
 

 
 
 
 
 
 

Warsaw, 4th of June 2008 r. 
 
Robert Chojnacki, 
President of 
redNet Consulting 
 
 
 
Commentary to the data presented during the press conference of redNet 
Consulting and tabelaofert.pl web portal.  
 
The current model of presenting market price indices consists in presenting the average price per 
sqm in the selling offer – both in the primary and secondary market. When analysing the behaviour 
of such indices it should be kept in mind that they show the average price per sqm in the selling 
offer regardless of whether a flat has been sold or not. However, in the present situation it is 
necessary to draw up a new index which could measure the price per sqm of flats sold, not only the 
price of offers put on the market. The difficulty of drawing up an index like that consists in the fact 
that it is necessary to know whether the offer disappearing from the internet service is taken away 
because the advertisement contract has terminated, the offer has been withdrawn by the client, or 
due to the actual sale of a flat.  
Such an index has been drawn up by redNet Consulting, in cooperation with the tabelaofert.pl 
internet service. For over a half a year the team updating the portal has been checking every single 
offer of sale which has been removed from the service. Flats which are removed due to a concluded 
purchase contract are specially marked. On the basis of these offers a new price index has been 
created – the average price per sqm of the flats sold, which is calculated on the basis of the last 
three months.   
redNet Consulting has also created a different interesting index – the average price per sqm of the 
new market offer. It is calculated on the basis of the flats which have entered the selling offer 
within the last three months. 
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City  

Average price 
per sqm of the 
flats for sale  

 

Average price 
per sqm of 
flats sold  

 

Average price 
per sqm of 

flats from the 
new market 

offer  
 

The 
discrepancy 
between the 

average price 
of flats sold 
and flats for 

sale  
 

The 
discrepancy 
between the 

average price 
per sqm of 

flats from the 
new market 
offer and all 
flats for sale  

 

The 
discrepancy 
between the 

average price 
per sqm of 

flats from the 
new market 

offer and flats 
sold  

 
Katowice 6,308 6,257 6,367 -0.81% 0.94% 1.76% 
Kraków  8,119 7,987 8,240 -1.63% 1.49% 3.17% 

Łódź 5,981 5,488 6,113 -8.25% 2.20% 11.39% 
Poznań 7,919 7,621 8,393 -3.76% 5.99% 10.13% 

Trójmiasto  7,657 6,517 7,810 -14.89% 2.00% 19.84% 
Warszawa 9,246 8,127 9,895 -12.10% 7.02% 21.75% 
Wrocław  8,204 7,402 8,757 -9.78% 6.74% 18.31% 

 
Source: redNet Consulting on the basis of the www.tabelaofert.pl service 
 

Cheaper flats are sold and expensive offers enter the market. The difference between the average 
price of flats which are currently bought by clients and the average value of sqm in new developers’ 
projects introduced in the market is substantial.  
In Warsaw, where the present average price per sqm in the selling offer amounts to 9,246 PLN/sqm, 
the average price of the sold flats is over 12% lower and reaches the level of 8,127 PLN/sqm. On 
the other hand the average price per sqm of the new market offer is over 7% higher than the 
average price of the selling offer and amounts to 9,895 PLN/sqm. It indicates that the average price 
per sqm of new flats introduced for sale by developers in Warsaw in the last three months is nearly 
22% higher than the average price of the flats sold in the corresponding period. A similar situation 
is present in the Tri-City and Wrocław and, on a smaller scale, in Poznań and Łódź. Only Kraków 
and Katowice have recorded only slight differences.  
 

