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Abstract. The article is devoted to a comparative analysis of real estate market development
strategies in countries with economies in transition, with an emphasis on their institutional,
economic, legal and investment features. The study reveals the specifics of the functioning of real
estate markets, determined by historical, political and socio-economic factors, and offers
methodological approaches to assessing their development.

The aim of the article is to assess the effectiveness of real estate market development strategies
in countries with economies in transition by analyzing their institutional, economic, legal and
investment aspects, as well as identifying optimal management models that take into account
national characteristics and global trends. The study is based on a comparative analysis of five
countries (Poland, Hungary, Georgia, Kazakhstan, Ukraine) using a systemic approach, including
market trend analysis, regression modeling, geographic information systems, assessment of the
legal environment and investment attractiveness. Statistical data, reports of international
organizations (Statista, Global Property Guide), as well as scenario planning and institutional
analysis methods to assess the effectiveness of regulatory and financial instruments.

It is found that the success of strategies depends on the level of institutional maturity and
transparency. Poland achieved stability through privatization and land law reforms, Hungary
through mortgage liberalization and social programs, Georgia precisely through deregulation,
Kazakhstan through state programs and digitalization, while Ukraine faces legal uncertainty. It is
found that an integrated approach that combines economic efficiency, social responsibility and
environmental sustainability is key to the sustainable development of markets.

Further research should focus on developing adaptive strategic management models,
integrating digital technologies, and assessing the impact of global climatic and geopolitical
factors on real estate markets. Particular attention should be paid to improving socially oriented
instruments, revitalizing depressed regions, and harmonizing national policies with international
sustainable development standards.
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Introduction

Transformational shifts in the global economy and increased urbanization processes
make the real estate market in countries with economies in transition not only an important
component of overall economic development, but also an indicator of the institutional
capacity of the state to respond to the needs of society, providing affordable and high-quality
housing. Dynamic changes in the structure of demand, the growth of domestic and foreign
investments, as well as the need to modernize the housing stock require states to adapt
appropriate development strategies that take into account both economic and social, legal and
spatial planning aspects. In this context, an informative comparative assessment of the
approaches implemented in different countries with economies in transition becomes
important, because their models of real estate market development differ significantly
depending on the level of institutional formation, state intervention policy, the volume of
private investment and the general vector of the socio-economic strategy. Therefore, the
relevance of the study lies not only in studying the effectiveness of existing strategies, but also
in identifying best practices that can be adapted to national conditions, in particular in
Ukraine, which faces additional challenges caused by the military conflict, migration flows and
the need to restore the damaged housing stock. In addition, strategic planning for the
development of the real estate market is a key factor in the formation of a sustainable housing
policy, which should ensure a balance between economic feasibility, social justice and spatial
integration. Therefore, comparative assessment is a way to determine the level of
effectiveness of the economic policies used in the field of both regulation and functioning of
the national real estate market.

Researchers of the level of Hanechko I. [1], Mukhin O. & Yurchenko O. [5] focus on
theoretical models for the formation of the institutional environment, assessment of the
effectiveness of management decisions, as well as the analysis of macroeconomic factors that
determine market dynamics. It is necessary to single out the achievements of Hofman M.,
Pekna H., & Solonets V. [2], Stephen K. [1 9 ], who paid attention to the industry-specific
features of the development of the real estate market from the perspective of real estate
economics, which involves not only the analysis of investment attractiveness or solvent
demand, but also the assessment of the structural restructuring of the housing stock, the
formation of the commercial sector, the development of the rental market, and the
modernization of the old housing environment. In this context, scientists studied the
relationships between urbanization processes, the level of institutional trust, the dynamics of
mortgage lending and state intervention in the market. A significant place is occupied by the
works of Goracy D., Maciejewska A. & Maciuk K. [11], Petrukha, S. et. al. [17], devoted to the
economic and legal regulation of real estate transactions, covering such aspects as the
settlement of property rights, improving registration procedures, creating conditions for the
functioning of notarial and cadastral systems, legal support for lease and purchase and sale
agreements. Scientists study models of harmonization of legislative approaches in accordance
with the standards of EU countries, but at the same time point to the fragmentation of
legislative norms in many transitional states. Thus, we see that the layer of research
conducted to date has significant fragmentation and multi-directionality, which confirms the
question of the need to assess the state and characteristics of the real estate markets of
countries with the status of "transitional economy".

