both the state and its institutions, as well as science, local self-government, private 
sector and citizens. Such an approach will guarantee objective identification of the needs for 
action in this area, and at the same time will enable the establishment of a consistent housing 
policy." 

1

http://studiorum.org.mk/h2020mkd_upload/upload/Strategija%20za%20domuvanje.pdf?fbclid=IwAR3vSHzrcy

1MkLJqAsbO35qwQWyZXP-IH1tY9ZuUsOb2qJwe-CTqUJGvDfA 
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However, the most interesting thing is that the Strategy envisaged the involvement of various 
entities in its implementation, guided by the principle of participation, but also strengthening 
cooperation between state and local institutions, civil society organizations, private builders 
and other market participants. "In creating the housing policy, the direct participation of the 
citizens, ie the public, is especially important. Also, civil society organizations interested in 
this issue should be enabled to give their contribution, in order to achieve immediate 
articulation of existing interests and needs and their successful incorporation into housing 
policy. This process is also one of the ways through which the democratic processes in the 
country will be intensified, making the decision-making process more transparent. The process 
of public participation should be dimensioned in a certain framework that will enable better 
implementation of this strategy." 

With the enactment of the Housing Law in 1998, the category of social housing was abolished 
and the home began to be treated as an economic category, thus imposing a new system of 
housing valuation. 

The focus of this research will be on the current Housing Law, from which all other documents 
governing this matter arise. 

Housing Law 

Article 8 of the Housing Law defines minimum and adequate housing. This article is of 
particular importance, because it indicates the parameters according to which the quality of the 
home can be determined.  
(1) Minimum housing includes satisfying minimum spatial conditions, equipment of the
apartment with basic communal infrastructure, such as electricity, water and gutter and traffic
connection of the apartment with the settlement, i.e. The city, as well as the legal security of
owning or using the apartment.
(2) Appropriate housing besides the elements of minimum housing includes appropriate
privacy and space, physical approach, security, constructive stability and durability, lightning,
heating and ventilation, basic infrastructure, such as flume and gutter and garbage collection,
quality of the environment and health related factors, as well as approach related to the work
and basic services.

There are a few articles extracted which are important for the relations between the owners and 
tenants, and they are:  

Article 11 states, “The owner of a special part, i.e. the tenant, is obliged to regularly maintain 
the apartment and to take care of the maintenance of the residential building in order not to 
cause damage or damage influences, as well as to provide unobstructed use of the special parts 
by other owners.  

Article 15 states that “Share of costs of management (1) Owners of the special parts are 
responsible for paying all the costs for management and other costs that come from the 
residential building in accordance with their own parts, if the mutual relations agreement 
doesn’t state differently.   
Article 60 defines that (1) Management organ in the owners’ community is the Owners’ 
assembly. (2) Members of the owners’ assembly are all owners, i.e. users of the special parts 
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of the residential building who have written authorization by the owner of the special part to 
decide on his/her behalf in the management organ of the owners’ assembly, as well as other 
persons who have authorization to do so. (3) if an owner of apartment is continuously absent 
for more than three months from the place where the special part is, he/she is obliged to 
authorize another person to decide on his/her behalf in the management organ. 

Renting an apartment is regulated in Article 66 from the actual Housing Law and it is envisaged 
that (line 1) the owner of the apartment (hereinafter: leaseholder) rents the apartment by signing 
an agreement. Furthermore, the article stated that (2) if the leaseholder rents a part of his/her 
own apartment in which he/she lives; he/she is obliged to sign an agreement on that part. (3) 
The tenant may rent part of the apartment in sublease by signing an agreement on sublease, 
exclusively for a limited time and under conditions defined in this Law, with a consent of the 

leaseholder. (4) The rent agreement and the sublease agreement are signed in written form and 
are notarized.  

Only an agreement in the form defined in line 4 of this article is a basis for Rent registry and 
gives legal basis for respecting the rights of both contracting parties. Still, our research showed 
an interesting note, i.e. according to the answers received, it can easily be concluded, that most 
of the tenants actually do not have a written contract.  

Yes
42%

No 58%

I have a written agreement for lease with the landlord
*79 answers
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There was also a question if the tenants knows about the obligation of the leaseholder to pay 
rent tax, but majority of the responders did not know if that was the case.  

To be noted, the obligation to pay the rent tax comes out of the formalized contracts and 
payment of the rent to transaction account of the leaseholder. Still, because of the low living 
standard and the need to provide as cheap dwelling as possible, this obligation is very often 
avoided, so renting apartments is just agreed on verbal agreement cash payment, as a 
transaction that is not registered anywhere as an taxable income. On one hand, the tax cost that 
the leaseholder has to pay is avoided and therefore the rent price is automatically lower and 
more acceptable, but on the other hand the tenant is in less favorable situation that he/she cannot 
realize his/her own rights regulated in the laws. According to Article 87, “a person that uses an 
apartment and has not signed an agreement with the leaseholder, or has not extended the fixed-
time rent agreement; he/she uses the apartment without a legal basis.” Without the mentioned 
legal basis, the tenant cannot use any other article that regulates his/her rights. 

For example, Article 71 is related to non-execution of the obligations by the leaseholder and it 
states that: (1) if the apartment conditions does not provide the tenant the regular usage of the 
apartment or the mutual parts a secure and healthy stay, the tenant may ask the inspection 
commission in the municipalities, to order execution of certain matters needed to provide the 
regular usage of the apartments or mutual parts to the leaseholder, according to the norms and 
standards for housing in residential buildings from article 70, line (2), of this law.  

(2) If the leaseholder does not proceed upon the order of the inspection commission from line
(1) of this article, the tenant may execute those matters himself/herself at the cost of the
leaseholder. The tenant has the right to pay lower rent up to the expenditures occurred for
execution of those matters.

