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Introduction
Office markets across all of Europe are undergoing a major transformation and it is fantastic news that Warsaw and Poland  
are at the forefront of that change. Flexible space concepts are taking European cities by storm, which creates a new quality  
for the commercial real estate sector. 
 
Developers are introducing their own flexible space brands, major providers are growing at an exponential pace, corporates  
are more than willing to place parts of their operations into flex solutions and, last but by no means least, investors are dealing 
with a new type of product on the market. It certainly seems like a revolution, but in the best possible meaning of the word.

There are several reasons for this boom, and they are driven by people and our changing approach towards both work and life:

1. The generational change has altered our work styles and priorities. Some of us are more goal-oriented now, rather than 
looking for stable, long-term employment. 

2. Entrepreneurial spirit is on the rise these days, with a ‘start-up culture’ being one of the most important trends in global 
economies.

3. The technological revolution has increased mobility in terms of working environment, and traditional office cubicles  
are now quite obsolete, at least in high growth industries.

As a result, both corporates and individuals are increasingly looking into solutions that are convenient, agile, quick, easy,  
well-designed and enabling exchange of thoughts and ideas. As those are exactly the pillars of flexible spaces market,  
its incredible growth is only natural. It is definitely more than just a fad, and it’s here to stay. 

So, I am most happy to introduce this report, which takes a good look at the market and its mechanisms.

Flexible spaces, here to stay?

Adam Lis
Flexible Office Solutions Manager, JLL
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Starting up in the 1980s, serviced offices 
were the first providers of flexible 
office solutions (for example, Regus 
was established in 1989, in Brussels) 
and the most popular ones for a long 
time. As the market began to change, 
and the number of start-ups grew year 
after year, coworking concepts gained 
in popularity. However, none of these 
concepts alone catered to the needs of 
a broader audience. That’s why some 
operators decided to combine serviced 
offices with a coworking component, 
thus creating the hybrid flexible 
space model. Currently it’s the fastest 
growing market segment, contributing 
1.1 million sq m of office space in the 
top 20 European markets between 
2016 and 2018. As a result, there has 
been a shift in the market shares of 
different models, with hybrid’s globally 
increasing role.

The flexible office solutions sector is 
a young part of the market and there 
is quite a bit of confusion regarding 
terminology, especially regarding the 
terms “flexible” and “coworking”. Some 
use the two words interchangeably, 
but they are actually different things.  
 

 
 
Flexible spaces and flexible solutions 
are terms describing the entire segment 
of the market which in its principle 
offers shorter leases than traditional 
offices. Coworking is one of the types of 
flexible office, describing an open-plan 
work space, with people from different 
companies working there together. 
There are three major types of flexible 
spaces, which are outlined below:

 
Definitions and market evolution, European context

Every coworking is a flex, but not every flex is a coworking

Flexible model growth  
in 2018 (y-o-y)

Top Flex Space Supply 2018
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 Serviced offices

1. Mostly private offices  
(often over 90% of space). 

2. Portfolio spread across central 
and peripheral locations,  
as well as close to long 
distance transport hubs. 

3. Traditional design. Limited 
number of membership 
models.

 Examples:  
CitySpace, Dago, Regus

 Hybrid

1. Mix of private (80%)  
and coworking (20%) space. 

2. Close to public transport 
hubs in central/key business 
districts.  

3. Trendy design. Offer includes 
multiple membership models.  

 
 Examples: BOBO Coworking, 

Brain Embassy, Business Link, 
HubHub, Mindspace, Spaces, 
WeWork

 Coworking

1. Mostly coworking space  
(up to 80%). Open plan. 

2. Close to public transport hubs. 
Some providers focus on lower 
cost locations/assets.

3. Trendy design. Offer includes 
highly flexible membership 
models.    

 Example: Campus Warsaw 

Top 20 European Markets
Source: JLL, 2018

Top 20 European Markets
Source: JLL, 2018
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The flexible space market is benefiting 
from economies of scale. The overall 
supply of flexible spaces is increasing 
rapidly, however the number of unique 
operators is surging. Research shows 
that there are some 725 different 
providers in the 20 biggest European 
flexible office markets, of which 20% 
have opened their first location within 
the last three years since approximately 
H1 2016. It is well worth noting that the 
majority of them are local companies 
and only a smattering of them can be 
called international (with more than 
10 locations each). Five of those global 
brands have accounted for over half 
of the new flex supply in Europe in the 
period between 2015 and 2018.

