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RETHINKING THE ROLE OF LAND PRIVATIZATION
IN PERI-URBAN TRANSFORMATIONS IN UKRAINE:
THE CASE STUDY OF SOKILNYKY, LVIV OBLAST

The purpose of the study is to find out how the distribution and further privatization of land have affected the changes of peri-
urban villages in Ukraine since the 1990s, based on the case of the village of Sokilnyky near Lviv. After the collapse of the Soviet
Union and the redirection of Ukraine's economy from a planned centralized to a market-oriented crony-capitalism, the peri-urban
areas of largest cities have become complex, dynamic and contradictory spaces with drastic changes in demography, housing, infra-
structure, and land use. The shift of land policy in Ukraine in the 1990s with the weakening of planning regulations and the way land
was distributed are the main triggers of how peri-urban areas have been transforming.

The analysis of changes in land ownership, household farming/agriculture, detached houses’ number and size, household in-
come and urban morphology (street network, location of houses and commercial units) in Sokilnyky since 1990s reveals three key
consequences of privatization and commodification of land in post-socialist cities” environs: a) land privatization provided the oppor-
tunity for small-scale household farming/agriculture for one class of people as a survival strategy, especially during the economic
crisis of the 1990s, and a place for housing and commercial construction for another, causing the eclectic nature of peri-urban settle-
ments with mixing different classes of people with different lifestyles; b) land distribution and privatization were crucial in the emer-
gence of chaotic, fragmented and ad-hoc housing and commercial units, since land division into plots in the 1990s preceded urban
planning and master plan development; c) privatization has also created a condition for biased land-development for profit, resulting
in shrinkage of public spaces, communal lands and green open spaces.

The study is based on statistics from local government, historical map analysis, informal interviews/personal communication
with urban planners and officials, and fieldwork visual analysis.

Keywords: post-socialist transformations, peri-urban area, housing, urban morphology, land-policy, privatization, urban
planning, critical social theory.

Poman  Jlosuncokuii. INEPEOCMHCJIEHHSA POJII ITPHBATH3AIIII 3EMJII Y TPAHC®OPMAIIAX
IPHUMIChKHX TEPHTOPIH B YKPAIHI: KEHC-CTAJI CEJIA COKLIIbHHKH, JIbBIBCbKA OFJIACTh

MeToro TOCTIKEHHS € 3°SICyBaTH, K PO3IMOJIIN Ta MOoJasbllla MPUBATH3AIlisS 3eMeb BILUTMBAIOTh HA 3MiHU MPUMICHKUX CLI
Vxpainu 3 1990-x pokiB Ha ocHOBI Keiic-crani cena CokinbHuky 1ig JIbBoBoMm. ITicns posnany PapsHcekoro Coro3y Ta nepeHanpas-
JICHHS. €KOHOMIKM YKpaiHM 3 IUIaHOBOI IIEHTPATi30BaHOI O OPi€EHTOBAaHOTO Ha PHUHOK KPOHi-KaIliTali3My IPUMICBKI TEpPHTOPIi
HAMOUTHIINX MICT CTAM CKJIaTHHMH, JTHHAMIYHAMHA Ta CYNEPEWINBHMH MMPOCTOPAMH i3 Pi3KMMH 3MiHaMu B AeMorpadii, »KHuTii, 1H-
(bpacTpyKTypi i 3eMIeKOpHCTYBaHHI. 3MiHa 3eMeNbHOI MOMITHKH B YKpaiHi y 1990-x pokax i3 ocrabieHHsIM IIIaHyBATBHAX PEryITio-
BaHb Ta Te, K BiIOyBaBCs PO3MO/ILT 3eMIIi, € OCHOBHUMH TPUTEPAMH, SIK MPUMICHKi TEPUTOPIii TpaHCHOPMYIOThCS.

AHai3 3MiH y BJIaCHOCTI Ha 3eMIII0, 0OCOOMCTOMY CEJSTHCBKOMY TOCIIOJApPCTBi, KUTBKOCTI Ta po3Mipy caTuOHUX OYyAWHKIB,
JI0X0JIaX JOMOTOCIIOAPCTB Ta MOPQoIIOrii moceneHHs (ByJMYHA Mepexa, Po3TallyBaHHs OyIUHKIB Ta KOMEPLIHHUX 3aKJIafiB) y
Cokinbuukax 3 1990-x pokiB A03BOJIsIE BUSABUTH TPH KJIFOYOBI HACITIAKKA MPHUBATH3AMIT Ta KOMOAU(DIKAIlisS 3eMeb B OKOJIMIIAX TOCT-
COMLIANICTHYHHUX MICT: a) MPUBATHU3AIIISI 3eMJTi Ha/lala MOXKIHBOCTI [T BEACHHS 0COOMCTOTO CEITHCHKOTO TOCTOIapCTBA HEBEIMKOTO
MaciuTady AJisl OJHOTO KJIacy JIIOAEH SIK CTpaTeris BHKHBAaHHs, OCOONMBO MiJ 4ac eKOHOMiYHOI Kpu3u B 90-X pokax, Ta Mmicue ajs
KHUTIOBOTO OYIIBHUIITBA T2 KOMEPLIHHUX 00’ €KTIB — LIS IHIIOTO, IO CIPUYNHIIIO SKIEKTHYHHUN XapaKTep MPUMICEKHAX MTOCENEHb 13
3MIIIaHHAM Pi3HUX KIAciB JIFO/ICH i3 pI3HUMHU CIOCO0aMH KHUTTS; 0) PO3MOILT Ta MPUBATH3AIIIS 3€MENb MaJld BUpIlIajJbHE 3HAYCHHS
U BUHUKHEHHS XaOTHYHHX, PO3IPOOIEHUX Ta CHTYaTHBHUX KHUTIOBHX Ta KOMEPIIHHIX 00’ €KTIB, OCKIJIBKH IO 3eMJIi Ha JUISH-
ki y 1990-x pokax mepeayBaB MicTOOYIiBHOMY IUIaHYBaHHIO Ta PO3POOJICHHIO FEeHEPAIbHOTO IUIaHy; B) IPHBATH3ALls TAKOXK CTBO-
pHIa YMOBH YIEPEIKEHOTO PO3MOPS/KAHHS 3eMIICI0 3a/Ulsl TPUOYTKY, B PE3yNbTaTi 4Or0 CKOPOYYIOTHCS I'POMAJCHKI HPOCTOPH,
KOMYHaJIbHI 3eMJIi Ta 3eJIeHi BIAKPHUTI MPOCTOPH.

