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WHEN HOUSING STOPS REPRESENTING A HOME:
AFFORDABILITY PARADOX IN SERBIA’S HOUSING MARKET
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Paost-20Z1 Acceler ation

Structural Paradox:

Depopulation vs Construction Boom
Depopulation occurs simultaneously with PrOblem
aggressive real estate construction and rising Statement
property values.

Demographic Decoupling: Construction
Regional Divergence trends are entirely disconnected from

Metropolitan areas absorb capital and actualdemographic needs.

population,  while  peripheral  centers Affordability Crisis: The housing crisis is

experience socio-economic deprivation and driven by low atfordability relative to
mcome levels, not physical unit

depopulation. shortages.

Assets vs Affordability Spatial Inequality: Affordability

Residential property is increasingly used for pressures and capital preservation
. . . . tactics vary drastically across Serbian

capttal preservation, increasing vacancy municipalities.

levels. Despite rismg mcomes, housing

affordability declnes.

AIM AND SCOPE

This study examines the nexus between rising housing construction, demographic decline, affordability and spat

mnequalty m Serbia, questioning the fundamentalmechanisms of the contemporary housmg market.




Research Questions:
What drives housing-market expansionin a shrinking demographic context?

Why and for whom are these housing units being constructed?
|s housing becoming increasingly unaffordable for the average household?

The study examines how the combination of demographic contraction, continued housing
construction, increasing housing prices, and constrained purchasing power produces

geographically differentiated affordability across Serbia
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Socio-Demographic Context and Housing System in Serbia

Urban population in 2022: 62,2% RELATIVE GROWTH 2002-2022
Population Growth(2002/2022):-113%

Household Growth (2002/2022): +2,7%:;
Dwellings Growth (2002/2022): +22,2%

Average household size dropped from 3.0 to 2.6 persons;
30% are single-person households, 12% single-parents.

Homeownership Rate: 98.9% (2022 ).

88.3% occupied by owners; = _g e S
6.4% by tenants. '

2,7%

EERBIA Belgrade Novi Sad

-11,3%

W Population m® Households ® Dwellings

Consumer Basket ” AllllBe  SSCK

4 |

GDP per capita m PPS:about45% of EU average
Income Pressures Average net wages (2024): ~€850; Median: ~€643

Poverty Risk: ~24% ofpopulation (42% for single-person/single-parent households)

Average consumer basket: ~€888
(40.2% of food and 20.7% on housing utilities);
Mmmalconsumer basket: ~€4 60

SURVEY ON HOUSEHOLD FINANCIAL BURDENS (2023):
Confederation of Trade Unions of Serbia (2025):
actualcostofliving exceeds officialbasket over 55%. 49.4% experienced some burden




HOUSING MARKET DYNAMICS

SERBIA According to Republic Geodetic Authority (RGZ,2024 )
NUMBER OF COMPLETED DWELLINGS

47,219 apartments, 21,041 housesand 958 second -homes
sold at market prices in 2024.
Belgrade accounted for 54 % of the total value of transactions

Dominance ofcash purchases:

over 90% of all reakstate;

0 () :
2001200220032004200520062007200820092010201120122013201420152016201720182019202020212022202320242025 78 A) Of a" hOUSIng

only 22% of apartment/house purchases financed

COMPLETED DWELLINGS IN COMPLETED RESIDENTIAL BUILDINGS

through housing loans.

SOME CITIES AND TOWNS

Housing price per m2 2019/2024 growth: + 32%

Belgrade: +42,4%; Novi Sad: + 66,7%WNis: +64,7%
Loznica: +69,1%; Valjevo: +55%zZice: +90,3%

KruSevac. 34,7%;Negotin: -1,6% Vranje: +27,3%

COMPLETED RESIDENTIAL NUMBEQO Affordability Report (2024)
. SIS A Price-to-Income Ratio (PIR): 16,8
4000000 939735 Belgrade among the least affordable

3000000 c . .
2000000 NEREEIED European capitals relative to local earnings.

