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Executive
Summary

Housing and property rights in the context of
post-conflict rehabilitation are amongst the
most complex and sensitive issues affecting
displaced populations in Georgia today. This
problem stems primarily from a persistent
lack of permanent accommodation for those
displaced subsequent to intensive conflicts

in the country in the 1990s. The more recent
(August 2008) conflict has merely exacerbated
this already serious situation, as it added to
the number of people who cannot return to
their homes and places of origin.

The role of UN-HABITAT in the immediate
response from the international community
to Georgian post-conflict recovery through a
Flash Appeal involved the quick formulation
of proposals towards the restoration of
housing, land and property rights to displaced
populations. Legal and technical assistance
was proposed towards the conversion of
collective centres into permanent housing
units for Georgia’s internally displaced
persons (IDPs) as a way of supporting their
integration. On top of this, UN-HABITAT
also offered expertise to assist in the

creation of a comprehensive ‘lost property’
record (database) for the housing, land and
property left behind by displaced Georgian
populations.

When profiling proposed solutions for the
August 2008 Flash Appeal, UN-HABITAT
turned to its institutional mandate in order to
provide disaster mitigation and post-conflict
rehabilitation of human settlements in crisis.

The aim of these activities was to specify and
target areas of intervention unaddressed by
other international entities.

As a corollary to the Flash Appeal activities
designed to provide an immediate response

to deprivation of housing, land and property
rights, UN-HABITAT sought to understand
the central challenges in the sector.
Consequently, the institution proposed a
comprehensive analysis of housing, land and
property issues in Georgia to identify gaps and
help address the challenges currently facing
Georgia’s domestic authorities.

On top of highlighting these concerns, this
report summarises Georgia’s main housing
and property challenges. The first half
reviews the housing, land and property issues
generally affecting all Georgian citizens,
while the second half focuses exclusively on
housing, land and property issues faced by
the displaced population. Both parts come
with specific and practical recommendations
to bridge gaps and resolve housing, land and
property issues.

The first half of this report provides basic facts
on the administrative-territorial organization
of Georgia, along with socio-economic data.
A general overview of housing, land and
property issues starts with an analysis of

the Georgian land administration system,
focusing on general property legislation

as embodied in the Georgian Civil Code.
Critical analysis reveals some deficiencies




in the legislative framework, resulting
particularly from frequent changes to the

Civil Code which have lowered the degree of
legal certainty in real estate transactions, as
reflected in the growing number property-
related legal disputes. Some specific concerns
also involve amendments to Georgia’s codes of
administrative and civil procedure.

The mechanisms in place for the resolution

of property-related disputes are analyzed in
depth, together with their legal frameworks.
The central focus is on land registration and
how the Georgian authorities have managed
to develop a modern, transparent and efficient
system that can serve as a model for other
transitional States in the region.

The first half of this report also provides

a general overview of all the institutions
involved the management of housing, land
and property at both the national and
municipal levels, as well as an assessment
of their capacities. This assessment focuses
on the main challenges in the housing
sector, which include condominium issues,
deficiencies in urban development, the
lack of housing strategies and policies, the
unavailability of affordable social housing,
the unregulated rental sector and the lack of a
disaster risk reduction policy.

In view of the many identified deficiencies,
research highlights two phenomena in the

housing sector that should be addressed as
priorities by UN-HABITAT:

issues in the territory of the breakaway
province of Abkhazia. Some of the property
challenges facing the displaced population are
also addressed.

The second half also analyses the
achievements of pilot housing and purchase-
by-voucher programmes; these were designed
to provide permanent shelter for displaced
people from Abkhazia, in the process
vacating collective centres for restoration and
subsequent community use.

This report examines the main challenges the
housing sector is facing in Georgia, especially
the absence of social/affordable housing
policies and the consequences. It provides

an in-depth analysis of Georgian authorities’
attempts to restore housing, land and property
rights to the displaced populations. This refers
primarily to the presidential programme
known as “My House,” which was the first
formal attempt to register the abandoned
property of Georgian displaced people.

Some legal and technical deficiencies in the
programme are highlighted.

The earliest attempt by Georgian authorities
to establish a legal mechanism for property
restitution and compensation for the
displaced population from South Ossetia

is also analysed in detail. Considering the
current post-war climate between the South
Ossetian self-proclaimed authorities and

the Georgian government (which makes the
enforcement of this law impossible), this
report concludes that a more viable abbroach
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