HocmimpkenHst 6a3yeTbcsi Ha CTATHCTHII 3 MicHeBOi aaMiHIiCTpallii, aHami3i ICTOpHYHHMX KapT, HeopMalbHHX iHTEp-
B'I0/0COOMCTOMY CITIJIKYBaHHI 3 INIaHYBAJIbHUKAMH Ta [IOCAJ0BUMH 0CO0aMH, a TAKOXX Ha MOJIbOBOMY Bi3yaJIbHOMY aHaJIi3i.

Knrwouosi cnosa: moctcoriiamicTHuHi TpaHChOpMAIlil, MPUMIChKa TEPUTOPIs, JKUTIO, MOP(HOJIOTis MOCENEHHS, 3eMebHa
MIOJITHKA, IPUBATH3ALlIsl, MiCbKe IUIAaHYyBaHHS, KDUTHYHA COLiaJIbHA TEOPis.
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Poman Jloszunckuii. INEPEOCMbBICJIEHHE PO.JIH I[IPUHBATH3AIIHH 3EMJIH B TPAHC®OPMAIIHAX
IIPHI OPOJTHBIX TEPPHTOPHH B YKPAHHE: KEHC-CTA/JH CEJIA COKO.IbHUKH, IbBOBCKAS OBJIACTh

Lenbro viccnenoBaHus SBISETCS BBIICHUTH, KaK PacHpe/ieieHIe U JalbHEeUIIas IpUBaTU3aIHs 3eMeNb BIUSAIOT HAa H3MEHEHUS
MPUrOpoHBIX cenl Ykpaussl ¢ 1990-x ronoB Ha ocHoBe keiic-cranu cena CokonbHuku nox JIbBoBoMm. Ilocne pacnana CoBerckoro
Coro3a W TepeHanpaBiICHUs] YKOHOMUKH YKpaWHbl C IUIAHOBOHM ICHTPaIW30BAHHOW K OPHEHTHPOBAHHOTO HA PBIHOK KPOHU-
KaluTalu3Ma MPUTOPOIHBIC TEPPUTOPHU KPYIMHEHIIINX TOPOJIOB CTAIM CIIOKHBIMH, THHAMHYHBIMA W TIPOTUBOPCYHBBIMU MTPOCTPaH-
CTBaMH C PE3KUMH M3MCHEHUSMH B JeMOTrpadui, KIbe, HHPPACTPYKTypEe U 3eMIICTIONH30BaHNU. I3MEHEHHE 3eMETbHOM MOTUTHKA
B Ykpaute B 1990-x rogax c ociablieHHeM IIAaHHPOBOYHBIX PETYJIUPOBOK U TO, KaK MPOUCXOAMIO paclpeesicHue 3eMIIH, IBIISIFOTCS
OCHOBHBIMHU TPHUITEPaMH, KaK IPUTOPOIHbIE TEPPUTOPUH TPAHCHOPMHUPYIOTCS.

AHanu3 U3MEHEHHI B COOCTBEHHOCTH Ha 3e€MJIIO0, JINYHOM KPECThSIHCKOM XO35HCTBE, KOJMYECTBA U pa3Mepa ycaaeOHbIX J10-
MOB, JI0X0J€ JOMOXO3SHCTB U MOP(HOJIOTHU TOceTeHus (YIUYHas CEeTh, Pacloj0XKeHHe JOMOB H KOMMEpUYEeCcKUX 3aBeneHuit) B Co-
KoJIbHHKAX ¢ 1990-X TOMOB MO3BOJISICT BBISBUTH TPH KIFOUCBBIC TIOCICICTBHS MPUBATH3AINH  KOMOJH(DHUKAIHS 36MeJb B OKPECTHO-
CTSIX TOCTCOLMAIUCTHYECKUX TOPOJIOB: a) MpUBAaTH3AIMS 3€MJIM TPEIOCTaBUIIa BO3ZMOKHOCTH JUISl BEICHUS JIMUHOTO KPECThSIHCKOTO
XO3HCTBa HEOONBIIOro MaciTaba JJIsl OJJHOTO Kiacca JIFoJIel KaK CTpaTerdsl BEDKHBAHUS, OCOOCHHO BO BpPEeMsi IKOHOMHYECKOTO
kpusuca B 90-X To1ax, ¥ MECTO JIJIsl JKWIHIIHOTO CTPOUTEIBECTBA H KOMMEPYECKUX OOBEKTOB — JJISI IPYTOTo, MOBJIEKIIEeE SKICKTHY-
HBIH XapakTep NPUTOPOJHBIX MMOCEICHUH CO CMEUICHUEM Pa3IMYHbIX KJIAcCOB JIIOJCH ¢ pa3HBIMH 00pa3zaMu JKU3HH; 0) pacmpeznene-
HUE ¥ IpUBATU3aIMs 3eMeIb UMEIH pellaroliee 3HaueHue JUIsl BOSHUKHOBEHHSI XAO0THUECKHUX, PAa3ApOOJICHHBIX U CUTYaTUBHBIX JKH-
JIBIX U KOMMEpPYECKHX 00BEKTOB, MOCKOJIBKY pa3lelicHHE 3eMIM Ha y4acTKd B 1990-X romax mpemecTBOBal rpaoCTPOUTEIBHOM
IUTaHUPOBAHMIO M pa3pabOTKe TeHEPAIFHOTO TUIAHA; B) MPUBATU3AIMS TaKXKe CO3/1aia YCIOBUS MPEAB3SATOrO PACHOPIKCHUS 3eMIIei
JUIS IPUOBLUTH B pe3yJIbTaTe Yero COKPAIIaloTCs OOMICCTBEHHBIC MPOCTPAHCTBA, KOMMYHAIBHBIC 36MJIH U 3€JICHBIC OTKPBITHIC TPO-

CTpaHCTBa.