One of the trends worth watching 
in the near future is retail properties 
being converted into coworking 
spaces. Brick-and-mortar stores have 
been suffering over the past few years 
due to increasing competition from 
e-commerce, pushing shopping centre 
owners to look for opportunities to 
refocus their spaces with new uses. We 
predict that this segment of flex space 
will grow across the US at 25% annually 
until 2023, and we can expect a similar 
dynamic in Europe soon.  

As the market is developing, new areas 
for growth are emerging. Not only 
office buildings and retail schemes, 
but also hotels are offering flexible 
space solutions. Lifestyle brands (e.g. 

Schani in Vienna and The Student 
Hotel in Amsterdam) offer work spaces 
comparable to the most recognisable 
global brands, such as WeWork or 
Spaces. Other hotel chains decided to 
work with flexible office providers; for 
example, in France AccorHotels and 
Nextdoor have already opened together 
nine flex spaces, and another 80 centres 
are in the pipeline to be delivered by 
2022. 

In addition to traditional hotels with 
separated flexible office areas, there 
are a few hybrids of coworking and 
co-living concepts. An example of those 
would be Zoku in Amsterdam, which 
offers work space and an option to stay 
(or, perhaps more likely, live) from a few 
days to even a few months.

As mentioned above, the market for 
flexible office space is simply booming 
right now. Since 2015 the total volume 
of flexible office space in the top 20 
European markets has doubled, and 
in 2017 alone it grew around 30% 
(approximately 1 million sq m). At the 
end of 2018 flexible space operators in 
the top 20 European markets offered 
an astonishing 3.5 million sq m of work 
space.  

Currently the biggest European markets 
for shared office space are London, 
Amsterdam and Paris, which together 
account for almost half of the total 
flexible office space offered by the 
20 biggest EMEA markets. Warsaw is 
ranked as the ninth biggest flex city 
in Europe (while in terms of total 
office stock it’s only 24th) and saw the 
largest growth in 2018 in Europe. These 
numbers show that Warsaw is a true 
powerhouse in the field of flexible office 
solutions and one of the leaders of that 
change in Europe.

Potential for 5-7 million sq m of  

Flex Space in Europe’s 20 largest  

office markets in the next 5 years.

Flexible office stock in Europe

5.1m
members are predicted  

to be using flexible  
spaces by 2022

1 in 7 
people in the EU  

who work is  
self-employed 

30,000
global flexible office locations  

predicted to operate 
by 2022

2 in 3
flexible providers intend  

to expand their  
floor space
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As in the rest of Europe, the rise of 
flexible office spaces is the hottest 
trend on the market in Poland. In the 
major business hubs (Warsaw, Kraków, 
Wrocław, the Tri-City, Katowice, Poznań 
and Łódź) the volume of secured 
flexible spaces reached 250,000 sq 
m (including 166,000 sq m of already 
operating centres and a further 87,000 
in signed deals). That equates to four 
Warsaw Spire towers.
 
Naturally, as the capital and the most 
important business destination in 
the country, Warsaw is the largest 
flexible market in Poland. Its flexible 
space volume accounts for 76% of 
total stock in the country (taking into 
consideration operating centres and 
planned ones, with already secured 
office space). 

