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GDP GROWTH IN CEE COUNTRIES (y/y change) 

Source: Moody’s Analytics (July 2022 release)

CONSUMER PRICE INDEX (y/y change) 
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CENTRAL EUROPE
Economy Q3 2022

The outlook for the remainder of 2022 has darkened
After the solid start of 2022 and generally positive 
performance during the first six months, in Q3 2022, the 
economic growth slowed down across CEE, and business 
confidence weakened. 
The automotive industry, struggling due to supply bottlenecks 
and soaring energy prices, has significantly impacted growth 
in Slovakia and Czechia. 
Nevertheless, consumer demand remained relatively strong in 
most CEE countries, boosted by the removed pandemic 
restrictions and spending by refugees from Ukraine buying 
essential goods.
Supply-chain disruptions and high energy prices will keep 
inflation elevated, adversely impacting households’ 
purchasing power. However, after inflation reached new 
multidecade highs in summer, it is expected to be on 
a downward path from now on.
Investment activity will be confined by abnormally high 
interest rates and weakening demand. But despite increasing 
yields and the ongoing price discovery process, in most CEE 
countries, capital values for commercial real estate are not 
expected to fall due to upward rental dynamics and space 
shortages in many sectors. Notably, the value gap in the 
office property sector will further widen between the assets, 
depending on their efficiency and other quality attributes.
The EU’s long-term budget for 2021–2027, coupled with the 
temporary instrument, NextGenerationEU, designed to power 
the post-COVID recovery, jointly totalling over €2 trillion in 
current prices, is expected to boost industrial production and 
sustainable investment across CEE markets.
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ECONOMIC SENTIMENT INDICATOR (Index 2000 = 100)

Source: Moody’s Analytics (July 2022 release)

EMPLOYMENT IN OFFICE-USING INDUSTRIES (y/y change)
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Business Sentiment
Although the improvement of economic sentiment was 
visible since the start of 2022, it took a broad-based hit 
in March 2022 in Czechia, Poland, Hungary, and 
Bulgaria, mainly in response to Russia’s military 
invasion of Ukraine, exacerbating inflation and
additionally disrupting supply chains.
The economic sentiment indicator improved in most 
CEE countries in April and May. Still, it deteriorated 
again in June and July because of the surging energy 
prices and the ongoing geopolitical threats.
The CEE average economic sentiment further 
deteriorated during Q3 2022. At the same time, 
despite the increasing pessimism across the region, 
Romania and Bulgaria posted some improvement in 
the sentiment over the quarter. 
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Office Employment
A steady, though decelerating, employment growth in 
the office-using industries in most of the CEE capital 
cities and across the countries sustains demand for 
office space. 
According to Moody’s, Prague’s economy will be able 
to persevere better than its regional peers, as its office 
office-using employment accounts for around 35% of 
total jobs, almost twice the EU average. White-collar
industries will remain the critical near-term driver of 
growth also in other CEE capital cities, particularly in 
Warsaw, Bucharest, Sofia and Budapest, which are 
attractive office locations because of the skilled 
workforce and lower salaries compared to Western 
Europe.
Nevertheless, the COVID-19 pandemic changed the 
ways the companies work and the general philosophy 
of office space utilisation and planning, even in the 
most traditional office-using industries.
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The office property markets in the CEE capital cities were 
marked by buoyant occupier demand and rental 
dynamics. The occupier’s activity was generally healthy 
in Q1-Q3 2022: aggregate total take-up increased by 25% 
y/y, while net absorption was positive in all the cities in 
focus and grew by 17% y/y as the aggregate figure. The 
annual increase in net absorption was registered in 
Budapest, Prague, Warsaw, and Bucharest.
In 2022, development activity in the office sector has 
demonstrated differing dynamics across the CEE. During 
the first 9 months, new supply was particularly high in 
Budapest (+342% y/y), retained the previous year’s 
dynamics in Prague but slowed down in other capital 
cities. Nevertheless, in Q1-Q3 2022, the aggregate new 
supply in CEE decreased by 14% y/y. 

The office delivery pipeline remains significant in the 
region, with around 1.2 million sq m under construction, of 
which 30% may be delivered in Q4 2022.
The overall vacancy rates in Q3 2022 were slightly higher 
than the figures in Prague, Budapest and Sofia a year 
ago. Over the quarter, vacancy softened in Bucharest and 
Prague, remained generally unchanged in Bratislava and 
Sofia, but increased in Budapest and Warsaw.
During Q3 2022, prime office rent increased only in 
Bucharest. Due to rising construction and fit-out costs, 
upward pressure on headline office rents was evident 
across the CEE region and is expected to continue in Q4. 
The rental gap keeps widening between the office 
schemes, subject to their efficiency and other attributes.

The office segment accounted for 44% of the total 
investment volumes recorded in the CEE during the first 
three quarters of 2022 and 39% in Q3. The acquisition of 
Generation Park Y in Poland was the major office 
transaction reported in CEE in Q3 2022. Also, Google’s 
acquisition of The Warsaw Hub in Poland remains the 
landmark investment transaction of the year.
Despite the perceived upward pressure, during Q3 2022,
prime office yields were stable in most CEE capitals 
except for Warsaw and Budapest, in which prime office 
yields corrected upwards to 4.7% and 5%, respectively, 
while only in Prague the current prime office yield 
exceeded the figure for Q3 2021.
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VACANCY RATE PRIME HEADLINE RENTS (€/sq m/month)
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CENTRAL EUROPE
Office Q3 2022

€ 3.31 B
Investment Volume Q1-Q3 2022

+ 24%
Change y/y

€ 2.66 B
Investment Volume Q1-Q3 2021

Q3 2022INVESTMENT VOLUMES IN CEE, Q1-Q3 2022

Data includes transactions of office properties 
(excluding deals of less than €1 million total value) 
in Czechia, Hungary, Poland, Romania, Slovakia 
and Bulgaria.

Shade showing y-o-y trend: red – negative, green – positive, white – no change.

