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Hacrodmara cratus aHaim3upa AOCTBIIHOCTTa Ha >Kwiuuiara B bearapus,
pasmiIexaaiku s B JBOEH KOHTEKCT — LIEHOBU U CTpYyKTypeH. IIpennara ce HOB
UHTerpupaH mnokazaren — KoeduuueHTt 3a epekTHUBHA KWIUIIHA JOCTBIIHOCT
(KEXK), xoliTo cBbp3Ba MazapHara JOCTHITHOCT HA KWIIHAIIATA C €PEKTHBHOTO
U3I0JI3BaHE HA )KUIUILHUSA GoHA. AHAIU3BT UASHTUPULNPA HAKOU PETUOHATHU
pasnuuMs U MOKa3Ba, Y€ BHCOKMUTE KWIMLIHU LIEHW W HApacTBALIMAT [ Ha
HEOOMTaBaHUTE XHUJIUILA BOJAT 10 CTPYKTypHa HeeheKTUBHOCT. Pezynrarure
MoT4epPTaBaT HEOOXOIMMOCTTA OT NMIPEHACOYBAHE Ha KUJIMIHATA IOJUTHKA KbM
nonoOpsiBaHe Ha e€()EeKTUBHOCTTA IMPHU M3MOJI3BAHETO HA HAJIWYHMS >KUIIUIIECH
¢oHI, a HE caMO KbM CTHMYJHMpPaHE HAa HOBO CTpoMTeNcTBO. [IpemnoxkeHusT
MHJEKC MOX€E Jia IOAINOMOTHE KaKTO aKaJeMUYHMTE H3CJIE/IBAHUS, Taka U
¢dbopMynIMpaHEeTO Ha MO-CHPABEAIUBU U €()EKTUBHU KWIUIIHU TOJUTUKH B
boarapus.
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B MMOCICAHUTE NCCETUIICTUSA BBIIPOCHT 3a KUJIIMIHATA JOCTBIIHOCT CC€ IIPEBPBHIIA
BBbB BCC INO-LCHTPAJICH CJIICMCHT OT COLNMAJIHO-MKOHOMHYCCKHUTC HU3CJICABAHUA U
HY6J'II/I‘IHI/ITC noJmTuku. ['modamHuTe TCHACHIIMKX Ha yp6aHI/I3aI_[I/IH, MuUrpanusa u
pacTiano COnralIHO HEPABCHCTBO 3aCHJIBAT HATHCKA BBHPXY KHUIHUIIHUTC IIa3apu,
KOCTO IIOCTaBs IIOJ BBIIPOC CIIOCOOHOCTTAa Ha AOMAKHMHCTBATA Jia CH OCUTYPAT
AJICKBATHU KUJIMIIIHA YCJIOBUS.

B B’LJIFapI/IH TE3U NPOLUECHU UMAT CBOA CHeI_[I/I(bI/I‘IHa MIpOCKUHA — BUCOKUAT IAJI HA
COOCTBEHOCT BBPXY XKHJIKIIA C€ ChbUY€TaBa C OI'PaHUYCH HACMCH CCKTODP. B’prCKI/I
3HaA4YUTECIIHATa (1)I/ISI/ILICCK8, 00€3I1eUYeHOCT Ha HACEICHHUETO C JKHWJIMIia, HpO6JICMI/ITe
C TAXHOTO eq)eKTI/IBHO H310JI3BAHC U JOCTBITHOCT 3a PA3JIMYHUTC COUUATIHU I'PYIIN
OCTaBaT HCPCUICHMU.

Ha 1031 ¢oH ¢ 0cO0EHO aKTyaJIHO Jia C€ IPECOCMHMCIIAT METOIUTE 3a U3MEpPBAaHE HA
JKWJIMIHATA ~ JOCTBIHOCT. TpaJMIMOHHUTE  IIOKa3aTeld, Oa3upaHd Ha
OTHOILICHUETO MEK/TY KUJIMIIHATE Pa3Xx0Id U JJOX0/a Ha JOMAaKMHCTBATA, YSCTO HE
yCIsiBaT Ja OTpa3sAT peajiHaTa COIMalHa M HMKOHOMHYECKa cuTyarusa. Kakrto
otOens3Ba CToeHUYEBa, ,,M3UMCISIBAHETO HAa OpOs HA TOJAMHUTE HEOOXOIMMH 3a
pHI00MBAHETO HA KUIIMIIE Ha 0a3ara Ha HeTHAaTa padOTHA 3ariaTa 00aye, Crope/|
HAC, HE € JIOCTaThYHO TOYCH U3MEPHTEN, Thil KaTo BCIKO CPEAHOCTATHCTHUECKO
JIOMaKHMHCTBO WJIM OTCJICH MHIMBH]I KMa OIPEICICHHU Pa3X0Jiu, KOUTO CIIeBa Ja
ObJIaT OTUETCHH, HAIIPUMEP PA3XOJIH 33 XpaHa, 00JIEKIIO0, €J1. CHEPTHsl, TPAHCTIOPT,
nounBka u ap. (2020, ctp. 290).

[lenta Ha HACTOSIIOTO H3CIENBAaHE € Ja aHAIM3WPA MPHIOKHUMOCTTa Ha
CHILECTBYBAIIUTE OOMIONPUETH U TONYYWIH TMOMYISIPHOCT HMHAUKATOPH 3a
JKWJIMIIHA JIOCTBITHOCT B OBJITAPCKH YCJIOBUS W Ja TPEIJIOKH HOB MHTEIPUPAH
nokazaren — Koeduruent 3a edexruBHa xuuiHa goctbiHocT (KEXK]), koiiTo
CBBP3Ba HKOHOMHYECKATA JTJOCTHITHOCT C €PEKTUBHOTO U3IOJI3BAHE HA JKUJTHIIHUS
doHJ, KaTo MpuiIaraMe NPUHIUIINTE HAa pecypcHAaTa HKOHOMUYecKa e()eKTUBHOCT.

Iperaen Ha JuTeparypara

Temara 3a JOCTBHIIHOCTTAa HA JKUJIUIATA C€ AUCKYTHpa Cpell HAyYHUTE CPeIau OT
MHOTO JeceTusieTusi, Jopu oT BekoBe. Ot 1860 r. 3amouBa mocTeneHHaTa
WHAYCTpUaIN3alis Ha MIKOHOMUKHUTE B EBpomna, KoeTo BOu 710 MPUIIUB Ha paboTHA
pBbKa KbM TpajgoBeTe. To3W mpoiec Ha ypOaHU3alUs MPOIbIDKaBa W 10 JHEC U
MOCTaBsi OTPOMHO MPEAW3BUKATEICTBO TMpe TpajoBeTe Ja aJanTupar
uH(ppacTpyKTypaTa M >KMIMIIHUS cH (OHJI KbM OBP30 HApacTBAIIOTO TPajCKO
HaceneHue. HeaBmkUMHUTE MMOTH C€ XapaKTepu3upar ¢ 0aBeH MPOHM3BOJICTBEH
mporiec, KOWTO Tpae TOAWHHM, a Ta3apbT € Mo JAchuHUNNS HebalaHCUpaH
(CroenueBa, 2021). [IporechT Ha ypOaHU3aLKS U CHICIU(DUKUTE HA HEABMKUMUTE
UMOTH BOJIAT JI0 BBH3HUKBAHETO Ha MPOOJIEMH ChC CHAOJIBAHETO HAa BCHUYKHU
HY>KJaeIlly C€ JIOMaKWHCTBA C JKUJIHIIA.