Results

The real estate market in transition economies is characterized by a number of specific
features, which are determined by both historical and contemporary economic and political
conditions, which shape unique dynamics of demand, supply and pricing. One of the key
features is the high level of informal practices, such as shadow transactions or the use of
unofficial financing channels, which often compensate for the underdevelopment of the
banking system or limited access to mortgage lending, as is observed in Ukraine or Moldova,
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where a significant share of transactions is carried out in cash. In addition, real estate markets
in such countries often demonstrate significant regional differentiation, when demand for real
estate in large cities, such as Kyiv, Warsaw or Almaty, significantly exceeds supply, while in
rural or depressed regions the market remains stagnant due to low purchasing power of the
population and lack of investment incentives. Another feature is the dependence of the real
estate market on external economic and political factors, in particular, on fluctuations in
exchange rates, sanction regimes or changes in global investment trends. At the same time, in
countries with economies in transition, there is a gradual formation of a middle class, which is
becoming the main driver of demand for residential real estate, although this process is
complicated by low income levels and limited availability of long-term financing [12].

The assessment of real estate market development strategies in countries with
economies in transition requires a comprehensive methodological approach that integrates
institutional, economic, legal and investment aspects, which allows not only to identify the
current state of the market, but also to determine promising directions for its transformation,
taking into account national characteristics and global trends. The institutional aspect
involves analyzing the effectiveness of market institutions, such as state registration
authorities, cadastral systems or regulatory authorities, which affect the transparency of
transactions and the protection of property rights; for example, in Poland, the successful
reform of the cadastral system contributed to attracting foreign investors, while in Ukraine
this process is hampered by bureaucratic obstacles and corruption. The economic aspect
focuses on assessing macroeconomic conditions, such as the level of inflation, lending rates or
purchasing power of the population, which determine the availability of real estate for
different segments of the population, as well as on the analysis of microeconomic factors, in
particular the profitability of development projects or the dynamics of prices for building
materials. The legal aspect plays a key role in shaping a stable market environment, as clear
legislation on property rights, land relations and building codes is a prerequisite for attracting
investment and reducing risks for market participants; for example, in Georgia, simplification
of real estate registration procedures contributed to the growth of investment activity, while
in Ukraine legal uncertainty remains a significant obstacle. The investment aspect involves
assessing the attractiveness of the market for domestic and foreign investors, which depends
on factors such as the stability of the political system, the level of taxation and the availability
of infrastructure (Table 1).

Table 1
Instrumental support for assessing real estate markets in countries
with economies in transition
Assessment Tool description Advantages Disadvantages Application
tool context
Monitoring changes in | Quickly deteFt Depgnds on the Residential  real
Market trend |demand, supply and |changes in | quality and
. . estate demand
analysis prices based on market | market relevance of the
. assessment
data dynamics data
. Using statistical models | High accuracy | Requires Forecasting
Regression . . ; .
. to predict prices | when data is |complex commercial real
modeling . . . .
depending on factors available calculations estate prices
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Assessment of the impact . :
. o p The complexity | Analysis of the
Analysis of the | of legislation on market I ) .
. Identifying legal | of assessing | impact of new
legal transactions and | | )
. . risks informal laws on the
environment | protection of property .
. practices market
rights
Using GIS to assess the | Accurate . I
Geo - ons . Requires Identification  of
. . impact of the location of | assessment of L .
information X . . specialized attractive
- objects on their | geographical .
analysis . software investment areas
attractiveness factors
. . Feasibili
Assessment of | Analysis of  project Depends on ty
. L Helps  attract . assessment of
investment | profitability based on investors economic develobment
attractiveness | ROl and IRR indicators stability eop
projects
Assessment of
. Measuring the speed of Sensitivit to|,. ...
Liquidity 5 p Shows market y liquidity of
. real estate sales on the L market e
analysis activity . facilities in urban
market fluctuations centers

Source: compiled by the author based on [3], [6]

In transition economies, the state plays an exceptionally important role in shaping and
regulating the real estate market, since institutional immaturity, imperfect legal norms, and
the lack of a stable investment environment require active management intervention. The
efficiency of the market, its transparency, and its ability to meet the social needs of the
population largely depend on the nature of state policy, namely its direction, consistency, and
ability to form a long-term strategy. One of the fundamental areas of state influence is the
regulatory and legal support for the functioning of the real estate market [16]. In countries
with transition economies, an important stage of reform was the privatization of the housing
stock, which contributed to the formation of the property market, but at the same time gave
rise to new problems: uneven access to housing, the lack of mechanisms for maintaining the
housing stock, and the distortion of price benchmarks. Systemic transformation required the
adoption of new housing, urban planning, and land legislation that would ensure a balance
between the interests of owners, tenants, investors, and the state. The primary task of
developing real estate strategies in transition economies is to overcome institutional
fragmentation, which is manifested in the absence of a single legislative framework, excessive
bureaucracy, duplication of government functions, and contradictions between the national
and municipal levels of government. In such conditions, it is necessary to move from short-
term program-type solutions to a systemic strategic vision that involves the integration of
land policy, urban planning, infrastructure development, and housing reforms into a single
spatial and economic context [13]. The strategy should take into account the need for
transparency of procedures, protection of property rights, and creation of equal access to
resources for all market participants, both institutional and household (Fig. 1.).
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Fig. 1. System of strategic management of real estate market development in countries
with economies in transition
Source: developed by the author