Currently operating locations in Warsaw 
offer almost 17,000 full time seats (FTSs) 
and another 9,000 have already been 
secured and will be added by 2020 
(with further new leases to be signed 
soon). Today the largest provider in 
Warsaw is IWG (it operates both Regus 
and Spaces brands). At the end of 2018 
all the operating locations of IWG in 
Warsaw totalled almost 27,000 sq m, 
with more than 3,000 FTSs. Second 
place is taken by Business Link, with 
11,400 sq m of operating space.

Flexible office stock (% of total office stock)

Major operating players in Warsaw (occupied office space)

Flexible stock (major flex markets in Poland,  
operating and already signed leases)

76%

9%

6%
3%

3%2%1%

Warsaw Kraków
Wrocław Poznań
Tri-City Katowice
Łódź

Flexible spaces market in Poland and Warsaw

x4tower 
operating and signed deals

Flexible stock in Poland  

Warsaw
Spire

Source: JLL, 2018

Source: JLL, 2018

Source: JLL, 2018
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Among the 2018 newcomers are  
Be YOURSeLF, Solutions.Rent, Spaces,  
the Nest, WeWork and Workin.
Since 2014 the activity of flexible 
office providers in Warsaw has been 
increasing rapidly, especially in the 
central zones of the city, as one of the 
key advantages of flex spaces is their 
convenient location. In 2018 lease 
agreements signed by shared office 
operators accounted for over 20%  
of tenant activity in the City Centre and 
the CBD.

Such unprecedented activity by flexible 
space operators is a result of the 
increasing needs for such concepts on 
the market. The size and versatility  
of Warsaw’s economic power translates 
directly into a wide variety of clients 
looking for flexible solutions. These  
of course include start-ups, freelancers 
and small enterprises, but also  
a growing number of large corporates 
are actively looking into such options 
for their businesses.

Another characteristic that reflects the dynamism 
of the flex market in Warsaw is the number  
of new operators entering the market. 
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Flexible spaces operators size according to the office space leased in 2018.

Source: JLL

Therefore, both large and small flex providers want to attract enterprise clients to 
their spaces. Such tenants – or rather members – tend to be a source of steady and 
hefty revenue streams, coupled with a relatively less demanding customer service, 
when compared to catering to a multitude of entities occupying the same space. 
Poland doesn’t have many such success stories as of yet, although the trend for 
large corporates introducing flexible office solutions into their real estate strategies 
is gaining momentum.

0%

5%

10%

15%

20%

25%

0

20,000

40,000

60,000

80,000

100,000

2014 2015 2016 2017 2018

Demand for flex space generated by flexible providers (sq m)

Share of flex space in total demand in Warsaw central zones (%)

Demand for office space generated by flex providers in Warsaw central zones

Source: JLL, 2018

prepared) they can test a number of various office solutions 
(technological, fit-out elements, etc.) and use those in their 
future office.

How does all of that translate into attracting corporate clients 
to flexible solutions? The easiest way is to offer memberships 
to their employees. This could be considered as an 
additional benefit, or simply an alternative to home office. 
In this scenario clients can experiment with flexible space 
effortlessly and with no compulsion. They may come there  
for work, to hold business meetings (both internal and 
external), or to organise events.

Another way of enterprise clients embracing the flex is simply 
renting a private office. Such a space, usually compliant with 
corporate privacy and security requirements these days, may 
serve as a suite for a project team, or as a temporary space  
for a seasonal increase in office space demand. It’s also 
a great venue for consultancy teams to work with their clients, 
and scout for a targeted segment of prospects.

The highest level of flex implementation into CRE strategy 
is introducing flex into a corporate office. This approach may 
be developed in many different ways, from placing  
a flex provider adjacent to the office and taking advantage 
of its space, to developing an internal flex. The latter option 
enables a company to have the full spectrum of versatility 
and maintain control at the same time. 

Flexible spaces give large companies, among other things, 
agility. Such spaces allow corporations to respond to their 
business needs quickly and in a swift manner, offering them 
office space as a service. Whether it is an office for a project 
team or a temporary space, it’s virtually on demand, meaning 
that a firm can move in immediately and focus on the 
business.

