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The aim of the paper is to present the impact of social capital in Poland on the regulation
of common-pool resources (CPRs). The conceptual framework created by Elinor and
Vincent Ostrom was used. However, not only «traditional» CPRs, such as pastures, water
intakes, and irrigation devices, but also the new ones, i.e. property in common use managed
by residential communities, are the subject of our analysis. Polish regulations of both kinds
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of CPRs are of formalistic character. In case of «traditional» CPRs this situation is partly
caused by specific legal culture influenced by formalistic foreign regulations (dating back
to the 19th century) and by bureaucratic administration during the period of central
planning. After 1989 similar methods has been applied to regulate new CPRs. In our view,
the deficiency of social capital is the reason why such a mode of regulation, thought contrary
to the principles described by Elinor Ostrom, is seen by some as not only acceptable, but
even desirable. We emphasize, therefore, the role of adequate social capital in the
management of CPRs.

Key words: common-pool resources, ownership, Poland, social capital, residential
communities.

JEL Classification: K11, K25, K32, L85, Q25.

Problem setting. Previous publications on common-pool resources (hereinafter:
CPRs), including the fundamental works of Elinor and Vincent Ostrom, covered
mainly traditional environmental resources in common use, such as pastures, water
intakes, irrigation devices, etc. In addition, they mainly referred to stable, long-
established communities. In this article, we refer the results of the analysis to the
development of CPRs legal regulations in Poland. We observe, however, that today’s
traditional resources available for common use in smaller communities are very
limited and shrinking due to expansion of market mechanisms. At the same time,
new types of resources that meet the definitions of CPRs should be noted. Residential
communities offer an example of joint property in common use. In our opinion, the
analysis of «traditional» CPRs can be helpful to understand the specificity of these
«new» resources. We illustrate the case with examples of Polish legal regulations.
According to Elinor Ostrom, CPRs are managed most effectively if the community
exploiting them sets up its own rules for their use. They have to consider sustainability
of the resource, i.e. to keeping it in a state allowing constant quality of use over
a long time. In Poland in case of residential communities, the framework of the
rules is top-down regulated, while the details are determined by the communities
themselves. Legal framework of community used water resources, flood prevention
and irrigation devices, as well as residential communities reflects past regulations
imposing state control over individual initiatives. Consequently, the vast majority
of resource management rules is given by the state. We believe, it is related to
missing adequate social capital. Were community members strongly involved in
creating their own immediate environment, the state rules would be redundant. In
the opposite case top-town regulations seem justified.

Analysis of recent research and publications. In analyzing public goods, we
took into account primarily the definitions of Stiglitz (1986, 1977). There is quite an
extensive literature on «traditional» CPRs. However, the works of Elinor and Vincent
Ostrom, which showed the possibility of effective CPRs management by the
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communities themselves, deserve a special attention (Ostrom, E., 1990). Moreover,
only to a small extent the results of these works were used by legal scholars. In Polish
literature, Blicharz (2017) has recently attempted to transfer the results of the Ostrom’s
research to the field of law, but his work does not refer to Polish law. Polish regulations
on community use of resources by «water companies» were the subject of quite
detailed analyzes (Paczuski, 1989, 2006), but so far this issue has not been analyzed
from the point of view of the CPRs concept. The same is true of the problem of
residential community’s management, which were not treated as the way of managing
the CPRs by previous authors dealing with this subject. Admittedly, there is a very
rich literature in English devoted to residential communities, but it deals mainly with
the sociological side of the phenomenon. Besides, one can observe an ideological
division into community supporters (Foldvary, 1994; Nelson, 2005) and their
opponents (Low, 2003). From our perspective, the contributions which analyze
housing communities from the side of club economy (Glasze, 2005; Szczepanska,
2014) are important. They indicate that residential communities can be treated as
a club, whose members have similar needs as far as goods and services related to
housing are concerned. The club offers conditions for the joint consumption of these
goods and services, while protecting them against use by the free riders. In our view,
the authors of such contributions are partly right. However, they do not take into
account the fact that individual members of the community represent very different
needs and habits. Social capital in the context of CPRs has not been of primary interest
to scholars (Tatlonghari & Sumalde, 2008; Carpenter, 1998; Anderson, Locker, &
Nugent, 2002; Gari, Newton, Icely, & Delgado-Serrano, 2017), although Elinor
Ostrom herself noticed that issue (Ostrom, 2002).

Paper objective. The aim of the paper is to present the impact of social capital
of a particular society on the regulation of common-pool resources. It seems that
this factor is underemphasized in the hitherto analyses of the subject. Polish
regulation of both typical CPRs (as water resources) and new ones have been chosen
as an example to present the mentioned issue.

The main material presentation.

1. The nature of common pool resources

Provision and consumption of private and public goods undergoes clearly
defined rules. Private goods are sold at market prices, which reflect their relative
scarcity and provision cost. Public goods, due to their nature, cannot be priced and
no consumer can be excluded from their use. The marginal cost of their provision
is zero, which means that each additional consumer could enjoy it at zero cost and
none could be discriminated and banned from its use. Of course, it doesn’t mean
that the delivery of public goods has no cost. The cost is most often covered by
public authorities both national and international (like in case of global public
goods) (Stiglitz, 1986; 1977).
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Common pool resources (CPR’s) are a different type of goods. They are free to
a limited number of users living in a defined area and their quantity is also limited.
Consequently, excessive consumption by one of the users would leave less for all
the other beneficiaries. In case of private resource, the owner has unlimited right
to use it (within legal bounds). In case of a CPR, there is no owner defined or the
owner left its resource for common use by a group of consumers.

Club goods can be consumed by many persons at the same time, but they are
susceptible to congestion (Buchanan, 1965; Boadway, 1980). Both private goods
and club goods are left to the scope of private law, the task of the legislator
(lawmaker) in their case is to define the property rights (in such a manner as to
avoid unnecessary conflicts, litigations etc., i.e. to minimize the transaction costs).
Moreover, sometimes the distribution of some private goods may be the subject of
antitrust regulation and/or express social preferences.

