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Warsaw is an open and friendly city. The broad spectrum
of top-quality office, warehouse and commercial properties as
well as high standards of life are among our assets. Warsaw is
an extremely dynamic business centre and an unquestionable
regional leader as far as economic development and maturity of
office market are concerned. Currently, the Capital City offers over
6,270,000 sq m of stateof-the-art office space. The employers may
hope for qualified candidates here. The talent pool amounts to a
total
of approx. more than 220,000 of students and about 50,000
graduates every year. Warsaw offers a modern and environmentallyfriendly public transport system together with cycling routes
reaching over 718 kilometres. Green areas also contribute to the
uniqueness of the city. They cover almost 40% of the city including
natural beauty areas along the Vistula River crossing the city,
which is an exception on European scale. Warsaw is the city with
an excellent atmosphere to live in and to do business.

Rafał Trzaskowski
Mayor of Warsaw
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GDP Growth Forecast in Europe (%, 2022)
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BEST PLACE TO LIVE

Veturilo – Warsaw public bike

As Poland’s largest city, Warsaw is an attractive
place to live. This is shown not only by the
results of various comparative rankings of
cities, but primarily in the opinions of residents
on the quality of life in Warsaw

Furthermore, Warsaw ranks first among the top 5 largest Polish cities in terms of green areas (which cover more than
40% of its surface). In Warsaw, the business infrastructure is very well developed. 154 hotels operate here, as well as
many conference centres. It is in Warsaw that the country’s largest cultural events are organized and the city itself has
also became a home to world-class performers. The quality of the urban infrastructure used every day by inhabitants
and tourists is improving year on year. It is worth adding that Warsaw has excellent internal transport in accordance
with the principles of sustainable development.

Statistical Office in Warsaw; Public Road Authority; Chopin Airport
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WARSAW – TOWARDS A SMART CITY

Sample projects bringing Warsaw
closer to becoming a Smart City

According to UN projections, the global population will increase by 30% by 2050,
by which time some 70% of society will be living in cities. This means a significant increase
in demand for utilities (such as energy, water and gas), transport services and the number
of investments in the field of environmental protection.
Warsaw needs to face challenges as well - the population
is growing annually and, according to PWC forecasts, will
increase by 10% by 2035. Such forecasts point strongly
towards the idea of the Smart City as being the future
for the majority of agglomerations.
A key question then is how quickly cities are able
to meet the requirements demanded by the concept
of sustainability. Warsaw has already taken its first steps
towards becoming an intelligent city.
Heading towards sustainable and intelligent
development, Warsaw mirrors trends observed
in many European cities. A number of initiatives aimed
at improving the quality of daily life and the functioning

of the city are already in place and operating in Warsaw.
Making use of innovative tools, these activities improve
the quality of life of the inhabitants, thus bringing the city
closer to its goal of complete intelligent development.
By 2030, due to the city’s strategy, Warsaw aims at becoming
a city with a mature digital dimension and a place that
generates innovation, attracts international talents and
inspires the world. Currently work is being carried out on
formulating the first in Poland local digital transformation
policy, which will be firstly focused on the needs of the
inhabitants. Plus it will also define the models, rules and
values relating to digital growth and will contribute to create
an ecosystem for Warsaw’s digital transformation.
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SMART GOVERNMENT
The City of Warsaw is currently
in a process of implementing
Digital Transformation Policy,
which went public Q4 2020.
Digital Transformation Policy is an
official document that describes
the concept of the capital’s
development in the field of new
technologies and digitization.
The Policy is one of the Mayor’s
priorities rooted in Strategy
Warsaw #2030. Strategy sets
a direction and a list of goals that
our city wishes to achieve by 2030
and digital transformation plays
a crucial role in this process. Policy
establishes values and principles
to which digital development is
to be subordinated. City’s digital
transformation process is to be
focused on increasing degree of
people involvement in participatory
activities, increasing the quality of
public services and the efficiency of
municipal institutions. Since 2020
multiple new e-services have been
put into external use e.g.:
www. moja.warszawa19115.pl.
This, built in microservice
architecture based on a container
environment (native cloud), digital
self-service platform allows citizens
to perform wide variety of different
public services.

SMART LIVING
Implementing the postulate of
comfortable locality included
in the Warsaw 2030 strategy
new e-service platform allows

complex services, which were
previously very time consuming,
to be accessed and finalized due
to real time payment without even
leaving their home – 24 hours
a.day, seven days a week, 365 days
a.year. Each resident receives their
own virtual space where one can
check personalized information
gathered from different domain
systems used by the city. At the
moment, the platform provides
online tax and fee settlements,
submission of applications etc.
Residents are being automatically
notified when a payment is due
for example. Further services
are being developed and
implemented, such as applications
for investments in the area of
renewable energy sources or
citywide loyalty program that will
allow residents to collect point
for their participatory activities
and exchange them later for the
wide range of discounts on the
services under city’s jurisdiction
(for example theatre tickets or
sport activities). The latest project
aiming at improving the safety
of Warsaw’s residents will be
“Barrier-free rescue” project (the
Proof of Concept phase). This
innovative idea – using blockchain
technology – will allow municipal
services responsible for saving
lives and property of residents,
to control all city barriers and
gates. Depending on the PoC
result, we consider implementing
this project in the future.

LINKS:
Municipal Information Platform
https://en.um.warszawa.pl
Micro-services Platform
myWARSAW
https://moja.warszawa19115.pl
BIOM - City Information Bank
https://biom.um.warszawa.pl/
Warsaw IOT platform
https://iot.warszawa.pl
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SMART SOCIETY

SMART MOBILITY

Focused on providing best suited
means of contact for the people
Warsaw City Contact Centre
(https:// warszawa19115.pl)
is being redeveloped lately
in a direction of microservice
architecture. The microservice
architecture enables the rapid,
frequent and reliable delivery of
applications satisfying growing
appetite for new features
improving citizens life. This way,
constantly being equipped with
new functionalities, free 19115
mobile application as well as web
self-service portal will is now
able to provide the residents
even more ways of interacting
with the city and control how
their affairs are being handled.
Other platforms have been
started and are now available
to residents e.g. the Municipal
Information Platform
(https://en.um.warszawa.pl),
our Micro-services Platform
myWARSAW
(https://moja.warszawa19115.pl),
and BIOM - City Information
Bank https://biom.um.warszawa.pl/.
Some participatory platforms are
still in developing stage and will
be available soon e.g.: Warsaw’s
new participatory platform,
consolidated queue systems and
many more.

On our way to achieving zero
emissions by 2050, Warsaw
focuses on the greater use of public
transport and individual transport
services other than cars
(e.g. bicycles, electric scooters,
electric vehicles). Thanks to over
4500 bicycles, approx. 1 mln users,
350 bike docking stations the
Veturilo bike rental system gain
the trust of 83% residents who
consider Warsaw as a bike friendly
city. Currently, with 718 km of
bicycle paths, residents are able
to choose the means of transport
that best suits their needs and is
in line with the sustainable urban
transport plan. Moreover, Warsaw
is also expanding the system of
separate lanes for public transport.
By the end of 2022, the bus lane
network will expand over 100 km,
giving residents a faster and safer
way of communication when using
public transport.
As a part of sustainable urban
transport plan we have created
and launched mobiWAWA
application – as one of the
myWARSAW’s e-services. This
mobile application offers various
opportunities to citizens of the
capital, especially those who use
public transport. By mobiWAWA
citizens can: buy long-term tickets,
activate non-active tickets, get
entrance to the subway, manage
the offers of their Warsaw City
Card. The application supports the
Warsaw City Card, the Varsovian

Card and the Student Card.
In future it will provide all digital
e-services launched on the
myWARSAW platform.

SMART ECONOMY
With its numerous business
incubators and multiple strands
of support, Warsaw is becoming
a major hub for entrepreneurial
development, innovation and
start-ups. Many initiatives
undertaken by the public, private
and scientific sectors exert an
influence on the smart economy.
Activates in the dedicated,
contemporary spaces of The
Centre of Entrepreneurship
Smolna and The Centre of
Creativity Targowa as well
as ZODIAK Warsaw Pavilon,
bring together the grooving
ranks of start-ups and emerging
companies. For several years
now Warsaw is providing
a constantly being expanded set
of raw open data on its platform
(www. api.um.warszawa.pl) which
are being used by wide range
of systems, applications and
external independent developers.
Recently we have shared new
open data sets related to data
obtained froma huge number of
city sensors e.g. public transport
vehicles, eco-points, Warsaw’s
sharing points, city’s calendar
of cultural and sports events,
and more.