City / COUNTRY
OFFICES

Prime rent, 
€/sqm/month Prime yield, %

Bratislava (SK) €17.00 5.00%

Bucharest (RO) €19.50 6.50%

Budapest (HU) €24.50 5.00%

Prague (CZ) €27.00 4.50%

Sofia (BG) €15.00 7.50%

Warsaw (PL) €24.00 4.70%

INVESTMENT VOLUMES IN CEE (€ billion)
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Supply Demand Vacancy Rents

Bratislava (SK) In Q3 2022, Lakeside Park 02 of 
14,000 sq m GLA was delivered with 
100% occupancy. 
Around 146,700 sq m is presently 
under construction, out of which almost 
30% is pre-leased. Around 3,500 sq m 
of office space is due in Q4, bringing
the new annual supply in 2022 to 
28,600 sq m. More projects will come 
on stream in 2023, representing 48% 
above the five-year market average.

After a minor slowdown in summer, 
occupier demand was generally 
restored in Q3 2022. Gross take-up 
reached 38,800 sq m (+53% q/q), while 
net take-up stood at 32,400 sq m. The 
demand dynamic is expected to remain 
positive towards the end of 2022. 
However, due to rising construction and 
fit-out costs, landlords increasingly 
require longer leases, while tenants 
seek more flexible terms and space 
optimisation opportunities.

A slight increase in vacancy in 
many submarkets in Bratislava 
was offset by a significant drop 
in space availability in the South 
Bank submarket. As a result, 
the vacancy rate softened to 
11.7%. 

Prime office rent remained 
unchanged at €17.00 per sq m per 
month, but rental growth is possible 
in 2023 because of indexation. 
Landlords continued increasing 
service charges to cope with 
elevated energy and construction 
costs, and less energy-efficient 
buildings were affected the most. 

Bucharest (RO) Tudor Arghezi 21 (7,000 sq m) by 
Hagag Group was the only office 
property delivered in Q3 2022. Around 
129,000 sq m of offices are presently 
under construction, with the 
development pipeline constrained by 
the present bureaucratic issues. 

Approximately 66,000 sq m of offices 
were leased in Q3 2022. During the first 
nine months of the year, gross take-up 
reached 222,600 sq m, increasing by 
5% y/y. 

The overall market vacancy 
further compressed to 14.4% in 
Q3 2022, with a notable gap 
between the vacancy rate of 
12.0% in class A and 22.6% in 
class B.

The upward rental dynamics 
continued. Prime headline rent 
reached €19.50 per sq m per month 
in the CBD, with further increases 
expected in other office submarkets 
during the following 6–12 months 
due to a restrained delivery pipeline. 

Budapest (HU) In Q3 2022, around 82,420 sq m of 
new space was delivered in four 
schemes. Around 108,000 sq m are 
expected to be handed over in Q4, 
which, if delivered, will bring new 
annual supply to 300,000 sq m in 
2022.

Gross take-up reached 101,430 sq m in 
Q3 2022 and 290,200 sq m YTD (+14% 
y/y), indicating a healthy recovery 
compared to the pandemic years. The 
take-up structure remained unchanged,
with net take-up accounting for 50% 
and pre-leases and new leases 
dominating with a 22% share each. 
Despite a significant new supply, net 
absorption remained positive, totalling
27,200 sq m in Q3, and exceeding 
100,000 sq m from the start of 2022. 

The vacancy rate reached 
11.0%, increasing by 1.1 
percentage points compared to 
the previous quarter. 

Headline rents increased in almost 
every submarket, while the average 
annual rental growth in Budapest 
was estimated at 5.5%. Starting 
from Q3 2022, service charges have 
strongly increased, primarily in less 
energy-efficient schemes.
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Supply Demand Vacancy Rents

Prague (CZ) In Q3 2022, three office buildings were 
completed totalling 18,200 sq m, while 
during the first three quarters of the 
year, new office supply reached around 
66,000 sq m. More than 190,000 sq m 
of offices are presently under 
construction, with a further injection of 
57,000 sq m expected in Q4. New 
supply may reach 135,000 sq m in 
2023, over 36% pre-let by tenants. 

Gross office take-up grew by 11% q/q, 
while net take-up increased by 0.5%. 
The most significant demand was 
traditionally recorded for offices in the 
districts of Prague 8, Prague 1, and 
Prague 4, which accounted for about 
55% of the office area leased in Q3.

In Q3 2022, relatively robust 
occupier demand combined 
with limited new supply 
resulted in the vacancy rate 
decreasing by 0.3 pp q/q. 

After increasing by 13% in Q2 2022, 
prime rents were stable during Q3. 
Given the evident shortage of quality, 
well-located office space in Prague, 
prime monthly rent is forecast to grow 
to €30.00 per sq m per month. At the 
same time, the price gap keeps 
widening between the office 
schemes, subject to their age, 
quality, and location attributes.

Sofia (BG) Completing two small office buildings 
added around 7,000 sq m to the office 
stock in Q3 2022. The office space 
under construction dropped to 
167,300 sq m, the lowest level in five 
years.

In Q1-Q3 2022, gross take-up reached 
110,646 sq m, which is around the 
5-year average, while net absorption 
was moderate at 20,500 sq m. Demand 
for serviced offices and coworking 
space is at its peak, while the supply of 
flexible space exceeded 50,000 sq m 
and is expected to grow further. 

In Q3 2022, the vacancy rate 
remained stable at 16.6% for 
class A and B offices since the 
slow pace of office 
development limits the space 
availability. 

Prime asking rents remained stable 
at €15.00 per sq m per month in the 
CBD and €12.00–14.00 alongside 
main roads. Further rental increase 
remains possible in future.

Warsaw (PL) Over 99,100 sq m of offices were 
delivered in Q3 2022, bringing the total 
stock to 6.34 million sq m. In 2022, new 
annual supply is expected to reach 
nearly 240,000 sq m, 10% below the 5-
year average. Around 150,000 sq m of 
offices are presently under construction, 
with only 55,000 sq m scheduled for 
delivery in 2023. The ongoing 
development activity is a record low for 
the Warsaw office property market and 
may lead to a shortage of office space in 
2023–2025.