1000000
0

—City of Belgrade =—Cajetina
——Vrnjacka Banja ——Nis-city

——Novi Sad-city




Sample: Purposive sample o26 municipalities across Serbia. 4 Housing Vacancy Rates

Legend
B < 5% Natural Vacancy [0
Rationale:heterogeneity and balanced spatial representation; diverse municipal 9 - 5 -10% Low Vacancy (0 |
sizes and typologies: from major metropolitan economic hubs (e.g., Belgrade, | gy ——
Novi Sad, NiS) to midsized regional centers, tourist destinations and peripheral B 40- 70% Extreme Vacancy 14
declining municipalities. i
a ﬂ g . ‘?b.a.hanul:lnm'd
9 a « % Second homes .
VACANCY RATES IN SERBIA o
2002: 14,7%  2011:25%  2022: 28,3% ' 2 g ~
@ 34
j Vo
BELGRADE  2002:8,8% 2022: 20% S R |
| . .-
& | o
NOVISAD 2002:116% 2022:192% @ -, . 1
NIS 2002: 155% 2022:26,9% 2
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METHODOLOGY: DUAL-DIAGNOSTIC MODEL (2021-2024) r

Tl SV
1. CONCEPTUAL FRAMEWORK 2. CLASSIFICATION & DATA 3. SPATIAL ANALYSIS & MAPPING
Construction-Demography Gap (CDG) DAG MARKET CLASSIFICATION GIS WORKFLOW
Alignment of stock capacity vs. resident A 1.Join Indices 2. Aggregate Point 3. Visualize
population (Terzic et al., 2026). ‘ - <5: Highly Affordable Eﬁ to Mugic[pal Data to Polygons  Territorial
Snapshot & Trend Analysis §5-7: Stable/Balanced 7 EEH" b {F?nﬁe_" Stats) il
: Hip - 5i¢ Interpretatmn. $7-10: Relatively Unaffordable ot
.-i'." SDGJE t — - - }-i D.. E‘t I ] ":_? -__:":.._.-_x_ T
: P; o structura $10-15; Highly Unaffordable/ ek e LY
AH-S 1. EEH[ il!.':ﬁ_lm Acute Crisis & <
» CDGyreng = 0 Refin >15: Severe Bubble/
AP +¢  <1.0: Deficit [ T Elatite ‘@’&

Demographic Affordability Gap (DAG) s>  VARIABLES & DATA SOURCES
Socio-economic accessibility using residual

purchasing capacity (incorporating Consumer Basket). Variable Sources
HP(m*)- A : SORS

% DAGresidual = 75~ : I I"ﬂ. H at (Census/Wages)

12 {-Ill.f I C.Er] w ﬂJH] ﬂH ﬂp : g i
HP(m?) - A I} : { E}- RGZ EPn::es%,
e DAGrenial = HP(m<), NBS (Policy),
ey ; ental = 75 Ue.;]- n —I CBy — RP,) - ﬁ.ﬁ o Online Portals (Rent), C n wey,

tra-conservative baseline scenario: 55m Ministry of Trade .

L% unit, dual earners, avg wages, no rental ﬁ, CB, RP. (Basket). Cﬂg:f}%g"{;%ggh % Eglggﬁ:;igﬁﬁggﬂd.

barriers during accumulation, strict consumer basket.

Justifications: Census data, Postpandemic economic shock and structural realignment (2021 Rebound); Geopolitical spillover and regional shiffQussiart Ukraine conflict (2022-2023)
- massive influx of immigrants and foreign capital, accelerated rental prices and housing demand; Monetary policy tightenininflation, Loans.
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Construction-Demography Gap 2021 Popul ation growth - 3.8%: + Construction - Demography Gap 2024
Legend Housing stock growth: + 2.8% ' Legend
Bl - 0.7 Extremely underbuih . .
- | 1HE CDG index rose from 1.351in | B <07 Buroocly undabed
= ¥ 0.7 - 1.0 Moderately underbull. = 7

B 1.0 1.2 Ralaneed develagmment 2022 tO 1.45 by 2024,

1.2 - 1.5 Madderaredy ovrerhini b

Bl 1.0 1.7 Ralarced development

CDG rat|0(2022/24)- 1,0 1.2 1.5 Moderately overbuil

Bl 1.5 2.0 Extremely averbuil

Bl 15- 20 Extremely overbuilt

Bl - 20 Unsustainable (Ghest ) Towns indicates aprOfOund decoupling

Bl - 2.0 Unsustainable {Ghost) Towns

Lhild e e i Al kdnlig Vet
Author: Dragolpst Sirbe:

.. Belgrade CDG (2024): 1,29 .. |
Novi Sad CDG (2024): 1,28 V& | *
Ni§ CDG (2024): 1,38 -' |
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Milion kvadrata, 382 gradilista: Da li Novi
Sad moze da izdrzi ovaj tempo gradnje?
°© M
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Vige od 12.000 stanova u izgradnji, rekordna gradevinska sezona i sve otvorenija pitanja n | o o = 1T o
] o & 8 [ L LRt Dt procewsang: Alsksandra Terdid infrastrukture i odrZivog razvoja. | 1 1 1 | I
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Demographic Affordability Gap (DAG) - 2024
Average household with two earning members

SERBIA

DAG: 9,9 years of effective savings

L I L] L
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Demographic Affordability Gap (DAG) - 2024

Average household with two earming members with rental burden

Caeil DAG rent: 17,6 years

B - 5.0 Highly alfordalbde

Legend
B - 5.0 Highly affordakie %4

-

B 5.0- 7.0 Relatively affordahle BB 5.0 7.0 Relatively affordable

BELGRADE
DAG: 9,1 / DAG rent: 18,0

B 7.0 - 100 B elatively unaffordahle 7.0 - 1000 Relatively wialTondabibe
15

B 10.0 - 150 Heghly unallordable B 100 - 150 Highly unaflordabhe
Bl 150200 Howing linancialisation B 150 - 20.0 Housing financialisation

Bl - 00 Specolative Baloon Bl - 200 Speculstive Balloon

NOVI SAD
% DAG: 9,8 / DAG rent: 17,6

NIS
DAG: 8,9/ DAG rent: 16,2

+ SAJETINA: i
DAG: 14,7 / DAG rent: 62,6
VRNJ ACKA BANJ A:
| DAG: 16,2 / DAGrent: 84,9 -
ZAJECAR:
DAG: 5,7 / DAGrent: 7,5
.-J# L] .1 dil Al | LELTY Dia " T"- KRUéEVAC: _':3 T r Thata prrerwdng: Akhvanelra Ferric d
e ' ; : ; Lo precestims Aleksandry Terzid [ 1:- |;n -L:[- _F.-L- Tum Mm!q Hrr_::!.?ub'ilrbar

’ sl D DAG: 7.2 /DAG rent: 10,9 '
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THE FUNDAMENTAL MEANING OF HOUSING (UNABITAT, 2009; AND ICESCR 1991):

HOUSING IS NOT MERELY PHYSICAL SHELTER, BUT A FUNDAMENTAL HUMAN RIGHT, ESSENTIAL FOR AN ADEQUATE STANDARD OF LIVING AND T
LONG TERM EVOLUTION OF HUMAN SETTLEMENTS.

« Use Value (Home): Its social, cultural, and practical function—providing shelter, privacy, stability, security, family rearing,and community connection.
« Exchange Value (Commaodity) : Its market value—its capacity to generate ground rent, produce capital growth, yield interest, or store financial capital.

WHY HOUSING STOPPED REPRESENTING A HOME?

Macro -economic policies and financial markets, due to economic crisis, have prioritized housing's exchange value over its use va lue.

FRAMEWORK: REAL ESTATE FINANCIALIZATION & MARKET DYNAMICS

: DRIVERS T

POPULATION NEEDS

CAPITAL DRIVERS

POLICY DRIVERS

=T

= Demand for modern, » Low recurring
E a guality housing N By property taxes
INTEMSIFYING .

1 Bl

= Construction as GDP HOUSING AS ﬁy » Urbanization & 2\ = Low holding costs
el
L] -

+ Prolonged low
interest rates
|post-2008)

+ Scarce alternative
investments growth multiplier A FINANCIAL =1l demographic shifts \GERH  forvacant units
= State support & ASSET
developer incentives |

= Fast-track permitting

= Favorable tax

» Household splitting ®v4)  treatment on rental
= income & capital gains |

/ [MARKET CONSEQUENCES]

= Dwallings transformed from social goods (homes) into liguid, ’_/__,.'