Article 78 also defines the rights of the tenant, such as: 1) to use the apartment without 
obstacles; 2) to execute reparations in the apartment if the reparations are urgent in order to 
eliminate damageable consequences for the life or health of the tenants or for the apartment 
and all the equipment, and to ask for compensation for the expenditures occurred from the 
reparations; 3) to ask for one-time damage compensation or lowering of the rent for the 

Yes
43%

No 57%

I know that the landlord pays the rent tax
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expenditures occurred for execution of matters from article 71 line (1) of this law; 4) to ask for 
a return of the highly paid rent and 5) to ask for proportional rent reduction for the period when 
the apartment was not possible to be used regularly, for which the leaseholder neglected his/her 
duties from articles 75 and 77 of this law.   

Article 96 defines the apartment rent. Line 1 states “For using the rented apartment, the tenant 
pays the leaseholder a rent defined in the rent agreement, in accordance with the provisions 
from this law.”  

In our questionnaire there was a question for those who live in a rented apartment, how much 
do they pay the rent.  

The answers show that about 40% pay between 150 and 250 Euros, almost 46% pay less 
than150 Euros and about 14% pay above 250 Euros.  

In the Cadaster Agency for 2020, the average price per square meter residential space for rent 
was the highest in Municipality of Center, 278 denars, for Karposh it was 248 denars, in 
Aerodrom 237, in Ohrid 235 denars, while in Bitola the average price was 166 denars per 
square meter and in Shtip it was 127 denars.  

Less than 100 
13%

From 100 to 150
33%

From 150 to 250
40%

From 250 to 350 
12%

Over 350
2%

If you use a rented apartment, how much rent do you pay?
*77 answers
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What is our Housing Law like, according to the analysis published in Global Property Guide2 
and with input contribution of Martin Boshkoski from the Law office Lalichikj in that analysis, 
North Macedonia is categorized as moderate “pro-owner” having in mind that the owner and 
the tenants have a full freedom to agree and freedom to arrange the rent. They say: “Can the 
landlord and tenant freely agree on rents (or is there rent control)? Yes, they can freely agree.  In 
North Macedonia, the lease agreement is determined in accordance with the Law on 
Obligations, which does not specify the amount of rent that the landlord and the tenant can 
agree on. Also, this law determines that the parties can freely agree. The only other regulation 
that affects the amount of the rent is the Housing Law. In accordance to this law, the 
determination of the value of the amount of rent, non-profit rent, temporary lease, lease of 
dwellings for official purposes and lease of dwellings for a particular purpose is done based on 
the following criteria: distance from the downtown area, facility location, secured communal  
and other infrastructure, floor of the building, number of residential units in the building, 
structure of the apartment building, material from which the building is built, furnishing of the 
apartment and energy efficiency of the building.  

The law also prescribes that the methodology of the rent determination should be stated in an 
act issued by the Government. But, again, this is not a mandatory regulation and the landlord 
and tenant can freely agree on the rent amount, payment method, etc. 

Regulatory Housing Commission 

According to the Housing Law and the Housing strategy of Republic of North Macedonia, the 
Regulatory Housing Commission is established for provision of long-term, standardized and 
harmonious housing development, according to the contemporary standards of qualitative life, 
environment protection and the nature, secure and protection of a competitive market of 
apartments based on objectivity, transparency and non-discrimination principles. In the area of 
its work and competencies, it is stated that:  

- It takes care for a qualitative satisfaction of housing needs of the population, according to
the contemporary standards for qualitative life, environment protection and the nature;

- Categorizes the apartments and residential buildings according the prescribed criteria from
article 97 from the Housing Law;

- Issues, extends and revokes licenses for manager for conducting management activities of
the residential buildings and has a registry on residential buildings managers;

- Mediates in dispute resolution that arise between the tenants, landlords, managers,
presidents of the owner’s communities, owners of special parts and third persons in the
housing area and proposes measures related to them;

- Organizes meetings for introduction of the news in the regulations related to the housing
and gives directions related to conducting of the management activities in residential
buildings.

2 Landlord and Tenant Law in North Macedonia, 

https://www.globalpropertyguide.com/Europe/Macedonia/Landlord-and-

Tenant?fbclid=IwAR2GJN0wR7XQ3yOYhUotMq1npB_P_137uSbn-IKImcBNh_1_lQgr1URjWJo 
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In the reporting period from 01 July to 31 December 2020 3 , the Regulatory Housing 
Commission states that more than nine years passed since the last deadline for the owners to 
assign manager or to register owners’ community. The concerning fact is that part of the mayors 
of municipalities still haven’t assigned municipal housing inspectors, and those municipalities 
that have assigned municipal housing inspectors do not proceed according to their legal 
obligations. This questions the functionality of the Housing Law.   

In Republic of North Macedonia, according to the submitted data by the municipalities, there 
are only four housing inspectors – from Skopje municipalities there are no data submitted; only 
Bitola, Kriva Palanka, Kumanovo and Ohrid have assigned authorized housing inspectors.  

From information at disposal, the commission concluded that the presence in the field of the 
municipal inspectors is non-significant and that municipal inspectors are not enough engaged 
in the process of implementation of the Housing Law. They appeal to the municipal housing 
inspectors to regularly work in the field and check which buildings are managed by licensed 
managers or by Owners’ community, because there are buildings that still have not assigned 
their licensed manager nor registered Owners’ community.  

In addition, the Regulatory housing commission has a cognition that very few of the 
municipalities in Republic of North Macedonia has established a residential buildings registry 
and a registry of managers of residential buildings. According to them, after the buildings are 
managed, the resolution of problems of the owners of special parts – apartments might be more 
efficiently approached. In recent years, with the support of Habitat, the number of 
municipalities that have registers of residential buildings has increased. 

