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FR TRH NOVYCH BYTOV
NEW APARTMENTS MARKET OVERVIEW
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UvoD

Stav rezidencéného trhu v segmente novych
projektov v skratke reprezentuje vyvoj ceny.
Medziro¢na zmena na urovni +1,5% symbolizuje,
Ze absorpcia nie je na Urovni kedy sa da
ocCakavat zdrazovanie, aj napriek pomerne
zdravému dopytu, a to najma z dévodu ponuky,
ktora rastie rychlejsie ako pocet predanych
bytov kvartalne. Realna cena bytov kopiruje
vyvoj redlnych miezd, ¢o sa zobrazuje na dopyte
z hladiska predanych kategorii a preferovanych
lokalit. Aj napriek tomu, dopyt ma tendenciu
predbiehat ponuku v konkrétnych lokalitach a
kategdriach.

PONUKA

» Ponuka volnych bytov v Bratislave dosiahla
na konci Q4 2025 urovern 3 548 jednotiek.

= Ponuka medziro¢ne narastla, aj ked'
maximum z Q3 2024 zatial neprekonala.

» Trend rastu ponuky pokracoval uz Sturty
rok po sebe, aj napriek tomu ze prirastok sa
trendovo zmensuje.

» 2a3+kk kategorie - 72% (1624 bytov),
4+kk a vacsich (554 bytov), 1a1,5+kk (465
bytov).

=  Zastupenie malych kategorii pomaly kles3,
velké kategadrie rastu.

» Ponuka najviac rastla v okresoch BA Il a BA
V, ato hlavne v kategériach 2 a 3+kk,
naopak, v tychto kategodriach klesala v
okrese BA III.

= Okres BA | z hladiska zastupenia kategorii

stagnuje, v BA IV rastie najma zastupenie 3 a
4+KKk.

» Najvacsia ponuka je Standardne v BA I,
nedostatkom atraktivnej ponuky trpi okres
BA I
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INTRODUCTION

The state of the residential market in the new-
build segment is most succinctly reflected in
price dynamics.

Avyear-on-yearincrease of +1.5% indicates that
market absorption is not yet at a level that would
support broad-based price growth, despite
relatively healthy demand. This is primarily due
to supply expanding at a faster pace than the
number of apartments sold on a quarterly basis.
In real terms, apartment prices broadly track the
development of real wages, which is evident in
demand patterns across sold unit categories
and preferred locations. Nevertheless, in specific
locations and product segments, demand
continues to outpace supply.

SUPPLY

= The supply of available apartments in Bratislava
reached 3,548 units at the end of Q4 2025.

= Year-on-year supply increased, although it
has not yet surpassed the peak recorded in Q3
2024.

= Theupward supply trend has continued
for the fourth consecutive year, despite a
gradually declining pace of new additions.

= Unit mix: 2- and 3-room apartments account
for 72% (1,624 units), followed by 4-room and
larger units (554 units), and 1- and 1.5-room
apartments (465 units).

= The share of smaller units is gradually
declining, while larger unit categories
continue to gain weight.

= Supply growth was strongest in districts BA
Iland BA V, primarily in the 2- and 3-room
segments; conversely, supply in these
categories declined in district BA 11l

= District BA | shows stagnation in unit mix, while
BA IV is seeing growth mainly in the 3- and
4-room categories.

= Thelargest volume of supply is traditionally
concentrated in BA I, whereas district BA
[l continues to suffer from a shortage of
attractive offerings.
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Podiel' volhych bytov v Q4/2025 podla obvodu
Share of Available Apartments by Districtin Q4/2025

- Rozostavané/ . ztoho volné dokonéené/
Okres/district Volhé/unsold of which unsold finished
BA1 824 561 161

BA2 3305 1213 114
BA3 1064 399 28
BA4 1658 797 231
BAS 719 578 22
celkom/total 7570 3548 556

Podiel volhych bytov v Q4/2025 podla kategdrie
Number of available apartments in Q4/2025 by category
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Ponuka v novych projektoch
New developments supply
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\ Q4 sa predalo 764 bytov, pricom najviac v
Bratislave Il a Bratislave IV.
Celkovo sa za rok 2025 predalo 2894 bytoy,

Co predstavuje najvyssi dopyt od roku 2021.