As Vincent and Elinor Ostrom many times emphasized (Ostrom, E., 1990;
Ostrom, E., & Ostrom, 1971; 1977; Ostrom, E., 1998), both in the case of public
goods and common-pool recourses, if the individuals who consume a particular
good consider only their own interest and they do not take into consideration the
interests of the others, the good easily would lose on quality. This statement shows
that according to the scholars the homo oeconomicus assumption is not working in
this case. Profit maximization should not be an objective in the CPRs management,
however each of the group members should find his/her acceptable share of benefits
in a Pareto-like situation. Reaching such an optimum would require a length of
time, which depends on the level of social capital' in the country in general and
specifically the spirit of cooperation and mutual trust among the group members.

Traditionally CPRs were studied in rather small communities where individuals
exploited their small piece of land and additionally had access to locally available
free resources like water or «no-man’s land» considered to be a communal ground
open for all to benefit from. Over time, in the absence of a massive inflow of
outsiders, the community worked out its own rules of resource use generally
accepted — «we have always done like that». Working out the rules required time
to smooth possible conflicts and to work out understanding of mutual needs while
preserving the resource for the future and avoiding its overexploitation. In this way
sedentary societies built their social capital allowing their survival. Economic
development brought about social changes and depletion of social capital, which
allowed in the past self-regulated use of CPRs. Therefore, a different type of
regulation had to be put in place. Although traditional CPRs still exist, we witness

' We understand social capital as the relationships between people that promotes the growth of well-
being. In modern societies regulated by law, social capital understood as trust and cooperation between and
within networks, plays an important role in efficient use of resources (in local communities, countries and
internationally). Its stock, difficult to be measured, changes over time. It takes time to build it, however
unexpected events or changes in production modes, might easily destroy it.
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new types of CPRs emerging with similar problems in their use where a joint
ownership coexists with private property.

Property issue in the case of common-pool resources is of secondary importance.
These resources can be public property as well as private property. They can be
also owned by local communities or other legal entities. Sometimes they have
inconsistent ownership structure. What is important, common-pool resources are
not «open access» resources. If there was «open access» to such resources, it would
be a result of management failure to protect them (Ostrom, E., 1990; Blicharz 2017).

2. Institutional arrangement of common-pool resources

A characteristic feature of CPRs is their limited nature. Therefore, their use has
to be controlled. Otherwise, they would lose their quality for the users or be
completely exhausted. Therefore, the management of a CPR is based on such a use,
which does not lead to reduction of benefits drown in the long run. It means defining
the pattern of use and the amount of the resource that can be used by entitled
individuals. This can be done in a top-down manner or by means of the by-laws,
1.e. rules shaped in a bottom-up way and unwritten customary rules. Elinor Ostrom
who was strongly in favor of the latter way distinguished several categories of rules
establishing the legal framework of CPRs. The first of them are operational rules
which concern everyday use of a resource, i.e. the withdrawal of its units, monitoring
actions of users as well as applying the sanctions. Collective-choice rules are, in
turn, about shaping the operational rules by the appropriators, administrators chosen
by them and external authorities (Ostrom, E., 1990, p. 52). Constitutional-choice
rules are another category of rules which refer to the ways of acting of a group
(community) managing a CPR vis-a-vis the state and other bigger organizational
structures. These rules concern also the so-called emergency situations.

Certain types of rights correspond with the rules listed above. Schlager and
Elinor Ostrom (1992, pp. 250-251) mentioned five types of rights related to CPRs,
among which the first two are the most important. These are: right to access to
a particular resource and the right to withdrawal the «fruits» or «products» of the
resource. The right to «management» includes the entitlement to decide on how
a CPR will be used and to introduce certain innovations in this regard, while the
right to «exclusion» determines who can use a CPR and how this right would be
transferred. Finally, the right to «alienation» means the possibility to sell or lease
the rights belonging to four above mentioned types. It should be noted, however,
that not in every case, the users have all these rights. In particular, the rights to
access and to withdraw may result from the ownership of another property or an
administrative decision (a permission) and may be non-transferable. Sometimes,
in turn, their transfer requires the consent of all the other users or certain
administrative authority and is quite complicated. The most important thing is that
the right to manage the CPR is performed jointly by the users, and decisions in this
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regard must be made by the majority or even all of them. It assumes democracy in
the decision-making process.

3. Regulating the «traditional» CPRs in Poland

Legal framework of CPRs in Poland still contains some relics of old institutions.
They are easements and the so-called bank easements (serwituty) in the Suwatki
region as well as the shared use of pastures in the Gorce and Tatra Mountains. They
concern communities with a very stable character and regions in which there were
no significant migrations after the World War II. The mentioned easements had
been still in force during partitions (mainly legal acts of the Russian tsarist
administration). Most often they regulated jointly used forests. The Act of June 29,
1963 on the management of common lands (Polish Journal of Laws [PJL], No. 28,
item 169) replaced these easements by obligatory companies. This regulation,
adopted under central planning, introduced a rather formalized method of managing
the CPRs. Piotr Gotos’ research revealed that the so-called land communities in
Poland continue to operate in 447 local communes (gminy), i.e. in 18.1% of all of
them (Gotos, 2008).

Common sheep grazing area in the Tatra Mountains is fully regulated by
customary law, although conflicts between this law and the statutory regulations
are still noticeable (Korzycka, 2018, pp. 185-187). Currently, the shared use of
pastures has been limited due to the establishment of the Tatra National Park in
1954. Korzycka emphasizes that the draft regulation of the Park of 1938, which did
not enter into force due to the outbreak of World War I, stressed the need to respect
the customary rules («easement’s rights») regarding common pastures. The
regulations from the period of the Polish People’s Republic strongly limited this
possibility, and the intention of the authorities was to interfere within «the internal
relations of the highlander community». Conflicts between the community and the
authorities regarding traditional grazing escalated in the 1960s and 1970s (Korzycka,
2018, pp. 190-192). The actions of the authorities in this period led to the
infringement, and often the disappearance of the customary regulations of the CPRs
management in rural areas. Traditional rules were seen as incompatible with the
model of agricultural production organization, in the country in those days.