HUccnenoBanue 6a3upyercst Ha CTaTUCTUKE M3 MECTHOW aJMUHHCTpPAIMH, aHAIN3€ UCTOPHYECKUX KapT, HeOpMaIbHEIX MH-
TEPBBIO/JIMYHOM OOIIEHNH C IUTAHUPOBIIUKAMH M JOJDKHOCTHBIMY JIMIIAMH, a TAK)Ke Ha TT0JICBOM BH3YaJbHOM aHAJIH3eE.

Kniouesvie cnoea: noCTCOMANTNCTHYECKHE TpaHC(HOPMAINH, IPUTOPOAHAS TEPPUTOPHS, KHUIbE, MOP(OIOTHS MOCETICHHS,
3eMerbHas MOJIUTHKA, IIPUBATU3aNNs, TOPOACKOE IIIAHUPOBAHIE, KPUTHIECKAsK COIIMAIBHAS TEOPHSL.

Introduction. After the collapse of the Soviet Un-
ion in 1991, Central and Eastern European cities experi-
enced significant changes in demography, land-use,
housing, and infrastructure. The cities’ peri-urban areas’
became places of especially drastic transformations, ex-
ceeding those in Western Europe to the extent that some
authors have called it a post-socialist suburban revolu-
tion [27]. The peri-urban transformations reflect new
political, socio-economic as well as cultural conditions
after the collapse of the socialist system [11]. Central
and Eastern European post-socialist countries, including
Ukraine, underwent redirection of their economies to
neoliberalism — limited control of the government over a
new market economy with consequent privatization of
land, real estate, and means of production that were pre-
viously owned by the state or in communal use. Howev-
er, in post-socialist countries, especially in former Soviet
countries, capitalism took different than in Western
countries specific form known as crony capitalism with
intense nepotism and corruption [3].

Problem statement and purpose of the study.
Privatization is a key economic, political, and cultural
phenomenon in post-socialist countries that determined
all other social aspects of life [11; 27]. The privatization
process refers to the changes in ownership status that
happened after the collapse of the Soviet Union and the
establishment of private rights, usually in a speculative
way, over the means of production, real estate, industry,
manufacture, retail, etc. [11]. In the research | focus on
privatization of land and how it has affected the changes
of peri-urban villages in Ukraine.

The purpose of the study is to understand how the
distribution and further privatization of land have affect-
ed peri-urban villages in Ukraine since the 1990s. The
research question is — how land distribution and privati-
zation have affected peri-urban villages in largest
Ukrainian cities since the 1990s? Answering this ques-
tion and finding new insights will assist urban planners,
officials and residents to better understand the depth of
the impact of land distribution on present peri-urban
areas and how different actors have been involved and
are responsible for consequences.

The research is based on case study of the Sokilny-
ky village in the Lviv outskirts in Ukraine, which is con-
sidered as a typical high-demand settlement of a large
city (Lviv has almost 730 000 residents). The research
with focus on one case is determined by the nature of
research question and methodology that requires deep
analysis of how land distribution impacted on peri-urban
village and especially on it urban morphology. In order
to find out answer for research question I firstly focus on
how landownership, household farming/agriculture?,
detached houses’ number and size, household income
and urban morphology have been changing in Sokilnyky
since the 1990s, and then on finding relations between
distribution of land and urban morphology with imple-
mentation of visual landscape and historical maps analy-
sis. In order to explain the consequences of land privati-
zation in peri-urban villages in new social conditions
after the collapse of the Soviet Union, I link empirical
findings with critical social theory, and rely on structur-
alism as methodological framework for conceptual anal-
ysis (more details in Research Design).

YIn the research peri-urban area is used as term with locational meaning and refers to the environs of cities — that is area that sur-
rounds city. The concept of suburb is not used purposively as it is debating in regard to its meaning as suburb has different under-
standings in different social, geographical and temporal contexts and usually with connotation of American type of suburbs with
domination of single-family houses.

2 In the research, household farming/agriculture refers to growing vegetables (mainly potatoes) on small land plots (in the case of
Sokilnyky it near 10 - 12 ares) usually for the family needs or/and for the sale in the city.
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Literature review. In Ukrainian academia the fo-
cus on the question how distribution and privatization of
land have been affecting peri-urban areas is limited with
predominant analysis of demography and housing. The
main source of data implemented in analysis is statistics
on the raion level or cities-satellites as major indicators
are available only on this scale, and only few publica-
tions have focus on under raion level. Even though
changes in land policy are mentioned in the works, the
consequences of distribution and privatization of land in
new social conditions is not provided. Furthermore, ad-
ministrative raion as a scale for a research provides lim-
ited chance of deep consideration of how land distribu-
tion and privatization impacted on peri-urban transfor-
mations. In addition, the changes in household farm-
ing/agriculture, size of detached houses, households’
income and how urban morphology in peri-urban villag-
es has changed after 1991 was not considered yet.

Peri-urban transformations in demography and
housing on the scale of raion or cities satellites are con-
sidered with focus on: former dacha settlements around
Kyiv and Moscow [25]; demography changes in raions
around cities over 40 000 [6]; ratio of Kherson popula-
tion to the overall agglomeration population since 1979
[19]. There are also studies with analysis of housing,
commercial and infrastructure units’ changes with focus
on high-rise housing and new type of housing - cottages
(in Ukraine the term is usually used to complexes that
consist of both single family detached houses with uni-
fied architecture style or multifamily low rise linear
houses). Particularly researcher analyze growth of new
housing (namely, ratio of new housing area per 1000
inhabitants) and it location patterns in broader scale in
relation to main highways and natural landscape quali-
ties, and provide typology of different cities’ outskirts
regarding to types of houses and abstractly defined “way
of life” (urban, rural, suburban and “second home”) [20;
21; 24].