In Q1–Q3 2022, gross take-up 
amounted to 608,100 sq m, 
representing an increase of 54% y/y 
and just 11% below the record-high 
figures of the first 3 quarters of 2019.
Occupier demand was driven by large 
companies in the financial services, 
business services, and IT sectors.
In Q1–Q3 2022, net absorption almost 
tripled the figure reported in the 
previous year’s respective period. 

The vacancy rate decreased 
during H1 2022. 
At the end of Q3 2022, the 
vacancy rate stood at 12.1%, 
increasing by 0.2 percentage 
points despite a considerable 
new supply delivered over the 
quarter. The vacancy rate is 
expected to resume its 
downward trend in the coming 
quarters.

Prime office rents have been subject 
to intense upward pressure due to 
increasing construction and fit-out 
costs, particularly relevant for 
pipeline office schemes. In Q3 2022, 
prime office rents remained in the 
range of €22.00–26.00 per sq m per 
month for offices in the Centre and 
€13.50–16.50 for the space in the 
non-central locations. At the same 
time, landlords are increasingly 
flexible when negotiating commercial 
terms.
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ECONOMY: Domestic demand is again the driving force of the economy
Rising inflation, expected to reach 12.4% in 2022, is no longer driven only by rising energy or oil prices but extends to most goods 
and services. Despite the inflation pressures, domestic demand remained the main driver of economic growth in past months, 
offsetting lower exports and decreasing investments. Despite a significant slowdown, the National Bank of Slovakia expects the 
economy to grow by 1.8% in 2022. The economic performance in 2023 depends mostly on future energy prices and interest rates 
and their impact on both companies and the population. The measures taken by the EU and the local government might limit the 
negative impact of soaring energy prices on the economy. The labour market continues to perform well. Increasing interest rates and 
rising bond yields create pressure on yields investors are willing to pay for commercial real estate. Though prime yields so far have 
remained stable in the real estate market in Slovakia, a yield increase is expected in 2023 and is possible already in Q4 2022. 

SUPPLY & DEMAND: Restored demand should hold out till the year-end
After a minor slowdown in summer, occupier demand was generally restored in Q3 2022. Gross take-up reached 38,800 sq m, 
increasing by 53% q/q. Net take-up stood at 32,400 sq m, with new leases totalling over 26,700 sq m. The demand dynamic is 
expected to remain positive towards the end of 2022. However, due to rising construction and fit-out costs, landlords increasingly 
require longer leases in contrast to more flexible occupational requirements expressed by tenants and space optimisation widely 
sought by them. A slight increase in vacancy in many submarkets was offset by a major drop in space availability in the South Bank 
submarket. As a result, the vacancy rate softened to 11.7%. 
In Q3 2022, Lakeside Park 02 was completed, bringing 14,000 sq m of fully leased space to the market. The pipeline stock presently 
under construction consists of 6 buildings of 146,700 sq m, of which almost 30% is pre-leased. Development activity has been 
generally low during 2022, with only around 3,500 sq m of leasable space to be added in Q4, bringing the total annual figure to 
28,600 sq m. On the other hand, most of the projects will come on stream in 2023, representing 48% above the five-year average.

PRICING: Service charges growth continues
Landlords continued increasing service charges to cope with elevated energy and construction costs, and less energy-efficient 
buildings, mostly older B and C-class buildings, were affected the most. Many buildings have energy contracted only until the end of 
2022, which leads to high exposure to energy price fluctuations in the future. Prime office rent remained unchanged at €17.00 per 
sq m per month, but rental growth is possible in 2023 due to indexation.

11.7%
Vacancy Rate

5.00%
Prime Yield

€17.00
Prime Rent, Sq m/month

Source: Bratislava Research Forum (figures are 
based on class A+B stock only)

2.4%
Bratislava Region 
Unemployment Rate

7.6%
Slovakia
Unemployment Rate
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BRATISLAVA
Office Q3 2022

ECONOMIC INDICATORS 
Q3 2022

OVERALL VACANCY & PRIME RENT

12-Mo.
Forecast

YoY  
Chg.

143K
Bratislava Region 
office-based employment

Source: Moody’s Analytics

12-Mo.
Forecast

YoY  
Chg.

SPACE DEMAND / DELIVERIES
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KEY LEASE TRANSACTIONS Q3 2022

SUBMARKET STOCK
(SQ M)

AVAILABILITY
(SQ M)

OVERALL VACANCY 
RATE

CURRENT QTR 
TAKE-UP (SQ M)

YTD OVERALL 
TAKE-UP (SQ M)

UNDER CNSTR
(SQ M)

PRIME RENT
(€/SQ M/MONTH)

City Centre 454,300 41,900 9.22% 2,800 9,300 0 €16.50

Inner City 325,100 31,300 9.63% 7,400 26,800 3,400 €14.00

Outer City 415,900 66,300 15.95% 5,000 13,500 0 €12.50

CBD 618,800 81,500 13.17% 17,400 42,700 143,300 €17.00

South Bank 154,000 10,000 6.51% 6,100 16,900 0 €15.00

BRATISLAVA TOTAL 1,968,100 231,100 11.74% 38,800 109,200 146,700 €17.00

cushmanwakefield.com

LUKÁŠ BRATH
Research Analyst
+421 (0) 904 325 358
lukas.brath@cushwake.com

A CUSHMAN & WAKEFIELD RESEARCH PUBLICATION
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 
over 400 offices and approximately 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.

©2022 Cushman & Wakefield. All rights reserved. The information  contained 
within this report is gathered from multiple sources believed  to be reliable. 
The information may contain errors or omissions and is  presented without 
any warranty or representations as to its accuracy.

