NEW APARTMENTS MARKET OVERVIEW

=1 2VAN B ISTWARVYY

=
O
-
>
m
I
O
>
>
o
P
=
(2 4
[

®

R
HERRYS

www.herrys.sk

finally at home




UvoD

Ponuka volnych bytov sa v Q3 vySplhala na rekordnu
uroven, k Comu prispel aj vstup siedmich novych
projektov. Predaje sa po silnom Q2 vratili na Uroven
zaciatku roka a absorpcia trhu vyrazne klesla.
Napriek tomu ceny dalej rastli, podporené najma
bytmi vo vystavbe, zatial ¢o pocet dokoncenych
nepredanych bytov opét vzrastol. Rozdiely sa
medzi okresmi prehlbuju: v BA I a BA lll ceny
nadalej rasty, kym v BA IV a BA V, kde ponuka rastla
najrychlejsie, sa rast cien zastavil. V BA IV ceny
stagnuju a v BA V priemerna cena klesla vplyvom
lacnejSej novej ponuky.

PONUKA

«  Ponuka novych bytov v Bratislave dosiahla
v Q3 2026 rekordnu uroven. Evidovanych bolo
5 445 volnych bytov, z toho 4 509 v predaji,
priblizne 0 22 % viac ako v Q2.

«  Ponuka bola tvorena prevazne bytmi vo vystavbe
(80 %). Pocet dokoncenych nepredanych bytov
opat vzrastol, z 659 na 908.

+  Dominovali stredne velké byty: 2+kk a 3+kk
tvorili 72 % ponuky, malé 13 % a velké 15 %.

Medzi dokoné&enymi bytmi bol podiel velkych
dispozicii vyssi (22 %), ¢o naznacuje ich
pomalsi predaj.

+ Najviac volnych bytov bolo evidovanych v BA Il
(1299). Najrychlejsi rast bol zaznamenany
v BAV (+46 %) a BA IV (+33 %). V BA IV sa navyse
takmer zdvojnasobil pocet dokoncenych
nepredanych bytov.

+ Natrh bolo uvedenych sedem novych projektov,
prevazne v BA | a BA Il. Ich 394 volnych bytov
tvorilo takmer polovicu prirastku ponuky. Ponuku
doplnili aj nové etapy existujucich projektov,
napriklad Bory a Sinec¢nice.
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INTRODUCTION

The supply of available apartments climbed

to arecord highin Q3, supported in part

by the launch of seven new projects. After

a strong Q2, sales returned to early-year levels
and market absorption declined significantly.
Prices nevertheless continued to rise, driven
mainly by apartments under construction,

while the number of completed unsold units
increased again. Differences between districts are
deepening: prices continue to rise in Bratislava |
and Ill, while in Bratislava IV and V, where supply
grew fastest, price growth has come to a halt. Prices
in Bratislava IV are stagnating, and in Bratislava V
the average price has declined due to more
affordable new supply.

SUPPLY

«  The supply of new apartments in Bratislava
reached a record high in Q3 2026. A total
of 5,445 unsold apartments were recorded,
of which 4,509 were available for sale,
approximately 22% more thanin Q2.

*  Supply consisted predominantly of apartments
under construction (80%). The number
of completed unsold units rose again, from 659
to 908.

+  Medium-sized units dominated: two-
and three-room apartments made up 72%
of supply, small units 13% and large units
15%. Large layouts had a higher share among
completed apartments (22%), suggesting
slower sales.

« The highest number of available units was
recorded in Bratislava Il (1,299). The fastest
growth was recorded in Bratislava V (+46%)
and Bratislava IV (+33%). In Bratislava IV,
the number of completed unsold units also
nearly doubled.

+ Seven new projects were launched, mainly
in Bratislava | and Il. Their 394 available units
accounted for almost half of the increase
in supply. Supply was further complemented
by new phases of existing developments, such
as Bory and Slnecnice.
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Ponuka novych bytov v Q3/2026 podla okresov
Supply of new apartments in Q3/2026 by districts

okres/district volné celkovo volné dostypné z tohq volné doko‘n'éené/
[total unsold /unsold available of which unsold finished
BAI 977 804 145
BAII 1704 1299 281
BA Il 523 508 121
BA IV 1263 982 349
BAV 978 916 12
celkom/total 5445 4509 908

Podiel volnych bytov podla kategdrie v Q3/2026
Available flats by category in Q3/2026
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Volné byty v ponuke
Size of Supply
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Po silnom Q2 bol zaznamenany pokles
predajov. Predanych bolo 680 bytov,
priblizne o0 22,5 % menej ako v Q2 (877)

a 0 6,6 % menej medziroCne.

Pri rekordnej ponuke a nizsich predajoch
bol zaznamenany pokles absorpcie trhu
223,7 % na 15,1 %.