SMART
ENVIROMENT
With considerable engineering
and financial effort, in the years
2020-2022, two sewage collectors
are being created, supplying waste
to the largest sewage treatment
plant in urban areas in Poland.
The first one is already operational,
and the second one should start
working by the end of 2022.
The indicated solutions will allow
better management of municipal
waste and help protect the local
biosphere. Also a brand new
Warsaw IOT platform
(https://iot.warszawa.pl) has
been launched to provide among
others online data from the
sensors located in various parts
of the city. This way everyone can
easily check on clear visualizations
real time data in the area of
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air quality, noise, free parking
spaces and city bikes not being
currently in use (recently 164 new
air sensors has been launched
which will measure air quality
in the Warsaw agglomeration).
To provide even more accurate
tracking of environment condition
effort is being made to deploy
more and more sensors in a near
future e.g. sensors measuring the
consumption of municipal utilities
in educational units (schools and
kindergartens).

Article prepared by: Information
Technology Department
and Economic Development
Department of the City of Warsaw

“With its numerous
business incubators
and multiple
strands of support,
Warsaw is becoming
a major hub for
entrepreneurial
development,
innovation and
start-ups”.
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LABOUR MARKET

Conclusions
1. Remuneration and benefits come first

Job market – expectations towards
employers and employee retention

The most important aspects of employers’
attractiveness and employee retention
A low unemployment rate does not favor employee
retention. Although the rotation on the job market
slightly decreased in response to the macroeconomic
and geopolitical situation, almost 1/5 of the employees
changed their employers in the last half year. People from
the largest cities, younger persons and those with higher
education changed their jobs the most frequently.
As much as 29 percent of them were people from
the central region. Warsaw is characterized by low
unemployment rate, which was equal to 1.7 percent
according to the data of Statistics Poland from mid 2022.
(https://warszawa.stat.gov.pl/warszawa/). According to
the Occupational Barometer, as many as 66 professions in
Warsaw are professions in short supply. Largely, these are
workplaces for qualified blue-collar workers (for example,
construction workers), but also for specialists with higher
education (marketing and advertisement specialists).

In such a context, employee retention will require responding to their expectations. As shown by the results of
the international Randstad Employer Brand Research 2022,
the aspect of employers’ attractiveness that is referred to
the most often is the amount of compensation and benefits
– this is stated by four of every five respondents.
However, some very important aspects are those related
to the broadly-understood well-being at the workplace.
According to 69 percent of the employees, a friendly
atmosphere at the workplace is important. This result
is definitely higher than the European average of
63 percent. Work-life balance occupies the fifth place
(59 percent, after the employment stability and career
development opportunities – 67 and 63 percent, respectively).
Importantly, the study results show that the employees
expect the employers to be proactive in supporting their
professional development and well-being at work.
(https://barometrzawodow.pl/modul/prognozy-na-plakata
ch?publication=county&province=7&county=180&year=2
022&form-group%5B%5D=all)

Despite unfavorable information on the macroeconomic
and geopolitical situation, the financial expectations
of Poles are strong. It is particularly visible in comparison
to the European average – the difference is over
15 percentage points. Although the significance
of remuneration and benefits slightly decreased in
comparison to the previous year, this aspect still remains
the most important in the opinion of the employees and
it surpasses the next one, pleasant work atmosphere,
by 10 percentage points. As shown by the results of the
last editions of the Work Monitor survey conducted by
Randstad Research Institute, remunerations – together
with professional development opportunities – remain
the most frequent cause for changing a job. The same
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survey results show that the residents of the central region
estimate their chances for finding not only any job, but also
a similar or even better one, as high more often than
the people from the other parts of Poland. In turn,
this translates into constantly strong wage pressure.

2. Well-being importance is growing
Factors related to workplace well-being hold a high
position amongst the aspects affecting the employer
brand. They include, for example, feeling of security,
work-life balance or support from the employer.
The workplace atmosphere is important for almost 70%
of the employees and work-life balance for 61%.
Flexible work time is the most important factor amongst
the activities supporting work-life balance – according
to almost half of the employees. Importantly, employees
expect that employers will be proactive in ensuring wellbeing at the workplace: two of every five people expect the

The most desirable aspects of employment
at the beginning of 2020 (before the pandemic outbreak).
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companies to take initiatives for well-being, understood
as the quality of the professional life in relation to, for
example, avoiding stress or excessive pressure. The
employees also expect the employers to offer at least
several mental health support possibilities to them.
These factors are significant for all employee groups,
however, some regularities are visible: women, younger
people and white-collar workers stress the importance of
well-being more often in comparison to men, older people
and blue-collar workers, respectively. For the youngest,
the atmosphere and well-being at the workplace are just

Warsaw
Your Place to Invest
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as important as the financial matters.
The high position of the factors related to well-being
at work are the evidence of growing employees’
expectations towards the employers in this respect. This
is a result of the experiences related to the pandemic
and dynamic changes in social reality in the last two
years, which have often been hard. This is also a signal for
companies that taking care of these aspects is necessary
in order to attract talents and retain the employees with
high qualifications and it affects the evaluation of the
employer brand.

Do you take care of your own career development? Who should take care of it?
Do you take care of competencies
development?

Who takes care and who should take care
of your competencies development?

3. Career development
The employees appreciating professional development
opportunities more and more is a trend which has been
visible for some time, but it should be noted that this
aspect is related to remuneration. Poles perceive it, first
of all, as a career development opportunity, which mainly
means obtaining new qualifications through new roles
and responsibilities and participating in trainings and
courses to increase the qualifications held.

Total number of respondents (N=1009), 47th Work Monitor, April 2022 | Percentage data | © Randstad

For almost half of people in Poland, the motivation
is the satisfaction related to learning new things,
but almost as many of them admit that they treat their
professional development as a chance for obtaining

a higher salary at their future employers. For one third
of the respondents, professional development
is a method for maintaining their employment in longer
term, enables or helps to change a job or can be used
as an argument when talking about getting a raise
with their current employers. Employers should pay
particular attention to these motivations, especially
in the time of strong remuneration pressure. There are
many indications that the current workplaces
are disappointing in this aspect – only one third
of employees feel that their employers care for their
professional development, while almost twice as many
are convinced that the companies should care about this.
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INVESTMENT MARKET
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Investment turnover (in € billion)

Source: JLL, H1 2022

OFFICE SECTOR

Country context

The first half of 2022 was full of spectacular property
investments, including the largest office transactions both
in Warsaw and regional cities. In addition, the number of
projects in pipeline proves that second half of the year is
going to be also very busy.
However, the current situation on the property
investment market in Poland cannot be discussed in
isolation from the Russian attack on Ukraine and its
implications on both the regional and global economy.
The act of aggression resulted in unprecedented scale
of sanctions imposed on Russia. The current uncertainty
will undoubtedly lengthen decision-making processes
and rising financing costs will affect the yields in most real
estate sectors. Nevertheless, attitude of most of investors

who are already in Poland and understand the market
has not changed - they want to increase their portfolio.
The ‘wait and see’ approach is observed especially among
entities that have only just considered investing in Polish
market or are geographically distant. Therefore, we may
see a limited activity of Asian capital in the coming months.
The Poland investment volumes during H1 2022 amounted
to approx. €2.9 billion, which translates into the third best
H1 on record. The result is also 16% higher compared
to H1 2021. Furthermore, keeping in mind the already
announced transactions, 2022 as a whole is likely to beat
the previous year’s. Furthermore, keeping in mind the
already announced transactions, 2022 as a whole is likely
to beat the previous year’s investment turnover.

The office investment market
started 2022 in very good shape,
as it was coming off the back of
a milestone transaction
announced in 2021: The
Warsaw HUB (B&C buildings)
was purchased by Google from
Ghelamco for €583 million.
This transaction set a record
for the office sector in terms of
transaction volume, exceeding the
Warsaw Spire Tower acquisition
in 2019. The total office
investment volume in Poland
during H1 2022 exceeded €1.3
billion - a 54% increase on the
same period in 2021. Transactions
concluded in Warsaw accounted
for 51% of the turnover.
Rising financing and development
costs have applied upward
pressure on office yields.

However, best-in-class assets, as
was seen during H1 2022, remain
a very attractive investment
product. As of the end of H1, the
yield for prime Warsaw assets,
with five-year lease agreements,
was expected at approx. 4.75%.