BRATISLAVA
Office Q3 2022

PROPERTY SUBMARKET TENANT SECTOR AREA (SQ M) TYPE

Lakeside Park II South Bank Public 3,500 New lease

Aupark Tower I South Bank Finance 1,800 New lease

Central (phase I) South Bank Medical 1,800 Lease-expansion

BA Business Center V CBD Other 1,600 New lease

Tatra City South Bank IT 1,400 New lease

Eurovea Central CBD Professional services 1,200 New lease

http://www.cushmanwakefield.com/
mailto:lukas.brath@cushwake.com
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BUCHAREST
Office Q3 2022

ECONOMY: Inflationary pressures remain constant 
The y/y inflation rate reached 14.8% in September in Romania, one of the highest levels in the European Union. Although 
expected to stabilise in Q4, it will likely remain in double digits at least until late H1 2023. The National Bank of Romania has 
also increased the monetary policy rate, up to a most recent level of 6.25%, with further increases expected in the following
months. 
The Q3 2022 economic growth has been solid (+7.1% y/y), but a slowdown may be observed in Q4, as most agencies and 
analysts forecast a GDP growth ranging between 4-5% for the whole year. This remains a robust level considering the overall 
impacts of the inflationary pressures and also the side effects caused by the Russian invasion of Ukraine.

SUPPLY & DEMAND: Low supply in Q3
Only one office building was delivered in Bucharest in Q3, namely Tudor Arghezi 21 (7,000 sq m), owned and developed by 
Hagag Group. The total office stock in Bucharest amounted to around 3.3 million sq m. There are currently around 129,000 sq 
m of new offices under construction, a low pipeline compared with the last few years, resulting from the present bureaucratic
issues in Bucharest, as very few real estate projects received their building permits during the last 12–18 months. One 
Cotroceni Park II, U-Center II and Equilibrium II are some of the most important projects expected to be delivered to the market
by the end of 2023. 
Approximately 66,000 sq m of offices were transacted in Q3 2022. The first 9 months of the year recorded gross take-up of 
222,600 sq m, reflecting an increase of 5% compared to last year. Due to a lack of new deliveries, the overall vacancy in 
Bucharest has slightly decreased to 14.4%, which can be explained by the vacancy rates pertaining to A-class (12%) and B-
class (22.6%) office buildings.

PRICING: Rental growth continues in CBD
Prime headline rent in Bucharest continued to increase in Q3 2022, reaching €19.50 per sq m per month in the CBD area, with
further increases expected in other submarkets during the following 6–12 months due to the relatively low office pipeline.

14.4%
Vacancy Rate

€19.50
Prime Rent, Sq m/month

ECONOMIC INDICATORS  
Q3 2022

12-Mo.
Forecast

12-Mo.
Forecast

YoY  
Chg

YoY  
Chg

SPACE DEMAND / DELIVERIES BUCHAREST VACANCY & ASKING RENT

6.50%
Prime Yield

2.4%
Bucharest 
Unemployment Rate

345K
Bucharest office-based 
employment

5.6%
Romania
Unemployment Rate

Source: Moody’s Analytics
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SUBMARKET STOCK 
(SQ M)

AVAILABILITY
(SQ M)

VACANCY RATE CURRENT QTR 
TAKE-UP (SQ M)

2022 YTD TAKE-UP
(SQ M)

YTD COMPLETIONS 
(SQ M)

UNDER CNSTR 
(SQ M)

PRIME RENT*
(€/SQ M/MONTH)

CBD 360,500 34,900 9.7% 5,735 32,861 - - €19.50

Center 412,500 34,700 8.4% 5,870 32,550 28,000 39,500 €18.00

Floreasca – Barbu Vacarescu 569,700 57,500 10.1% 7,833 41,323 - 20,000 €15.00–17.50

Expozitiei 289,800 65,100 22.4% - 5,724 21,000 35,000 €17.50

Center - West 579,600 78,900 13.6% 33,320 69,889 56,500 34,500 €15.50

North 182,700 36,600 20.0% 2,344 20,217 - - €15.00

Dimitrie Pompeiu 440,700 45,700 10.4% 10,854 15,312 - - €13.00

Pipera North 210,500 88,500 42.1% - 1,000 - - €11.00

West 165,900 11,500 7.0% - - - - €13.00

East 51,100 15,700 30.6% - 1,501 - - €12.00

South 41,800 7,500 17.9% - 2,200 - - €12.00

BUCHAREST TOTAL 3,304,800 476,600 14.4% 65,956 222,577 105,500 129,000 €19.50

KEY CONSTRUCTION COMPLETIONS Q3 2022 Independently Owned and Operated / A Member of the 
Cushman & Wakefield Alliance
©2022 All rights reserved. The information  contained within this report 
is gathered from multiple sources believed  to be reliable. The 
information may contain errors or omissions and is  presented without 
any warranty or representations as to its accuracy.

MARKET STATISTICS

cwechinox.com
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KEY SALES TRANSACTIONS Q3 2022

KEY LEASE TRANSACTIONS Q3 2022 VLAD SAFTOIU
Head of Research
+40 21 310 3100 /
vlad.saftoiu@cwechinox.com

CRISTINA LUPASCU
Director PR & Research
+40 21 310 3100 /
cristina.lupascu@cwechinox.com

BUCHAREST
Office Q3 2022

* Prime rent is indicated as asking base rent.