Another studies look at the changing demand for
land in space-time dimension (2000-2011 in 5, 10, 15
and 20 km. zones from the geographical center of the
city) in the case of lvano-Frankivsk and Kherson, where
the results showed a decrease in the number of land for
sales and it price from the city, and rising prices since
2005 and it decrease in the 2008, the year of economic
crisis; decrease of arable land from the city and increase
of pasture and abandoned agriculture land [34; 35; 19].
In one more work about housing in peri-urban areas is
concluded - new high-rise housing in peri-urban villages
infringe local architecture environment of low-rise de-
tached houses [4]. However, except for the height of the
houses nothing else is considered, for instance the loca-
tion of new buildings in the urban fabric of settlements
and how they are integrated into existing morphology.
Ukrainian cultural anthropologists recently started to

study social interaction between new residents in new
residential areas in peri-urban villages with the focus on
collaboration, informal practices, and interaction with
local government and developers [2, 27].

Roman Cybriwsky, American urban geographer
with Ukrainian origin, in his paper about land-use
changes on Dnipro riverbanks within Kyiv shows how
land started to be part of new post-socialist conditions of
wild capitalism, and involved in the rise of social ine-
quality in the form of shrinkage of public and green
spaces and access to the riverfront what as | will show is
widely present in peri-urban area as well [5].

Thus, literature review shows there are studies with
focus on demography and housing changes. However,
analysis of household farming/agriculture, household
income, size of detached houses and morphological
changes inside settlements, and how privatization of land
has impacted on it are missed. In Ukrainian geography
there is an old tradition of urban morphology and ekis-
tics research, for instance Volodymyr Kubijovych’ and
Mykola Kulyckyi’ analysis of the settlements’ location,
shape, street network and houses location, and even
houses building materials in the work “Geography of
Ukrainian and Neighboring Lands” first published in
1938 [16].

Research design, methods and data. In order to
find answer for the research question - how the distribu-
tion and privatization of land have affected peri-urban
villages in Ukraine, | firstly analyze changes in land
ownership, household farming/agriculture, houses’ num-
ber and size, household income and urban morphology
in Sokilnyky after the collapse of the Soviet Union.

The empirical findings are considered with relying
on structuralism as methodological framework to under-
stand why peri-urban areas have been changing in par-
ticular way and what broader social processes it reflects.
Structuralism as a philosophy and methodology under-
stands social (and spatial) world and all phenomenon,
events and practices as determined by underlying social
structures or system of relations [8; 14; 31]. Structural-
ism as a methodological framework is used in the re-
search for conceptual analysis of empirical findings,
namely to “uncover the structures and mechanisms be-
hind events” [7]. In the case of the research the social
structure is specific post-socialist form of capitalism as
system of relations with nepotism and corruption in-
scribed in the land policy changes and in the way land
was distributed and privatized.

I implement a case study because the research is in-
tensive (not extensive®) regarding what is induced by the
type of main research question with a focus on how pro-
cesses work, namely how land-policy changes resulting
in distribution and privatization of land affected peri-
urban areas.

® “Extensive research requires a large sample of observations and seeks to identify patterns in the phenomenon of interest, often
through the use of inferential statistics or numerical analysis. While this approach may identify general trends, it has relatively weak
explanatory power because neither correlation nor consistent association demonstrates causation. In contrast, the objective of inten-
sive research is to determine how processes operate to produce an observed pattern. This approach typically relies on smaller sam-
ples, such as case studies, and may involve qualitative methods to characterize social processes or detailed measurements to uncover

specific physical processes” [7].
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As the research is intensive, idiographic, and partly
with the use of qualitative methods (landscape visual
analysis) and thus provides a different kind of question-
ing and insight when compared to extensive and quanti-
tative [32], | do not prove a representative case by quan-
titative data. One more reason why | chose a case study
of the Lviv peri-urban village of Sokilnyky was accessi-
bility, which is important when data is available only in
local administrations and there is a need of fieldwork.
There are other peri-urban settlements in Ukraine that
would be much brighter examples of drastic transfor-
mations what is especially true in attractive areas near
water bodies or forests along the Dnipro River near Kyiv
or the seashore in Odessa.

The data used in analysis is on the scale of village
(silrada) level from the raion statistics department in
Pustomyty, Lviv oblast. Namely information about
Sokilnyky is available for 1992, 1996, 2001, 2005, and
2014, Statistics used by me refers to: quantity of regis-
tered residents, where they work (in settlement or out-
side), quantity of livestock kept by residents, quantity of
registered houses, it size and detached houses roof mate-
rial considered as indirect indicator of household in-
come. As a tool to reveal changes in urban morpholo-
gy, | used Google Earth as it allowed to create an image
overlay of historical maps with small locational error and
compare them with a transparency option. Particularly, |

analyzed three historical map from 1931, 1971, and
1984/89 that are detailed enough (scales 1: 25 000,
1: 25 000, 1: 50 000 respectively) to trace changes in
street network and house location. The result of the his-
torical map and Google Earth analysis is the map that
shows Sokilnyky residential areas growing through time
and a description of morphology changes (Fig. 4).

The aim of visual landscape analysis was to find
“spatial clues, site-specific interrelationships, and in-
sights” [9] related to consequences of land distribution
and privatization on settlement morphology that is how
formation of land plots impacted street network and
houses location. The landscape visual analysis has un-
clear line between collecting and analyzing parts, and the
process of collecting data and analyzing is blurred [9].