The institution of «water company» was introduced into Polish legal system
in 1922. It was to serve as management of resources like water intakes, flood
protection and irrigation devices. The institution was based on Wassergenosenschaften,
present in both Prussian and Austrian laws. However, while in Galicia where
Austrian law was in force, the Wassergenosenschaften did not play a major role, in
the former Prussian Partition they were of great importance in initiating the irrigation
works'. The difference was due to ownership structure of agricultural land in those

! Two types of water company were known in Prussian law: private law companies and public law companies.
The latter had a privileged position, but also the supervision over them from the administration was greater
(Dawidowicz, 1959, pp. 47-51).
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territories. Large and medium-sized farms dominated in the Prussian Partition, and
their owners were directly interested in the success of irrigation works (Dawidowicz,
1959, pp. 13—14, 82-84). Moreover, several water companies established in this
territory were still in operation during the period 1945-89 (Paczuski, 1989).

Austrian Act of 1869 became the model for Polish «Water Act» of September
19,1922 (PJL, No. 102, item 936). Polish act extensively regulated water companies.
As many as 72 out of 266 articles were devoted to them, and they introduced quite
detailed provisions.' Such institutions as the ones introduced by this act were
completely unknown in the former Russian Partition (Nowakowski, 2006, p. 454;
Dawidowicz, 1959, pp. 18—19). Probably this was the reason for such a vast
regulation. However, the casuistic nature of the regulations caused problems in
their application (Dawidowicz, 1959, p. 19). Public administration played a major
role, because the law enabled authorities to enforce the creation of a compulsory
water company (a similar institution existed in the Prussian act of April 7,
1913) (Dawidowicz, 1959, pp. 50-51, 74-79). Legal historians point out that many
of water companies had financial problems, although they had been financed
extensively by the state (especially since 1925) and had opportunities to get cheap
bank loans.? Moreover, the irrigation systems built/ maintained by water companies
in many cases were not very efficient (Nowakowski, 2006, pp. 456—457;
Dawidowicz, 1959, pp. 90-103).

In the period between1945-1989, institution of the water company remained in
the legal system. However, during the early period (1950—1955) it completely lost
its practical importance. The regulations of the two «Water Lawsy»: of May 30, 1962
(PJL, No. 34, item 158) and of October 24, 1974 (PJL, No. 38, item 230),
strengthened the administrative supervision and allowed to make water company
an obligatory form of management of specific resources. Both acts stipulated that
the creation of a water company could be a result of an agreement between interested
individuals and/or organizations, as well as of an administrative decision (Article
110 of the Act of 1974)°. Thus, the imposed organizational form of a water company

' Some authors in the pre-war period pointed out that the term used in the act was not accurate because it
suggested the connection of this institution to commercial law companies. Therefore, «water associations»
or «water unions» were considered to be better terms (Dawidowicz, 1959, p. 47; Bigo, 1928, p. 109). «Levee
unions» were a kind of water companies, dealing with the construction and maintenance of flood protection
embankments. It is worth noting that the roots of these unions — as a way to manage the common-pool
resources — could be traced in Polish lands back to the Middle Ages (Nowakowski, 2006, p. 450).

2 The legal provisions concerning water company were also abused. In order to obtain a cheaper loan, the
factious water companies were created, that jointed lands which were distant from each other and unconnected
with each other from economic point of view (Dawidowicz, 1959, p. 85).

3 The analysis of the regulations of that period leads to the finding that water company was to be the
basic form of management of common water resources and water intakes as well as flood embankments,
melioration devices and devices for wastewater treatment. Such a conclusion should be deduced from the fact
that the members of the water company were owners or users of land in scope of the activity of the company.
However, other entities, including state-owned enterprises, could become members of such a company if their
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could be implemented without the consent of interested entities. In such a situation,
the internal regulation was bestowed upon a water company by the local
administrative body (Zwieglinska, 1981, p. 171, 173)'. According to art. 112 para.
1 point 2 of the Act of 1962, this could happen if justified by «the reasons of planned
water management». Similarly, it was possible to terminate a water company
without the consent of its members. A water company was not free to regulate its
organizational structure, as there were standard internal regulations (statutes) to be
applied. These statutes were quite detailed and indicated that the company performed
its tasks under supervision of the state administration (Prawo wodne, 1979, pp. 142—
143, 146-156; Surowiec, Tarasiewicz, & Zwigglinska, 1981, pp. 270-287). In
addition, water companies were considered to be a part of the state-owned sector
(so-called jednostki gospodarki uspotecznionej), therefore they were included in
the whole planning system. In turn it meant that legal regulation became even more
bureaucratic and less transparent. The Act of 1962 abolished also the regulations
of the levee unions. Thus, a century of gradual development of these unions on the
present Polish territory has been squandered. Custom developed rules of the flood
protection devices maintenance were replaced by state regulations (Paczuski, 1989,
p. 17). In this situation, water companies managed resources put at their disposal
like the state property. They would not qualify to be called CPRs by Elinor Ostrom.

Subsequent changes in water company regulations made after 1989 were
intended to adapt it to the conditions of the market economy. However, the general
nature of the regulation has remained unchanged. It is still quite detailed and
formalistic. It also does not allow for flexible regulation of the water company
structure, to be adapted to the specific needs of entities using common-pool
resources.

Currently, water resources in Poland are becoming scarce. Therefore, the state
has established a sort of a monopoly in deciding on water use. In this framework
water companies were allocated water quotas to be used according to imposed rules.
In the administration of water resources they have to follow the rules established
by the state. The provisions on the water company included in the Water Law of

participation in the company was «economically justified» (Article 109 (1) of the Act of 1974). Accession of
other entities than owners or users of land to the company caused that the principle that the resource should
be managed by entities directly interested in maintaining the quality of the resource was disturbed. Sometimes
they could be the entities that could exert a considerable pressure (e.g. large state-owned enterprises). In
addition, according to the standard statute, the entities or state-owned enterprises belonging to a water
company had more votes at the general assembly than natural persons being members (Surowiec, Tarasiewicz,
& Zwigglinska, 1981, p. 282, 284).