PROPERTY SUBMARKET TENANT AREA (SQ M) DEAL TYPE
Novo Park Dimitrie Pompeiu Infineon Technologies 10,000 Renegotiation + Expansion
Campus 6.1 Center - West NXP 9,900 Renegotiation
The Grand Offices Center - West Teva 2,500 Renegotiation
Timpuri Noi Square Center Kruk 1,800 Renegotiation

PROPERTY SUBMARKET SELLER / BUYER AREA* (SQ M) PRICE
75% of Miro Offices North Speedwell / Hili Properties 17,250* €45M

First Bank HQ CBD Local private investor / One United 
Properties 8,000 €28M

Cascade Offices CBD GTC / Crown Holding 4,200 €10M

PROPERTY SUBMARKET PROJECT SIZE (SQ M) OWNER / DEVELOPER
Tudor Arghezi 21 Center 7,000 Hagag Group

*The area pertains to 75% of the building in question
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HUNGARY
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ECONOMY: Fast real GDP growth in H1, but the energy crisis and war began to weigh on activity
Hungary's real GDP growth was 6.5% in Q2 2022, having exceeded most EU countries. Still, the market appeared to be reacting to a
changing overall economic outlook in Europe, as well as uncertainty around inflation and the Russian invasion of Ukraine. After the 
strong economic performance of the first two quarters of 2022, the business sentiment in Hungary deteriorated in August and 
September, mainly due to surging energy prices. In Budapest, however, the unemployment rate decreased by 0.54 percentage
points compared to the third quarter of 2021, while office employment increased and became the largest in the region, a trend that is 
expected to continue in the coming years. 
Interest in offices continued in Q3 2022, although only two smaller transactions were registered. The YTD investment volume in the 
office sector amounted to €209 million, indicating a slowdown compared to previous years. We project that asset values will be 
adjusted due to the ongoing process, and yields will increase starting from the year-end.

SUPPLY AND DEMAND: Increasing new supply this year, along with reviving demand levels
Gross take-up amounted to 101,430 sq m in Q3 2022. Since the start of the year, gross take-up has reached 290,200 sq m, which 
shows a 14% annual growth and indicates a healthy recovery compared to previous years affected by the pandemic. The take-up 
structure remained unchanged, with net take-up accounting for 50%. Pre-leases and new leases dominated, each with a 22% share. 
Renewals accounted for 33%, and an owner-occupied transaction accounted for about 17% of the total demand.
In Q3 2022, a total of 82,420 sq m of new space was delivered in four schemes. Despite a significant amount of new supply, net 
absorption remained positive, totalling 27,200 sq m in Q3 2022, and exceeding 100,000 sq m from the year-start. 
The vacancy rate reached 11%, increasing by 1.1 percentage points compared to the previous quarter. About 108,000 sq m are 
expected to be handed over by the end of the year; if all are delivered, the new annual supply in 2022 may reach 300,000 sq m.

PRICING: Prime headline rents continue to increase
Headline rents increased in almost every submarket; overall, we registered an average annual rental growth of 5.5% in Budapest. 
Starting from Q3 2022, service charges have enormously creased, primarily in less energy-efficient schemes.
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MARKET STATISTICS

cushmanwakefield.com

SUBMARKET STOCK
(SQ M)

AVAILABILITY
(SQ M)

OVERALL 
VACANCY RATE

CURRENT QTR 
TAKE-UP (SQ M)

YTD TAKE-UP
(SQ M)

COMPLETIONS YTD 
(SQ M)

UNDER CNSTR 
(SQ M)

PRIME RENT
(€/SQ M/MONTH)

CBD 380,850 38,770 10.2% 1,145 11,765 2,750 - €24.50

Central Pest 662,790 80,980 12.2% 10,200 37,620 20,060 88,000 €18.00

Central Buda 455,815 29,500 6.5% 8,860 27,640 17,125 33,315 €19.00

Non-Central Pest 569,480 68,910 12.1% 36,015 55,105 17,130 87,840 €15.50

North Buda 325,645 15,090 4.6% 1,300 23,420 - 24,240 €17.00

South Buda 546,685 73,120 13.4% 29,050 54,660 57,955 99,835 €18.00

Váci Corridor 1,102,900 104,480 9.5% 14 ,60 74,955 76,500 39,905 €18.00

Periphery 131,500 47,710 36.3% 800 5,020 - - €11.50

BUDAPEST TOTAL 4,175,665 458,560 11.0% 101,430 290,195 191,520 373,135 €24.50

KEY CONSTRUCTION COMPLETIONS Q3 2022

KEY LEASE TRANSACTIONS Q3 2022

Source: Cushman & Wakefield Research, Budapest Research Forum

KEY SALES TRANSACTIONS 2022

Orsolya Hegedűs MRICS
Head of Advisory & Research Budapest
Mobile: +36 30 399 5106
Orsolya.hegedus@cushwake.com

Edit Jakab
Senior Research Analyst
Mobile: +36 70 373 7482 
Edit.Jakab@cushwake.com

A CUSHMAN & WAKEFIELD RESEARCH PUBLICATION
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 
over 400 offices and approximately 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.

©2022 Cushman & Wakefield. All rights reserved. The information  contained 
within this report is gathered from multiple sources believed  to be reliable. 
The information may contain errors or omissions and is  presented without 
any warranty or representations as to its accuracy.

BUDAPEST
Office Q3 2022

PROPERTY SUBMARKET TENANT SIZE (SQ M) TYPE

Bakerstreet South Buda EON 16,200 Pre-lease

Arena Corner Non-Central Pest confidential 14,000 Renewal

BudaPart City South Buda confidential 4,215 New lease

H2O Phase 1 Váci Corridor DBH 3,300 Pre-lease

PROPERTY SUBMARKET SELLER / BUYER AREA (SQ M)

Szabadság tér 14. CBD LSGI / Confidential 6,600

Academia CBD Europa Capital Partners  / DWS 12,700

Imperial Krisztina Pláza Central Buda Imperial Krisztina Plaza Kft. / Repro I. Property Zrt. 16,800

PROPERTY SUBMARKET MAJOR TENANT SIZE (SQ M) OWNER/DEVELOPER

Millennium Garden P1 Central Pest Henkel, MSD Pharma 20,060   Trigranit & Revetas

Budapest One II & III South Buda BT, Vodafone 37,950 Futureal

Major Udvar Central Buda Nanushka 7,275 BIF



M A R K E T B E AT

Prague /
CZECH REPUBLIC
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Office Q3 2022

ECONOMY: Despite solid growth in Q1–Q3 2022, the Czech economy is heading for stagnation
The Czech economy recorded three consecutive quarters of solid growth, which was powered by an increase in investment and 
took place despite stagnant private and government consumption and weak net exports. Nevertheless, Czechia may struggle to 
avoid recession due to multiple external shocks, including surging energy prices. As inflation reaches new multidecade highs, real 
disposable income may shrink by nearly one-tenth by 2022, while investment activity will be confined by abnormally high interest
rates.
Prague’s economy is still able to persevere better than its regional peers. According to Moody’s, office-using employment 
accounts for around 35% of Prague’s jobs, almost twice the EU average. For businesses, the city provides the benefits of 
a central location, comparatively low costs and a qualified workforce, but labour shortages and rising costs contribute to its risk 
profile. Investment is upbeat and becoming more diverse, with Prague being the office destination for well-established IT, 
cybersecurity and start-up companies, as well as branches of prominent global firms.