Sokilnyky as a case study. Sokilnyky officially is
one of many villages around Lviv, and it is part of the
Pustomytivskyi district (“rayon" or “raion” — the second
level of four administration divisions of Ukraine). Sokil-
nyky is an independent entity from the Lviv city munici-
pality (unlike Vynnyky city and urban-type settlements
Rudne and Bruchovychi that are under jurisdiction of the
Lviv municipality). Sokilnyky has a common adminis-
trative border with Lviv. The distance from Sokilnyky to
Lviv downtown is 7 km. (4.35 miles) to 11 km. (6.84
miles) from different part of the settlement (Figure 1).
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Fig. 1. Sokilnyky on the map of Lviv with it suburbs (in red square).
Source: Atlas Avtodorih Ukrajiny [Ukraine Road Atlas]

Although Sokilnyky is officially defined as a rural
settlement and has its own village council, silska rada, it
depends on economic and social relations with Lviv.
There are 6 337 inhabitants in Sokilnyky, and from 2
353 working residents 2 034 have their jobs in Lviv

51

(Pustomyty Statistic Department) and commute to the
city mainly by private transport and less by public. How-
ever, the statistics does not shows the number of people
who live in Sokilnyky unregistered and local officials
name number closer to 10 000 residents. Sokilnyky as a
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settlement close to Lviv experienced an increase of pop-
ulation while the Ukraine countryside has a decline of
population (Ukrainian Census). The growth of popula-
tion is 15.6% since 1992 and this number shows only
officially registered residents. Out of 2 353 employed
people, almost all (93.24%) were working outside Sokil-
nyky in Lviv (Pustomyty Statistic Department) as to
2014.

Post-socialist transformations in  Sokilnyky.
Land-ownership. In the Soviet time, the boundary of the
city and the village was clear. It was a line between
agrarian and industrial development plans within the
framework of a plan-command economy under the strict
control of the communist party [12]. The literature about
Soviet adjacent settlement to cities, is limited, however
as the line between rural and urban areas was divided
clearly, it is possible to assume that socialist “suburbs”,
that is adjacent villages, were overall as all other rural
areas throughout socialist countries, that is with kolhosp
or radhosp (kolkhoz and sovkhoz in Russian) - collec-
tive type of farms run by cooperative or by state in latter
case, as dominant agricultural production, but with spe-
cialization of providing food for the need of adjacent
city. For the most part there were state farms, because it
was possible to better control production. There was one
more difference - the existence of cottages — dachas,
places for gardening or recreation with seasonal housing
provided for the urban working class [17]. Usually they
were located close to cites and connected by public
transport including railroads or buses.

The boundary between the city and the countryside
started rapidly blurring from the late 1970s [27]. Due to
lack of food supply and housing in the cities, the party
leadership handed over to workers more dachas, land
plots for farming and housing construction [17]. With
the growth of wages in industry (in comparison with
agriculture) and the increase in the technical level of
agriculture, more and more people from adjacent villages
in the 1970-1980s started to work in the city's industry.

During the Soviet time agricultural land around
Sokilnyky residential area was fully used for cultivation.
In the 1940s in Sokilnyky three kolkhozes existed as part
of a centralized communist party regional plan system
that were joined into one in 1953 and named “Peremo-
ha” (“Victory”) [13]. Its specialization was a provision
of Lviv by vegetables, fruits, and milk. In 1958 kolkhoz-
es were transformed into radhoz that later was almost
fully dislocated to the nearest village Solonka. One exist-
ing brigade in Sokilnyky became part of radhosp
“Lvivskyi” in neighboring village Zubra. At the end of
the 1980s, the Sokilnyky section of Zubra radhosp was
almost not functioning [13]. Part of Sokilnyky area was
considered by communist authority as a vacant place for
housing of a small number of the working class of Lviv
plants (which had limited housing opportunities inside
the city for new workers of growing plants) while
providing land for single family housing construction in
1970s [13]. Thus, in Sokilnyky in the end of 1980s small
part of the population were involved in agriculture and
significant others — in different type of industry in Lviv.

After the collapse of the Soviet Union, and when
Ukraine got its independence, agricultural land of
radhosp have been divided in 1990s between former
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radhosp workers and employee of social state/public
sectors (process known in Ukraine as pauvannia). This
land is prohibited for privatization and selling since 2001
known in Ukraine as land moratorium. Land obtained
during pauvannia hold juridical agriculture function sta-
tus for the use of agriculture cooperatives (in case when
residents would like to keep farming in cooperative) or
for the need of self-farming (in case if someone would
like to leave cooperative) [33]. There were other steps of
vacant land distribution between Sokilnyky residents
(not only by them, and not always in a legal way) in se-
cond half of 1990s and later decades parceled into small
pieces, mostly 10 to 12 ares for the purpose of small
scale family self-farming or houses construction. The
land for individual agriculture use (osobyste selianske
hospodarstvo) was possible to privatize as part of all-
Ukrainian shift in land-policy also with opportunity to
change functional juridical status for housing or com-
mercial construction [33].

In the 1990s, land was considered not as a commod-
ity, but as a means of subsistence. So the land distribu-
tion was quieter. Often this process depended on subjec-
tive factors, such as the personal views and attitudes of
the village head and the deputies. At this time, mostly
everyone received land plot for agriculture or house con-
struction. However, over time, especially after the intro-
duction of the land market in Ukraine, officials and the
population began to view land as an easy way to make
money. In villages close to major cities where demand
for land and, consequently, its price are high, land distri-
bution and privatization have become speculative (raid-
ing, non transparent distribution and privatization condi-
tions). In order to raise the value of land, the status of
land — osobyste selianske hospodarstvo was changed
from agrarian use into housing or commercial construc-
tion. The land status was changed by local officials with
the request to central national government Verkhovna
Rada in the capital Kyiv. Consequently, land used previ-
ously as common pasturage for cows, goats, and sheep
was parceled in the end of 2000s as well. The village
council was especially enthusiastic of the process of dis-
tribution of land (as this process creates a situation
where corruption and bribes are common) and local offi-
cials were proud to inform me (in personal communica-
tion) that there is practically no land owned by village
council any more. That would cause problems for places
of public use in future. The privatization process of for-
mer agrarian land, owned by the state or community
during the Soviet era, in the post-socialist conditions of
nepotism and corruption, created social inequality and
privilege as some strata of people got benefits, while
others received less benefits or nothing at all.