OCKBJIHOCTTA Ha >KHJIMIATa BOJM JO YBEIHWYaBaHE KAKTO HAa TAXHATa IMOKYITHA
[leHa, Taka M Ha pa3Mepa Ha HaeMUTe B JaneHus perwoH. Ilpe3 romunamte
poOJEMBT € JOCTHITHOCTTA Ha JKUJIHUIIATA JO BCUYKH JOMAKHHCTBA HE HaMHpa
CBOETO OKOHYATEIHO pa3pelIeHHe, BBIPEKH Pa3IMYHUTE TOJIXO0JU, KOUTO ca
MpUJIaraly Mpe3 pa3InyHUTe NePUOIH.
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B Boirapus B mepBaTta nojiopiuHa Ha 20 BEK TOJIEMHUTE TPAJIOBE U3KUBSIBAT TOJIEM
u Obp30 HapacTBaHE Ha HaceleHHeTo. [[paBUTEICTBOTO IPaBU OIMUT Jia Ce CIpPaBU
C JOCTBITHOCTTA JO KWIKIIATA 110 YUCTO aJMUHUCTpaTHBeH HauuH. [locpeacTBom
,Hapenba 3a mpenorBparsiBaHe Ha >kuiauiiHata kpu3a B Codusa® ot 1942r. ce
,,3a0paHsBa 3acenBaneTo B rp. Codus U 3aIMCBaHETO HA HOBH CO(MHUIMCKHU YKUTCIIH
(Hapenba 3a mpenorBparsBane Ha xuiuinHata kpu3a B Codus, 1942). C ta3u
Hapea0a ce BbBEXK/IA 33 IBPBH BT MOMYJSPHOTO 110 BpeMe Ha KOMYHUCTHYECKOTO
yhnpasieHue , KUTelACTBO. To3M aAMHHHCTPAaTHUBEH akT MpeIBWXKAA U
32IbJDKEHUETO Ha BCUYKHU COOCTBEHUIM Ha kwimia B Tp. Codus, KOUTO HE TH
MOJI3BAT 32 KWJIMIIHU LIeJU, Ja T OTAajaT Mo HaeM. BaxkHo 3a HacTosus aHaau3
€ Jla ce mojuepTae, 4e olmle B IbpBara mojoBuHA Ha 20 BEK MPaBUTEICTBOTO €
MPaBWJIO ONHUT Ja OrpaHuYM Oposi Ha HEW3MOJI3BAHUTE >KUIIHUIIA, KaTO MO TO3U
HAYHH YBEJIINYU €PEKTUBHOCTTA MIPH U3IIOI3BAHETO HA KIJIUITHUS (DOH/I.

Cnen Btopara CBeToBHa BOWHAa KOMYHHMCTHYECKaTa BJIACT HE CaMO HE OTMEHS
nuMTHpaHaTa Hapenoa, Ho npe3 1973 r. BpBekIa Upe3 ,,3aK0H 32 COOCTBEHOCTTA HA
rpaXIaHUTe  JOIMBJIHUTEIHO OrpaHuyeHue: ,,Un.2. Bceku rpaxaaHuH MOXe Ja
MIPUTEKABA B IIPEJICIIUTE HA CTPAHATA €/IUH JKWJIHIIEH U €IMH BUJICH UMOT.* (3aKoH
3a coOCTBEeHOCTTa Ha Tpakaanute, 1973). TpsabBa na ce nmpu3Hae, 4e TO3M YKCTO
aJIMUHUCTPATUBEH MOJXOJl € BBbpIIEN padoTa 3a BPEMETO CH, HO TOW € Oui
MOJIIIOMOTHAT OT MHOTO Ba)XKECH aCIIEKT, KOMTO € OWJI IIUPOKO PaslpOCTPaHEH He
caMo CcpeJl U3TOYHOCBPOIICUCKUTE COMMATMUCTHYECKU CTPAHH, HO ¥ CPEJT 3aIaIHATE
oOrecTBa.

B crnenBoenHuTe TOAMHU €BpPONEHCKWTE HapoAW, W Ha 3amaa, U Ha M3Tok ce
CTPEMST KbM M3TPAXKIAHETO HA COIMANIHA Jbp)KaBa. B Ta3u pamka )HIUIIETO Ce
pasriexaa He camMoO KaTo TPOIYKT, KOWTO ce Mpeyiara Ha rasapa, HO KaTo
obiecTBeHO 3HaunMo Oiaro (merit good). TToustuero merit good e BbBeeHO 3a
nspBu 16T OT Musgrave, R.A. nipe3 1959 r. Toii ro onpenens kaTo ,,CTOKH, KOUTO
Ce CUMTAT 3a TOJKOBa OOIIECTBEHO IIOJIE3HU, Y€ TAXHOTO OCHUTYpSBAHE Ce
¢uHaHCHpa upe3 myOonuyHus OIOKET — Ha/l U OTBBJ TOBA, KOETO C€ MPEOCTaBs
ype3 maszapa M ce 3amiamna oT yacTHute norpedutenu.” (Musgrave, 1959, nut. mo
Ver Eecke, 2002, p. 702). Musgrave neduHupa 1Mo T034 Ha4MH MIPABOTO HA BCCKH
YOBEK Ha JKUJIMIIE, HE3aBHCUMO OT CIIOCOOHOCTTa My Jia 3aruiaTh 3a Hero. Toi
CpaBHsIBa TOBa MPABO C MPABOTO Ha Oe3IuIaTHa OOJHUYHA TIOMOIIL 33 HYX/IACIUTE
ce. ,,[IpaBOoTO Ha KWIHMIIE” € 3aJeTHAIO0 ChIIO0 Taka B MHOXECTBO 3HAUYUMHU
MEKyHAPOJHU JOTOBOPH, JEKJIapalMid W TPOTPaMHHU JTOKYMEHTH, HaIlpUMep:
Bceobmara mexmapaiis 3a mpaBarta Ha doBeka, wi. 25, an. 1 (United Nations,
1948); MexayHapOJHHUAT MaKT 328 HKOHOMHYECKH, COIIMAIHA U KYJITYpHH IpaBa,
ui. 11, an. 1 (United Nations, 1966); [leknaparmsara ot Baukyssp (United Nations,
1976); O6mr komentap Ne 4 na Komurera mo MCKII ,IlpaBoro Ha amekBaTHO
xwmmmie”  (Committee on Economic, Social and Cultural Rights, 1991);
PeBusupanara Eponeiicka cornmanna xapra, wi. 31 (Council of Europe, 1996);
Xaprata Ha ocHoBHuMTe mpaBa Ha EC, um. 34, § 3 (European Union, 2000);
[Iporpamara g0 2030 r. Ha OOH, Ilen 11.1 (United Nations General Assembly,
2015) u Hosara rpajacka mporpama (United Nations, 2016).

HpI/ISHaBaHCTO Ha TMpPaBOTO Ha XWIHIIC OT TOJKOBA MHOI'0 MCKAYHAPOIHU
opraHus3anyu Ipeamnojgara aBa OCHOBHU MOMCHTA. H’prO, HpO6J’IeM’bT C
AOCTBIIHOCTTA OO JKHUJIUIIC Ha OINPCACIICHU COLOUAJIHH TPyl CC IIpH3HABa 34
3Ha4YUM 3a BCHYKH O6HI€CTBa N UKOHOMUKH, U BTOPO, Y€ AbpiKaBaTa TpSI6Ba Ja
noaCUurypu UHCTpyMCHTH, C KOMTO Jla rapaHTHpa TOBA IIPABO HA I'PAKAAHUTC CH.
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[Mpe3 neproa Ha corpanHara appxasa (welfare state), koiito mpoabikaBa OT Kpas
Ha Broparta CBeroBHa BoliHa /10 okoJio 1990r., nbpkaBaTa ce cuMTa 3a JOCTaBYMK
Ha COLMAJHU OKWIMIIA M € MPSAKO aHTaKupaHa C M3TPAKIAHETO UM U
MPEOCTAaBSIHETO UM Ha HyXaaemmuTe ce noMakuHcTBa. Cien 1990r B cBeToBeH
Manad HeoJnOepaTHUTE TOJUTHUKKA BCE TOBEUE B3UMAT MPEBEC W C€ Halara
CXBaIl[aHETO, Y€ JbprKaBaTa TPsAOBa Ja € MOCPETHUK MEXKTy Ia3apa U HyK1aelnuTe
ce, HO HE U MPSK YYaCTHHMK Ha ma3apa. ToBa Hajara J1a ce mpuemMe HOB CTaHAapT 3a
JOCTBITHOCT Ha JKWIMINATA, KOWUTO Ja Tomara jJa ce€ HISHTU(HIMpAT OHE3U
COIIMAJIHY TPYINH OT HACEJICHUETO, KOUTO UMAT HY>KJa OT MOJKpera.

W3cnensanusi Ha KWIMIIHATE Pa3XxoJd Ha HACEJICHWETO ce MpaBsT B EBpoma u
CeBepna Amepuka or cpenata Ha 19 Bek. Tasu obOemHa wuHpOpMamms 3a
XUJIMIIHATE Pa3X0JIy Ha JJOMAaKWHCTBATa ce 000011aBa KaTo ce M3UMCIISIBa CPETHUS
win (MeIuaaHus) KOeUITUEHT Ha OTHOMICHUETO MEXKIY Pa3XOAMTE 3a JKAIUIIHN
HYXIU U 10X0/1a Ha qoMakuHcTBara (Stone, 2006). B kpast Ha 19 u Havaoto Ha 20
BEK JOOMBA IMOMYJISIPHOCT U3pa3a ,,eTHOCEIMUYHA HATHUIIA 33 SIHOMECEUeH HaeM "
(,,one week’s pay for one month’s rent”). Taka ce mpueMa W IIbPBOHAYATHHS
pasMep Ha JOIMYCTHMHTE Pa3XOIH 3a JKUJIHIIIC.