In the last period, the Regulatory housing commission has close cooperation with the Group 
for housing and management with housing and business premises of the Chamber of Commerce 
of North Macedonia and their continuous activity for actualizing of the problems related to 
housing, especially in promotion of the law regulation is quite notable. 

In 2016, the Group claimed4 that there is information that on the market there are licensed 
managers who do not issue invoices for their work, but payment orders for a few months in 
advance, which is opposite of the law and on the other hand, the citizens do not know how 
much of their money are spent and for what. Certain licensed managers have not defined the 
items in the reserve fund, and others use the reserve fund to pay for maintenance, instead of 
keeping them for investment activities, which is also illegal. In the mid-term report of the 
Regulatory housing commission, that were notes that there are managers who continued 
working even when their license revoked. 

3 https://www.sobranie.mk/materialdetails.nspx?materialId=5fa4ce63-648c-41b8-b8be-872d3812c498 

4 https://skopjeinfo.mk/inspekcija-za-domuvanje-namesto-fakturi-se-izdavaat-uplatnici  
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In 2019, upon the selection of the new management of the group, conclusion was that: “the 
legal persons which work in the area of housing are facing numerous problems and 
discrepancies with the laws in other areas. This required initiating different forms of meetings, 
law changes etc.” and in the following period the group has to work on creation of ambience 
of positive relation from functioning of the law regulation which defines housing in terms of 
achieving long-term, standardized and harmonious development in accordance with the 
contemporary standards for qualitative life, which is the general objective of the Housing 
strategy from which other general and specific objectives arise. 

In October 2021, a working meeting was held between the presidents of the Regulatory housing 
commission and the Group for housing within the Chamber of Commerce of North Macedonia. 
The subject of discussion was on actual problems that the citizens, the housing inspectors and 
the licensed managers are facing and the need of their actualization and realization of necessary 
changes in the Law and its adjustment with other laws. The mutual efforts promised 
establishing a system for respecting the Housing law from all relevant stakeholders – parties 
and institutions. Assigning licensed municipal inspectors for housing in all municipalities and 
the municipalities in the city of Skopje, as well as increasing their efficiency and effectiveness 
and establishing a system for respecting market principles in order to maximum improve the 
services for citizens that are coming out from the Housing law. The efforts are in direction of 
continuous and maximal cooperation with the Chamber, municipal housing inspectors, licensed 
managers and the owners’ communities as well as open dialogue directed to resolving the 
problems. 

Housing as horizontal aspect through other strategies 

National strategy for poverty reduction and social exclusion  

In the National strategy for poverty reduction and social exclusion in Republic of North 
Macedonia (2010 – 2020), one of the strategic goals is achieving standardized and harmonious 
housing conditions for the categories of citizens considered socially excluded in the housing 
area. Implementation of this strategy, among other things, means providing qualitative housing 
conditions for all. As stated: “Social exclusion in the housing area means a complex social 
phenomenon in strong correlation with other forms of social marginalization. The three basic 
barriers to decent housing – economic, cultural and legal – are simultaneously in relation with 
persons who, based on this, face social exclusion, but also with the locations of living that 
marginalized the set of a social circumstances. It mostly appears as substandard or poor 
housing, including not having approach to financing sources for promotion of housing 
conditions or legal insecurity, mainly related to the large number of illegal buildings in the 
country.” 
From the measures for promotion of social inclusion in housing, we share:  

• Decreased level of substandard housing conditions through (1) Provision of adequate
communal connections and other infrastructure and subsidies for improvement of the
housing conditions; (2) Application of the regulations that enable legal regulation of the
ownership of illegally (wildly) built residential units and (3) Subsidies for renting
apartment in private ownership.
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• Decreased level of overpopulation of homes through: (1) The frames of the social housing
policy, giving support to increase the useful residential surface per household member,
especially for the Roma families and vulnerable groups; (2) Approval of funds for

• adaptation and reconstruction of residential space and (3) Construction of social housing
apartments owned by the state, that will be rented as non-profit.

• Decreased risk of loss of the tenancy status (renting status) through (1) Defining credible
and transparent procedure for obtaining and losing the right to social housing and (2)
Framing mechanisms for subsidizing and helping persons from vulnerable groups who are
in housing risk.

• Opening bigger number of housing centers with support. Besides the possibility for
socialization, life skills learning and building self-confidence, these categories will get,
opening centers that will lead to employment of many persons with appropriate
qualifications from the local community.

In 2010, when the strategy was in working stage, the plan was to connect it to the policies for 
housing. It was envisaged that the integral implementation of the components of the Action 
plan for implementation of the Housing strategy (2007 – 2012), would be through:  

1) Application of the legal framework for legalization of illegally built objects (a Law on
procedure upon illegally build objects which is in phase of wide implementation) and
helping and supporting vulnerable groups

2) Defining a legal framework and adopting a Law on social housing, by arranging categories
for single housing, supportive housing, housing subsidies, non-profit housing etc.

3) Defining standards and norms for adequate and minimum housing
4) Initiating and establishing a Fund for residential buildings, including programs for building

apartments with the finances from the residential buildings fund
5) Legal initiation of housing savings which should lead to inclusion of the non-profit and

low-profit housing organizations in the area of housing
6) Establishing systems and mechanisms for financing of the housing, especially through

forming stimulating fiscal instruments in the tax regulation
7) Developing concepts and models of social housing and housing of vulnerable groups,

including subsidizing of rental housing of the social structure of beneficiaries, as well as
establishing programs for construction of apartments aimed for social housing and housing
of vulnerable groups

Unfortunately, the Strategy has already been expired and there is no analysis or report to show 
its success, neither generally, nor upon planned measures, which can be a challenge for us in 
the following period.   
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Roma Strategy in Republic of North Macedonia 2014-2020 

Strategic goal of this strategy is “Decreasing the gap in the quality of housing between Roma 
and non-Roma communities.” The Strategy stated that: “The general conclusion is that the 
conditions in which they live are very bad, often under the level of proclaimed standards of 
decent housing and are constantly perpetuating. It is often about long-term settled settlements 
with unclear ownership status out of urban planning, they have no basic infrastructure and the 
services of the state system are hardly accessible. According to some assessments, about 70% 
of Roma have no documents for ownership for their dwellings.”  