INDUSTRIAL SECTOR
Warehouses being the hottest
sector over the passing years, still
attract a lot of investor attention.
Nevertheless, the rising financing
costs as well as potential risk
of global recession may affect
both sentiment and pricing in
the sector. Industrial investment
volumes were €0.7 billion during
H1 2022, representing the third
best result of the first half of the
year on record.
We do not see signs of investment
saturation in this market

whatsoever. However, current
macroeconomic and geopolitical
environment is causing the
decision-making processes
stretch in time. Given the number
of projects in pipeline it is
envisaged that second half of the
year should boost the investment
volumes by additional €1.0 billion
or more.
Cap rates for prime assets have
stopped to harden and the
market has seen the first signs
of decompression. This trend is
expected to continue throughout
the rest of the year. At the end of H1
2022, prime warehouse yields for
multi-tenant schemes with five-year
lease agreements, was estimated
to be around 5.25%-5.50% while
Warsaw prime projects stand at
approx. 4.40%-4.60%.
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RETAIL SECTOR
The H1 2022 retail investment
volume exceeded €760 million,
which is the highest level reached
since 2018’s mid-year record
of €1.86 billion. In Q1 retail
properties worth, almost €690
million changed ownership in
nine transactions, while Q2
added only some €75 million, in
11 deals. It must, however, be
highlighted that the vast majority
of the H1 2022 volume came
from two complex JV transactions
completed by EPP in March.
Transactions finalized in H1
confirm that investors’ attention
continues to be predominantly
focused on retail parks and the
convenience retail segment.
Although there is still no recent
transactional evidence, JLL
estimates the prime shopping

Investment volume
by sector, H1 2022

centre yields remain at 5.25%,
in line with the previous
quarter’s projections. Following
compression in Q1, the prime
cap rates for the best retail
parks are currently estimated
at 6.50% to 6.75%.

LIVING SECTOR
Following a record-breaking
investment volume in 2021, the
Polish living sector continues to
be on the radar of both active
players and an increasing number
of potential new entrants.
In H1 2022, Israeli fund AFI
Europe teamed up with Polish
developer Echo Investment and
announced it will buy 70% of the
commercial part of the mixed-use
Towarowa 22 project in Warsaw’s
city centre from EPP, including
a PRS element. Moreover, German

fund TAG Immobilien finalised
its takeover of Polish developer
Robyg from an entity controlled
by Goldman Sachs. H1 2022 also
saw the sale of part of the Metro
Połczyńska Estate in Warsaw
by Victoria Dom to Luxembourg
fund Vivion Investments. In Q2,
Heimstaden expanded its Polish
portfolio by 400 units located in
Dantex’ Aurora estate in southwestern Warsaw
Compared to the previous
quarter, prime yields for
multifamily forward deals
decompressed by 25 bps to an
estimated 4.75% in Warsaw and
5.00% in regional cities based on
deals under negotiation – due to
rising financing costs as well as
a stark increase in rents following
the massive influx of Ukrainian
refugees.

other

6%
industrial

23%
45%
26%
retail

Source: JLL, H1 2022
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Office market
FUTURE TRENDS
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Annual supply and vacancy rate in the Warsaw office market
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Office take-up structure H1 2022
•
•
•

Renewals – 36%
New leases – 48% (of which 31% pre-let)
Expansions – 10%

Supply under construction in Warsaw by business zone

As the largest office market in Poland, Warsaw is an
attractive choice for both investors and tenants. In H1,
in line with market expectations, Warsaw’s total office
stock surpassed 6.27 m sq m by the end of June 2022.
The city thus maintained its leading position among
office markets in Poland. The majority of office space in
Warsaw is located in the City Centre (including Rondo
Daszyńskiego) and in Mokotów (including Służewiec),
with further space being found in districts such as
the Central Business District and the area along
the Jerozolimskie Corridor.
Over recent quarters decreasing developer activity has
been noted, with the first six months of 2022 seeing
occupancy permits granted to office buildings with
a total area of only 129,000 sq m. This was some

42% less than 2021’s corresponding period. From January
to June 2022 only eight new projects were delivered
to the Warsaw office market, located mainly in the City
Centre (88,700 sq m) and CBD (35,300 sq m).
Furthermore, Warsaw is currently witnessing its lowest
volume of office space under construction for a decade,
with investor decisions to start new construction in
the Warsaw market being increasingly put on hold.
In June 2022, as little as 251,200 sq m of office space
was identified as being under construction (60% of this
space is centrally located). It is worth noting that this
figure is some three times lower than the average supply
under construction recorded over the last five years.
Only 112,000 sq m of this space is planned for delivery
by the end of 2022, with the remaining space to be

90,000
80,000
70,000
60,000
50,000
40,000
30,000
20,000
10,000
0

Daszyńskiego
Roundabout

CBD

60% of space under
construction is located
in central areas of
concentration.

Mokotów

East

Jerozolimskie
Corridor

Puławska
Corridor

Source: Knight Frank
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delivered in 2023 and 2024. Developers are postponing
commencements of new developments scheduled for
2022 due to rising construction costs and the costs
of financing new projects. The downward trend in the
amount of space under construction and the holding off
on new constructions may thus lead to a supply deficit in
the coming years.

Warsaw
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fallen in most of the key districts, with the exception
of Służewiec, where the vacancy rate reached a record
high of more than 20.5%. Should tenant activity in the
coming quarters remain strong, combined with the
relatively low level of new supply expected in 2022,
the vacancy rate may decline further.

On the demand side of the office market, the first half
of 2022 gives cause for optimism in the coming quarters.
Tenant activity has been on the increase for the last few
months and the take-up volume since the beginning
of the year reached almost 480,000 sq m - up over 92%
compared to the first half of 2021, which experienced
the lowest six-month result in the previous 10 years.
Furthermore, between only April and June 2022, lease
agreements were signed in Warsaw for more than
212,000 sq m.

The high volume of signed leases, coupled with the
relatively low new supply, contributed to a decrease
in the vacancy rate and a corresponding reduction
in the amount of available office space. At the end of Q2
2022, there was approximately 748,000 sq m of modern
office space available in Warsaw for immediate lease,
with the vacancy rate standing at 11.9%. Compared to the
corresponding period of 2021, the rate had decreased by
0.6 pp. What is more, office space availability rates had

Major office concentration areas
CBD

East

Total stock: 1.01 M sq m
Vacant space: 112,200 sq m
Under construction: 68,500 sq m
Asking rents: 20-25 EUR/sq m/month

Total stock: 274,000 sq m
Vacant space: 18,800 sq m
Under construction: 9,000 sq m
Asking rents: 10.5-15 EUR/sq m/month

City Centre

Mokotów

(excluding Daszyńskiego Roundabout)

(excluding Służewiec)

Total stock: 1.06 M sq m
Vacant space: 138,100 sq m
Under construction: 0 sq m
Asking rents: 15-24 EUR/sq m/month

Total stock: 365.000 sq m
Vacant space: 36.300 sq m
Under construction: 55.900 sq m
Asking rents: 12.5-16 EUR/sq m/month

Daszyńskiego
Roundabout

Służewiec
Total stock: 1.08 M sq m
Vacant space: 22,200 sq m
Under construction: 0 sq m
Asking rents: 10-15 EUR/sq m/month

Total stock: 728,700 sq m
Vacant space: 74,400 sq m
Under construction: 84,400 sq m
Asking rents: 16-25 EUR/sq m/month

The central zone was invariably the most popular
destination for tenants in H1 2022, accounting for nearly
72% of leased space. Służewiec and the Jerozolimskie
Corridor came second and third with, respectively, more
than 10% and 8% share of the leased space volume.
Almost half of the six-month take-up came in new leases
(over 48%), of which 31% were pre-let contracts.
In the Warsaw office market, tenants are still showing
interest in renegotiating contracts, making renegotiations
the second most common type of contract (36%)
in the structure of rental agreements in the city.
Extensions of existing agreements accounted for just over
10% of the volume of space leased in the first half of 2022.
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Jerozolimskie Corridor
Total stock: 743.000 sq m
Vacant space: 61.300 sq m
Under construction: 21,300 sq m
Asking rents: 12-15.5 EUR/sq m/month

Asking rents for office space in Warsaw in the first half
of 2022 saw slight corrections of approximately EUR
0.25-0.50/sq m/month. In the Central Business District,
asking rates ranged between EUR 20-25/sq m/month.
In other central locations rates ranged from EUR 15-24/sq
m/month, while outside the centre asking rents stood
at to EUR 10-16/sq m/month. Due to the wide package
of incentives on offer from landlords to potential tenants,
effective rates remain approximately 10-15% lower than
asking levels. It should also be noted, however, that asking
rents in buildings under construction and scheduled for
completion in the coming years may be higher due
to rising construction costs (as a result of increases in the
prices of construction materials and labour costs), as well
as growing construction loan costs. There is, furthermore,
a noticeable increase in operating costs due to ongoing
rises in the prices of services and utilities.