Cbc caMOTO BB3HUKBaHE Ha TMOHSATHUETO , KWIHMIIHA JOCTHIHOCT, TO OuBa
KPUTHUKYBAHO IO Pa3IMYHU IMTOBOJIM OT MHOYKECTBO aBTOpH. Taka Hampumep Stone
KPUTHKYBa IMOHATHETO , KWiminHa aocteiHocT (“affordable housing™), karo
MOJYEPTABA, Y€ JOCTHIIHOCTTA HE € XapaKTEPUCTUKA HA )KWJIUIIATA, & € OTHOLIECHUE
MEXAyY KWINILATAa U X0para, KOUTO TW 1oi3Bar. Toil cuuTa, 4ye € mo-TOYHO Ja ce
[0J13Ba TEPMHHBT ,, KHJIMINA HA IeHW/HaeMHu moja mnasapuute” (,,below market
housing”), karo Mo TO3M HAYMH CE HMACHTU(PHIUpPA CIECHU(PHUYSH CETMEHT OT
KUTUITHAUS (GOH, 0€3 J1a Ce MPEeTeHIUpa 3a JOCTHITHOCT.

[TonxoabT Ja ce MoN3Ba OTHOUICHHE MEXKAY Pa3XOAWTE 3a JKUIHUIIHUA HYXIU U
MPUXOJNUTE HAa JIOMAaKWHCTBATa BKIIIOYBA, OT €JHA CTPaHa, MHOTO IOMYJISPHHS
WHAWKATOP Ha JIOMaKWHCTBATa, KOUTO M3paszxonsar nmoseue oT 30% OT MeceuHus
CH J0XOJ 3a >KWIMIIHK HYXId, a oT apyra, koepuimenta HPIR (uena Ha
JKUIHILETO OTHECEHO KbM Joxojna). [loBedero aBTOpH KOMEHTHpPAT CaMHST
MNPUHIMI Ha , KWIHIIHA JOCTBIIHOCT KAaTO CPAaBHEHHE pPa3XOA-TIPUXOJ] KaTo
IBJI00KO TorperieH, Oe3cMuclieH u jgopu Manumyiaatuser (Stone, 2006)
(Hulchanski, 1995). Ipeiarar ce MHOXECTBO HOBU KOHIICTIIINH, KOUTO JIa 3aMEHSIT
»KUIUIITHATA JOCTBITHOCT C APYTH MO-TOYHH U3MEPUTENN HA YKUITUIIHUTE HY KU
Ha OIPEeJICTICHH COI[MAIHU TPYITH OT HAceICHHETo. SIONe mpeyiara aHaau3bT Ja ce
dokycupa BBPXY OCTAaThYHHUS JOXOJ] Ha JOMAaKWHCTBATa Clie] 3alUlalllaHETO Ha
TEXHHUTE JKWJIUIIHUA pa3xoau. Toi mogdyepraBa, 4€ MHOTO JIOMAaKWHCTBA HsMAT
npobieMm aa turamar 30% OT MecedyHHs CU JIOXOMA 3a KWIHIIHH Pa3xoiu, HO
BBIIPEKHU TOBA HE Ca B )KIJIUIIHA HY)KJa. ABTOPBT BHBEXK/1a IOHATHETO “YKUJIHIIHO
obenHsn0 noMakuHCTBO (,,Shelter poor household”) u TBBpaYM, Ye HIKOM MHOTO
OenHU JOMakWHCTBa Moxe na muamar moa 30% oT Jgoxona cH 3a KUJIUIIHH
Pa3xoJI ¥ BBIIPEKH TOBA JIa CE€ YUCIIAT KBM KHIHAITHO 00CTHEINTE IOMAKHHCTRA,
a B CHIIIOTO BPEME HIKOU MAJIKU MJIM 3aMO>KHHU JIOMAaKHHCTBA MOTAT J1a TUIAINaT Hajl
30% wu TOBa Jla HE HAKbPHSBA CIOCOOHOCTTa MM Ja 3aJ0BOJISBAT JPYTHUTE CH
COLIMATTHU, KYITYPHH U UKOHOMHYECKU HYKIH U UHTEPECH.

Hulchanski wu3thkBa (akra, ye okoso 1880 r. OOHMIONMPHETHAT MPOIEHT 3a
KUIHIHU pazxoau e oun 20%, kpMm 1950 1. e Bede 25%, a kbM Kpast Ha 20 Bek
MPOIIEHTHT, KOWUTO ONpeAess KIIUIHATa TocThIHOCT € Beue 30%. Toa My naBa
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paBo Ja 3aKJIIOYd, 4e OOUIOBATMIHUTE KOePHUIMEHTH, KOUTO ce Oa3upar Ha
OTHOILIEHHETO Pa3XOJ-TIPUXOJ HEe ce 0a3upaT Ha HAYYHH JIaHHH, a ca IM0-CKOPO
emnupuyan npasuia (,rule of thumb”). Kem nuemna nara EBpocrar u
Opranm3anusara 3a HKOHOMHYECKO ChTpydHuuecTBO u passutue (OECD)
OTIpeNeNAT MPOIIeHTA 3 ,,JOIMYCTUMH  )KHUJIUIIHU Pa3xoay Ha JTOMAaKHMHCTBATa Ha
40% (OECD, 2025) (Eurostat, 2025).

Kputuku kbpM Te3u KoepUIMEHTH M3pa3siBaT U HAKOU OBJITapCKU aBTOPH, KOHTO
oT0Oens3Bar, ye TpsAOoBa J1a ce MMa IMpeBHI BUa U CTPYKTypaTa Ha 10X0/1a, a He J1a
ce Moy3Ba OpPYTHHUS IO0XOJ 3a M3UUCISBAHE Ha KUIMIIHATA AOCTBIHOCT. Mma
pa3xoau (KaTo JaHBLUUTE M COIHMATHUTE OCUTYPOBKH), KOUTO Ca HEH30EXKHHU H
TpsOBa Ja ce MMaT NpPEIBUA MPH H3YHUCIIBAHETO HAa KOS(QUIMEHTUTE 3a
nocThHOCT. CHIIMAT aBTOp, MOA00HO HAa StONne, 3acThIBa Te3ara, Y€ MPOLEHTHT
Ha JKWJIMIIHU Pa3XoJIy HE O3HAayaBa aBTOMATHYHO, Y€ JAJCHO JOMAKHWHCTBO € B
KUJIMIIHA HYK2 HIIH 4 He MOXeE J1a IOKPUE B 33/I0BOJINTENTHA CTENCH APYTUTE CH
Hy)x1u (CtoenueBa, 2025).

OruMTaliku Ba)KHOCTTA 3@ OLIEHKAa Ha BB3MOXKHOCTUTE 3a IOAKpENa Ha OHE3U
COLIMAJIHU TPYIU OT OOIIECTBOTO, KOMTO UMAT MPEKOMEPHHU KIJIUIIHU Pa3XOJH,
HACTOSILMAT aHalu3 ce (OKycupa BbpPXY IpaKTHUECKaTa HPUIOKHMOCT Ha
Koe(uIeHTa 3a JOCTBIIHOCT H3YMCIIEH KaTO [I€HAa Ha CPEIHO CTaTUCTUYECKO
JKUJIUIIC B OTHOLLIEHHE KbM CPEIHHUS N0XO0J Ha JoMakuHCTBaTa. llle aHanu3zupame
U CTENEHTa Ha €(PEKTUBHOCT IPH M3IOJ3BAHETO HA CHIIECTBYBAIIMS >KUIHUILEH

donz.

NHpopManMOHHA OCUTYPEHOCT U METOAU HA U3CJIeABAHETO

B Hacrosmus aHanM3 ca TOJN3BaHM JaHHU OT HarMoHAIHUS CTaTHCTHYECKH
unctutyt (HCHW), EBpocTat, Opranusanusra 3a ukonomuuecko pazsutue (OECD),
KakTo U qoKjaan Ha Deloitte che 3armasue ,,Property index — overview of European
residential market®, paspadoten npe3 asryct 2024. (Deloitte, 2024). TTon3Banu ca
JaHHU OT Jokiana Ha CBeroBHara OaHka mpe3 2017r, M3rOTBEH MO MOpBUYKa Ha
MUHUCTEPCTBOTO HA PErMOHATHOTO pa3Butue u 0iaroycrpoiictsoro (MPPB).