The focus of the strategic approach to the development of the real estate market in
countries with economies in transition should be the balance of three key vectors: economic
efficiency, social responsibility and environmental sustainability. In the context of economic
efficiency, it is important not only to stimulate investment in construction, but also to ensure
long-term profitability of projects, avoid market speculation, form a predictable tax
environment, and introduce risk insurance mechanisms. In this context, it is advisable to use
scenario planning, which allows taking into account the unpredictability of external
influences: political, financial, geopolitical and create adaptive response models [16].

The social component of strategies involves focusing on housing affordability,
developing the rental sector, establishing social housing institutions, and supporting
vulnerable groups. Transition economies often face challenges related to a high proportion of
unlivable housing stock, uneven development, and lack of public infrastructure. In this case,
the strategic approach should include the modernization of existing housing, the revitalization
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of depressed areas, support for housing cooperatives, and innovative forms of housing
mobility, such as temporary modular housing or collective living spaces.

The environmental dimension of real estate market development is of increasing
importance in the context of global climate change and the need to achieve sustainable
development goals. Strategic planning should include elements of energy efficiency, "green"
construction, and the integration of environmental technologies into the structure of the
urban environment. This involves not only the introduction of appropriate standards and
certifications, but also the creation of incentives for developers who implement the latest eco-
architectural solutions. In the context of a transitional economy, this can be implemented
through cooperation with international donors, preferential lending, and tax breaks [14].

Special attention is required to typify strategic models that can be used in countries with
economies in transition. In the most general form, we can distinguish between a traditional
strategy focused on market mechanisms, profit maximization and competition, and a
relational (partner) strategy based on cooperation between the state, business and the public,
on a balance of interests and institutional dialogue. A traditional strategy usually focuses on
economic results and involves little state intervention, while a relational strategy takes into
account social risks, the level of market fluctuations, the need for a safe living environment,
and operates on the basis of trust and mutual obligations. The application of a particular
strategy is determined by the institutional context, the nature of interaction between sectors,
the level of development of the legal field, and the capacity of local authorities for strategic
management. Thus, in an environment with a high level of market uncertainty, it would be
advisable to shift the emphasis to partnership models that allow to reduce fluctuations,
increase investment security and maintain social sustainability. In more stable systems, a
competitive logic with an emphasis on innovation and the speed of implementation of
developments may dominate. The strategic definition of the system for organizing the
development of the real estate market in countries with economies in transition at the pre-
investment planning stage can be presented, taking into account the systemic approach, as
follows:

fovjorgsp ¢ {{xPYu{{scP}x{r,, };
A0bjOrgSP / Org {{T eh proc}; {Serv} — {T eh proc}

(1)

where:

- ObjOrgSP - a set of parameters of design solutions related to real estate objects;

- KP - a set of parameters for the calendar plan for the implementation of the
construction of real estate objects;

- SGP - set of parameters of the general construction plan;

— Tsmr — designed duration of construction and installation works, days;

- Org is an adaptive organization operator that formalizes the order of execution of
technological processes (Teh_proc) and provision of resources (Serv);

- Teh_proc - total duration of implementation of the process complex, days.

It is worth emphasizing that the implementation of an effective strategy for the
development of the real estate market in a transition economy is impossible without
comprehensive spatial planning. This is not only about control over development, but also
about coordinating housing development with transport infrastructure, with access to social
services, with environmental zoning, with the labor market. Spatial planning should become
the basis of a strategic vision in which the real estate market is not an isolated sphere, but an
integrated element of urban and regional development.

A special role is played by the mechanisms of strategy implementation, that is, the tools
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that allow translating strategic goals into concrete actions. Such tools include:

e Regulatory policy - through improving permitting procedures, transparency of
rights registration, and control over construction quality;

¢ Financial instruments - tax breaks, guarantees for developers, municipal bonds;

e Institutional tools - creation of housing agencies, housing stability funds,
strategic planning centers;

e Communication mechanisms - ensuring citizen participation, openness of data,
publicity of plans.