Source: Knight Frank
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TOWARDS A NEW
OFFICE FUTURE
The Covid-19 pandemic gave renewed vigour to
the process of workplace experimentation, further
questioning the model of the traditional office that
had existed for many years. The experiences of the
pandemic, both good and bad, have caused reassessment
and reshaping of the office space needs of employees
and employers alike. Companies are developing their
own strategies, based more and more on workplace
safety, sustainability and new technologies. Tenants are
opting for user-centric offices with minimum negative
environmental impact and supporting corporate ESG
requirements. New technologies are also being used to
measure, manage, and collect data so that spaces can be
better adapted to tenant needs. This is, however, neither
an easy nor a quick process, and the transformation
of the office market is set to extend across the next few
years. As the office market once more gains impetus
post-pandemic, three separate but related trends can
be observed, shaping the office lease decision-making
process.
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TOWARDS QUALITY WORKPLACES
Hybrid working does not negate the need for office space.
On the contrary, it results in a growing demand for better
quality space, laid out to attract employees who can
then best decide how to combine working remotely with
working in the office. Office spaces offer an increasing
number of amenities, providing an attractive alternative
to home or outdoor spaces. At the same time, they foster
networking opportunities among employees and help to
foster a richer corporate culture. Moreover, numerous
offices are creating new collaborative spaces. Office
space design incorporates ideas that improve workplace
efficiency, whilst also offering amenities that support
employee well-being in the workplace. This drive
to improve the quality of available space results in interest
from a growing group of tenants, who are looking for the
best and most modern office space in its class.

TOWARDS A HYBRID WORKING MODEL

TOWARDS QUALITY WORKPLACES

A FLEXIBLE FUTURE

The Covid-19 pandemic has added value to the hybrid
working model, offering benefits for employers, and
being prized by an increasing number of employees.
This working formula plays out in a varied combination
of formal office space and external settings such as
employees’ homes. More and more organisations
are deciding to introduce such models, noting the
advantages generated, not only for the employee, but
also for the company by enabling, among other things,
a reduction in costs. The key, however, is not to withdraw
altogether from the office as a workplace. It must be
stressed that without a proper balance, there is a high
risk to the corporate culture and relationships (with
colleagues and clients). As a result, following some initial
experiments in working entirely remotely, companies are
now far from bidding a final farewell to office space.

The incorporation of a flexible space element will
become increasingly important in tenant strategies
for their occupied property portfolios in the coming
years. Tenants are increasingly choosing office space
based on flexible lease structures, allowing them
to lease space for shorter periods in A-class buildings.
Originally, this lease formula was only offered by
operators of serviced offices and coworking spaces.
Today, however, some developers have already added
flexible products to their offer. Such products are mainly
separate areas, furnished and equipped by the developer,
whose method of cost settlement may depend on the
number of workstations or office area. Typically, this
type of office space can be found in large-scale office
parks, allowing tenants to expand in the future within
this location.

The expectations demanded of offices are changing
rapidly and FLEXIBILITY is becoming a by-word in
creating real estate strategies for the future. This trend
has been developing for a while, but the Covid-19
pandemic proved a watershed moment. Now companies
are evaluating what their office spaces bring, and will
bring in the future, to their business. A hybrid concept,
providing access to office space, amenities, and services
with the flexibility to adapt the leased space to tenant
needs, is gaining in popularity. The physical office must be
adapted creatively to such change in the coming years,
with the ‘workplaces of the future’ adapting
to the realities of the labour market. This means
creating a strategy that is tailored to the changing needs
of a company over time – something that will, without
doubt, reshape existing perceptions of the office model.
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INDUSTRIAL MARKET

At the first half of 2022, the total
supply on the Polish warehouse market
amounted to 25.9 million sq m.
This means that 21% of all warehouse
space in the country is located in
Mazowieckie voivodeship and around
4% in Warsaw and its vicinity.
The industrial & logistics (I&L) market
in Mazowieckie voivodeship is constantly
the biggest in Poland in terms of modern
supply, which amounting to approx.
5.4 million sq m. Warsaw’s share in
Mazowieckie supply was 21% which
represented more than 1.1 million sq m.
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Heat map of the distribution of industrial & logistic space in the Masovian voivodship

The Mazowieckie region consists of Warsaw and its
immediate neighbourhood as well as the rest of the
voivodeship. The largest share of supply is located
outside Warsaw, which is largely influenced by relatively
high land prices within the city limits as well as its low
availability. The regional part of the voivodeship is the
faster growing region according to H1 2022 data. Nearly
223,600 sq m of space was delivered in analysed period
(5% of stock). In Warsaw area, 36,200 sq m of warehouse
space was delivered in the first two quarters, and growth
was quarterly consistent (18,000 in Q1 and 18,200 in Q2).
The Mazowieckie voivodeship saw the largest amount
of space under construction in Poland at the end of Q2
2022. For the whole voivodship it was nearly 675,000 sq m,
of which more than 97,000 sq m was in and around
Warsaw and 577,000 sq m in the region.

Source: Colliers, H1 2022

Basic indicators

Source: Colliers, H1 2022
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The I&L market has recently experienced the
COVID-19 pandemic as well as the war in Ukraine.
Despite these events, no negative direct impact on
tenancy activities has been observed.
In Poland as a whole, demand in H1 2022 amounted to
3.85 million sq m which is an increase of 11% compared
to H1 2021. In the Mazowieckie regional region,
a significant increase in tenant activity was noted in H1
2022, which reached nearly 637,000 sq m. This is an
increase of 43% compared to the same period last year.
In the city of Warsaw and the surrounding area there
was observed steady, relatively low quarterly demand.
It amounted to 45,800 sq m in Q1 2022 and 57,400 sq m
in Q2 2022.
The greatest demand for warehouse space in the
Warsaw market was shown by companies from the 3PL,
retail and distribution sectors. 60% of the demand in
the Warsaw region in H1 2022 consisted of warehouse
space leased as part of renegotiations or expansions.
This means that the current tenants of Warsaw
warehouses see potential to develop their business
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in this market and are not interested in relocating it
further.
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Headline rental rates
sq

Demand for warehouse space in Warsaw is reflected also
in the level of developers’ activity. The new supply in the
region amounted in H1 2022 to 36,200 sq m. The largest
warehouses completed in Warsaw in this period include:
second phase of City Logistics Warsaw Airport I, City
Logistics Warsaw V, Hillwood Warszawa Okęcie and the
first phase of P3 Warsaw II.
SBU warehouses are small city warehouses, which have
been increasingly popular in recent years, that offer
smaller, more flexible storage and office modules located
within or in the outskirts of large cities. Their tenants
include 3PL, courier, retail, production and e-commerce
sectors. The total supply of SBU warehouses in Poland
at the end of H1 2022 was slightly less than 1.1 million
sq. m. This is about 4% of the total stock of modern
warehouse space in the country (25.9 million sq m).
SBU schemes are definitely dominated by the Warsaw
market, which has almost half of the its total stock.

Total supply and vacancy rates in major markets in H1 2022

Source: Colliers, H1 2022

The headline rental rates for modern warehouse
space in Poland remained flat through entire 2021.
The shortage of availability and sharp rise of costs
of construction materials, caused by war in Ukraine,
affected rental rates in H1 2022 on the Polish
industrial market. Compared to last year, rates in
existing buildings increased by approx. EUR 0.2 - 0.5
sq m/month, and in the case of unbuilt schemes the
differences are even greater.

Source: Colliers, H1 2022

Headline rental rates in Warsaw and its suburbs at the
end of H1 2022 remained at the highest level compared
to the rest of the country. At the end of June 2022, the
highest rental rate in the region was as much as EUR
5.60 sq m/month. Although that we experience rising
rental rates in Warsaw, we observe a decline in vacancy
rate. At the end of 2021 it amounted to approximately
6.4% while at the end of H1 2022 it reached 4.4%.

However, it should be noted that Warsaw zone has already
been subject to frequent demand fluctuations in the past
due to relatively low levels of supply, where slight changes
in vacant space had a significant impact on the vacancy rate.
Due to the war in Ukraine significant changes has been
observed in the I&L market. As a result of rising prices of
fuel and construction materials, an increase in rents for
warehouse space was noticed. Subsequent quarters may
bring further rent increases, but it will not be characterised
by such dynamics as at the beginning of this year. Because
of the low availability of essential raw materials and the
increase in their prices, as well as increases in banks’
requirements for the amount of pre-leases, a slight
decrease in the volume of speculative space under
construction is predicted. Despite all the changes taking
place in the Polish and global economies, a further growth
in the I&L market is expected in upcoming years.
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Supply
Modern retail stock within Warsaw’s city boundaries
currently comprises of 68 schemes, with total area of
1.6 M sq m. There are 37 shopping centres, 2 outlet stores,
3 retail parks and 26 stand-alone retail warehouses.