! Both acts of 1922 and 1962 mentioned also a mixed — partly voluntary and partly compulsory — water
company. It was established at the initiative of the majority of owners of the lands to which the company’s
activity was to relate, but the administrative authority issued a decision regarding the inclusion of other
property owners in the company (Sommer, 1998, p. 311). It is worth adding that creation of such a mixed
entity was also possible under old Prussian regulations but limited only to very few situations (Prokopowicz,
1926, p. 92).
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July 18, 2001 (PJL No. 115, item 1229) — despite all the differences resulting from
the change in economic relations — were, to a large extent, quite similar to the
previous regulations of 1974. However, the 2001 regulations did not allow public
administration bodies to impose obligatory creation of a water company. The scope
of public administration supervision over the activities of such organizations was
also slightly relaxed. In addition, levee unions as a special type of water companies
were restored.

The intention of the new legal arrangement of water companies, contained in
the Water Law of July 20, 2017 (PJL, item 1566), was to make them non-profit
organizations. Still, the legal regulation of water companies seems not to be in line
with the principles laid out by Elinor Ostrom. Today’s water companies are highly
formalized structures with three types of bodies, i.e. management, general assembly
of members, and audit commission (if the water company has more than ten
members). Consequently, water companies do not meet the «bottom-up» principles
of management. Their structure is quite strict and supervised by the local authorities'.
The act of 2017 upholds the provision, taken from the previous regulation of 2001,
that all the resolutions of a water company management have to be submitted for
approval to Starosta (the district administration authority) within 7 days from the
date of adoption. For a successful management of a CPR, it is necessary that a group
of people or community using a CPR should feel responsible for the resources at
their disposal, which is not the case. The structure of a water company guarantees
only a limited members participation in management (through general assembly),
but it is not certain if this level is sufficient to guarantee sustainability in a long run.

4. New forms of CPRs in Poland

Transition period in Poland has been a reaction to loss of efficiency in resources
use considered to be a result of central planning. Badly managed public property
and inefficient market mechanisms were results of the decision-making processes.
The owner (state) made decisions based on aggregated information while the actual
production activities had to deal with production and distribution details not
necessarily consistent with instructions received from above. Change of ownership
was an important part of a needed solution. Private owner, motivated by profit, was
a better guarantee of efficiency. Most of the state assets in industry and services
have been privatized. Privatization brought also changes to ownership in housing
sector. During the pre-transition period (1988) about 24 percent of the urban
population lived in different forms of cooperative apartments, and another 19
percent in service and municipal apartments usually provided on concessional terms
(Gatazka, 1998, p. 54). At least ownership of the apartment buildings was clear in

' The new Water Law of 2017 realizes the tendency towards centralization of the water resources

management. In this regard it has created a superstructure called The State Water Farm «Polish Waters»
(Panstwowe Gospodarstwo Wodne « Wody Polskie»).

69



ISSN 2411-5584. Exonomiuna Teopis Ta npaBo. Ne 3 (34) 2018

this system. The new laws allowed and encouraged' tenants to get into full ownership
of the apartments they lived in. Without getting into intricacies of the operation,
extended over time and taking different forms adapted to previous institutional
ownership, it created a new setup for all concerned. Former owners were not any
more responsible for management and maintenance services. New owners, mostly
former tenants, became responsible not only for their respective apartments, but
also for the common parts of the buildings, connection to utilities, jointly used
space, improvements etc. as well as for the associated costs. In this way a new kind
of CPRs was created. Property in common use of the residential communities should
be treated as CPRs, because it is a resource whose quality directly affects the value
of individual apartments owned by members of the community. When common
property (staircases, garages, jointly used rooms, etc.) is well maintained, the value
of apartments goes up. Therefore, the owners should see their interest in maintaining
the common resource in good condition (Szczepanska, 2014, p. 201). Simultaneously,
the operating principle of residential communities is to make decisions about this
resource in a democratic way as it concerns all their members.

In 2016 as many as 20 percent of all the apartments were in over 325.000
residential communities and their numbers were growing (GUS: Polish Central
Statistical Office). Out of this number about 50 percent of communities were
composed of one-family houses, while the condominiums share was estimated at
45-48 percent of all the communities. Residential communities in apartment
cooperatives were the remaining part of this number (Szczepanska, 2014, p. 199).
Such, de facto, newly created communities, if left alone, would have to organize
themselves in order to regulate their internal relations in the use of jointly owned/
used facilities and agree on the distribution of related cost. Operating problems
were further complicated by the fact that most of common facilities in the existing
buildings were in the need of repair. Members’ material status (poor vs. those better-
off) determines difference in expectations to the scope and quality of present and
future spending to keep CPRs in adequate shape. Aware of the emerging problems
between tenants — group members, and account taken of the scale of the problem,
Polish legislators passed a law to regulate operation of «residential communities»*.
Communities created and in operation under this law represent heterogeneous
groups of people, often weekly linked, where rational use of CPRs might be difficult
to agree upon, at least at the beginning.

Polish law de facto created this new type of CPR within property in common
use (PCU). It is governed by the provisions of the Civil Code (i.e. the amended Act
of April 23, 1964, uniform text: PJL of 2018, item 1025) and Act of June 24, 1994
on ownership of premises (consolidated text: PJL of 2018, item 716). If the

' Selling at discount prices to registered tenants.
2 Polish: «wspolnota mieszkanioway, the term close to the German «Hausgemeinschafty, condominium.
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residential community has no more than seven apartments, the provisions concerning
joint ownership are applied to the shared real estate property — CPR (Article 19 of
the Act on the ownership of premises). This means that if it is the wish of the
residential community members, it may outsource its management to one of the
members (co-owners). The residential community may also entrust management
to an external entity, whereby each co-owner might apply to the court for appointment
of a manager (Article 203 of the Civil Code). Activities that exceed the so-called
ordinary management of a PCU require the consent of all the owners. If it is
impossible to reach, co-owners with more than 50 percent of shares in the PCU
may address the court to resolve the disputed problem (Article 199 of the Civil
Code). Therefore, in case of small residential communities, existing regulations
allow for a far-reaching independence in matters of the PCU management. Basically,
the role of the court becomes only subsidiary. The court comes in only when the
owners are not able to reach compromise in solving their problems.