In the publication of the Association for democratic development of Roma “SUN” and 
International group for minority rights from 2018, an analysis was been made about the 
challenges and inequalities in the housing, with a special focus of the Roma population and we 
integrally present their findings. 

“In Macedonia, there are different laws that regulate housing and they are especially important 
for Roma people, such as Housing law and Law on proceeding with illegally built objects. 
Roma population are facing the worst conditions for housing in the country. 28% of Roma 
people live in poor settlements, in badly built dwellings, which often have no formal 
registration. Overpopulation is also widely spread: many Roma families live in houses with 
less than five square meters per person. This situation became worse with this regulation being 
insecure, so about 80.000 Roma households have no long-term solutions for housing. Often, 
the absence of clear drinking water, electricity, heating or sanitary conditions, contribute to the 
widely spread bad health conditions.  

Local self-government units play important role because they are obliged to regulate the 
housing. They are also responsible for the development of the infrastructure, urban planning 
and cadaster registries, but many Roma people are not acquainted with the complexity of the 
institutional structures that shape these policies and so, they depend on the good will of the 
decision makers. In the last couple of years, there were about 2000 applications submitted for 
regulation of unregistered homes and the result of these procedures in mostly unknown, even 
though civil organizations believe that the correlation is surely relatively low on national level. 
In this context, it is difficult for the citizens, especially Roma people, to get a clear picture of 
the regulations and how to successfully implement them. Besides that, civil organizations claim 
that the national program for social apartments cannot get to those areas where Roma 
population mostly needs these measures and there are not enough social apartments for all those 
who need them. Even in the regions where the volume of available social apartments is 
proportional to the number of Roma, they are very often not aware of these options and the 
procedures for applying. Not all local authorities have developed detail urban plans, which 
additionally obstruct the implementation of the program for social apartments.  

The high levels of unemployment and limited resources make many to live in substandard 
housing conditions, and the lack of electricity, clean drinking water and sanitary conditions 
result in bad health conditions, which together with the discrimination in the access to public 
services, at the end, leads to shorter life.  
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OWNERSHIP AND RENT 

The registry of prices and rents is a public registry in which all real estate transactions are 
registered, the prices contained in the legal basis for real estate trade, as well as other data 
contained in the statements given by the sellers/buyers of the notarized estates. The Agency for 
cadaster of real estate established it on 18 March 2015.  

The way of keeping, the form and the content of the registry of prices and rents and the content 
of the statement given by the seller/buyer notarized, is set in the Rulebook. The Rulebook for 
the keeping form and content of the registry of prices and rents and the content of the statement 
given by the seller/buyer notarized, was published in “Official Gazette” of RM No. 40 from 
13.03.2015. The Rulebook for changing the Rulebook for keeping, form and content of the 
registry of prices and rents and the content of the statement given by the seller/buyer notarized, 
was published in “Official Gazette” of RM No. 64 from 21.04.2015. 

By the beginning of the implementation of the Registry of prices and rents of real estate, all 
legal persons and individuals who wanted to buy or sell property or to rent some real estate, 
were facing the problem of not enough data and information for the real estate market prices 
and were relying on unsure and unofficial data from people of legal persons who were buying 
or selling property.  

We reviewed the annual reports of the Agency for cadaster of real estate and according to them, 
in 2016 in the Registry of prices and rents there were 25.152 transaction verified, from which 
14.167 sales, 8.170 rents, 2.063 investor’s sales, 101 auction sales and 651 redemptions by the 
Republic of North Macedonia. 
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In 2019 there were 8.777 registered rents on the whole territory of the country, which is a 
decrease of 759 rents compared to 2018, when there were 9536 rents registered.  
In 2020, the total number of rents is 6.477. 

It is significant that the Agency for cadaster notes more registered sales than rents of real estate, 
which is a trend that goes over the years, but also that the most rents are related to renting of 
business premises, then apartments and then agricultural land. That trend is the same through 
all the years. The thing that we cannot see in these reports is who the tenant is, i.e. are there 
more individuals or legal persons renting? 

Another significant segment in the real estate sector is the Chamber of appraisers, which 
cooperates with the Agency for cadaster of real estate and has an established base of appraises 
where the authorized appraisers, members of the Chamber, enter the data for all appraises they 
conduct in the field. In the database there are detailed data for the real estates, which are, subject 
to appraise, and the estimated value of the estate according to the valid methodology for 
appraise the real estate in Republic of North Macedonia.  
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The methodology for defining the apartment value, the methodology for defining the rent, the 
level of non-profit rent, the way of payment of the rent, spatial norms, the way of using the 
apartment, the procedure for giving non-profit apartments, apartments for business needs, for 
temporary rent and rent of apartments for certain assignment5, is prescribed in a special decree. 

According to it, the value of the apartment is based on the following criteria: distance from the 
central city area, location of the object, provided communal and other infrastructure, levels 
(floors) of the object, number of residential units in the object, structure of the residential 
building, material of which the object is constructed, apartment equipment and the energy 
efficiency of the object. These criteria’s of the object are defining the constructional value of 
the apartment.  

The constructional value of the apartment in points is defined by the size of the apartment, the 
height of the building, the location of the apartment in the building (flooring), the orientation 
of the apartment related to the insolation, structure of the residential building (number of 
residential units in the object), amortization, costs for arrangement of constructional land 
(provided communal and other infrastructure), location of the apartment (distance from the 
central city area), location of the object (conditions of the location) and the land.  