An additional dimension of strategic management is the digitalization of the real estate
market, which can ensure both transparency and efficiency, as well as trust in state
institutions. The use of electronic cadastres, automated platforms for issuing permits, digital
monitoring of the condition of buildings, smart contracts in the field of lease and sale - all this
contributes to reducing corruption risks, increasing the efficiency of regulation and
integration into international standards [20].

Given the complexity and multi-level nature of the real estate market, it is advisable to
consider examples that demonstrate not only different approaches to state intervention or
privatization, but also the features of institutional modernization, financial instruments,
digital transformation and spatial planning. Our study identifies a group of five countries:
Poland, Hungary, Georgia, Kazakhstan and Ukraine, each of which has its own unique path of
formation and implementation of strategies in the real estate sector, which allows us to
highlight both common features and specific contextual factors. The dynamics of the
formation of real estate markets in selected countries are presented in (Fig. 2.
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Fig. 2. Dynamics of investment volumes in the real estate market in countries with
economies in transition in 2020-2024, million euros
Source: based on [9], [18]

1. Poland is one of the most illustrative examples of the successful implementation of a
multi-vector strategy for the development of the real estate market in a post-socialist
environment. The main element of this strategy was the mass privatization of the housing
stock, which began in the 1990s and was based on the transfer of housing to citizens for a
symbolic fee or free of charge, as a result of which more than 80% of the population became
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homeowners. This model allowed to ensure basic stability in the market, activated private
investment in repair and reconstruction, although it led to the problem of limited
development of the rental market.

The second key area was the attraction of European Union funding for the
modernization of housing infrastructure, in particular within the framework of programs to
support energy efficiency, insulation of old housing stock and integration of utility networks
into the spatial structure of the urban environment. European funds also stimulated the
updating of local development plans and the implementation of spatial planning mechanisms
in accordance with EU standards. The leading systemic transformation in the country was the
reform of land legislation, which ensured transparency of legal ownership, simplified
registration procedures, legalized the agricultural land market and provided legal certainty to
investors. Ultimately, Poland created a competitive, stable and predictable environment for
the functioning of the real estate market, which contributed to the attraction of both domestic
and foreign investors [7].

2. The model of strategic management of the real estate market in Hungary is
characterized by an emphasis on market liberalization and the development of mortgage
lending, which became possible due to macroeconomic stabilization and the development of
the financial sector. The creation of a mortgage securities market, support from the state
development bank, as well as guarantees for banking institutions ensured long-term lending
to citizens and significantly increased the solvent demand for housing. The Hungarian
government also introduced targeted programs to support young families, including tax
breaks, subsidies for the purchase of first homes, and preferential lending for large families,
which made it possible to activate the construction industry and expand the social base of
buyers. It was the socially oriented strategy, being integrated into the national housing policy,
that contributed to the reduction of social inequality in access to housing. The main factor of
strategic success was the desire to integrate into the European real estate market, which
included harmonization of legal norms, use of risk assessment mechanisms according to EU
standards, and opening the market to foreign developers. [8] As a result, Hungary became an
active player in the transnational residential and commercial real estate market.

3. In the case of Georgia, the real estate market development strategy was based on the
maximum simplification of construction and registration procedures, which was the result of
radical deregulation aimed at minimizing the state's participation in economic processes. An
electronic system for registering property rights was introduced, the number of permits and
approvals was significantly reduced, and many institutional barriers that had previously
hindered construction activity were abolished. One of the key strategic principles was the
creation of the most favorable environment for foreign investors, which included tax
preferences, guarantees of property rights protection, a free investment regime, and ease of
capital withdrawal. This factor became the basis for Georgia to take leading positions in
international rankings on the ease of doing business, which positively affected the
attractiveness of the real estate market. In parallel, there was a growing interest in Georgian
real estate from foreign individuals, especially from regions where the political or economic
situation remained unstable. The possibility of free acquisition of property rights, developed
infrastructure in tourist centers and loyal state policy contributed to the fact that Georgia
began to actively develop the segment of investment housing, focused on external buyers. At
the same time, such a strategy contained speculative risks and required balancing through the
implementation of more socially oriented instruments.

4. Kazakhstan's strategy is dominated by state participation in the formation of housing
policy and the implementation of specific construction programs, in particular " Nurly Zher"
and " Baspana" Hit ". They were aimed at activating housing construction, increasing the
accessibility of housing for wide segments of the population, and encouraging banks to
provide mortgages on preferential terms. The model involves intensive subsidization of
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demand by the state, which has a direct impact on market formation. Special attention should
be paid to the development of digital cadastral services, which have become the basis for
transparent land management, ensuring effective circulation of real estate, and increasing the
accuracy of urban planning. A digital land accounting platform has been created in
Kazakhstan, which allows integrating data on ownership, land use, development, and utility
networks into a single information system. A characteristic feature is state intervention in
pricing mechanisms, especially in regions with high social tension or a distorted market
structure [10]. In particular, the state can fix the marginal cost of housing within certain
programs, apply cost standards, and give priority to certain categories of citizens when
distributing facilities. Such a strategy allows for maintaining social balance, but may inhibit
market incentives for quality and innovation.