By law the solution is different in the case of larger communities (composed of
more than seven apartments). Here, the members have to select a manager, who
would be either a natural person or a legal entity (Article 20 of the Act on the
ownership of premises). The manager deals with the day-to day
(«ordinary») management of PCU, while the majority resolution of the owners is
needed only in case of activities exceeding the scope of «ordinary» management
(Article 22 of the Act on ownership of premises). It should be emphasized therefore,
that in this case, management of the PCU becomes more formalized. The resolutions
are adopted by the majority of owners and implemented by management. Larger
communities, by law, are obliged to follow the regulations designed for them. They
would not be allowed to use the simpler rules which are in force in a community
of up to seven apartments (Strzelczyk & Turlej, 2015, p. 489).

The way the PCU is to be managed is determined by its members in a form of
a written agreement (a notarial deed), whereas the contract previously concluded
already creates a binding legal situation for the owners of newly-separated
apartments (in buildings formerly under communal administration). This means
that if a specific entity (most often a legal entity —a company) had been a manager
under such a contract, when the community had only a few members and the
municipality was the majority owner (for example it owned seven out of ten
apartments in the residential community), then the entity would automatically
remain the manager when the number of community members grows. A change in
the way in which the community is managed requires majority decision of the
owners drafted by a public notary (Article 18 of the Act on ownership of premises).
Through this provision, the legislation explicitly privileges the manager of the PCU
designated earlier by the municipality. In the majority of cases the managing entity
selected by the municipality retains its position also after selling all the premises
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formerly owned by the municipality. The change of the manager requires vote of
the owners. If, however, managerial entity fails to perform adequately, each owner
has right to request the court to appoint a different manager. Privileged position of
the managing entity acting on behalf of a municipality is reflected in the law. The
law entitles it to seek court appointment of a manager when members of the newly
formed community don’t make their decision on this subject (Article 26 of the Act
on ownership of premises). Present legal regulations undoubtedly favor the
bureaucratic style of managing the PCU.

At this point it should be noted that the professional property managers
associations lobby for amendments to the currently applicable law. If successful,
the amendments would lead to more detailed regulations on such issues as e.g.
parking spaces, as well as would further limit the democratic decision making by
the residential community. Property managers propose among others to wave the
voting quorum requirement. According to their proposals, biding decisions would
be taken by the voting members present at the meeting only (Stanowisko PSZN,
2015). As a result of such a change, there would be no need to collect votes from
the absentees. It would reduce transaction costs of property managers, but in this
way, potentially large group of members would be excluded from the decision-
making process. Consequently, the use of resources would be determined by the
managers in a top-down manner. It would not fit into our definition of CPRs.

The question might arise: why such a specific legislation was required, while
civil law already sufficiently regulates all possible property relations. Since their
first emergence, the CPRs, operated on un-written rules and understanding between
their beneficiaries worked out over time. No doubt, such an understanding must
have been reached after numerous past small conflicts, which led to joint
comprehension that only well maintained and reasonably used CPR can offer
sustainable benefits. This brings the topic of social capital, extensively discussed
and referred to in many publications (Adler & Kwon, 2002; Costa & Kahn, 2003;
Ferragina, 2012).

Szczepanska’s research on residential communities in Poland (2014) shows that
the surveyed community members recognized residential communities as
a satisfactory form of premises management. However, the actual involvement of
the members in day-to-day community affairs was low. Most often they remained
passive (the exception was in communities made up of a larger number of younger,
usually well-educated retirees). Szczepanska believes that this might be related to
the phenomenon of «potentiality» described in sociological literature: «the owners
just need to convince themselves that they are capable to apply the mechanisms of
co-management the moment it is necessary» (Szczepanska, 2014, p. 207). Often
the members were happy to leave the entire management process to a professional
manager. Her research also revealed attitudes indicating a lack of understanding of
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what a common resource is. Interviewed, some communities’ members presented
opinions like: «Why should I pay to repair the leaking roof if it is not dripping in
my flat?» (Szczepanska, 2014, p. 210). Needless to say, communities characterized
by strong neighborly ties, i.e. by greater social capital, were operating more
efficiently and offered more satisfaction to their members. In case of such
communities, strict regulations by the state are considered redundant and
counterproductive. When the entire management process was in the hands of the
outside professional entities, it was difficult to create democratic, effective decision-
making mechanisms within communities themselves.

5. Concluding remarks

The cases presented by Elinor Ostrom refer to sedentary societies with adequate
social capital built over generations. People know what to expect from one another
and have learnt to care for common good, because it has been an essential element
of their wellbeing. The right equilibrium has been reached to guarantee sustainability
of the CPRs at their disposal.

The situation changes if one or few large users appear. Such users often have
short-term commercial interests and act according to the «hit-and-run principley,
cashing short term benefits. In such situations and in the absence of appropriate
social capital, formal regulations become necessary. They might be of statutory or
contractual character.

Expansion of modern market mechanisms reduced importance of traditional
CPRs, built on trust and mutual understanding (social capital accumulated over
years). Gradually such CPRs have been incorporated into economy’s main stream.

Under changing market conditions new organizational forms are created to
manage the resources meeting the conditions for recognizing them as CPRs. It is
the case of residential communities, which have to manage property in common
use. Polish regulations of the traditional CPRs are characterized by high degree of
formalism. It can be traced back to specific legal culture influenced by, and to some
extent inherited from, formalistic foreign regulations (dating back to the time of
partitions in the 19" century) as well as to bureaucracy of the central planning. After
1989 the state continues to apply similar methods of regulation of new CPRs.