The appraise of the real estate is closely connected with the transactions related to the real 
estate, its value when buying or selling, from the economic aspect, but the impression is that it 
actually is not used from the aspect of guaranteed quality of living when renting of apartments 
and houses. There is almost no example when the appraise of the quality of the space is used 
before the rent agreement is concluded and before the rent price is defined.  

At the moment, we can only speculate that the price that is paid for the appraise of the real 
estate is a cost that none of the contracting parties is willing to pay, especially for short-term 
contracts. That allows the real estate market not have categorization, nor minimum guaranteed 
conditions for quality, nor unified price for the rent based on the condition of the real estate, 
which on the other hand, puts the tenants in a non-favorable position. 

 High rates of ownership of dwellings 

In the early 90-ties, with the fall of the communism and the destruction of the socialist 
Yugoslavia, many people were encouraged to buy the properties they live in, through different 
programs for privatization and “gifting”. Thanks to the different programs and payment 
models, many could buy their homes, for very low prices.  

As a result, the ownership of the properties in the countries of CEE and SEE is much higher 
than in many western European countries. Romania is on the top of the list with 96% ownership 
of houses. In 2019, the rate of ownership of homes in North Macedonia was 85, 9%.  

5

http://adsdp.mk/joomla_adsdpmk/dokumenti/podzakonski_akti/Uredba_metodologija_utvrduvanje_vrednost

a_stanot_visinata_zakupnina.pdf 
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The problem is that many of these countries are economically unstable under the current 
neoliberal economies. Large part of the population in the region owns a property in which they 
live, while many cannot afford to maintain and renovate their dwellings when needed. As these 
buildings and houses continue to fall apart, it is much harder to heat them, or to cool them, and 
many households are fighting to pay all the overheads from month to month.  

Our questionnaire confirms that 67% of the respondents own or live in an apartment that is not 
rented, but inherited or belongs to a family member.  
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The answers of the question about the plans related to the housing, again shows the wish of 
many to live in their own property. About 73% answered that they plan to continue to live in 
their own property, or to buy an apartment or a house.  

More than half of those who live in a rented place answered that this is a temporary option. 
About 25% of the rest, even though would like to buy their own apartment, do not fulfill the 
conditions for getting a loan from a bank.  

Additionally, the data show that rented life, instead of buying new apartment is more often the 
choice of Macedonian citizens, starting from the beginning of this year. This was concluded 
from the cadaster data, according to which, in the first quarter of this year, there were 735 
purchases of new apartments and 975 rents, of which 717 rented houses and 258 rented 
apartments.  
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The housing loan, with a mortgage of the object in which it is to be bought, as a secure, is the 
most often way of owning a home. The following option is an individual guarantee.  

The data from the report of the Registry of the prices and rents in the Agency for cadaster of 
real estate, show that in Skopje, 22.14% of the apartments have mortgage, in Negotino 18%, 
in Gevgelija 16%, in Kavadarci 14% and in Kratovo mortgage have only 1.36% of the 
apartments.  

The data of the National Bank clearly show the increased lending of housing loans to 
households. 
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Price of the housing objects 

Few facts that characterize the real estate market in 2020: 
- In 2020 there were 4590 apartments sold and paid in cash, which  shows an increase of

10% compared to the same period in 2019;
- In 2020, there were totally 2088 newly built and sold apartments, which increased the share

of the new sold apartments from 26% in 2019 to 36% in 2020;
- The number of apartments in construction increased for 13% compared to the same period

in 2019;
- The sale of apartments in Skopje is 63% of the total transactions of apartments in the whole

country, noted in the first three trimesters from 2020. The number of issued permissions
for construction of residential units in Skopje for 2020 is 2789, which is a decrease of
12.6% compared to 2019. This percentage is shown as a result from the moratorium and
the revision of the detailed urban plans. The biggest number of issued permissions for
construction of residential units (1161) are in the municipality of Aerodrom;

- The prices of the apartments are increased for 3% compared to the same period in 2019;

The prices offered for the new buildings are far from what has been a standard just a year or 
two ago. We are witnessing prices of 1.200 Euros in settlement Zhelezara, 1250 in 
Avtokomanda, 1300 in Gazi Baba, 1350 in Aerodrom and Karposh and up to 2000 Euros in 
Center. This trend is confirmed by the statistics kept by National Bank of Republic of North 
Macedonia, published in their periodical reports.

According to the data of the State statistical institutions, it is evident that the price per square 
meter increases over the years. It is interesting also the trend of getting close to the price in 
Skopje, even though in the previous years, there was a significant difference.  
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RIGHT AND QUALITY OF HOUSING 

According to the data from the State statistical institution, the citizens were facing the following 
problems in their apartment and their environment, in urban and rural areas, per year: 

Social housing 

According to the data found at the website of Joint stock company for construction and 
operating with residential and business premises in Skopje, there is a project that is in 
realization phase (F/P 1674 (2009)) for construction of apartments for persons in social risk 
and other vulnerable groups. It is partially financed by the Development bank within the 
Council of Europe, according to the Law on borrowing of Republic of North Macedonia from 
the Development bank within the Council of Europe upon the Framework agreement for loan 
for partly financing of the project for housing for socially vulnerable groups. This project 
foresees a construction of 32 object with totally of 1754 apartments for persons at social risk 
and other vulnerable groups. The size of the apartments is from 35 to 45 square meters.  