AHaJM3 U pe3yJITaTH OT U3CJIeIBAHETO

Kpumuxa na ynusepcannume xoegpuyuenmu 3a 0ocmvnuocm

N3xoxmaiiku OT ClIOMEHATUTE KPUTUKUA KbM YHUBEPCATHUTE MIPAroBe 3a KUJIUIIHU
pa3xonu (Taka KakTo ca JeUHUpaHU T€ OT MEXJIYHAPOJIHUTE OpraHu3alllu),
HallMOHAJIHUTE W3CJICJBAHUS ChHINO 3amoyBarT Ja aJanTUpaT TIOHSATHETO 3a
JIOCTBITHOCT KbM COLIMATHO-MKOHOMHUYECKATa PEATHOCT Ha OTACITHUTE COLIMAITHU
npocioiiku ot Hacenenuero. [Ipe3 2017 r CBeToBHaTa 0aHKa M3rOTBS JOKJIAJ 3a
OIIEHKA Ha KWJIHMIIHUS ceKTOp B bbarapus no noppruka Ha MPPB u B T031 noknan
JIOCTBITHOCTTAa ce JaepuHUpa mo creruduyeH HayuH, KOWTO € ChoOpaszeH ¢
ObJIrapckata peamHoCcT. B ompeneneHa cTenmeH aBTOpUTE Ha JOKIJAAa 3aCThIIBAT
Te3aTa Ha StONe, Je BCAKO JOMAKWHCTBO MMa OIPEACIICH MHHUMYM OT Pa3XOH,
KOWUTO ca ,,TBBPAH‘, 3aIllOTO ca aOCOJIOTHO HEOOXOJMMH 3a (PU3UYECKOTO MY
onensiBaHe. AKO JOXOIbT Ha JOMAaKMHCTBOTO € B pa3Mep, KOWTO HE IMO3BOJIsIBA
MMOKPUBAHETO HA TE€3U U HA JKUJIUIHUTE Pa3Xo/iy, TOTaBa TOBa JOMAaKHHCTBO MOKE
Jla C€ OMPEeNeH KaTo ‘“YKUIUIIHO OOETHSIO JOMAKWHCTBO™ O€3 3HAa4YeHUE, Iaau
MPOLIEHTA HA KWIHUITHUTE MYy pazxoau HaaxBupisg 30% OT o0Imus My T0XOJ.
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CrnenBaiiku Ta3u JIOTMKA, aBTOPUTE Ha JIOKJIaJa OTOENI3BaT, Y€ 32 JIOMAaKUHCTBATA
B Hali-HUCKHS KBUHTHII Ha ToXoauTe, Jopu 10% oT 10X01a KaTo KUIHUIIECH Pa3Xxo/l
Ou OuJ HemocwJIHa TeXecT. Te mpenjaraT IjlaBalla TpaHUIA 3a KUJUIHUTE
pa3xoau, KOSITO J1a € ChoOpa3eHa ChC ChOTBETHHUSI KBUHTUJI Ha JJ0XO/a, B KOWTO Ce
HaMHpa KOHKPETHOTO JOMakuHCTBO. Hwue cme cbhriaacHu, dYe moa00HaA
nudepeHnranys UMa roJiIM CMHCHII, 3al[0TO MMa €IHOYIEHHU JOMAaKHWHCTBA C
JIOXOJI B pa3Mep Ha MUHUMaJIHA paboTHa 3amuiata win 3a 2025 r. ToBa e 1077 nB.
(ITomkpera, 2025). Ako momycHeM, 4e KUIUIIHUTE pa3xoau ca 40% ot moxo/a uin
0010 430,80 yB., TO TOM/TS HEe OM MOT'bJ1/a JiJa BOJU HOPMAJICH KUBOT C OCTaThKa
ot 646,20 nB. XKunuieto (0COOEHO B MO-TOJEMHUTE IPaIOBE), KOETO YOBEK MOKE
Ja cv 1o3BoJH ¢ 430 J1B. Ha Mecell, ChIIO HAMA CE XapaKTepU3upa ¢ HEOOXOJUMOTO
Ka4yecTBo.

JlokaaabT 0OpbIlla BHUMAHUE Ha OIIE ¢JMH MHOT'O HHTEPECCH (aKT 3a OBbJIrapCKus
xumuiieH Gona. ToBa e koMOMHANMATA OT Hal-m00paTa pu3ndecKa 00e3MeueHOCT
Ha HACeJICHMETO C >KWwiMuia B EBporna v €MH OT Hall-BUCOKHUTE IPOLICHTH Ha
MIPEHACEJICHOCT Ha )Kuiuinara. Hue cMarame, 4e CUITHUSAT MPOIIeC Ha ypOaHU3aIus,
KOMOWHHpaH ¢ (pakTa, 4e MHOTO OBJTapu ca COOCTBEHHIIM HA YKHIIUIIE, BOJH IO
TOBA, Y€ JKWJIWIIATA ca MPEHACCIICHH B TOJIEMUTE I'PaJIOBE U MPA3HU B MAJKHUTE
IpajoBe WM CeliaTa, KbJIETO JIMIICBAT JOCTAThUHO PabOTHM MECTa W XopaTra T't
HaIyCcKar.

Cnopen moknana Ha Deloitte ,,Property index — overview of European residential
market” mpe3 2023 r. Obarapute pasmojarat ¢ 668 skuiuina Ha 1000 gymm ot
naceneunueto (Deloitte, 2024). Te3u nanuu ce notbpxkaasat u or HCH.

Ot npyra ctpana bbiarapus ce Hapexaa Ha YEIIHUTE MECTa I0 MPEHACEeICHOCT Ha
xuumiata B EBporna, kato EBpocrar nutupa nannau, ge 3a 2023t 16% ot Bcuuku
eBpOINeHln ca )KUBEJINM B IPEHACENICHN JOMaKkuHCTBa. Hall-BicoKnTe NMpoLeHTH Ha
npenacenenoct ca B Jlateus (40,9%), Pymbaus (40,0%) u bwarapus (34,9%).
(Eurostat, 2023).

Te3n Ha npbBB MOIVIE] NPOTUBOPEUYUBU JAHHH, PAa3KpUBAT HAIMYMETO HA MHOI'O
Hee(EeKTUBHO yIpaBiieHUe Ha >KUIUIIHUS (HoHJ. JIOTHYHO € 1a HOThPCUM JaHHHU 3a
Opost Ha KuiMIlaTa, KOUTo ca Heooutraemu. 3a cexanenue HCU cwrbupa Takusa
JTAaHHU caMo T10 BpeMe Ha NpeOposiBAaHETO, KOETO C€ U3BBPIIBA BeIHBXK Ha 10r.

IIpeonooicenue 3a Ho8 unoexc — koeghuyuenm 3a epekmusHna xcunruwna oocmvnuocm (KEXK/])

TouHO Mopaau Ta3u 0COOCHOCT Ha M3MOI3BAHETO HA OBJITAPCKUS KUITUIIEH (HOH,
CMsATaMe, Y€ € YMECTHO Jia 000TaTUM aHaJu3a Ype3 U3YUCICHUETO Ha KOS(UIIUEHT
u3MepBanl eeKTHBHOTO M3MON3BaHE Ha KUIMUINHUA (oHA. BakeH acmekT Ha
JTIOCTBITHOCTTA C€ KpHE TOYHO B €(DEKTUBHOTO TOJ3BAHE HA HAJTWYHUS KUJIHIICH
donn. Koedburmentst 3a edpextuBHa xummuiHa noctbiHocT (KEX]I), xoiito
mpeasiarame, Ie MOo3BOJIH J1a ONPEIeTuM, 10 KaKBa CTENEH JKIJIMIMHUALT (OHT ce
MOJI3BA PAI[MOHAIHO M 33J0BOJIIBA HYXIUTE HA BCHUYKM COLMAJIHU TPyNu B
00I11eCTBOTO.

OT MeTOoJOJIOTMYHA TJIeIHA TOYKA B OCHOBAaTa Ha MpeIJaraHds WHICKC CTOU
KOHIIENIINATA 32 PecypcHaTa HKOHOMUYecKkaTa e()eKTUBHOCT, KaTO KAJIKYJIalHsTa
Ha camusi KoedumnumeHT ce Oa3zupa Ha (opmynara 3a pecypcHa MKOHOMHYECKA
edextuBHOCT (I'bB00B, 2014):
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WkoHOMHUYECKU eDeKT

1)

I'enp00B  ompenenss MKOHOMUYECKaTa €(PEKTUBHOCT Karo pPE3yATaTHOCT T.C.
,»PE3yATaThT, KOUTO T [Ppupmume] mocTurat, Biaraiiku e€IMHHUIA PA3XOAU HIIH
pecypcu®. Cropen cbimus aBTOp ,,Pecypcute ca kamuTaauTe W aKTUBUTE Ha
JPY>KECTBOTO, & UKOHOMHUYECKHUAT €PEKT MOXKE Jla Ce ONMpPENeNd KaTo IOJIe3CH
pe3ynrar, KOWTo mma pasnuyau ¢opmu Ha mnposiBieHue” (I'eapboB, 2014).
W3x0xmaliku OT Te€3H MPUHIMITHU KOHIICTIIIMH HUE CH 3aJ[aBaMe CIICIIHUS BBIIPOC:
KakbB € epekThT, KOHTO moCcTUTa OBJITAPCKOTO OOIIECTBO, BIATAWKN PECYPCHUTE CH
B KWJIUIIHUS T1a3ap?