Modern retail stock in Warsaw’s
city boundaries

Retail
warehouses

Retail
parks

15%

13%

Outlets 2%

70% Shopping
centres
Retail sector, similarly to other real estate sectors,
is facing many different challenges nowadays. Between
the pandemic restrictions, the war involving directly
and indirectly half of the globe, rising prices and
increasingly frequent warnings of recession on the
Old Continent — these are the conditions, in which
the retail sector operated in the first half of 2022.
At the end of March, after two years of the epidemic,
the Polish government abolished pandemic-related
restrictions, which acted like a pulled-back handbrake
for brick & mortar retail. Since then, we observe
that the absence of restrictions and limits keeps on
translating into an increased number of customers
and higher turnovers. According to PRCH data, the
turnover in shopping centers in April 2022 was 13.4%
higher than in April 2019. When compared to March
2022, the increase in turnover was even higher and
amounted to 16.2%. In turn, in May 2022, footfall
in shopping centers measured by the number of
customers per 1 sq m leasable area was 7.8% higher
than registered in May 2019. The return of the number

Source: BNP Paribas Real estate Poland, as of the end of H1 2022

No new traditional shopping center was opened in
Warsaw in 2021 and H1 of 2022. During that time
three mixed projects: Elektrownia Powiśle, Browary
Warszawskie and Fabryka Norblina expanded the retail
stock in Warsaw. Combination of various commercial
functions with modern design elements creates unique
project with historical architecture city-forming and new
urban spaces. Mixed use investments are becoming very
popular among tenants who, understanding the trends in
changing of the customers’ behaviours, more and more
often decide to choose for their businesses location, which
becomes destination and offer variety of amenities in the
direct neighborhood. However, this is not the only reason
due to which these concepts are gaining on attractiveness.
Mixed-use projects are definitely one of the most important directions for the development of the commercial
real estate sector in Poland. They are the natural next step
for the mature real estate markets as well as an answer
to the growing appetites of Polish consumers looking for
comfort and explosion of positive experiences, including
those related to qualitative and sustainable architecture.
Moreover, multifunctional projects seem to be more
resilient to crisis and therefore they become a desirable
investment products for investors, especially in terms
of business continuity.

Density of modern retail stock and shopping centre stock in 8 major cities
1,600
Modern retail stock - density

1,400
Shopping centre stock - density

1,200
1,000
800
of visitors to pre-pandemic levels seems to be a good
omen, yet, the sky rocketing inflation or uncertainty
related to the development of the situation in Ukraine
and the forecasted economic slowdown may hugely
impact the pace of regaining stability by the retail sector.

600
400
200
–

Katowice

Poznań
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Szczecin

Source: BNP Paribas Real estate Poland, as of the end of H1 2022
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“pharmaceuticals, cosmetics, orthopedic equipment”
(by 10.9%) and “food, beverages and tobacco products”
(by 7.9%). Despite the continuous sustainable growth in
retail sales through e-commerce channel, the forecasts
for traditional sales remain optimistic.
Demand is invariably dominated by commercial networks
from the economic sector, discount stores and off-price
stores, which focus on strong expansion.

Pipeline
There is only one project remaining under construction
in Warsaw at the moment - redevelopment of the Fort
Wola shopping center. Fort Wola is a former shopping
center built in 2001, which has been closed since May
2017. New Fort Wola is a redevelopment project aimed
at transformation of the existing shopping center from
1st generation into a convenient place for everyday
shopping, especially for customers from the direct
neighborhood. The opening is planned for Q4 2022 and
customers will be able to choose a shopping offer from
variety of retail brands: HalfPrice, CCC, Style Optic,
AM Jubiler, Itaka and Sun Way Travel travel agency,
Bukieciarnia.flowers, Trafika. The shopping center will
also open stores with brands from the LPP portfolio Sinsay, House and Cropp. The anchor food operator of
Fort Wola will be the Kaufland, which will occupy the
area of over 3,000 sq m.

Demand & Tenants
According to the Statistics Poland’s data, in June 2022
retail sales at constant prices were by 3.2% higher than
the year before (against an increase of 8.6% in June
2021). In the period of January-June 2022 retail sales
y/y were higher by 9.1% (against an increase of 7.8%
in 2021). In June 2022, an increase in retail sales (at
constant prices) compared to the corresponding period
of 2021 was recorded by units from the groups: “textiles,
clothing, footwear” (by 13.2%), “others” (by 11.0%),

Among retail chains, trends in testing new sales formats
and taking care of sustainable development and the
environment are observed. Brands promoting the ideas
of circular fashion appear among the tenants of shopping
centers and on high streets. A great example is the Butik
Cyrkularny Ubrania Do Oddania, opened in Department
Store Warsa Sawa Junior. This applies to both popular and
luxury brands that create their own platforms for selling
used clothes and accessories or join typical marketplaces
profiled for the second cycle. In the first half of 2022,
similar concept appeared through the Less.store platform.
The 4F company has decided to sell second-hand clothes,
which can be purchased in selected stores, e.g. in Arkadia
shopping center in Warsaw. Moreover, also restaurateurs
are getting involved in activities related to environmental
protection through, inter alia, the use of biodegradable
packaging or joining food-saving initiatives, e.g. through
Too Good To Go application.
Many brands have felt the impact of restrictions and
a change of shopping habits resulting from multiple
months of the pandemic. Some of them have left Poland
entirely. A strongly recognizable fashion chain Orsay,
which opened the first store in Poland in 1997, can serve
as an example. For Orsay, the entire previous year was
exceptionally difficult, which resulted in the closure of
30 out of 160 showrooms. The pandemic also pushed
another chain of clothing discount stores to act – TXM
and Textilmarket, whose owner filed for bankruptcy on
30 April. The second quarter was also the last one for the
Go Sport chain. The owners have immediately closed all
the stores in Poland, which on the other hand could have
been fueled by the presence on the sanctions list generated
as a consequence of war in the territory of Ukraine.
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Highstreets

Prospects for Warsaw

The COVID-19 pandemic unexpectedly boosted the
changes not only in retail parks and shopping centre
segments but also in highstreets one. While consumers
were looking to find safe places for shopping and
meetings, commercial and gastronomic networks wanted
to be “close to the customer” and diversify their portfolio
of premises. In the long run, this may result in an increased
interest in high streets, mainly in large housing estates
and less interest in shopping streets in the center.
On the other hand, retail and gastronomy operating
on high streets turned out to be more resistant to the
recent pandemic restrictions than facilities located in
shopping centers. Moreover, restaurants and bars
are not subject to the Sunday trading ban (unlike retail).
As a result, many large brands are looking more and more
favorably at new locations on high streets.

The shopping centres market has reached its maturity.
It has undergone a remarkable metamorphosis since
the first shopping centres made their appearance in the
1990s. Over these years they have evolved from schemes
with a dominant hypermarket function, through to gradual
expansion of the small store section and emergence of
social hubs with a wide entertainment and food & drink
offer. Now, the time has come for new retail formats and
concepts.

Rents
Rents in retail sector are annually indexed on the basis
of agreed inflation ratio. Shopping centres rents are
usually expressed in Euro, therefore a HICP ratio applies
in vast majority of cases. As a consequence, sky rocketing
inflation the markets in European Union are facing at the
moment will cause a jump in the rents paid by retailers
in shopping centers. The barrier of 10% is likely to be
broken, although so far the annualized HICP in 2021
kept the level of 5.2%. Additionally, taking into account
the high volatile exchange rate of Euro/PLN, which is the
settlement currency, rents will surely increase in 2023.

The Covid-19 pandemic introducing several lockdowns
and number of limitations in shopping centres operations
beyond lockdowns, has accelerated the evolution of
shopping malls and resulted in the development of the
format of retail parks and “convenience” facilities.
The supply of space in shopping centers is decreasing,
which is related, inter alia, to converting part of the
retail space into other functions, e.g. the conversion of
retail space into an office function - e.g. at Plac Unii City
Shopping in Warsaw - or with the development of mixed
use projects.
New tenant-mix, digitization of objects or the final change
of their functions - these are some of the key trends for
the shopping center market not only in Warsaw, but also
all over Poland. The development of the circular economy
model is in line with the growing importance of social,
environmental and economic (ESG) responsibility in the
commercial industry, as well as pro-ecological awareness
among the society.
The pandemics has also fueled the development of
q-commerce, thereby increasing the number of so-called
dark stores in the largest Polish cities. The trend of quick
deliveries is also noticed by large food brands, which are
already making decisions to adjust to the expectations of
consumers. Most dark stores operate in Warsaw in close
proximity to residential areas or on the ground floors of
residential buildings.
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Price evolution on the primary residential market in Warsaw
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The outbreak of the war in Ukraine has had important consequences for both the Polish
economy and social life, as well as for conditions in the residential market. In the Warsaw
market, in H1 2022 a 55% fall in the number of flats was recorded. On the rental market,
the supply of flats at the end of March 2022 had dropped by 75% YOY.
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Source: JLL, H1 2022

Main facts
The COVID-19 pandemic and the related reduction of
interest rates in Poland to record lows stimulated the sale
of apartments on the residential market in the first three
quarters of 2021. The ensuing high demand from investors
led to an increase in apartment prices. In 2021, an 18% YOY
increase was recorded in offer prices in Warsaw.
The number of apartments sold in 2021 was similar to
the impressive results registered in 2018 and 2019.
Data for H1 2022 indicated a significant decrease in
apartment sales, mainly due to rising inflation and further
hikes in mortgage interest rates. Another factor that has
had a negative impact on the market is the war in Ukraine,
which added impetus to an already rising inflation rate.
Moreover, the prices of building materials, and in turn flats,

has increased significantly, while the creditworthiness of
Poles has dropped considerably. Cash customers who have
recently made the largest number of purchases on Warsaw’s
residential market are also looking for alternative forms of
investment. The decrease in sales in the first half of the year,
amounted to 55% YOY.
On the demand side, an important factor on the residential
market has been the influx of a large number of migrants from
Ukraine, many of whom plan to stay in Poland for the longterm. Their influx triggered a huge drop in supply in the rental
market. In the long term, the presence of Ukrainian residents,
who would predominantly like to stay in Warsaw, may well
generate a demand for the construction of thousands of new
apartments in the capital.

