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Logistics market increasingly impacted by economic 

headwinds
Softening demand across Europe, but still roughly in line with the previous year

Poland | November 2022

Hesitant, yet positive market sentiment

Continued strong market fundamentals ensured 

resilience in Europe’s industrial and logistics 

market, maintaining take-up in line with 2021’s 

results. Although aggregated Q1-Q3 result was 

on a par with 2021, there was a noticeable 

softening in Q3. Economic headwinds are 

having an increasing impact on the logistics 

market’s performance.

Supply shortages reflected by an aggregate 

vacancy rate of 3.5% indicate further 

widespread opportunities for the construction 

market. So far, 2022 has observed some

13.7 million m² of new logistics space, which 

represents a 25% increase year-on-year.

The under-construction pipeline marginally 

softened to 22.2 million m² at the end of 

September but was still 11% above the 

performance of Q3 2021.

Global supply chain de-risking is reflected in 

increased 3PL activity and increased momentum 

from the manufacturing companies. Meanwhile

e-commerce growth returned to the pre-covid 

rates, which is reflected in significant drop of 

take-up generated by this sector.
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Total occupier demand in Poland lagged behind

results from last year, although 2022’s 

performance is still well above 2020’s figures. 

Average Q1 –Q3 share of net take-up remained 

stable at approx. 75%, however, a further decline 

on a quarterly basis was observed. Given the 

hesitant new demand, there is an anticipated 

increase in the amount of space in the shape

of renewed contracts, especially rollovers of 

significant deals signed some five years ago.

The Big Five markets dominate with a 72% share 

in net take-up, followed by Lubuskie and Tri-City, 

each exceeding 240,000 m² of new demand.

Demand

Industrial demand by region (m²)

Vacancy rate (%)

Source: JLL, warehousefinder.pl, Q3 2022

Demand heatmap (m²)

Demand

Source: JLL, warehousefinder.pl, Q3 2022
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Rebound of vacancy rate 

In Q3 2022, the vacancy rate bounced back to 

above 5%. Record-high development activity 

(including speculative construction) observed in 

recent quarters resulted in 1.4 million m² of vacant 

space. This available space is distributed 

throughout numerous industrial parks across Poland 

which may not help in easing the supply/demand 

imbalance in the most desirable markets.

Source: JLL, warehousefinder.pl, Q3 2022
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Logistics operators in the centre of supply 

chain readjustments

E-commerce growth returned to pre-pandemic 

levels as well as the reduced rate in the 

expansion of retail chains resulted in a marked 

decline of the sector’s share in total net take-up.

However, on the back of de-risking supply 

chains, there is increased activity from 3PL

and production occupiers, which accounted for 

45% and 23% of total net take-up, respectively. 

Corporate strategies are shifting towards 

maintaining higher stock levels in Europe,

which can help to safeguard supply chains,

and in turn, boost warehousing demand.
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Completions at an unprecedented level

The record levels of demand and space under 

construction which were observed in previous 

quarters are now being reflected in new supply 

results. So far in 2022, Poland has been responsible 

for as much as 25% of new logistics stock in Europe, 

putting the country far ahead of other countries in the 

region.

Primarily driven by the largest markets, total existing 

stock in Poland grew by some 22% YoY. Most of the 

new space was completed in Wrocław, which saw 

outstanding YoY growth of 37.5%.

Source: JLL, warehousefinder.pl, Q3 2022

Supply

Industrial stock (m²)

Source: JLL, warehousefinder.pl, Q3 2022

Industrial space under construction (m²)

3,700,000 m²

3,990,000 m²

27,800,000 m²
Poland consolidates its position as EU’s

fourth largest market

As of Q3 2022, total industrial stock in Poland stood at

27.8 million m², with the Big Five markets accounting for 

some 78% share of this number.

Slight blip in development market

At the end of Q3 2022, the under-construction pipeline 

fell below 4 million m² for the first time since 

September 2021. Nonetheless, developers continued 

launching new investments, which totalled almost

1 million m² in Q3 2022 alone.

Despite market uncertainty, the amount of space being 

constructed on a speculative basis remained at almost 

the same level as the previous quarter, standing at 

560,000 m² (46% of total under-construction pipeline). 

The vast majority of this speculative space will add to 

the Big Five markets and Lubuskie, which are likely to 

guarantee reliable absorption.
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Headline rents (EUR / m² / month) 

Financial conditions

Source: JLL, warehousefinder.pl, Q3 2022

Investment volumes in the industrial sector 

(euro million)

Source: JLL, Capital Markets, Q3 2022
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EUR 1.5 billion

New level or rents

Rents maintained their upward trajectory in Q3 2022, 

although at a slightly lower pace. An increase in offered 

values, especially in terms of new developments, was up 

to 30% more than at the end of 2021. These offers, 

however, vary geographically and from park to park.

The most dramatic shifts in rates are still to be found in city 

locations – the upper band for the headline rent in Warsaw 

can now be over 7.2 euro/ m²/ month. On the other hand, 

the most attractive values were to be found in the Warsaw 

Suburbs area with big box rents ranging from 2.8 – 4.9 

euro/ m²/ month.

Industrial investment volumes were €1.5 billion during 

Q1-Q3 2022, representing the third best ‘January –

September’ result on record. Approximately a third of 

the investments was generated by the disposal of the 

extensive Danica Portfolio purchased by CBRE IM from 

Hillwood. The largest single-location deal was Panattoni 

Park Gdańsk Airport sold by Invesco to EQT Exeter for 

approx. €112 million. Equally noteworthy was the 

acquisition of assets located in Lublin and Zabrze 

bought by Brookfield Asset Management from 

Panattoni. Regarding schemes still in pipeline, the most 

significant was the sale of a 7R portfolio of projects 

across Poland, acquired by CTP Group.

Given the number of pending transactions it is 

envisaged that the total investment turnover should 

exceed €2 billion in 2022. Nevertheless, the rising 

financing costs as well as the potential risk of a global 

recession may affect both sentiment and pricing.

The turbulent environment has resulted in cap rates for 

prime assets along with decompression. This trend is 

expected to continue throughout the following months. 

At the end of Q3 2022, prime warehouse yields for 

multi-tenant schemes with five-year lease agreements, 

was estimated to be around 5.50%. Warsaw prime 

projects stood at approx. 4.75%. Prime assets with 

longer agreements (10 years) should be trading at 

approx. 4.50%, while exceptionally long leased assets 

(15 years or longer) were likely to hit lower levels. 
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Prime industrial yields
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Warsaw Projects
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(10Y WAULT)
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