Pecypcu (cpefHa HATUYHOCT)

CHOpCI[ Hac, ToBa € MHOT'O Ba>XCH BBIIPOC, 3allI0OTO AOCTBIIHOCTTA A0 KUJIHNIIHUA
masap HC 3aBHCHU CaMO OT CIIOCOOHOCTTA Ha OTACIHUTEC I'pa’KJaHu Ja IJIaTAT 3a HOB
JOM, HO U OT e(i)eKTI/IBHOTO IMOJI3BAHC Ha ChIICCTBYBAIIUA KUJIINIICH (i)OH,I[.

BbB hopmyrnara karo pecypc 3a MOCTHTAaHETO HA JAJICHUS HKOHOMUYECKH e(eKT
nie moj3BaMe KoedulMeHTa cpeqHa IieHa Ha JKWIHINA ChOTHEeCEHAa KbM CPeIHUs
noxon Ha qomakuHcTBata (HPIR). To3u koeduimeHT HE 1aBa mpejacTaBa KOJIKO
TOJIMHU TOMaKUHCTBaTa TpsiOBa Ja crecTsiBaT OpyTHHS CH JIOXOJ, 3a J1a MoraT Ja
CH 3aKymnAar xkuiuine. To3u arperupa mokasaTell ce M34HclisABa Ha 0a3a Ha JiBE
OCPEHEHM BEJIWYMHM M 10 Ta3W NpUYMHA, HHE HsSIMa Ja OCpeIHsSBaMe
JTOMBJIHUTEITHO JAHHUTE 3a HA4YaJlHO M KpalHO HHBO HA PECYypCUTE, KaKTO
OPUHIIMITHO M3UCKBA METOJIOJIOTHUATAa 33 HW3UYUCISIBAaHE Ha pecypcHara
UKOHOMHYECKA €PEKTUBHOCT.

Kato wkoHOMHYECKH pe3yiTaT MpuemMame Jiena Ha e(peKTHMBHO OOWTaBaHUTE U
noa3Banu xuuina (1-V), karo e ce abctpaxupame oT GakTa, Taau Te3H KHUTHIIA
Ce MoJ3BaT OT COOCTBEHUIM WIIM HAaeMaTelu.

Karo nenocrarbim Ha koepuuueHTa 3a eeKTUBHA KIINIIHA JOCTBIIHOCT MOTaT
Ja ce U30posAT BCHYKM M30pOEHM Beye HEAOCTaThIM HAa YHHUBEPCATHHUTE
KoepuueHTH Oa3upaHu HA MPUHIMIA ,,pa3X0-IPUX01" (KaKbB € KWJIUIIHUSIT
pa3xoa B OTHOUIEHHWE KbM OOIIMS NMPHXOJ HA JOMAKMHCTBOTO), Thil KaTO HuUe
M0JI3BaMe TaKbB KOe(DUIIMEHT B 3HaMEHAaTells Ha MpeJUIoKeHaTa oT Hac popmyJa.

[IpensioxKeHUsAT NHIEKC C€ ChbCTOM OT JIBE€ ChOTHECEHH €/IHA KbM Apyra BEIUYHHH,
KOUTO Ha MPbBB MOIJIE] ca C pa3iMueH Malad — eHaTa € CTPYKTYPEH €JIEMEHT U
M3MepBa Jena OT KUIHIIHUSA (POH, KOWTO eEeKTUBHO CE€ MOJI3Ba OT HACEICHHETO,
a JipyraTta BeJIMYMHA € BpPEMEBO-1IeHOBU Koe(ulmeHT. Makap u ¢ pa3inyeH Manad
TAXHOTO OTHOIICHWE W3pa3sBa KOHIICTIHSTA 32 MKOHOMUYECKaTa €(pEeKTUBHOCT
KaTo OTHOIICHHE MEXAY peain3upaH eeKT U u3pa3xo/BaH pecypc. B To3u cMuchi
KEX]l He oTpa3siBa >KWIMIIHATA JOCTBIIHOCT 3a OTIEIHO JOMAaKHMHCTBO, a
e(heKTUBHOCTTA HA KWJIMIIHUSA Ta3ap T.€. CTENEHTa, B KOSITO HAIUMYHUS KHIIAIIEH
GoH]I ce MoI3Ba B ChOTBETCTBHUE C IIEHOBATA IOCTHITHOCT Ha TMa3apa.

3a mo-royisiMa YHHBEPCAJHOCT U SCHOTA IIle MMOJI3BaMe aHIJIMiickara abpeBuaTypa
Ha npeiokeHus koeduuueHt — ,,Effective housing affordability index* (EHAI):

1-V

HPIR @)

EHAI =

Krnero:

V — 1451 Ha ¢cBOOOJIHUTE UMOTH,
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(1-V) — 5171 Ha OOMTAEMUTE KHUITUIIIA,

HPIR (house price income ratio) — oTHOIIEHHE Ha MEAMaIHATa [IEHA Ha YKHIIUIIE
KBbM MEIHAITHU JOXO/1 Ha JOMaKHHCTBATA;

EHAI — cBbp3Ba na3apHaTa JOCTBITHOCT Ha IOMAaKHHCTBATA JI0 KHJIHIIHUTE UMOTH
(HPIR) cbe cTpykTypHaTa epeKTUBHOCT Ha moji3BaHe Ha xuwiniiaus Goux (1-V).

Anamu3br Ha KEXJ][ nmo nuHaMuyHM pelloB€ HE HOCHM CTOMHOCT, ThH KaTo
y4aCTBAIIMTE B KAJIIKYJIAIUATA MY JaHHU Ca KOHCEPBATHUBHU U HE Ca BOJIATUJIHU BB
BpeMeTo. MHOro Tmo-roisiMa TOJIE3HOCT Ha KOepUIIMEHTa BIDKIaMe B
TEPUTOPHUATTHOTO CpPaBHEHHWE HA CTOMHOCTUTE IO T'PaJOBE, 3aIOTO JKIJIMIIHATA
MOJINTHKA B bharapus € KOHIEHTpUpaHa MPEeIMMHO B MECTHATA BJIACT U TS B3UMa
rojsiMa 4acT OT pELICHUsTa, KOUTO BIMSAT Ha €(EeKTHMBHOTO TIOJ3BaHE Ha
KUTUITHUS (OH, HAJTMYCH B J1aJICHaTa OOIIMHA.

Tabnuya 1. /]an na Heobumasanume Hcuiuuia npe3 nocieoHume 0ecemuiemus

061 Gpoi BepuixeH pucT Ha
IIpeGposiBane OouraBanu HeoOuraBanu % HeoOMTABaHU HeoOUTaBaAHUTE
JKUTULIA o
skuiuma B %

1975 2 501 457 2329 240 158 638 6,34 -

1985 2 885 209 2691 355 160 220 5,55 1,00

1992 3074075 2770760 274 241 8,92 71,17

2001 3 688 802 2815774 861 844 23,36 214,27

2011 3887076 2 898 288 961 172 24,73 11,53

2021 4261 454 2603713 1657 741 38,90 72,47

Hzmounux: HCU

Ot nanaure Ha HCH ce Bikza, 4e AenbT HA HEOOUTaBaHUTE KUIHILA B bbarapus
HENpPEeKbCHATO pacTe. ToBa ce ABJKM HE CaMO Ha HEraTMBHOTO AeMorpadcko
pa3BUTHE M Ha TojsiMaTa E€MUTpallMOHHA BbBIHA, KOATO CIOJETS CTpaHara B
TOJIMHUTE Ha MPEeX0] KbM JEMOKpaIs U Ia3apHa MKOHOMMKA, HO U Mopaau (akxra,
ye oT 2001r. HCH BkIitoYBa B TO3M MOKa3aTesl BUWIHUTE U KYPOPTHUTE >KWIIUILHU
UMOTH, KOMTO TPYJHO MOTAT Jia C€ HapeKaT HEOOUTAaeMH, BBIIPEKHU Y€ HAKOH OT TAX
ce obuTaBaT caMo chOOTa M HEZeNs WIM N0 BpeMe Ha BakaHIMUTE. BUIHUAT OT
tabnnua 1 ckok B pazMepa Ha HeoOuTaBaHuTe UMOTH 1ipe3 2001r. cipsiMo TaHHUTE
oT npebposiBaHeTo mpe3 1992r., ce AbIKK Ha Ta3u MpOMsSHA B METOJOJIOTUATA Ha
HCHU (National Statistic Institut, 2022).