On top of that, flexible spaces attract start-ups, scale-ups and 
other hyper-growth companies that oftentimes happen to be 
prospective clients, acquisitions or simply business partners 
for the big fish. 

Moreover, different generations have different expectations 
towards their workplace, which are also addressed by flexible 
spaces. More and more often people are willing to start their 
own businesses and even when considering a corporate 
career salary is not the only deciding factor. They also 
consider office location, design and prestige. Flexible offices 
often offer an ultra-modern and high-quality fit-out, which 
then is a great inspiration for traditional offices. What’s more, 
flexible offices create a perfect environment for start-ups 
and other small businesses to develop. As these companies 
grow and may need bigger, private areas, that produces an 
opportunity for regular offices. 

Another advantage is that while tenants are leasing space on 
a temporary basis (when the traditional office space is being 

What’s crucial to 
understand is that Flex 

solutions shouldn’t be 
considered as an alternative  

to traditional office space.  
The two are complementary. photo: Mindspace
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In order to assess market sentiment and 
go in-depth into the market specifics, a 
survey of flexible spaces’ operators was 
conducted. The responses gathered 
cover almost 70% of the current market 
and thus deliver interesting findings. 
Member structure analysis in flexible 
spaces shows the strength of Warsaw 
as a business location. Members are 

Flexible providers survey

Who are the members of your 
centres?

Is there still a space for new 
flexible offices in Warsaw?

37%

33%

21%

9%

Small, medium enterprises
Corporations
Start-ups
Freelancers

76%

18%

6%

Yes, there still is a space for new centers
There are enough centers
No, there are too many centers already

roughly evenly distributed between 
small and medium enterprises (37%), 
corporates (33%), and start-ups and 
freelancers (30%). That underlines 
the strong and sustainable growth 
potential covering all market segments. 
Moreover, it allows for a synergy effect 
resulting from the presence of both 
small businesses as well as mature, 
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global brands, which benefits all of the 
members of a given centre.

The flexible solutions market is diverse 
not only in terms of size of companies 
operating there but also in terms of 
the industries. More than 70% of the 
members of flexible spaces are from IT, 
consulting and media sectors; however, 

a variety of other industries are also 
involved in flexible solutions. It is 
interesting to note the 8% share of the 
banking sector, which is traditionally 
perceived as a conservative one in 
terms of office space. 

The three main reasons for companies 
joining flexible space communities are 
design of the given space, its location 
and the flexibility of membership 
duration. What also stands out in 
the responses collected is that the 
membership price is not one of 
major deciding factors when joining 
a specific centre. Flexible-community 
membership is quality-driven rather 
than price dependent.  

According to the respondents’ answers 
the vast majority of flexible spaces were 
at the moment of opening less than 
40% occupied, but now the occupancy 
level has shot up to 80%. This shows 
that we are still more likely to become 
a member of a given flex community 
when the space is already operating 
and the actual design and desired 
space are finished.

Seventy-six percent of respondents 
believe that there still is room for new 
flexible concepts in the Warsaw market, 
which perfectly sums up the further 
growth potential of flexible space.

photo: Brain Embassy
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Summary

As proven by the paper, Warsaw (and Poland) is in the middle of an exciting change and is actually one of the European leaders 
in terms of flexible office solutions growth. It is crucial to understand that segment of the market and be able to adapt to all the 
new ideas.  

The boom for flexible solutions is nothing short of spectacular and is driven by both social and technological revolution. 
That transformation in the way we work and live most definitely is a defining moment for the commercial real estate market.  
Moreover, contrary to some opinions, flex solutions are complementary to traditional leasing market and they benefit from one 
another. 

The expertise gathered by JLL on both European and local level allows for and in-depth analysis of the flex market in Poland 
and results in best-in-class advisory services for all players on the market, be that flex providers, developers or companies 
looking to incorporate flex into their real estate strategy. 
 

Be flexible with us!

What
theFlex?!

Whynow?
photo: Spaces
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