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Summary. The study presents an analysis of the housing preferences of the in-

habitants of Olsztyn to determine relevant features that were related to residential 

real estate and the structure of the demand on the market. The methods and principles 

of were also described, using housing subsidies and the processes of loan granting. 

Changes in the demographic structure, average monthly gross salary, mortgage in-

terest rates and housing prices were also investigated. Data showing the structure 

and dynamics of housing resources are also presented. The research results were 

based on statistical data from the Central Statistical Office in Olsztyn, data from bank 

reports and statements, as well as own survey designed to investigate the housing 

preferences of the population of Olsztyn. This research also analyzed the influence of 

factors on the demand for residential real estate in Olsztyn, and there was a positive 

assessment for the development of the real estate market. An analysis of the prefer-

ence surveys revealed specific market behavior of buyers that supported the processes 

of market expansion. The demand for new flats resulted in an increase in the devel-

opment investments of housing policy in the Olsztyn community. 

(Поступила в редакцию 06.06.2021 г.) 

Introduction: Nowadays, it is not difficult to notice the fast growth 

rate of the real estate market in the Polish economy. This market is constantly 

enlarged by the development of land with new residential buildings, public 

buildings, such as offices or schools, and commercial, industrial or recrea-

tional premises. Over the last few years, the real estate rental system and its 

sale have developed quite strongly. Such development has been caused by the 

main need of the society for private property and income. Another task of 
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real estate is to meet the strong need for security and stability, which increase 

the purchasing interest in the market. 

Aim: The main purpose of this research was to assess the real estate 

market in Olsztyn for a 4-year period (2016-2019), taking into account the 

impact of factors on the dynamics of growth in this sector of the economy. 

This study also investigated the preferences of the residents of Olsztyn in the 

individual features of the housing premises. 

Material and methods: The research was based on the statistical data 

obtained from the Central Statistical Office in Olsztyn and other available 

sources. These data included the number of real estates, the volume of their 

sale and factors influencing the development of the real estate market. A sur-

vey examining the preferences of the residents regarding the characteristics 

of the property and the impact of individual features on the value of the prop-

erty was also included. The data of the research included a 4-year period, that 

is from 2016 to 2019. The analyzed scope of the research was local in nature 

and included the area of the city of Olsztyn, the capital of the Warmińsko-

Mazurskie Voivodeship. In April 2020, the aim of a survey conducted among 

the residents of the city of Olsztyn was to examine the preferences of poten-

tial buyers of residential real estate. The survey was divided into three parts. 

The first part (questions 1-4) described the profile of the respondent, that is, 

where he or she currently lives, whether he owns the property, whether he 

intends to invest in the real estate market, and what, in his opinion, is the rea-

son for buying a flat. The second part (questions 4-20) was focused on exam-

ining the opinions of the respondents in terms of their willingness to use gov-

ernment programs to facilitate the purchase of a flat, the best methods of fi-

nancing real estate, the most important factors influencing the choice of real 

estate, price importance, location, technical condition, and architecture of the 

property. The survey results were presented in descriptive, tabular and graph-

ical forms. 

Research results: Olsztyn is the capital of the Warmian-Masurian Voi-

vodeship. It is located in the central part of the Olsztyn poviat. It is a city 

operating with poviat rights. The city is situated on the Łyna River and was 

founded  in 1334. According to the data of the Statistical Office, Olsztyn has 

an area about 88 km². Approximately 172362 people live in the voivodeship 

capital. There are 15 lakes in Olsztyn, and forests cover about 21 % of the 

city. Also, Olsztyn is a major educational and cultural center, and it attracts 

many people. The city of Olsztyn can be divided into 23 housing estates.  

One of the factors affecting the demand for housing is the price of a 

given property. If the price for a given good decreases the demand will be 

higher, however, if the price increases the demand will decrease or the de-

mand for flats with small areas will increase. In the case of the real estate 
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market, if the demand outweighs the supply, developers will set the prices, 

usually raising them because there are less houses available on the market 

than there are people willing to buy them. On the other hand, when the sup-

ply outweighs the demand, that is when there are more housing units in quan-

tity than potential buyers, developers will compete with each other in terms 

of price, and eventually reducing it. Table 1 shows the average prices of a flat 

in Olsztyn. 