Household farming/agriculture. During the eco-
nomic crisis in the 1990s, farming among residents was
more common than in previous and following years
(Figure 2). After 1996, and especially after 2001, the
number of livestock shrunk by almost half by 2005, and
in 2011 it was only 16.6 percent of the 1996 number
(Pustomyty Statistic Department). After 2011 the num-
ber of livestock grew slightly again. Cultivation areas
shrunk to a lesser extent. Farming is practicing by older
residents and also by younger people with ecological
consciousness. However, because of the size of each
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field/cultivating area, there is reason to consider farming
as supplemental, not as a hobby, as homegrown vegeta-
bles, such as potatoes, are recourse to save money. Thus,
the economic factor of growing their own vegetables was
always relevant for Ukrainians, especially during the
crisis in the 1990s, and more recently after events of
2013/2014 when the Ukrainian currency decreased three
times.

Livestock and activities related to keeping them

played a certain role in the settlement planning of Sokil-
nyky in the 1990s as cattle owners were united and par-
ticipated in keeping pastures available for the public
[18]. However, in 2014 there were only 53 cattle in
Sokilnyky in comparison to 492 in 2001 (Pustomyty
Statistic Department). With the diminishing of this activ-
ity, the area of pastures shrunk by changing the land sta-
tus and granting it for other agricultural uses or house
construction.

521
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Fig. 2. Livestock number changes in Sokilnyky after 1991
Source: Pustomyty Statistic Department

Housing. The number of houses in Sokilnyky has
grown by 40.12 percent since 1992 with significant in-
creases of size (222.94%), which we can see in Table 1
(Pustomyty Statistic Department). The average area of
an apartment is 154 square meters in 2014, compared to
67 square meters in 1992 (Pustomyty Statistic Depart-
ment). From all apartments 99.19% are privately owned
as to 2014. In 2014 the number of apartments in Sokil-
nyky was 2 086 and the number of all houses was 2029

— that is houses are predominantly one family items
(not duplexes or triplexes). In Sokilnyky we can observe
the predominant growth of detached type of houses, and
only several linear low-rise cottages and multi-floor type
of housing on outskirt of settlement. The statistics do not
show a number of not registered houses that could be
significant. In Ukraine electricity, water and gas services
do not require official registration of house.

Table 1
Housing changes in Sokilnyky since 1992

Year Number of houses Area of all houses, thousands | Area of houses, thousands
and apartments square meters square feet
1992 1448; 1506 96 990 1043991
1996 1238; 1239 109 290 1176 387
2005 1719; 1798 239 780 2580970
2014 2029; 2086 313220 3371472
Change, +40.12%: 38.51% +222.94% +222.94%

1992-2014 ) e ’ '

Source: Pustomyty Statistic Department

Household income. The information about resi-
dents’ income is not available in Ukraine, so I check out
the roof construction material, what is available in Pus-
tomyty Statistic Department, as indirect indicator of
household wealth. In Ukraine the most expensive mate-
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rial during the whole 25 years after the collapse of the
Soviet Union is tile, then metal, and the cheapest one is
slate. In 2014 there were 703 roofs made by slate, 559 by
metal, and 764 by tile (Pustomyty Statistic Department).
The change of roof material shows what economic clas-
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ses of people grew in Sokilnyky after the collapse of the
Soviet Union. In 1996 there were 310 roofs made by
slate, 690 by metal, and 136 by tile. In 2005: 666 by
slate, 578 by metal, and 472 by tile (Figure 3). As we
see, the number of houses with tile roofs grew signifi-
cantly since 1996 and especially after 2005. By 2014 the
number of tile roofs became even larger, while the num-
ber of slate roofs did not increase significantly, and the
number of metal roofs decreased. Fences and gates can
be indicators of income as well, however there are no
statistics about them, and fences do not always represent

M tile
800

600

400

200

1996

B metal

2005

the real income of households as they have a more fes-
tive function and people invest more money than they
can spend on them in reality. Roofs, which are not as
easily seen as fences or gates, indicate household income
more accurately. However, it should be taken into ac-
count that information about roof materials does not
show specific numbers of how many house roofs were
constructed by incoming new residents and how many
were reconstructed from older and cheaper materials into
more expensive materials by long-term residents.

L. slate

2014

Fig. 3. Changes in houses roof material as representation of residents’ income in Sokilnyky
Source: Pustomyty Statistic Department

Sokilnyky morphology changes. With the use of
historical maps and visual landscape analysis | examine
how old and new street network look (linear, grid or cul-
de-sac), how are houses located regarding the street, and
where are commercial unites located - are they frag-
mented or incorporated into residential areas? The re-
sults of the historical map and Google Earth analyses are
that the map (Fig. 4) shows the growing of residential
areas of Sokilnyky throughout time, and the morphology
changes in street network.

After the collapse of the Soviet Union, 22 new
streets emerged (29 streets in 1996 and 51 streets in
2014, Pustomyty Statistic Department). As we can see
from Figure 4, Sokilnyky urban morphology is not so
diverse, though it was formed during a few centuries
with different historical and social contexts. Two types
of streets exist: vernacular/traditional, determined by
orography and access to water, and modern greed and
semi-greed street network emerging in 1960s and later.
The houses location is different by time of construction
and mostly depends on how land was distributed to new
residents.

The oldest residential area of Sokilnyky (highlight-
ed in red on the map in Figure 4) that generally follows
the settlement morphology from the 14th century [13] is
located on a slope of a valley, with the lowest part
bogged with several small lakes. This residential area
was planned in such a way that houses were located ir-
regularly near the street, and backyards and fields were
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located in the opposite direction [13]. Currently, this area
has the highest density of houses. It was planned irregu-
larly that give the opportunity to build new houses in
gardening areas what happened in the end of 20th centu-
ry. Refining of old houses with the creation of second
floors and garages was also common. In addition, agri-
culture areas (for osobyste selianske hospodarstvo) close
to residential area were for sale by owners and new
houses were constructed.