The information shows that the previous similar project for construction of social apartments 
F/P 1340 there here already 16 social buildings build, with 850 residential units. Most of them 
are in Skopje, 156; then in Veles 144; in Bitola 43, in Resen 29, Debar 30, Prilep 52, Kichevo 
and Kochani have per 24 social apartments and in Delchevo they are 48. The information 
furthermore says that in Shtip there are 81, in Gevgelija 64, in Kratovo 40, in Tetovo 35 and in 
Kriva Palanka only 8 social apartments. The distribution of the social apartments for rent is 
ongoing according to the Decision for distribution, as well as the conditions for their usage, 
built by the Program for construction, sale and maintenance of the residential objects owned 
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by the Republic of North Macedonia. That means that after the building is build, with executed 
technical review by the Public Enterprise for Management of Residential & Commercial 
Property of the Republic of North Macedonia, they submit a note to the Ministry of transport 
and communication. The next phase is within the Ministry of transport and communication, 
which afterward submits an application forms by categories of beneficiaries of the social 
apartments to the Center for social work in the municipality where the social apartments are 
build. Then, the procedure goes with publishing Announcement for distribution of social 
apartments for rent, for the concrete building, with a certain deadline for applications by the 
interested persons. 

Related to the categories of citizens who have an opportunity to apply for such type of 
apartment, the authorities state six groups of citizens: 
▪ Children without parents or parental care who are 18 and until then they were sheltered in

institutions or other forms of sheltering parentless children;
▪ Beneficiaries with the right to guaranteed minimum help;
▪ Persons who suffered from elementary catastrophes regardless of the legal status of their

existing dwellings;
▪ Persons with disabilities and families of persons with disabilities;
▪ Persons from the Roma community who are at social risk;
▪ Single parents of minor children;

The procedure for distribution of the social apartments for rent is conducted by the Commission 
formed by the Ministry of transport and communications, and consists members from the 
Ministry of transport and communication and 2 members from the Ministry of labor and social 
policy.The applicants submit their documents to the Center for Social Work in the municipality, 
within the deadline defined in the announcement. The Center for social work in the 
municipality collects the necessary documentation, submitted by the applicants and evidences 
the same in the form of application list, which is confirmed with signature and stamp. After, 
all applications are set in a common list – List of applying candidates, which is submitted to 
the Ministry of transport and communications – Commission for distribution of social 
apartments. When the whole procedure is finished, there is a public electronic distribution of 
the social apartments in the municipality and the preliminary lists are published. 

Then the documentation is reviewed and the applicants are visited in their homes. The Ministry 
of transportation and communication is preparing the final list. They also prepare the Decisions 
for distribution of social apartments for each applicant separately. At the very end, based on 
the decisions for using a social apartment for rent, the contract for rent on behalf of the country 
is finalized by the JSC for construction and operation of residential and business premises with 
the person who got the apartment.  

In a social context, it is important to mention that a big social reform is in progress, which 
defines the development of local social services, among which homeless persons and socially 
excluded from the right to housing, are the extreme form of poverty and social exclusion. In 
North Macedonia, a gradual policy development is needed for the homeless people. There is 
no legally accepted definition for homelessness, and public institutions and wider public have 
a little understanding of the phenomenon.   
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Standard of living 

According to the last information on the value of minimum basket, for August 2021 is 34 342 
denars, of which 10 818 (31.5%) are used for housing (overheads and housing equipment, and 
maintenance). These are minimum needs for a four - member’s family with two adults and two 
minor children. Compared to the value of the minimum wage, which is 15 401 denars and the 
average wage which is 28 642 denars, the conclusion is that the housing expenditures are very 
high and make the population poor.  

The answers of the questionnaire we conducted confirms the needed amount of money for 
housing on monthly level and depending on the family members number and the home size, it 
goes between 6000 and 10 000 denars.  

Energy poverty 

According to the research by The Climate Herald, a worryingly large part of the population in 
North Macedonia is facing an energy poverty. According to Eurostat data for 2018, almost 25  
percent of Macedonians said they could not heat their homes properly, compared to the EU 
average of 7.3 percent. This ranked North Macedonia as the third country on the European 
continent with this problem. In 2014, more than 40,000 households had trouble paying their 
bills. 

In support of overcoming the problem, over 35 thousand beneficiaries of social assistance and 
about 9400 elderly people without pensions and without property, receive 1000 denars per 
month from the state to be able to pay their energy bills. Additionally, EVN must not turn off 
the electricity to vulnerable consumers due to unpaid bills for December, January and February 
and the citizens of these categories can pay the bills in installments, but it certainly 
impoverishes them. They are also released from the obligation to pay a fee for reconnection, 
and the benefit does not apply to be excluded for an unpaid invoice that is not due for a 
minimum of 60 days.  
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During the Covid-19 pandemic, the Government issued a Decree amending the Law on Social 
Protection during the state of emergency to allow recipients of minimum benefits and those 
who lost their jobs during the pandemic until March to December 2020, to be able to to receive 
the supplement for covering the energy costs every month, ie to receive assistance for the 
months from April to September. 

"The Ministry of Economy, in accordance with the Law on Energy, is preparing a Program for 
protection of vulnerable energy consumers, for the purpose of which a working group 
composed of representatives of ministries, institutions and the non-governmental sector has 
been established. "At the moment, together with the" Energy Community ", a study is being 
prepared for the protection of vulnerable categories of households, based on which by the end  
of this year, appropriate solutions will be proposed for all countries signatories to the Energy 
Community Agreement," replied the MTSP. 

Sustainable development goals 

In 2019, the State Statistical Office published the publication "Sustainable Development 
Goals" where from the data for Objective 11 Sustainable Cities and Communities, it is clear 
that although it is still high, the trend of overcrowding in households is gradually declining. 