/\/ yield-generating, low-friction assets ‘ wliai™

) ] l II = Low holding costs incentivize structural vacancy and speculation A
", = Property prices disconnected from local labor incomes A

s i
; [ SOCIO-SPATIAL RESULTS]
« Increased poverty, @ TR : « Demographic affordability « Qut-migration and -
social segregation, [i:fmt oif h k ) gap and reduced household ) accelerated s s Wil
and gentrification | '¢pify:| L= formation demaographic decline M'I:

COMFEREMCE PRESENTATION + OCT 2026 COMFERENCE PRESEMTATION - OCT 2026

» “Safe haven®
perception




Affordability implications extend beyond capacity to purchase a home.
It is fundamentally linked to demographic sustainability, social reproduction, social and spatial inequality.
When housing costs absorb an increasing share of household income, families often respond by:

reducing discretionary consumption malnutrition (health issues) and poverty; social isolation and cultural deprivation;
delaying household formation due to prolonged intergenerational cohabitatiodepressing natural population growth rates;
downscaling living arrangements increased domestic stress and reduced quality of life;

relocating to less expensive areas affects workforce redistribution and reduces commuting;

NI nanovie [EEEEI vesT Forbés EKOMOMUA SVET MAGAZIN ZDRAVLIE KOLUMME
KPW3A EBPOTNCKOI CTAHOBAHA

Cene goriva  VeStacka inteligencija

= @ Najnovije Vesti~ m Kolumne Dijalog~ Svet~ Kultura~- Sport Na lokalu~ City Magazine

Yaapaii cpensoj Kiacu: 72 oacro EBporubaHa He

i s Bt Ko u Srbiji moze da priusti stan i automobil:
W EKONOMIJA | MO}KE I';a HPMTH COHCTBEHH CTaH Zanimania koia su dnvolino p[afena
Prekomerna gradnia u Beogradu —_ IleHe HeKpPeTHMHA TIOCIE/IHMX FOIMHA PACTy 3HATHO GDKe Off MPUXOJia, Ta YaK HyM CTaGuIaH nocao, B m secgrac Fe L e
pI'OSp eritet lll problem? Ipoce4YHa eBPOIICKa IJIaTa M TPUAEeCceTOrOAMINBA XMIIOTeKa BMIIle He rapaHTyjy IMyT [0 MPUCTOjHOT —CT—r—
Joma
Andrea Adamaovié | Nikola Bajéevié Qllorenoe § X & B ©

@ Prati Danas.rs na Google-u

Zaposleni u IT sektoru, menadZeri, racunovode, gradevinski inZenjeri, ali i zanatlije
gotovo svih profila - od stolara i tesara, do vodoinstalatera, elektricara i bravara su
medu gradanima Srbije koji sebi danas mogu da priuste kupovinu autombila, ali i stana,
jer u proseku zaraduju vise od 1.000 evra.

CTaH Kao caHak nycri'y Eeponw (POTO nukcadej)



International Human Rights Law - UNITED NATIONS
CESCR General Comment No. 4: The Right to Adequate Housing (Art. 11 (1) of the Covenant), 1991. (E/1992/23)

02 AFFORDABILITY 03
01 Legal Security of Availability of Housing costs (purchase prices or L
Tenure Services, Materia|s, rental burdens) must be kept at alevel Habltablhty
ensuring residents have stable Facilities and tra: dcz.es n(;t ci:;mp;omls: the Providing physical
and secure occupancy rights satistaction of other basic human ¢
regardless of ownership type. Infrastructure needs (food, health, education, and S

transport).

04

05 Accessability

Must be affordable and accessible to

06 Location

disadvantaged groups: the elderly, children, Allow access to employment, healtrcare services, 07 Cultural Adeq uacy
persons with disabilities, and marginalized groups. schools, childcare centers, and other social facilities.

UNITED NATIONS AGENDA 2030 SDG GOALS:
TARGET 11.1




Current housing market dynamics and public policies in Serbia (and most SEE countries) are fundamentally inconsistent
with the Universal Declaration of Human Rights and the Sustainable Development Goals.

Governments that actively enable, deregulate, and/or protect speculative markets are failing not only in their legal
obligations under international treaties, but also in their fundamental social responsibility to society as a whole.
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