Residential sales and offer on the primary residential market in Warsaw
Number of flats

30,000

Units sold in
H1 2022

Average gross price
of units sold in
Q2 2022 (PLN/sq m)

Units launched for
sale in H1 2022

Average price
growth
(of units on offer)

The size of the
offer at the end
of Q2 2022

5,900

12,700

7,700

14% (YOY)

11,800

•

In 2021, as a result of very high demand, developers in Warsaw put up to sale 19,100 apartments. H1 2022
brought a significant drop in terms of introducing new investments. Developers put up to sale 7,700 units.

•

The sales results for 2021 as a whole was in excess of 22,800 units, which was relatively high comparing to the
results in previously monitored years. Sales in H1 2022 were 55% lower than in the same period in 2021.

•

The size of the offer has been gradually on the rise since Q2 2021. At the end of June 2022, there were 11,800
units on offer - the highest level since Q4 2020.

•

The price of units on offer at the end of each quarter since Q3 2020 has been constantly growing. Currently,
its value is around 13,600 PLN/sq m. In Q2 2022 it had increased by 14% YOY.

•

Units in the most expensive price range (above 18,000 PLN/sq m) took up a significant part of the total offer (14%).

•

The share of units in completed buildings on offer dropped to 5% in H1 2022, representing a 5 p.p. decrease
compared to the end of 2021.
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Source: JLL, H1 2022
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Built-to-Rent Sector
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The number of PRS projects by city [share in %]
50%

38%

25%

The Private Rented Sector (PRS), i.e. build-to-rent buildings in Poland, is growing rapidly.
Recent years have witnessed strong growth of building portfolios with flats for rent.
Despite many adversities — such as the pandemic, the outbreak of war in Ukraine and
high prices of building materials and interest rates — the market continues to go from
strength to strength with high demand for flats.
More and more flats for rent from institutional investors are
appearing on the market; these flats are called PRS (Private
Rented Sector) in the investment nomenclature. Flats from
institutional investors have a good or very good standard of
finish and are usually rented at market rates. ‘Granny flats’
for rent are becoming a thing of the past.
For the past six years, the number of rental flats owned by
institutional operators has been growing steadily. There are
currently over 7.7 thousand across 55 operating projects.
The largest portfolio of rental flats currently on the Polish
market is held by Resi4Rent.
The number of planned rental flats in Poland (only those
officially announced) to be built in the next five years is
over 25,000 units. This number will certainly grow,
as many investors are only now entering this potentially
lucrative Polish market. We can also see the activity of
developers in this area, who, by providing buildings with
flats for rent to the market, are trying to create a second
revenue stream – one operating independently of
the sale of flats to individual buyers.
Warsaw, which has the largest population, has the biggest
housing stock and the highest number of flats for rent -

representing as much as 12-15% of its total stock. Warsaw,
where the PRS market is also developing rapidly, is the largest
in terms of the number of projects in operation and planned.
Nevertheless, despite the ever-growing stock of rental flats
in PRS projects, operating flats in Warsaw from institutional
investors account for only 0.8% of the total residential stock
in the city.
In Polish PRS projects, Warsaw’s market share currently
stands at 40%. 26 projects are currently operating including
almost 4,000 flats. In addition, two operating coliving projects
offer flats for short, medium and long-term rent. A further
27 PRS projects with a total of more than 6,000 flats for rent
are under construction or in the pipeline.
The Śródmieście (central) district is not at all abundant in PRS
projects. It contains only two operating PRS projects with less
than 200 flats (and additionally a one coliving project).
In terms of the number of planned projects and flats, the
district of Mokotów is clearly in the lead, followed by Wola.
Six PRS operating projects are located in Mokotów and
Wola respectively, with a total of more than 2,100 flats.
A further eight projects in these two districts are planned
for completion with a total of over 2,200 flats.

13%

–

Warsaw

Wrocław

Kraków

Poznań

Łódź

Gdańsk

Katowice

Gdynia

Source: Cushman & Wakefield

When we look at the projects of institutional investors with
flats for rent that are already on the market, we see that
the average usable floor area of a flat in these projects
is in the range of 40-45 sq m and the vast majority of these
are one-bedroom flats, supplemented by studios and,
to a smaller extent, flats with more bedrooms and larger
floor areas.
Why do both individual and professional landlords
concentrate on small compact one-bedroom and studio
flats? In Poland, most flats are rented by tenants in early
adulthood, and the total rent for a flat, added up with other
charges, cannot be too high. We foresee that the market
will change over time, the more mature it becomes,
the wider the offer. Hence the need for flexibility in the
design of a building with rental flats.
Cushman & Wakefield was commissioned to conduct a
study on the rental market in 2021. It is clear from the
survey that the rental market is much larger and more active
than official statistics indicate. The survey of a represen-

tative sample of residents in the six largest cities shows that
18% rent a flat or house. Cushman and Wakefield has now
commissioned a research company to prepare the next
edition of the survey; the results will be published in the
mid-October 2022.
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More than 80% of tenants, according to the survey, would
like to move into a fully or partly furnished flat, preferably
with a separate kitchen (50% of responses). Almost 30%
of respondents who want to rent a flat value flexibility and
mobility above all else and are therefore reluctant to buy
their own furniture.
It is interesting to note that for more than 60% of those
surveyed, the owner’s consent to pets is very important.
During the pandemic, interest in both adopting and buying

18%

9%

–
Vivion Group

The poll determined that the clear favourite for more
than half of the people surveyed who are renting and/or
planning to rent a flat is a one-bedroom flat with a higher
standard - with a balcony, terrace, garden and close
to green areas.

The PRS is the future of the rental market. Entire buildings
for rent, designed and built with the tenant in mind, forming
a coherent whole with clear lease rules, contracts, furnished to a high standard - and managed by professional companies.
Rents are adjusted to the market, the standard, and contracts
are clear and secure. Institutional tenancies are particularly
popular with foreigners, for whom the ability to sign bilingual
or English language contracts is crucial.

26%

Core Property

A variety of factors are, of course, important for tenants,
such as location, transport accessibility, immediate
neighbourhood or proximity to social infrastructure.
For some, the concierge and amenity areas are crucial,
for others they are an unnecessary expense.

It may be assumed that due to high demand and the rising
costs borne by landlords, rents will continue to rise. Here
again, there is clearly scope for PRS players who want to build
portfolios with rental flats and allocate capital in this sector.

35%

White Star Real
Estate

The survey confirmed that housing tenants in Poland are
primarily young adults and young professionals - over 56%
of tenants and 49% of potential future tenants are under
the age of 34.

Investors in Warsaw [share of the number of operating flats in %]

Van der Vorm
Vastgoed

Source: Cushman & Wakefield

In Warsaw, the increase in rents was as much as 19% yearon-year (14% compared to the first quarter of 2020, shortly
before the pandemic). In addition, long-term leases usually
include indexation by the average annual inflation rate, which
means that further rent increases are possible. In the case
of one-year leases, which are among the most popular on the
Polish market, the landlord can adjust the rent in line with
the market situation, which, with demand currently at record
levels, will certainly also result in rent increases.

Catella European
Residential Fund

Planned

The current increase in rents of flats on offer is undoubtedly
the effect of demand, inflation, the increase in heating prices
and the cost of mortgages, which in a way are passed on to
tenants, and the influx of a significant number of refugees
from Ukraine.

Life Spot

Operating

63,6%

four-legged animals has increased tremendously. Consent
to live with a pet can be a key argument for a tenant to choose
a particular property. At the same time, it is possible to have
a pet in almost all PRS projects on the market.