Sustainable cities and communities 
2015 2016 2017 2018 

Overpopulation rate in the households, % of the 
population 

51.1 50.1 46.3 46.4 

Overpopulation rate in the households, % below 60% 
of medial equivalent income, % of population 

68.1 63.6 63.7 60.6 

Population that believes to be living in a noisy 
conditions, % of population 

7.5 7.4 5.6 6.9 

Population that live in dwellings with a leaking roof, 
wet walls, foundations, broken and decayed windows 

12.2 14.1 14.3 15.1 

Population that reported crime, violence, vandalism 
in their surrounding 

5.7 4.8 4.2 

5.3 Population that reported crime, violence, 
vandalism in their surrounding, under 60% of medial 

equivalent income, % of population 

4.5 5.4 2.4 3.6 

Source, https://makstat.stat.gov.mk/PXWeb/pxweb/mk/MakStat/MakStat__OdrzlivRazvoj 

It is noticeable that overpopulation is a characteristic of households living below the poverty 
line and is significantly higher than the average overpopulation. A worrying trend is the 
declining habitat, ie the numbers that are gradually increasing, which indicates that support 
policies will have to be considered that will help these households to maintain the quality of 
housing at a solid level. 
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Youth and housing 

According to the latest research published by "Eurostat", the percentage of young people aged 16 
to 29 living with their parents in North Macedonia is much higher than the average of EU countries, 
and in the age group 25-29 years is just over 90%. 

Between the ages of 18 and 34, that percentage is around 72%.  According to the age at which 
they leave home, Macedonians do it at about 32 years old, unlike the European average which 
is around 26 years old. 

According to a statement by psychologist Lidija Zorba "One of the most serious problems in 
North Macedonia for decades is the problem of employment - young people find it very 
difficult to find a paid job from which they can live independently. "Conversely, rental housing 
prices and repayment rates are high, so most young people are objectively unable to survive 
economically if they live alone6." 

Professor Marija Zarezankova-Potevska from the Faculty of Social Sciences shares the same 
view according to her "until the government makes a long-term strategy that will incorporate 
instruments that will enable greater economic development and policies that will provide good 
jobs for young people, the tendency of young people who live with their parents, will continue. 

6 https://www.novamakedonija.com.mk/makedonija/%D0%BF%D0%BE%D0%B2%D0%B5%D1%9C%D0%B5-

%D0%BE%D0%B4-80-%D0%BF%D1%80%D0%BE%D1%86%D0%B5%D0%BD%D1%82%D0%B8-

%D0%BE%D0%B4-%D0%BC%D0%BB%D0%B0%D0%B4%D0%B8%D1%82%D0%B5-

%D0%B6%D0%B8%D0%B2%D0%B5%D0%B0%D1%82/ 
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" new jobs." A lot needs to be done in that regard, but the fact is that our economy is in the 
background, right after politics, the name issue and interethnic issues7." 

From the "Study for Youth in Southeast Europe 2018/20198", published by FES, we fully 
convey the answers of young people to the question "What are the reasons why most young 
people even after age of18, still live with their parents? 

➢ "The culture in the country and the upbringing (many years ago) requires living with
parents until they get married." (Anna, 23)

➢ "Lack of sufficient funds - low salaries, high bills, large rents." (Tara, 23)
➢ "Insufficiently stable financial situation, less and less potential, desire, and fear to

become independent to start a new life with bigger responsibilities." (Elena, 24 years
old)

➢ "The main reason, in my opinion on why young people nowadays still live with their
parents is because of the upbringing of parents towards children from an early age.
Parents who 'pamper' their children too much by completing their responsibilities, allow
them to have constant free time, reward them with money without explaining the value
of money, how the material is earned and how it does not correspond to their happiness
in life. They are too protective of their children and do not allow them to make their
own decisions whether they are right or wrong, learning from mistakes. In our country,
young people live with their parents until they are 23-24 years old and only then they
start working and gaining practical experience, while in other countries young people
start work / practice / study much earlier, and have the opportunity to go to college and
gain independent discipline and responsibility to support themselves, both with money
and homework. ”(Bojan, 25)

➢ "For financial reasons, because of the tradition and the great dependence of the parents
on their children (great concern how they will live alone)" (Peter, 21)

One of the recommendations of the same Study states: "Due to the prolonged transition from 
adolescence to adolescence and financial dependence on parents, we need to create and 
maintain measures to help housing, self-employment or scholarship programs, which will 
facilitate the process of independence of young people and starting a family, especially among 
young people at risk of poverty. " 

Student housing 

The State Student Dormitory is organized as a public institution and the activity it performs is 
of public interest for realizing the interests and needs of students studying outside the place of 
residence. As an institution of public interest, the dormitory provides students with 
accommodation, food, health care, cultural-entertainment, sports-recreational and other 
activities. The right to accommodation is given to all students who meet the requirements set 
by the Ministry of Education and Science. 

7 https://www.slobodnaevropa.mk/a/29665285.html 

8 https://library.fes.de/pdf-files/bueros/skopje/15292.pdf 
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According to information from the Ministry of Education, in the academic year 2021/2022 in 
the state student dormitories and other appropriate accommodation facilities in the Republic of 
North Macedonia in the private student dormitories will be accepting regular students enrolled 
in undergraduate studies from the first cycle of public and private higher education institutions 
in Republic of North Macedonia, as follows: 

Number STUDENT DORMS PLACE Number of 
beds for first 
year students 

Number of beds 
for students оf 

year II, III, IV, V 
и VI and 
graduates 

TOTAL 
NUMBE

R OF 
BEDS 

1 DSD “SKOPJE” Skopje 

- GPCE DELCEV 246 970 1216 

-KUZMAN JOSIFOVSKI PITU 98 392 490 

-STIV NAUMOV – bloc 3 120 481 601 

- STIV NAUMOV – new barracks 27 111 138 

2 DSD “PELAGONIJA” Skopje 200 797 997 

3 DSD “ТOME STEFANOVSKI 
CENIK” 

Skopje 74 296 370 

4 DSD “KOCO RACIN” Bitola 77 308 385 

5 DSD “NIKOLA KAREV” Ohrid 49 194 243 

6 DSD “ORDE COPELA” Prilep 268 67 335 

7 DSD “BRAKA MILADINOVCI” Stip 46 190 236 

8 PSD “OAZA” Stip 22 90 112 

9 PSD “HILJADNIKOV” Stip 12 48 60 

10 PDS “LOGOS” Stip 10 42 52 

Total: 1249 3986 5235 

The distribution of the total number of available places in the homes is done as follows: 
a) first group - 40% of the total number of available places in the dormitories are for students

for whom the total income in the family is up to the net minimum wage set in the Republic
of North Macedonia, for students: children without parents and parental care, children with
special needs, children of beneficiaries of social financial assistance and permanent
financial assistance, children of single parents, children of unemployed parents and children
of beneficiaries of compensation on the basis of termination of employment for business
reasons.
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b) Second group - 25% of the total number of available places in the dormitories are for
students who have achieved particularly high success in learning.

c) Third group - 35% of the total number of available places in the dormitories are for full-
time students enrolled in the first cycle of public and private universities and higher
education institutions in the Republic of North Macedonia that do not belong to the groups
of points a), b) and c) at this point.