Ipunoocenue na KEK/[ — nayuonannu u pecuonannu pasiudus

3a nma 3aabn00uUM aHaINM3a, HEKAa IPeCcMETHEM Koe(uIMeHTa 3a e(peKTUBHA
KWINILHA JOCTBIIHOCT 32 HAW-TOJEMHUTE TpaJioBE Ha CTpaHara, 3a Aa OTYETEM
Pa3IUKUTEC MCEXKAY TAX IIPU MIIOJI3BBAHCTO Ha HAJIWYHUA XUJIWUIICH PeCypcC.
N36upame naHHuUTE camo 3a rpagoBere (0e3 cemaTa), 3allOTO TI'pajoBeTe ca
LEHTPOBETE Ha ypOaHU3aus U B TSIX KWJIMIIHUS TPOOJIEM € Hall-CHIIHO U3pPa3eH.

B Ttabmuma 2 ca mpencTtaBeHM CHOTBETHUTE JSJIOBE HA CBOOOJTHU JKUIIHUINA B
pasriieanuTe rpaaose Ha bwiarapus, nmpecmeTHaT e nokasatens (1-V) u cien ToBa
€ CBIIOCTABEH C M3YHUCIIEHUTE WHICKCU 32 JOCTHITHOCT HA KWJIHMIIHUTE UMOTHU
(HPIR).
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Humepnpemayus na pesyrmamume u 2panuyHy CmouHoCmu

Kora koehuIMeHTHT MoKa3Ba HEE(PEKTUBHOCT TPH IOJI3BAHETO HA SKWJIUITHUS
dona? Heka neduHupamMe JBE rpaHULA — HaJ FOpHATA I'PAaHMIIA IIE CUYMTAME, Uue
nazapbT padoTH €PEKTUBHO U JIOMAaKMHCTBATa UMAT KAKTO HKOHOMUYECKA, TaKa 1
CTPYKTYpPHa JOCTBIIHOCT JIO >KMJIMIIHUSA (poHa. JlonHaTa rpaHuia IMe onpeacis
cuiIHA Hee(EKTHBHOCT MPH IOJI3BAHETO HA KUIUIIHUSA (OHI U HEJOCTHITHOCT 32
JIOMaKHHCTBATA.

Tabnuua 2. Koedpuyuenm 3a ecpexmuena scunuugna 0ocmvnuocm 3a 2onemume 2padose ¢ bvacapus xovm 2021 2.

I'pan Vv 1-V HPIR (%) 1-v/HPIR (%)
OO0mI0 3a cTpaHaTa 0,0678 0,9322 6,13 15,21
Codus (cToauma) 0,0089 0,9911 10,05 9,86
Byprac 0,3203 0,6797 6,65 10,22
Bapna 0,1157 0,8843 9,36 9,45
Crapa 3aropa 0,0122 0,9878 7,67 12,88
IlnoBaus 0,0137 0,9863 8,05 12,25
Pyce 0,0573 0,9427 5,45 17,30

Hsmounuk: Hzuucnenue na asmopa na 6asa na oannu om HCH, nayuonanno npebposeane 2021 2.

Crnopej Hac € HOPMAJIHO Jia C€ OYaKBa OIMPEACIICH IIPOLICHT OT YKUIHIIHKS (HOHT 1a
e cBoOoJieH U Heusnoa3BaeM. Tpyano ce nmoctura 100% 3aeToct, 3a1oTo ToBa €
BB3MOXKHO CaMO TCOPETUYHO M IOKa3Ba ChIo HeehekTuBHOCT. HuBO ot 90%
3a€TOCT € pa3yMHO JOIMyCKaHe 3a e(PEKTHBHO H3IOJI3BaH >KuiuiieH ¢oHa. B
CBIIOTO BpEME, MOXKE JIa MOJI3BaMe CPEIHUS 3a CTpPaHaTa UHIEKC 32 UKOHOMHUYECKa
JKWIUIIHA ~JOCTBITHOCT (MeIuajaHa > KWIWIIHA IIeHa/MeIualieH JIOXOJl Ha
nomakuacTBara — HPIR), koiito e 6. Axo xankymupame KEX/ mpu Te3u
JIOTTyCKaHUsT OMXME MOJYYHIH CTOHHOCT OT 15%. Becuuky M34KMCIIEHH CTOMHOCTH
paBuu Ha 15% wiH I0-BHCOKHM OT TOBA HHUBO, III€ CYUTAME 32 MHOTO JT0OpPO HUBO Ha
e()eKTUBHOCT Ha KUJIMIITHATA JOCTHITHOCT.

[Tpu onpeenssHETO HA AOTHATA TPAHMIIA 1€ TOXOUM TI0 ChITUS HAaYWH. JIOTHIHO
€ J1a IOTyCHEM, ue HUCKa e(eKTUBHOCT O Omia CBbp3aHa WM C MHOTO BHUCOKO
HUBO HAa HEW3IOJI3BAHW KHIWIIA WJIA ¢ MHOTO BHCOK KOC(UIIMCHT HA IICHOBA
JOCTBITHOCT 3a JOMakuHcTBaTa 10 xuiunaute umMote (HPIR).

Cnopen Hac, HUBO 0T 60% HM3I0JI3BAEMOCT Ha KWINLIHUSA (POH/ € MHOTO HHUCKO U
MOKa3Ba CEpHO3HA CTPYKTypHa Hee(heKTUBHOCT. ChIII0 TaKa [IEHOBA JOCTBITHOCT OT
HPIR oxono nnu Hajg 12 chIo cBUIETENCTBA 32 CEPHO3HA IIEHOBa Oapuepa mpes
JIOMAaKWHCTBaTa IpH TMOKYyNKaTra Ha XuiuiieH umotT. Ilpu u3umcnsBaHeTo Ha
KEX]J npu Te3u pomyckanus Ouxme mnoaydunad 5% Karo CTOMHOCT Ha
koeuuuenTa. [Ipu n3uncnennero Ha KEX/[ Bcuuku cToitHOCTH, KOUTO ca paBHH
nmn noa 5% Oumxa mokazanu cepuo3Ha HEePEKTUBHOCT Ha JOCTBITHOCTTAa 0
KHUIIMIIHA UMOTH.

Croiinoctu Mexay 5% u 15% 1e ThiKyBaMe KaTo CpeIHH.

[Ipn kankynanuara Ha JoJIHaTa U TOpHAaTa TpaHUIA € BAXKHO Ja YTOUYHUM, 4e
cuntame aBara mapamerbpa V u HPIR 3a craructudecku He3aBUCUMH €IWH
CIpSIMO APYT T.€. BapHaIlUsATa B JIela Ha 3a€TOCT Ha YKUIUIIHKS (OH HEe BIIUsE IO
HUKaKbB HAYWH HA OTHOIIEHUETO II€HA Ha KUJUIIETO/T0OX0/] Ha IOMaKHHCTBOTO.

W3xoxaaiiku OT Te3W JOMyCKaHWs W TpPeIBApUTENHO JeDUHUpAHH TPAHUIIU
BIDKJaMe OT Tabnuiia 2, 4ye B TOJIeMUTE TpajsioBe Ha bbiarapus mpoOnemMbT ¢
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He3zaeTHTe Xuuia npe3 2021 r. He e Oua cepuoseH. V3KIoUueHHe MpaBsIT camo
YepHomopckute HU rpasioBe Bapua u byprac. Cmarame, 4ye npuyuHaTa € B TOJIEMHUS
Opoil BaKaHIIMOHHU UMOTH, KOUTO MHOT'O OBJITapy UMAT B TE3U IPAJIOBE U KOUTO CE
otuntaT oT HCHU kaTo He3aeTu. Bcuuku Ipyru pasriexJaHu IpajioBe ca ¢ MHOTO
no0pp msu1 Ha edeKTHBHO w3noi3BaHuTe kuiuma. Ot japyra crpana,
Koe(UIMEHTHT MEIMaIHA [IeHa Ha CTAHJIAPTHO KIIKIIE KbM MEIUAJCH JI0X0/ Ha
JIOMAaKWMHCTBAaTa € CPAaBHUTEIHO BUCOK BBHB BCHYKH IpajioBe. AKO ce MO30BEM Ha
ckanara, kosro aeuaupa Chapman Center for Demographics and Policy, to
BCHYKM TpajoBe B bwirapus ca ,,cepro3HO HEAOCTHIHH . B mokmama cu
,Demographia International Housing Affordability 2024 te nedunupar karo
JOCTBIIHHU IpagoBeTe ¢ koeduuuent 3a gocreiHoct (HPIR) mox miu pasho Ha 3,
KaTo CPeJHO JOCTBIIHH I'paoBeTe, KbJETO KoeduureHta e Mexay 3,1 u 4, xkato
CEPHUO3HO HEJIOCTHITHU IPAJIOBETE ¢ KoePUIMeHT Mexay 4,1 u 5, karo rpamose ¢
TeXKa HEJIOCTBITHOCT CE€ OXapaKTepU3UpaT Te€3H, KOUTO ca C KOSHUIIUEHT MEXTY
5.1 u 8,9, a Te3u ¢ koeduimeHT HaA 9 BIM3AT B KAaTETOpHUATA Ha TPaJIOBETE C
HeBb3MoxkHa gocTeiHoct. (Chapman Center for Demographics and Policy, 2024)