Table 1 – Average prices of residential premises in Olsztyn (PLN) 

Area of the dwelling  
Years 

2016 2017 2018 2019 

up to 40 m2 4 366 4 383 4 430 4 816 

from 40.01 to 60 m2 4 415 4 375 4 465 4 810 

from 60.01 to 80 m2 4 382 4 322 4 536 4 657 

from 80.01 m2 4 403 3 902 4 249 4 220 

Total 4 339 4 307 4 455 4 692 

Source: Own elaboration based on data from GUS’u 

Table 1 presents the average prices per square meter of real estate of 

different areas. Also, Table 1 shows that the 40 m2 and from 40.01 m2 to 60 

m2 were the most expensive apartments. Between 2016 and 2019, the total 

price increased by 8.13 %. Apartments with over 80m² had the cheapest price 

per square meter. An increase in prices over the analyzed period might indi-

cate an increase in buyers' interest in the real estate and an increase in their 

income. The prices were also influenced by the location, technical condition 

of the flat, access to recreational facilities or green areas. There were various 

housing estates in Olsztyn in which the price value would be changed, de-

pending on the distance to the city center, the characteristics of the area and 

access to the desired facilities. Figure 1 shows a price map, in relation to the 

location of apartments in different regions of the city of Olsztyn. 

 
Figure 1 – Map of real estate prices in Olsztyn 

Source: Ceny.szybko.pl 
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According to the figure, the highest value was observed in housing es-

tates, such as Jaroty, Bartąg and Gutkowo. These are locations where the 

number of newly built apartments have been constantly growing. The price 

per square meter could be more than 5600 PLN because there has been a 

greater demand for new, unused apartments. There was also a high price for 

apartments in the city center. This was due to the fact that the real estates in 

the city center attracted offices, shopping malls, recreational facilities and 

schools. Living in the city center is quite convenient, because the residents 

are in proximity to most facilities and they do not need to waste time travel-

ing. In addition, access to highly developed transport infrastructures, such as 

the numerous bus and tram lines, have facilitated travelling around the city, 

and resulted in an increase in the value of the real estate property. The cheap-

est real estates have been within the vicinity of the Polish Army barracks and 

Zator housing estate. This might be due to the reduced popularity of these 

housing estates and the presence of outdated architectural style of the build-

ings. To sum up, due to the limited supply of land in the city center, residents 

have appreciated the space on its outskirts, which has made such a location 

more attractive to investors and have allowed them to the raise real estate 

prices. 

Housing preferences in the city of Olsztyn 

Each property buyer has his own individual preferences regarding the 

purchase of an apartment or a house. For developers, identifying these prefer-

rable features are very important when planning an investment. If the pro-

posed housing resources on the real estate market meet the specific require-

ments of residents, the more people will want to buy them, which will be 

financially beneficial for investors. Figure 2 shows the age of the 

respondents. 

 
Figure 2 – Age and gender of respondents  

Source: own study based on research 

Most people were in the age group up to 25 years old, that is, young peo-

ple of working age were dominant group. People aged 31 to 45 com-
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prised a smaller market segment, for example, parents looking for hous-

ing for their own children. Figure 3 shows the respondents' financial situ-

ation. 

 
Figure 3 – Income level of respondents 

Source: own study based on research 

The level of income of the respondents ranged mainly from 2100 to 

3500 PLN per month. This means that most of the respondents had income 

equal to or slightly higher than the national average. Furthermore, approxi-

mately 15 % of the respondents earned income above the national average, 

that is, more than 4000 PLN. Such results allow us to conclude that almost all 

the market transactions, related to the purchase of apartments, were financed 

by external institutions, such as the banking institutions. With this kind of 

salary, it will be the most favorable option to pay for the loans, thanks to the 

staggered installments and long repayment period. Figure 4 shows the main 

reasons for purchasing a residential property. 

 
Figure 4 – Main reasons for buying an apartment 

Source: own study based on research 

It shows that 53 % of the respondents suggested that the most important 

reason for purchasing real estate was to have their own private property. The 

second reason given was to start a family. This attitude of buyers promotes 

the development of the real estate market. The nature of the demand for hous-

ing was typically consumption-related, although there were also responses in 

which the respondents were directed to purchase for investment purposes. 

The place of residence of the respondents is presented in Figure 5. 
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Figure 5 – Place of residence of the respondents  

Source: own study based on research 

When asked about the respondents' housing situation, most of them de-

clared that they were living with their family. This result confirms the signif-

icant presence of young people who could only plan to buy an apartment. 

This suggests that there was a great demand for new apartments in Olsztyn. 

Private property, in the form of an apartment or house, was owned by 36 res-

idents. These were people usually looking for larger apartments than the ex-

isting ones or focused on buying the real estate with a view to rental income. 

A great popularity of rental properties was observed during the period of the 

4-year study. It was found that that at least 7 % of the respondents had taken 

apartments owned by the Olsztyn Communal Building Society (OTBS). Fig-

ure 6 shows the preferences of the real estate market according to the re-

spondents. 