It is due to low level of social capital inherited from central planning and further
wasted in the transition processes. Residential communities are legally independent.
Their decisions are made in a democratic way. However individualistic approach
and deficit of social capital, expressed in lack of understanding of the needs of co-
members, causes management problems. As a result, the communities often
outsource entire property management to professional administrators. There is little
place in this environment to develop and agree upon bottom-up rules for the use of
common facilities. So, the state remains the basic regulator. Our analysis indicates
that in spite all the formal conditions, the majority of residential communities still
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do not operate as classical CPRs. We believe, it is the question of time it takes to
build self-regulating groups of people having same interests in resources at their
disposal. In the short run, community members, impatient to have working
arrangements as quick as possible, are ready to accept imposed legal rules. Over
time, rules good for all prove not to be adequate to specific expectations of the
members. Such a moment would mark the start of real member’s involvement in
taking responsibility of their CPR.
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PEI'YIMPOBAHUE PECYPCOB OBHIEI'O ITOJIb3OBAHUA:
IMPOBJIEMA COLHUAJIBHOI'O KAITUTAJIA B ITIOJIBIIE

Llespto cTaTbu SBISIETCS UCCIIEIOBAHUE BIMSHUS COLMAILHOIO KanuTaia B Ilonbmie
Ha peryaupoBaHue pecypcon odiero nonas3zosanus (POIN). Mcnonp3oBanuck KOHIENTY-
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aJpHBIC TOAXOABI, Co3MaHHbIe DMMHOp  Buacent OctpoM. OmHAKO TIPEIMETOM HAIIIETO
aHaJIM3a SBJISIOTCS HE TOJIBKO «Tpaauninonubiey» POILI, Takue kak nacTOuIIa, BO103a00phI
U UPPUTAILIMOHHBIE YCTPOMUCTBA, HO U HOBBIE, T. €. UMYILIECTBO, UCIOIb3YEMOE COBMECTHO
XKUIbIMU coobmecTtBamu. [lonbekue nmpaBuna o6oux Buaos POII HocaT ¢hopmanmbHBIA
xapaktep. B cinyuae «tpagunmonasix» POII aTa cutyanns yacTHYHO BbI3BaHa OIpe/IeieH-
HOM TIPaBOBOM KYJBTYPOH, HAa KOTOPYIO TOBIUSUIH (hOpMallbHBIC BHEIIHUE MTpaBmiia (Ha-
gpHas ¢ XIX B.) u OropoKkparudeckasi afIMIHUCTPAIINAS B MEPUO IICHTPATH30BAHHOTO
rianupoBanus. [Tocne 1989 r. aHamornyHbIe METO/IBI OBUTH IIPUMEHEHBI JJIs PETyJIUpOBa-
Hus HoBbIX POII. Ha Ha B3misi1, HEAOCTATOK COUMANBHOTO KaUTAalIa SBJISETCS IPUYUHON
TOTO, UTO TAKOW PEKUM PETYITHPOBAHUS U CTIOCOO MBINIIJICHUS POTUBOPEUAT ITPHHIIAIIAM,
onucaHHbIM DnuHOP OCTPOM, KOTOPBIE PACCMATPUBAIOTCSI HEKOTOPHIMHU HE TOJIBKO Kak
MpUEMIIEMbIE, HO Ja)Ke U kejareabHble. [[03ToMy MBI MOJUEPKUBAEM POJIb aACKBATHOTO
colMabHOTO KanuTajia B ynpasiennu POIL.

KuaroueBble cioBa: pecypchl o0LIero nojib30BaHusl, COOCTBEHHOCTD, [lonpima,
COLIMAJIHHBIN KaIUTaJ, XKHUIIbIe COOOIIECTRA.

L. KUROWSKI

npoecop eKoHOMIKH, XabiTiTOBaHUH JOKTOp, [lepKaBHUI yHIBEPCUTET MPUKIATHUX
Hayk Anrenyca Cinesiyca y Banoxkux, [Tonbiia, BanOxux

P. SZYMANIEC

XaOULTITOBaHHH TOKTOP IOPUINYHUX HAyK, mpodecop, Jlep:kaBHuil yHIBEpCUTET MPH-
knajaHux Hayk AHrenyca Cinesiyca y BanOxkux, [Tonbiia, BanOxux

PEI'YJIIOBAHHS PECYPCIB 3ATAJIBHOI'O KOPUCTYBAHHA:
ITPOBJIEMA COHLIAJIBHOI'O KAIIITAJIY B ITIOJIBIII

IMocranoBka nuTaHHs. 3a3BU4aii Iz pecypcamu 3aranbHoro kopuctyBanus (P3K) po-
3yMIIOTh TPATUITIHHI €KOJIOTIUHI pECypCH 3arajlbHOTO KOPHUCTYBAHHS, TaKi K MTACOBHIIA,
BOJ103a00pH, 3polIyBalibHI cucTemu Toio. [IpoTe MU criocrepiraemo, 1110 3apa3 Taki pe-
CypcHu AOCTYIHI JUIsl CIIJIBHOTO BUKOPHCTAHHS IIEPEBAXKHO B MAJIMX IPOMAJIax, dyxke 00-
MEXEHI Ta CKOPOIYIOTBCS Uepe3 PO3MUPEHHS PUHKOBUX MexaHi3MiB. OTHOYACHO € HOBI
TUTIH PecypciB, IO BiANOBiAa0Th Bu3HaueHHI0 P3K, Hanpukiaa, BIACHICTh y CHITBHOMY
KOPHCTYBaHH1 *KUTI0BUX rpoMai. Ha Ham oz, anani3 «rpaguuiianx» P3K moxe Oytn
KOPHCHHM JUTIsI PO3YMiHHSI crienndiku mux «HOBHX» pecypceiB. [Ipugomy P3K ympass-
I0TBCSI HAO1TBII €()EKTHBHO, SIKIIO CHUIBHOTA, KA EKCIUTyaTy€e iX, BCTAHOBJIOE BIIACHI
MpaBuiIa iX BUKOPUCTAHHSI.