Aurec Capital
Poland (LivUp)

36,4%
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Fundusz Mieszkań
na Wynajem

Number of PRS units in operation
and planned in Warsaw

Resi4Rent
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Source: Cushman & Wakefield
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ENVIRONMENTAL, SOCIAL
AND GOVERNANCE ISSUES

Warsaw real estate – a leader
in green and wellbeing certification

The Warsaw real estate market is one of the most dynamic
in terms of implementing ESG principles in the region. Even
before Environment, Social and Governance non-financial
reporting became a trend, Polish real estate, and Warsaw
in particular, widely adopted sustainability certificates.
Commercial buildings have adopted green measures, and
environmental measures are mostly covered by the LEED
and BREEAM certification schemes. Both are globally
recognised assessment systems that evaluate buildings
based on multicriteria best practices lists, focusing on
energy and water efficiency, materials and waste efficiency
and pollution reduction.

ESG in not a trend anymore,
it is a real need to change

The European way to ambitious goals
Environmental, social and governance
issues (ESG) are becoming a major driving
force in the real estate sector.
Many tenants with ESG agendas and
requirements are influencing the market
as well – the COVID-19 pandemic and
the effects of the climate crisis are both
stimulating sustainability in real estate
to avoid potential risks. EU legislation
is tightening, and the requirements for
energy efficiency and building efficiency
in general need to improve significantly
to meet European goal of reaching climate
neutrality by 2050 (an economy with
net-zero greenhouse gas emissions).
The real estate sector alone is responsible for 36%
of greenhouse gases emissions in the EU and approximately
40% of energy use. With such a significant impact
on the climate, it is one of the sectors of focus for
decarbonisation strategies and improvements to meet
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the EU’s ambitious plan. The EU introduced this year
Taxonomy – a classification system that lists sustainable
practices for several economic activities – with the real
estate sector being included. Taxonomy is linked with
non-financial reporting (mandatory for big corporations
and financial institutions – soon to be more rigorous due
to the upcoming CSRD reporting directive). The system is
designed to evaluate whether the products and activities
of organisations are sustainable, to limit the practice of
greenwashing and to redirect financing towards
sustainable projects.
Tenants are also putting pressure on ESG metrics and
the sustainability of buildings – corporations and companies
are developing similar strategies to limit and adapt
operations to climate change. This leads to strategies
for their premises – the most crucial currently are energy
efficiency and for the energy source of buildings to limit
their carbon footprint. Major organisations have already
pledged to reach Net Zero in their operations by 2030
or 2050. They need to address both their premises and
the rest of their operations to achieve this goal.

Commercial buildings are also interested in wellbeing
certification, thereby addressing the social aspects of
stakeholders, in particular wellbeing and health issues.

ESG strategy of the future

In line with the Warsaw Climate Panel, there is a green
building standard in the works (Warsaw Standard
for Green Building). Currently, it is in stakeholder
consultation phase and is being developed in
cooperation with the Air Quality and Climate Policy
Office and the National Agency for Energy Conservation
and it is expected to be finalised in 2022. Buildings will
be assessed in terms of energy efficiency, cooling and
heat, water and waste management, as well as blue and
green infrastructure solutions. Strategy Warsaw2030
– the main document aimed at setting goals and plans
for the city’s development – contains several aspects
impacting ESG, although it was set in 2018 and focuses
majorly on social aspects.

Systems like WELL (focused on improving the health and
comfort of occupants) and WELL Health Safety Rating
(centred on limiting threats of infectious diseases) are being
implemented by several developers, investors and owners,
elevating indoor environmental quality and improving social
capital factors. Warsaw is leading the way – according to the
PLGBC report for 2021 more than 90% of buildings in the
capital have been awarded certification.
Out of 1359 building certifications, almost half are located
in Warsaw and the Mazovia region. Meanwhile, Poland is a
leader in certification in the CEE region – almost half of all
certifications in the region are for Polish properties (second
placed Czech Republic has only 562 green buildings). Even
non-commercial projects – mainly residential – are also
being certified.
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STUDENT HOUSING
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Higher education institutions offer accommodation
for only some of their students, as the number of beds
available in facilities owned by HEIs stands at just
below 16,000, meaning only 6.7% of all students can be
accommodated in those projects. Private investors in
modern projects (each with above 50 beds) add another
708 beds. The number of beds offered in those projects
when compared with other academic centres in Poland

is very limited – bed provision when only modern projects
are considered stands at as little as 0.5%, whereas in
Łódź it’s 4%, just below 3% when Tricity is considered, or
slightly above 2% in Kraków.
The largest modern private dormitory operating in the
capital city is Foxtrot by Student Depot located at 37
Woronicza St. which opened in October 2019 and offers

Number of 1st year students in Warsaw
Polish orgin

During the pandemic, teaching was, with
some exceptions, organised exclusively
online, however purely online studies are
unlikely to be the new norm in the coming
years. Although there are some perks to
e-learning, remote education has some
significant disadvantages, some of which
include lack of direct contact with both
other students and lecturers, lack of social
life integration and student life,
and inability to establish relationships.
For many international students, acquiring
foreign language skills is part of their
study plan abroad, which can only really
be achieved by living and studying
in the chosen country. For those reasons
e-learning solutions will not be a threat
to the PBSA market, which in Poland
is still at an early stage of development with
a number of opportunities for investors.

The number of students in Warsaw increased during the
Covid-19 pandemic reaching over 236,700 people in
2021/2022, which is close to 20% of the student population
in Poland. The number of first-year students increased in
both years of the pandemic and the growth was noted both
when domestic and international students are considered.
The trend of growing population of students from other
countries has been established for many years now.
In 2021/2022 academic year international students
in Warsaw accounted for 10.7% of the total student
population or close to 25,400 people.
Warsaw is the largest academic centres in Poland with
68 higher education institutions (HEIs) three of which are
listed in the QS World University Rankings® 2023 and in
University Ranking 2022 by Perspektywy University of
Warsaw is the best HEI in Poland and Warsaw University
of Technology is the 3rd.

2021/2022

82,491

2020/2021

81,595

2019/2020

76,784

0

25,000

foreign orgin

11,037

10,350

10,509

50,000

75,000

100,000
Source: Rad-ON
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Students in Warsaw
Domestic students

2021/2022

211,320

2020/2021

206,814

2019/2020

199,302

0

75,000

International students

25,390

23,785

22,701

150,000

225,000

300,000
Source: Rad-ON

ca. 520 beds, the other two projects are much smaller
at only 130 beds (Floriańska 3a) and 60 (Studio Campus).
All of the projects are 100% occupied.
In 2023 two, currently under construction projects,
will be completed and offered to students: the second
project by Student Depot which will offer ca. 400 beds
located at Al. Wilanowska and Zeitgeist’s investment
at 22 Solec St. with ca. 150 beds.

students (e.g. large studios or apartments with
2 bedrooms). Projects offer different amenities such
as study/focus rooms, communal areas, game rooms,
gyms, and sometimes even rooms with large screens that
can be used as cinemas. Projects are monitored and are
secure and onsite staff focused on smooth and friendly
service and customer experience.

Private purpose-built student accommodation offer
single-bed rooms / studio apartments or units for two

For a number of years Poland proved that it can attract
international students which combined with lack of
quality purpose-built accommodation creates a great
opportunity for investors.

Students population
(2021/2022):

International students
(2021/2022):

Internationalisation
ratio (2019/2020):

Number of higher
education institutions
(2021/2022):

236,710

25,390

10.7%

68*

(up by 2.65% yoy)

(up by 6.75% yoy)

Typical modern PBSA product offer:

*excluding HEIs in liquidation

•
•
•
•
•
•

Onsite staff with focus on service and customer experience;
Dedicated living – learning environment with study spaces, games rooms and communal areas;
Social spaces, gyms, cinemas and private dining rooms;
Community events programmes;
Use of proprietary technologies to enhance customer experience;
All-in cost for rent, council taxes, internet, gym etc.
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Hotels

Current Supply
Two new hotels opened so far this year in Warsaw – both
being legacy projects, that started before Covid:
•
•

Royal Tulip Warsaw on Grzybowska with 312 keys
(May 2022)
Focus Hotel Premium on Woronicza with 234 keys
(March 2022)

Projects in advanced stages of construction are
Autograph Collection on Miodowa (94 keys) and
Occidental Hotel (part of Barcelo hotel group) at
Elektrownia Powisle (150 keys) – both expected to
open this year.
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Warsaw are expected to receive a significant number of
the associated bookings in the months to come.
Hotel conferences and events are slowly returning and
international visitation is picking up. Weekends are
selling better than ever before. The business, nonetheless,
is strongly reliant on individual travellers as safety
precautions have held back large groups from travelling
to Poland.
Passenger traffic at Chopin Airport in H1 2022 has
recovered to nearly two-thirds of the corresponding
period in 2019.