 
Figure 6 – Real estate market preference  

Source: own study based on research 

According to the majority of interviewers, flats should be sought on the 

primary market, where they are put into use in a shell condition. Table 2 pre-

sents the preferences of the respondents regarding the type and area of real 

estate that would be purchased. РЕ
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Table 2 – Housing preferences by property type and area 

Specification area m2  % 

semi-detached house 
35-45 1 

3 
55-70 2 

terraced house 

45-55 1 

3 55-70 1 

>70 1 

detached house 

35-45 1 

40 55-70 18 

>70 21 

apartment in a block of flats 

do 35 1 

13 

35-45 1 

45-55 5 

55-70 5 

>70 2 

apartments in a tenement house 
35-45 1 

3 
55-70 2 

apartments in new construction 

35-45 4 

38 
45-55 14 

55-70 15 

>70 5 

Source: own study based on research 

The preferences of the respondents regarding the type of real estate 

showed that a majority of them would prefer detached house and apartments 

in new construction. This seems to confirm the previous assumption, indicat-

ing that a majority of buyers would prefer new flats, which resulted in a con-

stant increase in their number in the market. Furthermore, 13 % of respond-

ents suggested that they would prefer to live in an apartment building. In such 

a case, apartments located in tenement house and semi-detached houses 

would be less popular. As far as the size, is concerned, there is a predominant 

interest in properties with an area between 55m² and 70m². Figure 7 shows 

the features of the location that were important for the respondents. 

 
Figure 7 – Features of the location that were important for the respondents 

* Percentages do not add up to 100 % because more than one answer 

could be chosen.  
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Source: own study based on research 

It shows that the most popular locations for apartments were those with 

access to green areas (41.6 %) and proximity to public transport (53.5 %). 

Other respondents chose locations that were located on the outskirts of Olszt-

yn, such as Gutkowo, Dywity and Redykajny. The price and the access to 

specific facilities were are the factors, which could influence the respondents’ 

choice of an apartment. The choice of a location for apartment has been asso-

ciated primarily with the conditions that will meet the specific requirements 

of buyers. At least about 53.5 % of the responses indicated that the main fac-

tor determining the choice of the location of an apartment was access to pub-

lic transport, which would make travelling around the city much easier for 

them. Another important factor was access to green areas, suggesting that 

new housing investments would have to be built mainly near forests, lakes or 

parks. For the remaining responses, the important features of the location 

were the distance to work or school, which would make it easier for them to 

fulfill their duties rather than wasting time on additional travelling around the 

city.  

Figure 8 presents the most important, according to the respondents, fea-

tures of flats that affected the assessment of their technical condition. 

 
Figure 8 – Important features of the apartment, according to the interviewers 

Source: own study based on research 

It shows that the most important features were the finishing standard, 

the condition of the installation and the layout of the rooms. Figure 9 presents 

the growth rate of the number of housing resources in Olsztyn. 
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Figure 9 – Number of housing resources in Olsztyn 

Source: own study based on research 

The largest number of flats was observed in 2019, and amounted to 

about 80 000 residents. When analyzing flats per 1000 people, a housing def-

icit could be noticed. This deficit was due to the difference between the popu-

lation in a given region and the number of available housing properties. De-

spite the large supply, residents still have difficulties accessing the real estate. 

Summary. Olsztyn, as a city of Warmia and Mazury region, is one of 

the places where you can see the biggest housing boom. This means that resi-

dents have been motivated to invest their money in the real estate. Such mo-

tivation is due to the low interest rates offered by banks. Another reason for 

the increase in housing resources in Olsztyn has been the constant demand of 

residents for real estate that has allowed them to meet their basic social func-

tions. The conclusions based on the analysis of the collected data are as fol-

lows: an upward trend in transaction prices of housing stock during the 4-

year study period, correlation of location and price, main buyers' preferences 

regarding the purchase of flats, constantly increasing number of housing re-

sources in Olsztyn, positive development of the residential real estate market 

during the analyzed period. 

The favorable economic situation in the regional development market 

resulted from the high demand for new flats in the primary market. The low 

interest rates on bank deposits have encouraged residents to look for other 

forms of investment and the simplest one has been the housing market, buy-

ing a flat. Both primary and secondary markets are interrelated, although cus-

tomers would prefer to buy new flats, treating them as an investment in the 

future. 

LITERATURE 
1. https://olsztyn.stat.gov.pl/dane-o-wojewodztwie/stolica-wojewodztwa-1257/ – (14.01.2020). 
2. Główny Urząd Statystyczny – Portal Statystyki Publicznej. 

3. Ceny.szybko.pl. 

4. Rocznik statystyczny 2017-2018. Główny Urząd Statystyczny, Warszawa. [Statistical Year-
book 2017-2018 Central Statistical Office, Warsaw]. 

РЕ
ПО
ЗИ
ТО
РИ
Й ГГ

АУ