Najviac bytov bolo predanych v BA Il (248)
a BA IV (164), najvyssia absorpcia bola
dosiahnuta v BA 11l (19,9 %). Najvyraznejsie
spomalenie bolo zaznamenané v BA V, kde
boli predaje oproti Q2 polovic¢né (64 bytov)
a absorpcia klesla na 7 %.

Dopyt bol sustredeny najma na stredne
velké byty (73 % predajov), predovsetkym
2+kk (47 %). Malé byty tvorili 17 % predajov,
pricom podiel 1+kk klesol z 18 % na 12 %.
Velké byty predstavovalilen 10 % predajov,
hociich podiel v ponuke dosahoval 15 %.
Dokoncené byty tvorili 18 % predajov.

V tomto segmente bol zaznamenany vyssi
podiel velkych dispozicii (16 % oproti 9 %

pri rozostavanych projektoch), ¢o poukazuje

na preferenciu dokonc¢enych jednotiek
privacsich bytoch.
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Following a strong Q2, a decline

in sales was recorded. A total of 680
apartments were sold, approximately
22.5% fewer than in Q2 (877) and 6.6%
fewer year-on-year.

With record supply and lower sales, market
absorption declined from 23.7% to 15.1%.
The highest sales were recorded

in Bratislava Il (248) and Bratislava IV
(164), while the highest absorption was
achieved in Bratislava Ill (19.9%). The most
pronounced slowdown was recorded

in Bratislava V, where sales halved
compared to Q2 (64 units) and absorption
fell to 7%.

Demand was concentrated primarily

on medium-sized units (73% of sales),
particularly two-room apartments

(47%). Small units accounted for 17%

of sales, with the share of one-room
apartments declining from 18% to 12%.
Large units represented only 10% of sales,
despite accounting for 15% of supply.
Completed apartments accounted

for 18% of sales. This segment recorded

a higher share of large layouts (16% vs. 9%
in projects under construction), indicating
a preference for completed units among
larger apartments.
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Podiel predanych bytov podla kategdrie Q3/2026
Sold flats by category in Q3/2026
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Pocet predanych bytov
[sold new apartments

okres/district

BA | 103
BA Il 248
BA Il 101
BA IV 164
BAV 64
total 680
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Dopyt po bytoch
Demand for apartments
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CENA

Napriek rekordnej ponuke a niz§im
predajom bol zaznamenany rast cien.
Priemerna cena novych bytov dosiahla

4 557 €/m? bez DPH, ¢o predstavuje
medzikvartalny narast o 4,1 %.

Rast bol podporeny najma bytmi

vo vystavbe, ktorych priemerna cena
dosiahla 4 657 €/m? (+5,7 % medzikvartalne,
+8,7 % medziro¢ne). Ich cenovy rozdiel
oproti dokon¢enym bytom (4 411 €/m?)

sa zvysil 21,5 % na 5,6 %, pravdepodobne

aj vplyvom novych projektovv BA la BAIl.
Najvyssia cena bola evidovana v BA |

(5923 €/m?), kde bolo medzirocnym
rastom o takmer 10 % dosiahnuté maximum
sledovaného obdobia. Najvyraznejsi
medziro¢ny rast bol zaznamenany v BA Il
(+12,3 %), ktora s cenou 4 553 £€/m?
prekonala BA Il (4 379 €/m?2, +7,9 %).
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Despite record supply and lower sales,
prices continued to rise. The average

price of new apartments reached
€4,557/sgm excl. VAT, representing

a quarter-on-quarter increase of 4.1%.
Growth was driven primarily by apartments
under construction, whose average price
reached €4,657/sqm (+5.7% QoQ, +8.7%
YoY). Their price premium over completed
units (€4,411/sgm) widened from 1.5%

to 5.6%, likely influenced in part by new
projects in Bratislava |l and Il.

The highest price was recorded

in Bratislava | (€5,923/sgm), where
ayear-on-year increase of almost 10%
brought prices to the peak of the monitored
period. The strongest year-on-year

growth was recorded in Bratislava Il
(+12.3%), which, at €4,553/sqm, surpassed
Bratislava Il (€4,379/sqm, +7.9%).
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« VBAIV zostala cena takmer nezmenena = Pricesin Bratislava IV remained virtually

(3619 €/m? +0,9 %) a BA V ako jedina unchanged (€3,619/sgm, +0.9%),

zaznamenala medziro¢ny pokles priemernej while Bratislava V was the only district to record
ceny (-6,6 %), ovplyvneny vstupom lacnejsej ayear-on-year decline in the average price
novej ponuky. Prave v tychto okresoch bol (-6.6%), influenced by the entry of more
evidovany najrychlejsi rast ponuky a v BAV affordable new supply. These districts

aj najnizsia absorpcia. also recorded the fastest supply growth,

and Bratislava V the lowest absorption.