SUPPLY AND DEMAND: The vacancy rate slightly decreased in Q3
Three office buildings with a cumulative area of 18,200 sq m were commissioned in Q3 2022, while from January, new office 
supply amounted to around 66,000 sq m. More than 190,000 sq m of offices are presently under construction, with a further 
injection of 57,000 sq m in Q4. New supply may reach 135,000 sq m in 2023, over 36% pre-let by tenants. 
Although gross office take-up grew by 11% q/q, net take-up increased by 0.5%. In Q3 2022, relatively robust occupier demand 
combined with limited new supply decreased the vacancy rate by 0.3 pp compared to the previous quarter. The most significant 
demand was traditionally recorded for offices in the districts of Prague 8, Prague 1, and Prague 4, which accounted for about 
55% of the newly leased premises in the city.

PRICING: Prime office rent remained unchanged, but its upward correction expected in Q4 
After the increase of 13% in Q2 2022, during Q3 prime rents were stable. Given the evident shortage of quality and well-located 
office space in Prague, prime rents are forecast to grow to € 30.00/sq m/month. At the same time, the price gap keeps widening 
between the office schemes, subject to their age, quality, and location attributes.
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MARKET STATISTICS

cushmanwakefield.com

KEY CONSTRUCTION COMPLETIONS YTD 2022

KEY LEASE TRANSACTIONS Q3 2022

PROPERTY SUBMARKET MAJOR TENANT SIZE (SQ M) VACANCY 
RATE

OWNER/DEVELOPE
R

Harfa Business Center B Prague 9 confidential 25,200 65% Kaprain

DOCK IN FIVE Prague 8 confidential 20,500 44% Crestyl

VIA UNA Prague 1 confidential 9,600 98% S+B Gruppe

MARIE BALÁČOVÁ
Head of Research
+420 234 603 740 /marie.balacova@cushwake.com

RADKA NOVAK
Head of Office Agency, CEE
+420 602 249 119 / radka.novak@cushwake.com

Source: Prague Research Forum, Cushman & Wakefield

PRAGUE
Office Q3 2022

PROPERTY SUBMARKET TENANT SIZE (SQ M) TYPE

KPMG Office Centre Prague 8 KPMG 11,000 Renegotiation

Masaryčka CBD I Prague 1 Fio Banka 5,400 Pre-lease

Filadelfie, Brumlovka Prague 4 Škoda Auto 4,900 Renegotiation &
expansion

AFI City Prague 9 Škoda Auto 4,700 New occupation

Palác Archa Prague 1 ČSOB 3,800 Renegotiation

SUBMARKET STOCK
(SQ M)

AVAILABILITY
(SQ M)

VACANCY 
RATE

CURRENT QTR
TAKE-UP (SQ M)

YTD TAKE-UP
(SQ M)

YTD 
COMPLETIONS

(SQ M)

UNDER CNSTR
(SQ M)

PRIME RENT
(€/SQ M/MONTH)

Prague 1 532,500 46,000 8.6% 33,000 69,600 9,600 37,200 €27.00

Prague 2 130,100 9,800 7.5% 700 5,800 0 0 €18.00

Prague 3 123,500 31,300 25.3% 4,900 9,300 0 0 €16.50

Prague 4 968,400 66,300 6.9% 22,000 95,700 0 21,700 €17.50

Prague 5 638,800 46,000 7.2% 14,900 61,800 7,400 36,500 €17.00

Prague 6 217,300 19,300 8.9% 10,600 16,500 0 0 €16.50

Prague 7 244,800 14,100 5.8% 9,300 16,300 0 32,300 €15.50

Prague 8 623,800 33,500 5.4% 33,600 96,000 23,900 24,500 €17.00

Prague 9 169,600 30,200 17.8% 8,600 23,900 25,200 11,100 €14.75

Prague 10 147,400 11,500 7.8% 200 1,600 0 27,900 €15.00

PRAGUE TOTALS 3,796,200 308,000 8.1% 137,800 396,500 66,100 191,200 €27.00

mailto:name@cushwake.com
mailto:Veronika.Svobodova@cushwake.com
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ECONOMY: GDP growth is slowing down
The Bulgarian economy is facing a challenging time, as a result of the deteriorating external environment. The real GDP growth 
is expected to slow down to 2.8% in 2022, followed by an anemic increase of 0.1% in 2023 in light of the forecasted global 
recession. The economy is affected mostly by the deceleration of private consumption, reflecting the negative effect of the 
growing inflation on disposable household income. The latest projections of the Bulgarian Central Bank are for 14.9% annual 
inflation at the end of 2022, and a slowdown to 4.1% at the end of 2023. A bright spot is public investments, which are expected
to increase, primarily due to European funds.