AHaJi3 ocTaHHIX JocaimKkeHb i myOaikamiii. B ananizi cycminpaux O1ar aBTOpH
cTarTi criupanucs Hacamnepen Ha npaui Stiglitz (1977, 1986), a Takok Ha pi3HOMaHITHY
niteparypy npo «rpaguniiai» P3K. Ognak ocodnusa yBara npuainsersbes podoram Elinor
Ostrom and Vincent Ostrom, y SIKAX TTOKa3aHO MOXJINBICTE €(heKTUBHOTO yIipaBmiHH P3K
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camumu rpomagamu (Ostrom E., 1990). Ha »xainb, pe3ynsTaTy 1UX Mparib JUIIe He3HAYHOI0
MipOI0 BUKOPUCTOBYIOThCs toprctamu. Blicharz (2017) HamaraBcsi nepeHecTH pe3ysibTaTiu
nociimkens Ostrom 10 chepu paBa, aje Horo podoTa He CTOCYEThCS MOJILCHKOTO ITPaBa.
[Nosbebki mpaBmIIa MO0 BUKOPUCTAHHS PECYPCiB IPOMaaN «BOAHUMH KOMITAHISIMU OyJIH
MpeIMETOM JTIOCHUThH AeTanbHoro anainizy (Paczuski, 1989, 2006), aie mo nporo 4acy us
npobnema He Oyna mpoanaiizoBana 3 moriny koHremnmii P3K. Te came cTocyeTscs npo-
OJleMU yIIpaBITiHHS MaifHOM (BJIACHICTIO) JKUTJIOBOIO TPOMafior0. BoHa mikaBUThL HacaMIie-
PEJ1 COLIOJIOTIB; 1HKOJIM Mae ifieosoriune 3adappieHHs. JlesKi aBTOpy aHaTI3yOTh KHTIO-
Bi rpomaju 3 00Ky kiryoHoT exkoHoMiku (Glasze, 2005; Szczepanska, 2014). CouianbHuii
kamitan B kouTeketi P3K 10 nporo gacy He OyB roJOBHMM iHTEPECOM AJISI BUCHHX, X0Ua
cama E. Ostrom (2002) Bu3Ha1a 110 PoOIeMy.

@opmynoBaHH HiJeil. MeToro cTaTTi € TOCIHiIKeHHS BIUTMBY COIialIbHOTO KaIriTa-
JIy CyCIIiIbCTBa Ha perymoBanus P3K.

Buxkiaa ocHoBHOro MarepiaJjy. Y CTarTi JOCTIKYIOTHCS TUTAHHS:

1. Xapakrep pecypciB 3aranbHOr0 KOpUCTyBaHHs. Ha BinMiHy Bix mpuBaTHHX, CyC-
minbHUX 1 KryOHuX Omar, P3K € Oe3komroBHUME 7151 00MEXEHO] KiTbKOCTi KOPHCTYBauiB,
SIKi TIPOXKMBAIOTh y BU3HAUEHIH 00acTi, 1 iX KiIbKiCTh oOMexxeHa. ToOTo HajMipHE CTIo-
YKUBAHHS OJTHUM 13 KOPHCTYBa4iB 0OMEXUTH KOPUCTYBAHHS JIJIS BCIX iHIMX OeHediriapis.

VY Bumanky P3K He BU3HAYCHO BIIacHWKA a00 BIIACHUK 3aJTUIIHB CBIA pecypc I 3a-
raJbHOTO KOPHCTYBaHHS TpyIoto criokuBadiB. [Ipobiiema BiacHocTi y Bunaaky P3K B3a-
raji Mae IpyropsiaHe 3HadeHHs. Lli pecypcn MOXyTh OyTH SIK IepKaBHOIO, TaK i IPUBATHOIO
BJacHICTIO. BOHM TakoX MOXKYTb HaJIeXaTH MiCLIEBUM IpoMajiaM abo iHIINM IOPUANIHAM
ocobam. [HOI1 BOHM MaroOTh CynepeuInBy CTPYKTypy BiacHocTi. Ane P3K — ne He «Bin-
KPUTHH IOCTYII» O PECYpPCiB.

Maxkcumizaris npuOyTKy He MOBHHHA OyTH 00’ ekToM ynpasminusa P3K, onnak koxen
13 WICHIB IPYITM MOBUHEH 3HAWTH CBOIO MPUHHSATHY YaCTKY BHTOJ Y CUTYaIlil, TOAIOHIH J10
[TapeTto. JlocarHeHHS TAKOTO ONITUMYMY 3aJICKUTh BiJl PIBHA COLIaJIbHOTO KaiTaly B Kpa-
HI B LiJIOMY, a caMe Bijl CIIBPOOITHUIITBA Ta B3a€EMHOI IOBIpH MIX WIEHAMH TPYIIH, 1 I10-
TpeOye NEeBHOTO Yacy.

2. Incturyniiina opranizamis P3K. Ockinpkn xapakTepHoto ocobmuBicTio P3K € ix
O0OMEXEeHNH XapakTep, TO iX BUKOPUCTAHHSI CIIiJI KOHTPOJIIOBATH. |[HAKIle BOHU BTPATSThH
LIHHICTB JJIs1 KOPUCTYBadiB a00 OyyTh MOBHICTIO BUUepIiaHi. Le MoxHa 3poOuTH 3BEpXYy-
BHU3 200 32 JOMOMOTOIO ITiI3aKOHHKX aKTiB (IIpaBuil), cQOPMOBAHUX 3HU3Y BIOPY, & TAKOK
HenmucaHuxX 3BMYaiHuX mpaswui. E. Ostrom Buainnia AeKinbKa KaTeropiid mpaBuil, IO
BCTaHOBJIIOIOTH 1paBoBi pamku P3K. ¥V cTarTi BOHN neTalbHO aHai3yI0ThCH.

3. [IpaBoge perymoBanHs «Tpaauiinaux» P3K y [lompmi.