District  
Average price 
per sqm of the 
flats for sale  

Average price 
per sqm of 
flats sold  

Average price 
per sqm of 

flats from the 
new market 

offer  

The 
discrepancy 
between the 

average price 
of flats sold 
and flats for 

sale  

The 
discrepancy 
between the 

average price 
per sqm of flats 
from the new 
market offer 

and all flats for 
sale  

The 
discrepancy 
between the 

average price 
per sqm of flats 
from the new 
market offer 
and flats sold  

Bemowo 8,054 8,262 7,990 2.59% -0.79% -3.29% 
Białołęka 6,587 6,271 6,722 -4.80% 2.05% 7.19% 
Bielany 9,394 8,422 16,420 -10.34% 74.80% 94.97% 

Mokotów  9,890 9,728 9,416 -1.63% -4.79% -3.21% 
Ochota 10,143 10,084 10,318 -0.58% 1.72% 2.32% 

Praga Południe 8,712 8,377 8,661 -3.84% -0.58% 3.39% 
Praga Północ 7,914 7,943 7,721 0.36% -2.44% -2.79% 
Śródmieście 16,299 15,705 16,446 -3.65% 0.90% 4.72% 
Saska Kępa 11,809 11,239 12,416 -4.83% 5.14% 10.47% 
Targówek 7,132 6,719 7,703 -5.80% 8.00% 14.65% 

Ursus 7,404 7,632 7,534 3.08% 1.76% -1.28% 
Ursynów 8,761 8,057 9,060 -8.04% 3.41% 12.45% 
Wawer 7,014 6,334 7,712 -9.70% 9.95% 21.76% 

Wilanów  9,562 9,791 9,358 2.39% -2.13% -4.42% 
Wola 10,583 9,259 10,855 -12.51% 2.57% 17.24% 
śoliborz 10,371 9,320 10,008 -10.14% -3.50% 7.38% 

 
Source: redNet Consulting on the basis of the www.tabelaofert.pl service 
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Where do these differences in price come from?  
 
Such large disproportions in customer expectations (measured by customer activity) and 
developers’ expectations (measured by their price offer) can be justified by the optimism shown 
especially by new developer companies, which were buying construction plots during the prosperity 
period, hoping for an everlasting growth in price. These provisions are cruelly corrected now by 
customers. It is not that they buy only cheap flats or only flats located in cheap districts. Buyers do 
not want overpriced flats regardless of whether they are located in Białołęka or Śródmieście. It is 
best visible in the case of Warsaw when divided into districts.  
  
Although the average price per sqm of new flats introduced on the market in Warsaw during the last 
three months is nearly 22% higher than the price of flats already sold, the situation equally refers to 
prestigious districts such as Mokotów and Wilanów, and more popular ones, such as Ursus and 
Bemowo, where the average price per sqm of the new market selling offer is a few percent lower 
than the average price of flats sold. These are locations where competition has been very high for 
years, and developers know that in order to sell a flat they need to quote realistic prices.   
On the other hand, having recently put up flats for sale in Wola and Wawer, developers’ 
expectations will be put to the test. In these districts, the average price per sqm of the new market 
offer is higher by respectively 17% and nearly 22% than the average price of flats which have been 
sold there recently.    
 
This does not imply that the flats in Wawer or Wola do not sell. On the contrary, they sell quite well 
but only those which are at a reasonable price. Wola is second (after Białołęka) in Warsaw in 
respect of the number of flats sold in the past three months, having a share in the market at the level 
exceeding 12%. However, the average price per sqm of flats sold there totals 9,259 PLN/sqm, and 
the average price per sqm of the new market offer equals 10,855 PLN/sqm. And lastly, nearly three 
times as many flats have recently entered the Wola market as have been sold. What is more, the 
supply comprises expensive flats...  
 
All in all, in the last three months twice as many flats have been entered into the Warsaw market 
as have been sold (!) A similar situation is also present in other cities.  
 
Customers have started behaving very rationally. They reject overpriced flats no matter whether it 
is an expensive or cheap district. Simultaneously, they are willing to pay a much higher price for a 
reasonably valuated flat in a good location. 
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Source: redNet Consulting on the basis of the www.tabelaofert.pl service 
 
 
Lastly, the differences in the expectations of customers and some developers mainly refer to the 
price level per sqm of a flat. It is not the case that only small residential premises are bought. The 
chart presented above shows the Warsaw market composition according to the size of a flat 
(calculated by the number of rooms). It is visible that, in contrast to the price per sqm, the 
composition of the new market offer does not significantly stray from the composition of flats 
sold.   
 
 
 

 

 

 