SUPPLY AND DEMAND: Leasing activity around the five-year average
The leasing activity on the Sofia office market for the nine months remained around the 5-year average, reaching 110,646 sq m. 
Lease renewals and relocations remained the main driver since most tenants tended to change their offices mostly when their 
contracts expire. During the period, expansions retained a small share of the market, accounting for 11% of the total take-up. 
Net absorption remained moderate, although on a positive territory with 20,537 sq m reported for the nine months. The figures
reflect the wide spread of the hybrid work model and the desire of many businesses to optimize their office space. However, the 
opposite trend is gaining strength, with an increasing number of companies that want their employees back in the office.
The demand for serviced offices and coworking space is at its peak. Because of the inconsistent utilization of the workstations,
an increasing number of occupiers are looking for higher flexibility related to leasing terms and areas occupied. As of the nine
months, the overall supply in this segment in Sofia is exceeding 50,000 sq m and will grow further. 
During the third quarter, the vacancy rate remained stable at 16.6% for class A and B offices, since the slow pace of office 
development limits the space availability. The completion of two small office buildings added about 7,000 sq m to the market 
stock. Space under construction dropped to 167,300 sq m, which is the lowest level in five years.

PRICING: Stable rents
The slow recovery of occupier demand for a consecutive quarter kept asking rents flat at € 15 per sq m in the CBD and € 12-14 
per sq m alongside main roads in Sofia. This does not exclude slight rental growth in the coming quarters under the pressure of 
increasing inflation. Service charges in Sofia vary in the range of € 2.75-4 per sq m. 
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KEY CONSTRUCTION COMPLETIONS Q3 2022

MARKET STATISTICS

cwforton.com

LOCAL MARKET RESEARCH LEAD
Radostina Markova

Direct: +359 (2) 805 90 12
Mobile: +359 883 260 333 
radostina.markova@cwforton.com

KEY LEASE TRANSACTIONS Q3 2022

PROPERTY SUBMARKET MAJOR TENANT AREA (SQ M) OWNER / DEVELOPER

Alaric Tower Main road - 2,876 Frontpeak Trading

Business Center Oscar CBD - 4,120 Bul-Rent Sofia

* Rental rates reflect asking rents

PROPERTY SUBMARKET TENANT AREA (SQ M) TYPE

Megapark Sofia Ozone.bg 1,600 Relocation

Sofia Tower (phase 2) Sofia Betahaus 1,560 Expansion

Expo 2000 Sofia Ericsson Bulgaria 1,200 Renewal

SUBMARKET STOCK
(SQ M)

AVAILABILITY
(SQ M)

VACANCY 
RATE

CURRENT QTR 
TAKE-UP (SQ M)

YTD TAKE-UP
(SQ M)

UNDER CNSTR 
(SQ M)

PRIME RENT*
(€/SQ M/MONTH)

Sofia 2,271,456 376,128 16.60% 25,202 110,646 167,377 €15.00 

SOFIA TOTAL 2,271,456 376,128 16.60% 25,202 110,646 167,377 €15.00 

A CUSHMAN & WAKEFIELD RESEARCH PUBLICATION
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 
over 400 offices and approximately 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.

©2022 Cushman & Wakefield. All rights reserved. The information  contained 
within this report is gathered from multiple sources believed  to be reliable. 
The information may contain errors or omissions and is  presented without 
any warranty or representations as to its accuracy.

SOFIA
Office Q3 2022

* Rental rates reflect asking rents

Independently Owned and Operated / A Member of the 
Cushman & Wakefield Alliance

mailto:name@cushwake.com


M A R K E T B E AT

Warsaw / 
POLAND



M A R K E T B E AT

SUPPLY AND DEMAND: The EU’s tallest office scheme is now in Warsaw, while occupier demand remains robust
At the end of Q3 2022, total office stock in Warsaw exceeded 6.34 million sq m after over 99,100 sq m of offices were delivered in 
three projects: Varso Tower (63,800 sq m) by HB Reavis, P180 (32,000 sq m) by Skanska and Poleczki 32 (3,300 sq m) by PID 
Polska. In 2022, new annual supply is expected to reach nearly 240,000 sq m, 10% below the 5-year average. 
Only around 150,000 sq m of offices are presently under construction in Warsaw, which is the lowest figure since 2009. Cushman &
Wakefield projects that in 2023, the new supply will amount to approximately 55,000 sq m, while the market will start experiencing 
undersupply, most likely until 2025. Nevertheless, several large projects were recently announced: Vibe near Daszyńskiego
Roundabout, Drucianka Campus in Warsaw’s Praga district, and office buildings at the site of Praski Port to be developed by a JV of 
HB Reavis and Cyfrowy Polsat. 
During the first 9 months of 2022, gross take-up reached 608,100 sq m, increasing by 54% y/y and being just 11% below the record-
high figures in 2019 before the outbreak of the COVID-19 pandemic. The robust take-up was driven by large occupiers in the financial 
services, business services, and IT sectors, with 562 lease transactions closed during the period (+43% y/y). New leases and renewals 
accounted for 53% and 38% of gross total take-up, respectively, followed by expansions with the remaining 9%. In the coming months, 
the office demand is expected to remain strong due to forthcoming renegotiations of leases concluded in 2018 and 2019. Still, such
projection remains subject to downside risk related to possibly changing investment plans of occupiers in Poland.
The vacancy rate was trending downwards during the first half of 2022. At the end of Q3 2022, the vacancy rate stood at 12.1%, 
increasing just by 0.2 pp despite a considerable new supply over the quarter. The vacancy rate is expected to resume its downward 
trend amid strong occupier demand and constrained pipeline supply in the coming quarters.

PRICING: Costs continue putting pressure on rents
Office rents, especially in pipeline projects, have come under intense upward pressure due to geopolitical uncertainty and rising 
construction and fit-out costs. In Q3 2022, prime monthly rents stood in the range of €22.00–26.00 per sq per month in the centre and 
€13.50–16.50 in non-central locations. Landlords are now also demonstrating increased flexibility when negotiating lease terms, such 
as lease length, rent-free period, and fit-out contributions. Looking ahead, we expect costs to continue putting upward pressure on 
headline rents in the sector, further fueled by the gradually shrinking availability of office space in prime office locations and properties.