The urban morphology until the 1950s was signifi-
cantly determined by natural conditions such as local
orography, microclimate, and hydrology [13]. As heating
required physical exercises and was time consuming,
houses of peasants were small in size and located on the
sloping part of the valley. Thus, in oldest part of Sokil-
nyky street network has vernacular line system. A big
part of the new residential areas built after the 1950s are
located in the so-called Lviv plateau, a relatively high,
flat area about 300 meters (980 feet) above sea level
what is windy in the winter. After 1991 new houses were
also constructed on top of flat hills with grid street net-
work as we see in the case of Panska Hora (“Rich Hill”)
and other new subdivisions.

In 1970s in order to provide housing for the grow-
ing number of workers in Lviv, bus and jewelry plants,
and the land for housing construction was given to
workers that were responsible for home construction by
themselves [18]. As this area of Sokilnyky was top-down
planned ahead, houses are located in the straight line
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along the streets with a more or less uniform architectur-
al style.

As for 1984/89, several more blocks emerged in the
Soniachnyi neighborhood, also one-line buildings on
Kozatska street, and additional streets in the southwest

part of Sokilnyky known as Golda that was a hamlet
before 1931. The houses are located regularly the same
distance from a street. It is only partly relevant to the
Soniachnyi neighborhood as here the size of house lots,
given by the state was changed into smaller lots.

Residential area set up

[ - before 1931
-1931-1971
- 1971 — 1984/89
P - after 1989

Fig. 4. Growth of residential areas of Sokilnyky in XX century

After 1989 several new subdivisions emerged, as
well as a bunch of new houses in older subdivisions.
After collapse of the Soviet Union the construction of
houses was conducted gradually by individuals, not by
developers. As the land became part of the new market
economy, it was sold by owners to newcomers who built
houses on their own basis and later years with the service
of professional architects. The biggest subdivision was
Panska Hora (“Rich Hill”) in the west part of Sokilnyky
and near the previous Golda hamlet in the southwestern
part of Sokilnyky. Also, one street in the southern part of
Sokilnyky near the ring road of Lviv city and several
additional streets in the Soniachnyi subdivision emerged.

After collapse of the Soviet Union the size of house
lot depended on the area where it was located and how
the privatization process of state land from the Soviet era
was conducted. In areas that had been growing during
the last decade of the Soviet Union, the vacant land was
purposely prepared for future housing constructions with
suitable land lots and as result they are regularly located
on the same distance from a street. These include the
subdivision Panska Gora, Golda, and house lots close to
the ring road. The street network of these residential are-
as is represented by something between cul-de-sac and
greed, as some streets are long without intersections with
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dead end. Other land was given for agriculture use of
residents (osobyste selianske hospodarstvo) and only
after this changed it status for house construction. As
houses were built in the area of former privatized agri-
culture fields, the house lots reshaped the former field
sizes and it location is irregularly. In some cases, house
lots were much bigger than average as new residents
bought nearby fields. In addition to detached houses, a
few multi-floor houses and gated cottages were con-
structed in different parts of Sokilnyky in the 2000s and
2010s this time by developers.

The emergence of commercial units affected urban
morphology significantly especially after 2000s. Malls,
hotels, gas stations, warehouses, manufactories were
erected in outskirts of Lviv city within the juridical
boundary of Sokilnyky close to main roads. New com-
mercial units are fragmented (unconnected), car oriented
and concentrated near highways and incoherent with
each other and with lack of integrity with existing resi-
dential areas. Such mono-use planning and concentration
of commercial units in one area that dominated in second
half of XX century is out of date and opposite to mixed-
use approach and transit oriented development (TOD) in
contemporary urban planning.

The effect of land distribution and privatization
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on peri-urban transformations. Based on the analysis
of changes in land ownership, household farming, de-
tached houses’ number and size, household income and
urban morphology in Sokilnyky allow finding out three
key consequences of land distribution and privatization
on peri-urban villages in largest Ukrainian cities.

Firstly, privatization of land provided opportunities
for small scale supplemental self-farming used as a sur-
viving strategy for one class of people, rural and even
urban residents, which was especially relevant for west-
ern Ukraine during the economic crisis of the 1990s.
However, after the 2000s, when the income of the
Ukrainians increased, the role of the supplemental farm-
ing decreased. For another class of people changes in
land-policy gave space for housing and commercial con-
struction causing the emergence of eclectic landscapes of
peri-urban settlements with mixing different classes of
people with different lifestyles.

Secondly, this land distribution and privatization
was crucial in the emergence of chaotic, fragmented and
ad hoc new housing and commercial units as parcellation

of land in the 1990s preceded urban planning and master
plan elaboration* or was based on old master plans of the
1970s and 1980s. Master plans have been updated or
modified after the major waves of land distribution. The
village council was often forced to adjust the master plan
for existing sites or land uses. An example of such plan-
ning mismatch is a part of village where the land was
initially distributed for self-farming and later became a
housing lot with or without changes of juridical status of
land, and the roads between agriculture fields became
streets in new residential areas. Former agricultural
land/fields (osobyste selianske hospodarstvo), their size,
shape, orientation and driveway between them - every-
thing that was drawn by a local land manager (zemlepo-
riadnyk) in the mid-1990s for agricultural purposes and
later was privatized — are becoming housing sites and in
many cases are not suitable for comfortable life. In some
places the construction of cottages is in the most unex-
pected places of former agricultural lands without inte-
gration to existing residential area (Fig. 5).

Fig. 5. Cottage house constructed in former agriculture plot in Sokilnyky follows the shape
of former agriculture field (osobyste selianske hospodarstvo) on the left
Photo by Author 2016

Finally, the land distribution, privatization and
commodification created conditions with biased for-
profit land-development and shrinkage of public spaces
and green open spaces. The former state owned orchard
in Sokilnyky, abandoned in the 1990s and 2000s, but a
popular for a weekend picnic place is marked in master
plan for the future housing construction that has already
begun. Instead, a green area is planned near the main
highway, a few hundred meters from the runway of Lviv
International Airport. In the other quarter, known as
Golda, access to small streams with green shores is no
longer available. They have been fenced off by home-
owners with creation of artificial reservoirs, although in
the master plan this area is public. The largest reservoir
in this quarter is in private hands together with the res-
taurant "Kozatska Rada" and is accessible only to restau-
rant visitors (as for 2016). But the largest lake that is still

in communal ownership in the village is available to all.
The vast majority of playgrounds and sports grounds are
located in areas where housing is hampered by the prox-
imity of groundwater, or where the size of the lot was
too small for housing construction.