5. The real estate market development strategy in Ukraine is at the stage of incomplete
implementation and significant fragmentation, which is due to long-term institutional
changes, political risks and the influence of external aggression. One of the main problems
remains legal uncertainty, which covers both registration of property rights and land
management procedures, development planning and construction quality control. High
shadowing of the market, unequal conditions for participants, abuse in the field of permitting
documentation form a low level of trust on the part of investors and consumers. At the same
time, positive initiatives have been launched in Ukraine regarding electronic registration,
open cadastral maps, and integration of digital solutions into the planning system. The
introduction of geoportals, automated registration procedures, and the launch of online
services for checking developers and permitting documentation contribute to the gradual
reduction of administrative pressure and the formation of a transparent market. The state
program " e-Oselya " occupies its niche, aimed at supporting certain categories of citizens, in
particular military personnel, teachers, doctors and young specialists. This program is
implemented in the difficult conditions of martial law and aims not only to provide housing,
but also to social stabilization and restore trust in the state [4]. Legislative changes that occur
during the war are aimed at adapting urban planning policy to new realities - including
simplifying procedures for the restoration of destroyed buildings, creating temporary
housing, and integrating international aid into internal financing mechanisms (Table 2).

Table 2
Comparative assessment of real estate market development policies and strategies in
countries with economies in transition

Political Implementation Economic Social impact Risks and
approach mechanisms effect P challenges
e Growth of | .. . :
Mass privatization of rivve\llte High level of|Inequality in
Poland |housing, EU funding, ipnvestment ownership, access to rental
land law reform - ’ limited rent housing
stability
Mort .
SOTHEABE Growing
liberalization, . .
Hungary | subsidies for families demand, Reducing social | Dependence on
harmonization wit}; construction inequality financial stability
EU norms development
D .
eregula}tlon, . . Development of . .
Georgia electronic Foreign capital the tourism Speculative price
registration, benefits | inflow N increases
for investors &
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Government Housing Limitations on
Kazakhsta | programs, digital | affordability, ) e
. Social stability | market
n cadastres, price | transparent : ,
) ) innovation
regulation accounting

Electronic  services, Gradual
the "e-Oselya” Social Legal uncertainty,

. transparency, e . .
Ukraine program, parency stabilization in | shadowing of the
TP supporting the|” .. s
simplification of crisis conditions | market
economy
procedures

Source: compiled by the author

In the future, further improvement of real estate market development strategies in these
countries should be based on the generalization of best practices, integration of digital tools,
transparency of processes and orientation towards an inclusive approach that takes into
account both economic and humanitarian challenges of the transition period. Therefore, the
formation of real estate market development strategies in transition economies requires not
only recognition of its importance as an economic factor, but also awareness of the social and
spatial components. Sustainable development of real estate as an investment resource,
infrastructure and environment.

Conclusions

The characteristic features of national systems of regulation of the real estate market,
which differ in the intensity of state regulation, accessibility for foreign investments, the
degree of digital transformation and social orientation, are studied. Based on a comparative
analysis of countries around the world, the practical application of key strategic mechanisms
is assessed: privatization of residential property, mortgage subsidies, simplification of
regulatory conditions in construction, digital modernization of cadastral processes, as well as
new forms of social housing. It is established that without a proper institutional framework,
even progressive political initiatives may not bring the expected effect due to legal
discontinuity, risks of corrupt schemes or insufficient organizational readiness of local
authorities.

A classification of real estate market development strategies adapted to the realities of a
transitional economy has been developed. It includes two main models: traditional, based on
market self-regulation, the desire to maximize profits and minimal state intervention, and
relational, focused on cooperation between entities, institutional coordination and
stabilization of the market situation. The given typology allows for a flexible approach to
policy formation depending on the level of development of market institutions, the socio-
demographic structure of the population and the general economic context. A comprehensive
approach to strategic management of the real estate market is proposed, which involves a
combination of territorial planning, digital support, financial regulation and inclusion of the
public in the decision-making process. Key requirements for strategies are identified:
ensuring transparency of registration processes, stability of the regulatory framework,
stimulation of socially responsible investment and active use of geospatial technologies to
optimize urban planning decisions.
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