Reshaped Operational Landscape
Hotels entered 2022 far less interrupted than 2021.
Since 1 March 2022, hotels in Poland operate under no
restrictions. Despite this, it was a slow start to the year in
Warsaw.
The war in Ukraine, however, has profoundly reshaped the
local demand landscape with the influx of:
•
•

The fastest developing
market in the CEE
Warsaw is the third largest hotel market in the CEE,
after Prague and Budapest. Whilst still behind its Czech
and Hungarian counterparts, the Polish capital - the
youngest of all three, is quickly catching up and it is soon
to match the size of the Budapest hotel market.
To put it in the context – the Warsaw hotel market nearly
doubled in size in the last 20 years and the astonishing
30% of the current supply was added in the last decade,
compared to 5% in Prague and 15% in Budapest.
The first western-managed hotel in Warsaw was the
iconic Marriott Hotel (1989). Currently, nearly 65% of all

Warsaw hotel rooms operate under international brands.
This compares to c. 45% in Prague and Budapest. The
quality of the market is constantly improving with world –
class openings such as Raffles (2018) and Nobu (2021).

•
•

Employees being relocated from Kiev;
State sponsored and regular individual stays of guests
from Ukraine;
Diplomatic/state visits;
Various stays form the wider international community
related to the war.

Ukraine–induced demand has boosted hotel operational
performance in Warsaw. Revenue per Available Room
(RevPAR) for YTD July 2022 has fully recovered the preCovid levels, despite January and February being at only
c. 40% of the 2019 level.
Individual guests from Ukraine are no longer the
predominant source of demand, however, Warsaw is
at the centre of diplomatic, humanitarian, military and
commercial actions supporting Ukraine and hotels in

Outlook
There is a growing confidence around hotel demand
recovery given the position of Warsaw as the CEE hub.
Oxford Economics forecasts the city to remain as one of
Europe’s star performers, with GDP growth averaging
4.0% annually between 2022 and 2026, the fastest of any
major European city.
The periodic hiccup will be, however, inflationary
pressures especially around increases in gas and energy
prices, as they severely affect hotel bottom lines.
It is profitability that remains major concern for the
lenders. Hotel debt remains scarce and extremely
expensive, holding back construction and investment
activity. There have been no hotel investment
transactions in Warsaw this year and we do not expect
any for the remainder of the year. Whilst developers are
keen to start new projects in time to capture travel when
it fully recovers from the pandemic and the war, new
construction is likely to remain muted until 2024.
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contact details

Dominika Jędrak

The City of Warsaw

Economic Development Department
ul. Smolna 4
00-375 Warsaw
Phones:
+48 22 44 32 220
+48 22 44 32 244
Mail: investinwarsaw@um.warszawa.pl
Contact regarding this report:
Phone: +48 22 44 33 198
Mail: klysek@um.warszawa.pl

Director of Research and Consultancy
Services

The Capital City of Warsaw as within its structure holds the Economic Development
Department dealing with, among others, support for investors. The Department
provides exhaustive information on developing the business services sector in the city.

Mobile phone: +48 666 819 242
Mail: dominika.jedrak@colliers.com

Learn more at corporate.colliers.com, Twitter @Colliers or LinkedIn

Another important aspect of its work is postinvestment care for businesses that decided
to invest in Warsaw. It coordinates urban initiatives supporting cooperation between
business, science and local authorities.
More information for investors can be obtained by contacting the Economic
Development Department investinwarsaw@um.warszawa.pl.
To learn more, visit um.warszawa.pl or follow GrowWithWarsaw on LinkedIn

Katarzyna Lipka
Head of Consulting & Research
Mobile phone: +48 606 993 860
Mail: katarzyna.lipka@cushwake.com

Małgorzata Fibakiewicz

BNP Paribas Real Estate is a consultancy company specializing in real estate advisory.

Head of Business Intelligence Hub Poland

BNP Paribas Real Estate Poland provides services in respect of Capital Markets,
Property Management, Transaction, Consulting and Valuation in Poland and within
CEE via Alliance Partners. Furthermore, all departments are supported by the Business
Intelligence and Consultancy Team, which provides knowledge regarding real estate
markets, thus enabling BNP Paribas Real Estate clients to make the most suitable longterm business decisions.

ul. Grzybowska 78
00-844 Warszawa
Mobile phone: +48 608 650 045
Mail:
malgorzata.fibakiewicz@realestate.
bnpparibas

Colliers (NASDAQ, TSX: CIGI) is a leading diversified professional services and
investment management company. With operations in 63 countries, our 17,000
enterprising professionals work collaboratively to provide expert real estate and
investment advice to clients. For more than 27 years, our experienced leadership with
significant inside ownership has delivered compound annual investment returns of 20%
for shareholders. With annual revenues of $4.5 billion and more than $81 billion of
assets under management, Colliers maximizes the potential of property and real assets
to accelerate the success of our clients, our investors and our people.

BNP Paribas Real Estate comprehensive services cover all property types including
offices, industrial & logistics and retail.
To learn more, visit www.bnppre.pl

Cushman & Wakefield (NYSE: CWK) is a leading global real estate services firm that
delivers exceptional value for real estate occupiers and owners. Cushman & Wakefield is
among the largest real estate services firms with approximately 50,000 employees in 400
offices and 60 countries. In 2021, the firm had revenue of $9.4 billion across core services
of property, facilities and project management, leasing, capital markets, and valuation and
other services.

To learn more, visit www.cushmanwakefield.com or follow @CushWake on Twitter

Karolina Furmańska
Associate Senior Residential Analyst
Consulting & Research
Mobile phone: +48 884 202 220
Mail: karolina.furmanska@cushwake.com
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Mateusz Polkowski
Head of Research & Consultancy
– Poland & CEE
Mobile phone: +48 602 171 471
Mail: mateusz.polkowski@eu.jll.com
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About JLL
JLL (NYSE: JLL) is a leading professional services firm that specializes in real estate and
investment management. JLL shapes the future of real estate for a better world by using
the most advanced technology to create rewarding opportunities, amazing spaces and
sustainable real estate solutions for our clients, our people and our communities. JLL
is a Fortune 500 company with annual revenue of $19.4 billion, operations in over 80
countries and a global workforce of more than 102,000 as of June 30, 2022. JLL is the
brand name, and a registered trademark, of Jones Lang LaSalle Incorporated.

Katarzyna Kucharek
Strategic Business Development
Manager
Mobile phone: +48 695 705 304
Mail: katarzyna.kucharek@randstad.pl

For further information, visit jll.com
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Randstad Polska, one of the leaders in the Polish HR advisory services and temporary
work market, is part of the Dutch Randstad Holding nv.
Randstad is a trusted partner for companies that require support in their search for
temporary workforce (including recruitment and management of large groups of
employees at the client’s office) and permanent employees, including specialists in the
field of finance, IT, engineering and advanced business services. Randstad also supports
employers through professional advisory and labor market analysis services. It assists
in payroll and personnel files management.
Randstad specialists support jobseekers in finding the best job to match their needs
and qualifications, thus creating a friendly space of communication between
the employees and employers.
Randstad uses new technologies for the benefit of jobseekers and employers.
It operates globally, but also locally. You can meet Randstad specialists in one of over
120 offices throughout Poland.
To learn more, visit www.randstad.pl

Elżbieta Czerpak
Head of Research
Mobile phone: +48 506 202 992
Mail: elzbieta.czerpak@pl.knightfrank.com

Knight Frank LLP is the leading independent global property consultancy.
Headquartered in London, Knight Frank has more than 16,000 people operating from
384 offices across 50 territories. The Group advises clients ranging from individual
owners and buyers to major developers, investors and corporate tenants.
For further information about the Company, please visit knightfrank.com.pl

Wioleta Wojtczak
Head of Research
Mobile phone: +48 600 422 216
Mail: wwojtczak@savills.pl

Savills sp. z o.o. is a daughter company of Savills plc. Savills plc is a global real estate
services provider listed on the London Stock Exchange. We have an international
network of more than 600 offices and associates throughout the Americas, the UK,
continental Europe, Asia Pacific, Africa and the Middle East, offering a broad range
of specialist advisory, management and transactional services to clients all over the
world. Savills has operated on the commercial real estate market in Poland since its
inception in 2004. The company services the needs of real estate occupiers, developers
and investors. Our people combine entrepreneurial spirit and a deep understanding
of specialist property sectors with the highest standards of client care. Our range
of services includes: leasing services for office, retail, industrial and logistic properties;
advisory to occupiers in the process of relocation, consolidation or renegotiation
of lease term, acquisition and disposal advisory for office, retail and industrial
properties, as well as investment sites; property and asset management, project
management (fit-out works, due-diligence reports, ect.); BREEAM and LEED
certifications, property valuation and consulting, corporate finance, research
and market analysis.
To learn more, visit www.savills.pl