Medzirocny narast dopytu o0 30% - relativne
silny dopyt pretrvava od konca roka 2024 -
vtedy motivovany zvySenou DPH.

BA IV je aktualne najsilnejsim trhom

s najvys$sou absorpciou, velmi tesne
nasledovany okresom BA IIl.

Priemerna absorpcia je 21,5%, pricom od
zaéiatku roka stupla vo vSetkych okresoch,
okrem BA Il. V tomto okrese sa pocet
predanych bytov nezmenil, avSak ponuka
narastla o viac ako 20% a jej pretlak je citit
najma v kategorii 2+kk.

1a1,5izbovych bytov sa predava viac ako
3+kk bytov.

Dopyt ma investi¢ny charakter, 4 a viac
izbové byty tvoria cca 10% dopytu, motorom
su stale 2 a 3izbové byty.
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A total of 764 apartments were sold in Q4,
with the highest sales volumes recorded in
Bratislava Il and Bratislava IV.

In total, 2,894 apartments were sold in 2025,
representing the highest level of demand
since 2021.

Year-on-year demand increased by 30%;
relatively strong demand has persisted since
late 2024, initially stimulated by the VAT
increase.

BA IV currently represents the strongest
submarket, with the highest absorption rate,
closely followed by BA .

Average market absorption stands at 21.5%
and has increased across all districts since
the beginning of the year except for BAIl. In
this district, the number of sold units remained
unchanged, while supply expanded by more
than 20%, with oversupply most evident in the
2-room segment.

Sales of 1- and 1.5-room apartments exceed
those of 3-room units.

Demand is predominantly investment-driven;
4-room and larger apartments account for
approximately 10% of total demand, while 2-
and 3-room units remain the primary market
drivers.
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Pocet predanych bytov v Q4/2025 podla kategdrie
Sold flats by category in Q4 /2025

2+kk
49 %

1+kk

1,5+kk

2+kk

34Kk
vacsie
e 4Kk

vacsie

o Pocet predanych bytov v Q4/2025
LU BIS I Sold new apartments in Q4/2025

BAI 92
BA Il 214
BAIII m
BA IV 226
BAV 121
celkom/total 764
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Dopyt po bytoch
Demand for apartments
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Dopyt po bytoch  seecscses 2 obd. kizavého priemeru (Dopyt po bytoch)

Z hladiska ceny presiel trh z rastového
rezimu do udrziavacieho, ceny novych bytov
su stabilizované na vysokej Grovni

Ceny uz nerastl s kazdym novym projektom,
ale selektivne, podla okresov a projektov,
alebo tam, kde je nizka ponuka

tam, kde ponuka rastie rychlejsie ako dopyt,
ceny stagnuju

Absorpcia ukazuje, ze potencial na rast maju
ceny v okresoch BAIll a BAIV, naopak v BAll a
BA V nova ponuka bude tladit na
zefektivnenie, benefity alebo bonusy.
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From a pricing perspective, the market
has shifted from a growth phase into

a stabilization mode, with new-build
apartment prices anchored at elevated
levels.

Prices no longer increase automatically
with each new project launch, but rather
selectively, depending on the district,
individual projects, or locations with limited
supply.

In areas where supply is expanding faster
than demand, prices are stagnating.
Absorption rates indicate pricing upside
potentialin districts BA lll and BA |V,
conversely, in BA Iland BA 'V, incoming
supply is expected to increase pressure
on pricing efficiency, leading to a greater
emphasis on incentives, benefits, or buyer
bonuses.
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EUR/m? ex VAT EUR/m? ex VAT zmena medziroéne

Q42024 Q42025 YoY
BA 5714 € 5557 € ~2,75%
BAII 3851€ 4190 € 8,80%
BAIII 4014€ 4059 € 1,12%
BAIV 3700€ 3595€ -2,84%
BAV 3801€ 4219€ 11,00%

Ceny novych bytov v Bratislave
Prices of new apartments in Bratislava
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PROGNOZA

Tempo rastu ponuky bude v najblizsom
obdobi hlavnym vnutornym faktorom trhu
(mimo makroekonomickych vplyvov), ktory

bude rozhodovat o vyvoji dopytu aj cien. Trh

sa bude &oraz viac spravat selektivne

- spravne nastavené projekty si udrzia
stabilny dopyt a v ojedinelych pripadoch aj
priestor na rast cien, zatial' ¢o ostatné budu
Celit tlaku na efektivne ceny, rast benefitov
a v niektorych segmentoch aj na realne
korekcie.