Out of the total number of available places in the dormitories, 20% are provided for students, 
who for the first time will be enrolled in the first cycle of public and private universities and 
higher education institutions. 

There are also dormitories in the education system. Students who meet the following conditions 
have the right to accommodation: to be enrolled as regular students in secondary education in 
the academic year 2021/2022; to be citizens of the Republic of North Macedonia; to be enrolled 
in the curriculum and programs that are not represented in the municipality, ie the city of Skopje 
where the student has a permanent place of residence; the school in which the student is 
enrolled is at least 25 km away from the permanent place of residence and has organized public 
transport; the school in which the student is enrolled is at least 10 km away from the permanent 
place of residence and has not organized public transport. 

In the academic year 2021/2022, students from secondary education will be accepted for 
accommodation and food in the public dormitories, as follows: 

Number STUDENT DORMS CITY/MUNICIPALITY 
Total number of beds* 

1 "Mirka Ginova" Bitola 310 

2 “Lazar Lazarevski” Veles 221 

3 “Branko Stanoevik” Gostivar 300 

4 “Krste P.Misirkov” Kavadarci 75 

5 “Prof. Mijalkovik” Kumanovo 120 

6 “Mitko Pengukliski” Kratovo 33 

7 "Boro Menkov" Kriva Palanka 57 

8 “Sv. Naumo Ohridski” Makedonski Brod 50 

9 “Vanco Pitoseski” Ohrid 125 

10 “Koco Racin” Sveti Nikole 106 

11 “Dimitar Vlahov” Strumica 93 

12 “Braka Miladinovci” Struga 140 

13 “Zdravko Cvetkovski” Skopje 410 

14 “Dr. Pance Karagozov” Skopje 103 

15 "Sv. Naum Ohridski" Skopje 65 

16 “Dimitar Vlahov” ZPO Skopje 90 

17 “Partenija Zografski” Skopje 210 

18 “Iskra” Stip 70 
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CONCLUSIONS 

● The analysis showed that there is dissatisfaction with the existing legislation, laws and
bylaws, regulations and norms that regulate housing. The legal entities dealing with the
activity Housing, face a number of problems and ambiguities and non-compliance with
laws in other areas, which requires the initiation of processes for the promotion of the
matter.

● Municipal housing inspectors are the weakest link in the system. There is a lack of
municipal housing inspectors, and even if they are present, their activity is not enough.
Municipalities are not very interested in dealing with housing as a whole, which is
reflected in the quality of life in other segments of society. The non-implementation of
the Housing Law is on the damage of the citizens, for which more attention must be
paid.

● There is no categorization, nor minimum guaranteed quality conditions, nor a unified
price for the lease based on the condition of the real estate, which puts the tenants in an
unenviable position and violates their rights. In addition, many of the tenants do not
have written lease agreements which deprives them of the right to be protected and they
are in a very unfavorable position.

● The civil society sector shows little activity in the area of housing. Apart from the
dedicated work of Habitat Macedonia and the interest of organizations dealing with
social protection, especially the Roma population, there are no organized groups to
represent the rights of tenants, nor unions that would advocate for tenant rights.
Citizens' participation in the creation of housing regulations is absent at all levels.

● In general, housing is most often monitored in terms of market value, related to
variations in real estate market prices and construction activities, but there is a lack of
analysis regarding the quality of the housing stock and living conditions in individual
buildings. Recently, the number of housing facilities from an urban and spatial aspect
has been actualized, but there is still a lack of serious analysis that connects housing
with human development and related to respect for human rights.

● Housing conditions and care in rural areas are not the subject of discussion or analysis
at all. There is a lack of data and information on which the situation could be ascertained
and future activity planned in that segment.

● There is a complete absence of a housing planning strategy, based on the needs of
different groups of the population, which would be reflected through different sectoral
policies and would contribute to a better life for all citizens.
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RECOMMENDATIONS FOR HOUSING DEVELOPMENT IN THE REPUBLIC OF 

NORTH MACEDONIA 

▪ Development of a new housing strategy based on the data obtained from the Census
2021

▪ Introduction of the topic of housing in the development strategy of the country
▪ It is necessary to initiate greater organization of the tenants and fully respect their rights
▪ It is necessary to increase the education and informing the tenants about their rights and

opportunities provided by the existing legislation
▪ We should work on creating special programs that will provide quality living conditions

for all citizens, opportunities for prevention of long-term damage to the homes of
people who are unable to invest continuously in the maintenance of housing

▪ Programs are needed to support the transition to more sustainable living, especially in
terms of energy poverty and energy efficiency of buildings

▪ Increasing the fund of social housing and introducing new forms of (social) housing,
tailored to the affected citizens

▪ Establishing direct cooperation with civil society organizations for joint creation of
policies related to housing

▪ As a separate category that needs more attention, it is important to develop additional
policies that will support independent housing for young people
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o Roma in the Republic of Macedonia: Challenges and inequalities in housing,
education and health care, https://minorityrights.org/wp-
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