As urban planners informed in informal conversa-
tions (recorded interview was impossible to conduct as
topic of privatization of land and even urban planning is
highly sensitive) they usually got pressed from the side
of village councils. Privatization of land explains why
urban planners have a weak position during the elabora-
tion of master plan with functional zoning. The village
council hired a planning company to create a master plan
of Sokilnyky, and village councils, holding a higher sta-
tus as customer, dictated future zoning areas to maxim-
ize future housing and commercial units to get profit
(both personal and for village council).

*In the Ukrainian post-socialist context, a master plan does not guarantee a comfortable living environment because of the lack of up
to date expertise in urban planning and esecially in urban design on the one hand, and the ability to circumvent the comprehensive
plan on the other hand through, for example, detailed plans of the area.
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At the same time, urban planners having weak legal
planning regulations, especially in rural area, are in a
less powerful position. As a result, the Sokilnyky master
plan gives an abnormal priority to residential and com-
mercial zoning, and much less to public and green space.
In a case when marsh and floodplains do not exist in
Sokilnyky, future public spaces as green areas will not
exist at all in the master plan.

Conclusion and discussion. After strict communist
party control, architecture and urban planning regula-
tions became weaker and offered space for housing and
commercial constructions in peri-urban areas. The way
land was distributed and privatized is key trigger that
shaped the peri-urban villages that became chaotic,
fragmented with ad hoc housing and commercial devel-
opments, shrinkage of public and green areas, and biased
urban planning for profit in master plans. De jure peri-
urban settlements are rural, but de facto — serving the
needs of a large city.

The land distribution and privatization is an exam-
ple how phenomenon, events and practices are part of
broader social processes determined by social structures
or system of relations. Post-socialist form of capitalism
as system of relations with nepotism and corruption de-
termined decision-making process of different actors
involving officials, urban planners, businesses and resi-
dents resulting in tangible consequences described
above. Those changes have long lasting effect as urban
fabric (morphology, houses type, green and public spac-
es) is hardly to change where a lot of private and busi-
ness interests are intersected.

As a result of land privatization peri-urban areas
became a mix of different social classes living side by
side, with some level of affluent residents concentration.
But Ukrainian peri-urban areas are not as contrasting as
the fast developing economies - Brazil, Nigeria, India,
Mexico or Kenya. There's segregation and the difference
in quality of life of colossal ones. Ukrainian peri-urban
villages are not heterogeneous even comparing to our
southwestern neighbors - Bulgaria, Macedonia and Al-
bania, where unregulated residential areas border the rich
one [28].

The case of the Lviv peri-urban village Sokilnyky
shows the transformations are going alongside with
changes in other countries of Central and Eastern Europe
described by such authors as Sonia Hirt [10; 11], Kiril
Stanilov, and Ludek Sykora [27]: a) the number of resi-
dents in suburb is growing (while in Ukraine overall
population is shrinking); b) transformation of former
dacha settlements into real suburbs (what is resent in
other villages around Lviv); ¢) non-residential suburban
development including big-box shopping centers, malls,
warehouses, light industrial facilities, and office parks
(the latter exists in plans in other part of the Lviv outskirt
Riasne). However, the planned suburban communities by
large international real estate investors, who are creating
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“time-tested development schemes” without respect to
local contexts in the case of Lviv, is only emerging with
involving of national companies.

In addition to how land was distributed and privat-
ized, the chaotic and fragmented development of the
Ukrainian peri-urban areas is caused by the administra-
tive fragmentation around cities. Administratively inde-
pendent units have own, inconsistent with one another
and with the city, goals and development strategies. At
present, there is no coherent strategy and coordination
between peri-urban villages and cities, and master plans
for cities expansion have no clear juridical implementa-
tion or mechanisms of cooperation. The law adopted in
2018 about the possibility of an adjacent village to join
the city - at the request of the village council and the
community [30] - provides opportunities for joint devel-
opment, but does not contain clear mechanisms for co-
operation. The law about urban agglomerations in
Ukraine with attempts to provide city and surrounding
villages with mechanisms for cooperation was not
adopted in August 2019.

The repeal of the moratorium on the sale of agricul-
tural land - paji will not affect the peri-urban areas, since
de facto the market for such land already exists through
various forms of long-term lease. Only in the case of
emergence of a state program initiation of small-scale
farming support and lending on the basis of private land
ownership can give impetus to the development of spe-
cialized agricultural entrepreneurship in the cities’ envi-
rons, but not in close proximity. In addition, the market
for land of personal farming (osobyste selianske hospo-
darstvo) up to 2 hectares has long been functioning in
Ukraine with a possible change in the land status for
construction.

Further research is needed to find answers for the
questions that are especially relevant in the new
conditions of decentralization when local municialities
are getting more and more power in decision-making and
when legislative side of planning is still unclear and
changible — how the urban planning expertise is devel-
oped and how it shapes master plan elaboration of peri-
urban areas? How different actors were involved in deci-
sion-making process and how it affected priorities
framed in master plans? Which narratives dominate re-
garding the future of peri-urban villages in different ac-
tors including city and international actors representa-
tives — the EU and USA support programs — ULEAD,
USAID, DOBRE? Qualitative methods such as ethnog-
raphy, participant observation and in-depth interviews
will come in handy. The answers to these questions will
help to understand the focal processes in urban planning
as complex political practice in order to advance juridi-
cal regulations and improve the quality of urban plan-
ning regarding the issues of social justice and environ-
ment friendly development.
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