Rastlca ponuka sa v priaznivejSom

scenari prejavi stagnaciou cien, v menej
priaznivom poklesom, najma v segmente
2+kk v okresoch so znizenou absorpciou,
predovsetkym v BA Il a BA V. Prave v tychto
lokalitach sa bude rozhodovat o Uspechu
projektov schopnostou diferencovat
produkt, nie cenovym porovnavanim.

KedZe dopyt je v siCasnosti orientovany
skoér na likviditu nez na preferencie,
prémioveé a luxusné projekty docasne
narazili na svoj cenovy strop. Nejde vsak
o oslabenie ich dlhodobej hodnoty, ale o
doésledok odkladatelného rozhodovania
kupujucich v prostredi zvySenej ponuky a
opatrnosti. Luxus dnes neceli nedostatku
dopytu, ale jeho trpezlivosti.
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From a pricing standpoint, the market
has transitioned from a growth phase
into a stabilization phase, with new-build
apartment prices remaining anchored at
elevated levels.

Price growth is no longer uniform across
new project launches, but has become
highly selective, driven by district-level
dynamics, individual project quality, and
pockets of constrained supply.

Where supply growth outpaces demand,
pricing has entered a stagnation phase.
Absorption metrics suggest upside price
potential in districts BA lll and BA IV, while
in BAlland BA 'V, the volume of incoming
supply is expected to shift competitive
pressure toward pricing efficiency,
increasingly expressed through incentives,
value-added benefits, and buyer-focused
bonuses rather than headline price
increases.
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Vyhradny predajca projektov
Exclusive projects seller
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SLEDUJBYTY.SK

HERRYS pri zbere a vyhodnocovani Udajov o projetoch spolupracuje s aplikaciou sledujbyty.sk.
Sledujbyty.sk je webova aplikacia sledujlca priebeh a vyvoj predaja bytov v novych developerskych
projektoch. Predstavuje evidenciu na baze pravidelnej aktualizacie, prepoctu cien, monitoringu
stavu bytov do detailu vymer a kategorii bytov predanych a volnych. Sumarizuje Statistiku na
pozadovanej Urovni a pripravuje reporty na mieru. Pre Ucely maximalnej presnosti je zber dat

roboticky, automatizovany a individualne preverovany. Pre viac info sledujbyty.sk

uno © 777

Mosmranfc NOVY RUZINOV
Elements el
SEBERINIHO PROZENTA
NOBELOVA
% qg h BYTY BYSTRICKA SMRECIANSKA

UPOZORNENIE

Tato sprava je vyhotovena na baze verejne dostupnych
Udajov tretich stran, ktoré nie sme schopni garantovat,

a preto niest zodpovednost za désledky, ktoré by mohli
vplyvom tejto spravy vzniknut. Pre Ucely tejto spravy su
ako zdroj pouzivané cenniky a verejne dostupné ponuky
jednotlivych projektov a konkrétnych bytov, v ktorych pre
zjednotenie byty oznacené ako rezervované povazujeme
za predané, a evidujeme aj ich narast aj ubytok. Ponuka
volnych bytov je zapocitavana len z bytov, ktoré su aktualne
v predaji a redlne dostupné ku kipe (niektoré projekty
neponukaju na predaj vsetky byty, ktoré st vo vystavbe).
U&elom tejto spravy nie je do detailu popisat skutkovy
stav, ale zachytit trhové trendy a poskytnut informaciu o
vyvoji trhu rezidenénych nehnutelnosti v dih§om ¢asovom
kontexte.
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This report is prepared on the basis of publicly available
third-party data, which we are unable to guarantee, and
therefore bear responsibility for the consequences that
could arise as a result of this report. For the purposes

of this report, price lists and publicly available offers of
individual projects and specific apartments are used as a
source, in which, for the sake of unification, apartments
marked as reserved are considered sold, and we also
record their increase and decrease. The offer of vacant
apartmentsis counted only from apartments that are
currently for sale and realistically available for purchase
(some projects do not offer for sale all apartments that are
under construction). The purpose of this is not to describe
the facts in detail, but to capture market trends and provide
information on the development of the residential real

estate market in alonger time context.
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