4. Hosi ¢hopmu P3K y [Tomb1i B mepexiaHuiA Iepion Ta iX 3aKOHOaBYC PETYIIOBAHHS —
Ha MPHUKJIAAl BIACHOCTI y XKUTIOBOMY CEKTOPI Ta MaifHa CIUILHOTO BUKOPUCTAHHS (MKHT-
JIOBUX OY/JIMHKIB) rpoMajisiHamMu. B3araii 1ie Ha3uBaroTh KOHJIOMIHIYMH.

BucHoBku. Po3mmpenss cydacHUX PUHKOBHUX MEXaHi3MiB 3MEHIIHMIIO BaXKJIUBICTh
tpanuuiiinux P3K, mobynoBanux Ha AOBipi Ta B3a€MOPO3yMiHHI (HAaKOMMYCHUH 3a Oara-
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TO POKiB collianpHu# Karitain). P3K mocTymoBo BKIIOYaIOTHCS B OCHOBHHI TOTIK €KOHO-
Mmiku. [TosBa % omHOTO 200 TEKITHKOX BETHKHX KOPUCTYBATIB, SIKI 9ACTO MAfOTh KOPOTKO-
TEPMIHOBI KOMEPIIiiHI IHTEPECH 1 MIyKaIOTh KOPOTKOCTPOKOBUX BUTOJI, y3arajil 3MiHIOE
cutyariito. Tofi, 3a BiICYTHOCTI BiJIIOBITHOTO COIIaJbHOTO KaIliTally, CTa€ HEOOXiTHUM
(dopmanbHe peryiaroBaHHsI. BoHO Mo)ke MaTH cTaTyTHHI a00 JOrOBIpHHIA Xapakrep.

Ha 1eii yac )UTII0Bi TPOMa/IU € FOPMIMYHO HE3aIEKHUMM. IXHi pillleHHS TIPUiMaloTh-
csi ;eMokparnyHo. [IpoTe iHauBiTyamicTHUHUHN miaxig i AeiuuT coLiaJbHOTO KamiTay,
BUPaXCHUH Y BIIICYTHOCTI PO3yMiHHS MOTPeO CIiBYYaCHHUKIB, TOPOHKY€E YUCICHHI MPO-
OneMu ynpasninHs. Hanpukinaz, rpomMaay 4acTo nepenaoTs npodeciiHoMy MeHeKMeH-
Ty BCIO BiacHicTh. [Ipu 1ipoMy JiepkaBa 3ajUIIa€ThCS OCHOBHUM perynsitopoM. Ham
aHaJi3 MoKasye, 110, He3BaXKA0UH Ha BCi QopMaibHi YMOBH, OIBIIICTD JKUTIOBUX IPOMAJT
I1e He MpaIoioTh AK kiacudHi P3K. Y KopoTKOCTpOKOBiii MEepCIIeKTHBI WIEHH TPOMaIH,
abu MaTy SKoMora IMBUII poO0Ui JOMOBIEHOCTI, TOTOBI MPUIHATH HAB A3aHi iM 3BEPXY
MIPaBOBiI HOPMH. Y JTOBrOCTPOKOBIM MEPCIIEKTHRI TaKi TpaBHUjIa MOXKYTh BUSBUTHCS HeaIeK-
BaTHUMH OCOOJIMBHM OUiKyBaHHSIM 4WieHiB rpomaan. [lorpiben gac mist moOyaoBu caMo-
BPSIIHUX TPYI JIIOZEH, SIKi MalOTh OHAKOBI IHTEPECH Y PO3NOPSAKEHHI pecypcam. Taknit
MOMEHT O3HaMEHYBaB OW IMOYATOK PEabHOI Y4acTi YIeHIiB rpOMajiy y IPUHHSATTI BiAIIO-
BianpHOCTI 3a X P3K.

Koporka anorauis crarri

AHoTanisi. MeTo0 CTaTTi € 10CIIiPKEHHS BIUIMBY ColliaabHOro Kamnitany B [TonbIn Ha
perymnoBaHHs pecypciB 3araibHoro kopuctyBanss (P3K) i3 3ampoBamkeHHSIM KOHIENTY-
aNbHUX TIAXOMIB, sKi 3anpononyBanu Elinor Ostrom and Vincent Ostrom. [Ipeqmerom
aHarizy € sk «rpaauniiiai» P3K (macoBuma, Bojgo3abopu Ta ipuraiiiiHi copyam), Tak
1 HOBI, a caMe )XKUTJIIOBE MaifHO, 1110 BUKOPHCTOBYETHCA CIUIBHO TpoMastHaMHU. [1oabehKi
npaBuiia peryaroBaHds 00ox BuniB P3K mators popmansamii Xapakrep. Y pasi «Tpajau-
uiftanx» P3K 1e 4acTKoBO BUKJIMKaHE IIEBHOIO IIPABOBOIO KYJIBTYPOIO, Ha SIKY BIUIMHYIIN
(hopmalbHI 30BHINIHI TTpaBuia (mounHarodn 3 XIX cr.) i OlopokpaTndHa aaMiHICTparlis
B IIepiof1 eHTpalizoBaHoro mianyBanHs. [licis 1989 p. ananoriuni metonu Oyiu 3acTo-
coBaHi Jiist perymtoBaHHs «HoBHx» P3K. Ha Ham morsin, aedinur comniaabHOTO KarmiTamy
€ IPUYHMHOIO TOTO, 1[0 TAKHH PEKUM PETYITIOBAHHS PO3IVISIIAETHCS JSSIKUMH SIK HE TITbKH
NPUAHATHUH, alle HaBiTh 1 Oaxkanuii. ToMy MU MmiKpecII0eEMO 0COOINBY POJIb COLiaIbHO-
ro Kamitany B ynpasiiaai P3K.

KarouoBi ci1oBa: pecypcu 3araibHOr0 KOPUCTYBaHHS, BIACHICTh, [10JbINa, corlianpHui
KaIliTas, )KHUTIOBI TPOMaJIH.

Crarrs Hamiimia no pexakiii 20.08.2018 p.

Crarts npoinuia penensysanss 12.09.2018 p.
Crartst pekoMeH10BaHa 110 omyonikyBanHs 20.09.2018 p.
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