Ot namute romemu rpamoBe Codus m BapHa BIM3aT TOYHO B TOCIEIHATA
KaTeropusi Ha rpaJloBe C HEBb3MOXKHA KWIIMIIHA TO0CTBIHOCT. Hali-moCThbIHUAT HU
rpan e Pyce ¢ koedumment ot 5,45. Pyce chIio nMa BUCOKO HHUBO Ha 3a€TOCT HA
KUIHMIHUS POHT, HO MUMa BCE MaK HATMYHHU CBOOOHU muiomu. ToBa npaBu naszapa
B TO3u Tpaj edekruBer cwpriaacHo KEXJI cwc croiinoct ot 17,30%, xoero e
3HAQUUTENHO HaJ rpaHunara ot 15%, kosto onpenenuxme. B npyrara kpallHOCT €
rpan BapHa, KOWTO € TUITWYEeH MpUMep 3a Hee()eKTHBHO IMOJI3BaHE HA SKHITUIIHUS
dona u KEX]] ro moka3sa mHoro scHo. [Ipu BapHa nmame cbBnajeHue Ha JBa
(dakTopa, KOUTO BIUSAAT HETATHBHO HA W3YUCISIBAHHS KOCPUIIMCHT U 3aHIKABAT
croitHocTTa My. TOBa €, OT e/IHa CTpaHa, BUCOKHSAT JIsT Ha CBOOOIHY ) uuiia (T.e.
HHCKa cToHOCT Ha (1-V)), a oT Apyra cTpaHa, BUCOKHSIT KOS(HUIIMEHT 3a [IEHOBA
KUIHIHA A0CThIHOCT Ha nomakuHcTBata (HPIR). CuTyanmsara Ha SKATHIIHUS
nasap BbB BapHa e noOpa mmoctpanus 3a cmucbhia ot KEX/I, kolito BenHara e
yIOBMJI HEeEKTUBHOCTTA Ha TO3W JKWIMILIEH T[azap, M3pa3eHa BHB BHUCOKHU
JKUJTUIIHY T[IEHU Ha 1ma3ap C TOJISIM JIsT OT CBOOOIHU >KHIIUIIIA.

Hpyrusar 6vnarapcku rpan ¢ KEX] nmoxg 10% e Codus, xbaeTo NpUYHMHHUTE 3a
HUCKaTa CTOMHOCT Ha Koe(HIMEeHTa ca pa3iuyHu oT Te3u BbB Bapna. B Codus
HUBOTO Ha H3IMOJI3BAEMOCT Ha KMIUINHUSA (OHJ OT MoBeye OT A00po T.e.
croitHoctTa Ha (1-V) kioHH kbM 1, HO TO3U (aKT HE MOXKE Ja KOMIICHCHPA
U3KIIIOYUTETHO BUCOKATa CTOMHOCT Ha KOe(QHIIMEHTa Ha 1IE€HOBA JOCTBIIHOCT Ha
xumunmara (HPIR). Bucokara crenen Ha ynotpe6a Ha skunniaus Goua B Codust
U JIMIICaTa Ha BCAKAKBU CBOOOHH PE3E€pBH BOJU 10 MPEKOMEPHO MOBHUIIIABaHE HA
KWINIIHUTE IeHu. ToBa BOAM [0 HHMCKaTa CTOMHOCT Ha KoehuIUEeHTa 3a
e(eKTHUBHA KHUIUIIHA TOCTHITHOCT.

Tonumuuecku u npakmuiyecKku npenopvKu

I/ISBO)II/ITe OT aHajin3a MOoCTaBAT BBIIPOCA, TOKOJIKO ChbIICCTBYBAIIUTC IMOJIUTUKH B
obmnactra Ha KUIuaHaTta A0CTBIIHOCT MOraT Ja OCUrypsaT CQ)GKTI/IBHO M3II0JI3BAHEC
Ha Y XUJINIITHWA (1)0H}1 " ClipaBCJIMBa JOCTBIIHOCT 3a Pa3JIMYHUTE COLITMAJIHU T'PYIIN.

HpO(I) HoskoBa noabpiKa CXBAIlAHCTO, Y€ , KUJIMIIHATA ITOJUTUKA KAaTO BHIA
ny6quHa IMMOJIMTHKA MPEACTaBIsIBaA CBHBKYIIHOCT OT )ICP'ICTBPISI, HaCO4Y€HU KbM
MMOCTUT'aHETO Ha ONPCACIICHU LCJIN B oOiactra Ha KHUJIAITHUA CeKTOp“ (I/IOBKOBa,
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2019). 3a cwxaneHHe HANIETO MPABUTEICTBO HE € pa3pabOTHIIO BIIsA3JIa B CHIIA
KHUIIMIIHA royimTrKa. HanmudeH e mpoekt 3a ,,HannoHanHa >kuiMiHa cTpaTers
2018-2030 r.*, Ho Toii € camo BBB (hazaTa Ha MPOEKT U HE € BIISA3BI B CUJIA.

Hue He cMe NpUBBP)KEHUIIM HA aJIMUHUCTPATUBHUTE MEPKH U IO Ta3H MPUYHHA
CMsATaMe, Y€ MMa pa3yMHH Ia3apHd MEXaHM3MH, KOUTO, aKo ObJaT IOJI3BaHH,
MOTarT Jia A0BeaT J0 Mo-e(hEKTUBHO MOJI3BAHE HA KMIIMIIHUS (POH/I.

BmecTo ga Biau3a B posigta Ha ,,JJOCTABYMK'® HA SKHIIMILA IIPE3 ISIOTO BpEME,
MeCTHaTa BJIACT OM MOTJIa Ja MPEe/JI0KK Ha COOCTBEHUITUTE HA CBOOOTHU KHUITHIIIA
Jla T Haema o1 Haem 3a 3,5,7 wiu 10 rogunau. Te3u 1oroBopu 3a HaeM OMxa MOTJIH
na ce hopmyaupaT o Mojieia Ha JOTOBOPHUTE 3a HaeM Ha O(HC TUIONTH, a KMEHHO
0¢3 KJ1ay3a 3a IpeJICPOUHO MpekparsBane. ToBa O J1a10, KaKTO Ha MECTHATa BJIACT
CUTYPHOCT, Y€ MOJKE 3a TIEpHO/Ia Ha IOrOBOpa JIa HACTAaHHU HYK/IAeI0 CE CEMEHUCTBO
B TOBA >KWJIMIIE, TaKa Il J1aJ¢ CUIYPHOCT M Ha COOCTBEHMKA, Y€ 3a Iepuoja Ha
JIOTOBOpa MMa IIbPBOKJIACEH TUIATEIl KaTo HaeMmaTen. Te3u JIOroBOpu OMxa MOTIIH
Jla Ce CKJIFOYBAT C MAJIBK IUIABAIl JAUCKAyHT (MPEIMMCTBO 3a OOIIMHHUTE) CIPSMO
Ma3apHUTE HAEMHH IIEHU B 3aBHCHMOCT OT CPOKa Ha JIoroBopa 3a HaeMm. ChIIo Taka
3a COOCTBEHHMKA € MPEIUMCTBO Jia MMa 3a (DMKCUPaH MEPUOJ] OT BpeMe €AUH MHOTO
n00Bp 1IaTer. MHOro or cBOOOJAHHUTE JKMIIMILA B TPaJOBETE ca COOCTBEHOCT Ha
OBJITAPCKU TpakJIaHH, KOUTO KUBEAT B 4y)KOMHA. TakaBa BB3MOXHOCT OM Ouia
MHOTO J00pa BB3MOXKHOCT 3a TSAX 3a IOJIy4aBaHE Ha JOMBIHUTEICH JIOXOJ, OT
MMOT, KOWTO HsMa Ja MOJI3BaT B CJCABAIINATE HIKOIKO TroguHH. OOIIMHCKUTE
BJIACTH MOTAT Jia M3MHCIAT OIIe MHOXKECTBO CTHMYJH 3a COOCTBCHHUIIUTE Ha
CBOOOJHHM UMOTH, 32 J]a TM IPHUBJIEKAT KbM M0JI00HA cXeMa.