OKRES EUR/m? ex VAT EUR/m?ex VAT zmena medziro¢ne
IDISTRICT 032025 Q32026 YoY
BA 5387 5923€ +9,95 %
BA Il 4060 4379 € +7,86 %
BA Il 4 056 4553 € +12,25 %
BA IV 3586 3619€ +0,92 %
BAV 4129 3855€ -6,64 %

\/yvoj cien podla okresov BA (Eur/m? bez DPH)
Price trends in Bratislava District (€/sgm, excl VAT)
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PROGNOZA

Ponuku budu nadalej rozsirovat nové etapy
velkych projektov, najma v BA IV aBA V.
Rast ponuky preto v najblizSom obdobi
pravdepodobne nespomali.

Ku koncu roka sa o¢akava snaha
developerov znizit zasobu dokoncéenych
bytov, ¢o sa prejavi vo vacsom

pocte akciovych ponuk a benefitov

pre kupujucich.

Vzhladom na cenovy rozdiel sa

dokoncené byty stanu atraktivnejSou
alternativou k rozostavanym, najma

pri vacsich dispoziciach.

Cenovy vyvoj bude nadalej diferencovany.
BA | a BA lll si udrzia rast vdaka dopytu

po lokalite a kvalite a v BA |l sa oCakava
mierny rast cien. VBAIVaBAV sa

pri rasticej ponuke a silnej konkurencii
projektov oCakava stagnacia cien.

Pri sicCasnej Sirke ponuky uz nestaci
predavat ,novy byt“. Projekt musi dat
kupujucemu jasny dévod, preco si vybrat
prave jeho. Developeri sa preto potrebuju
sustredit na skuto&né silné stranky projektu
— alebo ich vytvorit Upravou produktu,
Standardu, sluzieb ¢i podmienok kupy. Tieto
vyhody musia projekt zrozumitelne odlisit
od konkurencie a oslovit konkrétnu skupinu
kupujucich. Rozhodujlce bude vediet
presvedcivo odpovedat: Pre koho je tento
projekt a v éom mu ponuka lepsie byvanie
nez dostupné alternativy?
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Supply will continue to be expanded by new
phases of large developments, particularly
in Bratislava IV and V. Supply growth is
therefore unlikely to slow in the near term.
Toward year-end, developers are expected
to seek to reduce their stock of completed
apartments, resulting in more promotional
offers and buyer incentives.

Given the price gap, completed apartments
will become a more attractive alternative
to units under construction, particularly
forlarger layouts.

Price developments will remain
differentiated. Bratislava | and Ill should
maintain growth driven by demand
forlocation and quality, while Bratislava Il
is expected to see moderate price growth.
In Bratislava IV and V, price stagnation is
expected amid growing supply and strong
competition between projects.

With such a broad range of supply, selling

a “new apartment” is no longer enough.

A project must give buyers a clear reason
to choose it over others. Developers
therefore need to focus on the project’s
genuine strengths, or create them

by adjusting the product, specifications,
services or purchase terms. These
advantages must clearly set the project
apart from the competition and appeal

to a specific group of buyers. The key will be
to answer convincingly: Who is this project
for, and how does it offer them better living
than the available alternatives?
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Vyhradny predajca projektov
Exclusive projects seller
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SLEDUJBYTY.SK

HERRYS pri zbere a vyvhodnocovani idajov o projektoch 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. Na Gcely maximalnej presnosti je zber dat roboticky,
automatizovany a individualne preverovany. Viac informacii: sledujbyty.sk.
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UPOZORNENIE

Tato sprava je vyhotovena na baze verejne dostupnych
Udajov tretich stran, ktoré nie sme schopni garantovat,
a preto nemézeme niest zodpovednost za désledky,
ktoré by mohli vplyvom tejto spravy vzniknut.

Na 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 ich narast aj ubytok. Ponuka volnych
bytov je zapocitavana len z bytov, ktoré st aktudlne

v predaji a redlne dostupné na klpu (niektoré projekty

neponukaju na predaj vsetky byty, ktoré su vo vystavbe).

U&elom tejto spravy nie je do detailu opisat skutkovy
stav, ale zachytit trhové trendy a poskytnat informaciu
o vyvoji trhu rezidenénych nehnutelnosti v dlhS§om
Casovom 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 we cannot 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 sources.
For consistency, apartments marked as reserved

are considered sold, and we record both increases

and decreases in their number. The supply of available
apartmentsincludes only apartments currently offered
for sale and available for purchase (some projects

do not offer all apartments under construction for sale).
The purpose of this report 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 over alonger period.
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