12.1%
Vacancy Rate

€24.00
Prime Rent, Sq m/month

4.70%
Prime Yield

(Overall, All Property Classes)

1.6%
Warsaw 
Unemployment Rate

492K
Warsaw office-based 
employment

3.7%
Poland
Unemployment Rate

Source: Moody’s Analytics

ECONOMIC INDICATORS  
Q3 2022

12-Mo.
Forecast

12-Mo.
Forecast

YoY  
Chg.

YoY  
Chg.

SPACE DEMAND / DELIVERIES OVERALL VACANCY & PRIME RENT

0

100

200

300

400

500

2016 2017 2018 2019 2020 2021 Q1-Q3 2022

Th
ou

sa
nd

s

Net Absorption, Sq m Construction Completions, Sq m

0%

5%

10%

15%

€23.00

€23.50

€24.00

€24.50

2017 2018 2019 2020 2021 2022

Prime Rent, €/sq m/month Vacancy Rate

WARSAW
Office Q3 2022



M A R K E T B E AT
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JAN SZULBORSKI
Senior Consultant
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SUBMARKET STOCK (SQ M) AVAILABILITY
(SQ M)

VACANCY
RATE

CURRENT QTR 
TAKE-UP (SQ M)

YTD GROSS TAKE-UP
(SQ M)

YTD COMPLETIONS
(SQ M)

UNDER CNSTR
(SQ M)

PRIME RENT
(€/SQ M/MONTH)

Central Business District 1,074,800 153,300 14.3% 24,300 142,800 99,100 €24.00

Centre 1,792,700 165,200 9.2% 45,800 271,000 88,700 105,000 €20.25

East 273,900 17,500 6.4% 900 9,900 5,000 3,500 €14.75

Jerozolimskie 742,900 68,900 9.3% 22,600 61,800 11,000 €14.75

Mokotów 1,479,300 287,900 19.5% 27,600 89,400 32,000 24,000 €14.25

North 120,200 9,200 7.6% 200 2,400 €14.25

Puławska 201,400 16,500 8.2% 900 9,900 3,300 7,000 €13.25

Ursynów, Wilanów 126,600 2,900 2.3% 400 1,600 €14.75

West 232,300 23,900 10.3% 3,400 12,200 €14.75

Żwirki i Wigury 299,100 24,900 8.3% 2,700 7,100 €14.25

WARSAW TOTAL 6,343,200 770,200 12.1% 212,200 608,100 228,100 150,500 €24.00

KATARZYNA LIPKA
Head of Consulting & Research
+48 606 993 860 / katarzyna.lipka@cushwake.com

LARGEST OFFICE COMPLETIONS 2022
BUILDING ZONE KEY TENANT AREA (SQ M) DEVELOPER

Varso Tower CBD CMS 63,800 HB Reavis

Forest Tower City Centre North PEKAO 51,500 HB Reavis

SKYSAWA CBD PKO BP 31,300 PHN

Source: Cushman & Wakefield

KEY INVESTMENT TRANSACTIONS 2022
BUILDING SUBMARKET SELLER /BUYER AREA (SQ M)

The Warsaw Hub City Centre West Ghelamco / Google 101,000

KEY LEASE TRANSACTIONS 2022

BUILDING SUBMARKET KEY TENANT AREA (SQ M) LEASE TYPE

SKYSAWA I&II CBD PKO BP 31,300 Pre-lease
Forest Tower City Centre North PEKAO 30,000 Pre-lease

Plac Unii City Centre South ING 23,500 Renegotiation & expansion

Warsaw Spire A City Centre West Samsung Electronics Polska 21,000 Renegotiation

WARSAW
Office Q3 2022

mailto:jan.szulborski@cushwake.com
mailto:katarzyna.lipka@cushwake.com
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CENTRAL EUROPE
Office Q3 2022

OFFICE MARKET DEFINITIONS

Stock (Total stock): Total Gross Lettable Area of completed space (occupied and vacant) in the office buildings positioned in A and B classes, both leased and owner-
occupied, including purpose-built offices, offices converted from other uses and independent office space forming part of a mixed-use development.
Note: Owner-occupied schemes are excluded from the Stock in Romania.

Under construction: Total amount of office space under construction at the end of a specified period. It includes new development, expansion of an existing scheme and 
comprehensive refurbishment. 

(a) Speculative – space under construction that is available (or will be available upon completion) for occupation on the open market.
(b) Pre-let – space under construction that has already been pre-committed with lease agreement and is not marketed as available on the open 
market.

Gross take-up: A figure representing the total floorspace known to have been let or pre-let (for pipeline properties), sold or pre-sold (for pipeline properties) to tenants 
or owner-occupiers in existing buildings and pipeline schemes to be included in the Stock. Data includes new leases, pre-leases, sub-leases, owner 
occupation and expansions, as well as lease renewals. Space is deemed to be “taken-up” only when contracts are signed. 
Note: Sub-leases are excluded from Gross take-up in Hungary and Slovakia.

Net take-up: The figure is distinct from gross take-up, as lease renewals and sub-leases are excluded.

Net absorption: Net change in physically occupied space over a given period of time, taking into consideration vacated and newly constructed space during definite time 
period.

Vacant space (Vacancy): Vacancy is deemed to be total Gross Lettable Area in an existing property, that is included in the Stock, which is actually vacant and being actively 
marketed at the time. Space available for future occupation is not included, as well as sub-lease space opportunities. 

Vacancy rate: The share of vacant space as a proportion of stock.

Prime rent: Consistently achievable headline rental rate that relates to office unit of a minimum size of 300 sq m (in Poland – 1,000 sq m) in a new, well located, 
highest specification (grade A) office building. If not indicated otherwise, prime rent is given as a base rent, i.e., no service charge, utilities and tax is 
included. 
The prime rent reflects the tone of the market at the top end, even if no new leases have been signed within the survey period. One-off deals that do 
not represent the market are disregarded.

Prime yield: The initial yield estimated to be consistently achievable as annual percentage income return for a property of highest quality and specification, in the 
best location, fully let long term to a strong covenant/s, and immediately income-producing on present market terms at the survey date. 
It is an indicator of tone in the market and the associated level of risk attached to that investment.
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