Ot npyra ctpaHa, oOMHaTa 0e3 Ja Bjara 3HauuTeJIeH Pecypc B U3TPAXKAAHETO Ha
HOBH JKWJIWIIA, MOXKE J1a T0OOUE JOCTHII 3a PUKCUPAH MEPUO OT BpEME J10 KUJTHUIIIE,
KOETO Ja MpEeOoTAane MOJ HaeM Ha Hy)KJaelu ce ceMmelicrBa. HaembT mMoxe na
3aBUCH OT THIIa Ha HY)KJAeIoTo ce cemeiicTBo. Hanmpumep ¢ mogo0eH MexaHus3bm
MOXeE Jla ce CTUMYJHpa paxkaaeMocTTa W obmuHuTe B bbiarapus na mpeanarat
MHOT'O JOCTBIIHM M A00pHU KWJIMILA Ha CEMENCTBa ¢ MmoBeye oT Tpu jJena. Jpyr
npyUMep 3a MoA0OHA MOJUTHKA € OOIIMHHUTE Ja MpeajaraT MoJo0HM KUIMIIA 3a
Kpal\/JIHO Hy)XJa€l €€ NOMAKMHCTBA, KOUTO Ca B II'bPBU HJIM BTOPU ACUWII Ha
noxogure. Ilo To3M HayMH MecTHaTa BJIAacT MoXe e(peKTHBHO Ja ce Oopu ¢
W3KJITIOYUTETHO HEJTUIETPUATHOTO SIBJICHUE ,,0€3I0MHOCT"".

Mmaiiku npeaBu XapakKTePUCTHKUTE Ha IMOTHHMS T1a3ap, CMATaMe, 4e JTbprkaBaTa
MO3K€, B OTIPECIICHN MEPUOIH, J1a TIPeAnoUeTe Aa ObJe U TOCTABYUK HA KUIIHIIIA.

W3BecTHO e, 4e LleHUTe Ha KUJIUIIHUTE UMOTH ca 00eKT Ha OM3HEC LUKbJIAa U UMa
MepUOIN Ha BB3XO0J, KakTo U neproau Ha penecus (Ctedanos, 2023). B nepuona
Ha pelecus IsilaTa CTPOUTENHA MHIYCTPUS U3I1a/la B MHOTO TEXKO ChCTOSIHUE U
OposT Ha 0e3paboOTHUTE OT Ta3u MHAYCTpHs OykBaiHO H30yxBa. B Te3u mepuoan
JIbp)KaBaTa MOKE Jla MOJINOMOTHE CTPOMTEIHHUTE KOMIIAHMU KaTo CTapTHpa
U3rPaXJAHETO Ha OKUJIMINA, KOWTO BIOCJIEJICTBHE Ja OTJaBa O] HaeM Ha
HYyX/TaemuTe ce. ToBa OM MOTJIO J1a ce pasriiekaa Karo aHTHIUKINYHA MsIpKa 3a
MoJioMarane KakTo Ha WHIYCTPUSITA, TaKa U HAa BCHUKH CTPOUTEIHU PAOOTHUIIH,
KOWUTO MHAYe OMxa ce 3amucajii Ha TpyaoBara 0opca kaTo 0e3paboTHH.

qpe:s HOI[O6HI/I MCPKH JbpKaBaTa MW MCCTHATa BJAaCT MoOrar Jnaa HOI[O6p$IT
3HAYUTCITHO e(l)eKTI/IBHOTO IIOJI3BAHC Ha KHUJIMIIHUA (bOH}I n aa 3a70BOJIAT B IIO-
ToJisiMa CTCIICH HYXJIUTC Ha HACCIICHUCTO.
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W3BbpIICHUAT aHAIW3 MOTBBPXKAABA, Y€ KHIMIIHATA JAOCTHIHOCT B bbiarapus
cile/Ba Jia C€ pasrjex/Ja B JIBOGH KOHTEKCT — IIEHOBU M CTpyKTypeH. OT ennHa
CTpaHa, BUCOKMAT KoepuimeHT Ha neHoBa nocTbiHOCcT (HPIR) B romemure
rpajoBe IMOKa3Ba CepHoO3Ha Oapuepa Mpea AOMAaKMHCTBATA C HUCKH U CPEIHH
noxonu. Ot gpyra cTpaHa, 3HAYUTENHUAT [ Ha HEOOMTAaBaHM  KHUIIUIIA
CBUJICTEJICTBA 32 HEC(PEKTUBHO M3IOJI3BAHE HA HATMYHUS YKUITUIICH (DOHI.

TpsibBa nma ce oTOENEKH, Y€ KOHCTATUPAHUAT B HAYAIOTO HA aHAIM3a BUCOK
NPOICHT HA HEU3MOI3BaHU KHUJIHILA 32 CTPaHATa HE C€ MOTBBPIU 32 MOBEYETO OT
U3CJICIBAHUTE HU TOJIEMH TpaaoBe (KAaTo TPUBJICKATEITHA YpOAHU3AMOHHU
[IEHTPOBE) C U3KIIFOUEHUE HAa KYPOPTHHUTE HU rpajioBe byprac u BapHa, kb1eT0 TOBa
€, MAJIKO WJIK MHOTO, OYaKBaHO, ITOPAJIA XapaKTECPUCTUKUTE HA CAMHUTE TPAJIOBE Ha
Opera Ha MOpETO.

[IpennoxkeHusaT koepunueHT 3a edexTtuBHa xumimHa AocThiHOCT (KEXI)
MIPEJICTaBIIsIBA OIMT 3a CHHTE3 Ha JBaTa IMOJX0Ja — HKOHOMUYECKH U CTPYKTYpEH.
Toli mo3BoJIsIBA J1a CE OLIEHH HE CaMO KOJIKO IOCTBITHU Ca KWIIUIIIATA, HO U JIOKOJIKO
panroHaIHO 00IIECTBOTO U3ION3Ba CBOMTE pecypcu. Pe3ynraruTe mokassar, 4e B
rpaag karo BapHa BHCOKHTE IIeHM W CBOOOJHHTE JKWIMIIA BOJAT JIO HUCKA
e(eKTUBHOCT Ha Ia3apa, B CTOJMIIATA JOPH NMPEKaJICHO BUCOKATa M3MOI3BAEMOCT
Ha KUJIUIIHUS (QOH]T HE MOXKE J]a KOMIICHCHpA BUCOKHTE IIEHH, JJOKATO B IPAJI0BE
kato Pyce ce Habmo1aBa mo-1006p 6ananc Mexay JOCTHITHOCT U U3IMOJI3BAEMOCT.

JKunuiiHara MoJMTHKA ClIe/IBa J]a C€ HACOYM KbM IMOBHINABAaHE HA €(PEKTHUBHOCTTA
Ha ChHINECTBYBAIIMS KUIUIICH (OHI, a HE caMO KbM YBEIMYaBaHE HA HOBOTO
crpoutenctBo. Kakto momdyepraBa CroenyeBa (2021), ,,ma3apbT Ha KUIUIIHH
UMOTH OOMKHOBEHO € HebOamaHcupaH... .Tbpcenero e HeemacTuyHo [...].
[IpennaraneTo e HeelnacTUYHO B KpaTkocpoueH TuiaH [...]*. Ilopaau ToBa ca
HEOOXOIMMH T'hbBKaBH, HO YCTOWYMBU MEXaHH3MH 32 YIIPABICHUC HA HATHYHUTE
YKUJIUIIHU PECypCH.

B 3aknrodenue, JOCTBIIHOCTTA 10 KUJIMILE HE € CaMO HKOHOMHUYECKA KaTeropus, a
COLMAJIeH MHIMKATOp 3a OJarochCTOSHUETO Ha O0IIecTBOTO. Pa3BuTHETO Ha
uHTerpupann nokasarenn kato KEJXKJ[ Moxe nma  moamomorse, KakTo
aKaJeMUYHUTE W3CIIeABaHUSA, Taka U (OPMYJIMPAHETO HA CHPABEAJIUBU H
e(eKTUBHM KWINIIHU MMOJIUTUKH B bbarapusi.
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Abstract:

The present article analyzes housing affordability in Bulgaria, examining it
through a dual perspective — price and structural dimensions. A new composite
indicator is proposed — the Effective Housing Affordability Index (EHAI), which
links market affordability with the efficient utilization of the existing housing
stock. The analysis identifies certain regional disparities and demonstrates that
high housing prices and the increasing share of unoccupied dwellings lead to
structural inefficiency. The findings emphasize the need to redirect housing
policy towards improving the efficiency of housing stock utilization rather than
merely stimulating new construction. The proposed index can support both
academic research and the formulation of fairer and more effective housing
policies in Bulgaria.
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