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Abstract. A decision taken on the primary market of real estate in parallel with the decision to purchase a dwelling, it
is often the purchase of a parking space. As part of this work there were presented forms of providing space for parking,
mostly encountered in practice. In the following, there were carried out the characterization of the primary market of
parking spaces on the example of Krakow. There was made an attempt to indicate the potential attributes of price-setting
for the valuation of the unit value of the discussed objects. Studies have shown that the price of parking spaces are
formed in a different way than the market for residential and largely depend on individual factors, dependent on the
sales policy developers. There were also indicated the difficulties that meets a real estate appraiser, whose task is to
measure the market value of the parking space.

The analysis also included the resolutions of existing planning documents in shaping the requirements for the number
of parking spaces for multi-family residential areas in Krakow. Overview of planning documents from the Krakow,
points to trends in the rules of applicable local spatial management plans in relation to the required number of parking
spaces for newly established housing investment. At the same time in most parts of the city there is no planning guide-
lines regarding the subject matter.
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Introduction

The decision to buy a dwelling is for many people, especially young people, one of the most important and carrying
the serious financial consequences decisions in life. In Polish culture, possession of property ownership is deeply
rooted. Almost every person between 20-th and 30-th year of life begins at some time actively looking out for his own
flat. At the same time the imperfections of the public transport system cause that to be mobile, almost necessary is to
have an own car. For this reason, a decision taken on the real estate market in parallel with the purchase of a dwelling,
it is often the purchase of a parking space.

Primary markets of residential units in major Polish cities, including Krakow, are developing rapidly in recent
years (Raport 2015), the supply of new flats steadily increases. At the same time, the huge problem of most new
settlements is insufficient number of parking spaces for residents, not to mention the cars of guests. The result is that
the market of parking spaces does not develop in parallel with the residential market, and prices influence other than
in the case of housing factors (Butryn, Preweda 2016). Additionally, in practice there are distinguished different types
of legal organization of a parking space (Jasinska 2015). In this study there were conducted characteristics of the local
primary market of the parking spaces from the area of Krakow and identified potential factors affecting the price and
value of these objects, and the difficulties encountered by the property appraiser, whose task is to determine the market
value of the parking space.

An important aspect of local politics in terms of ensuring an adequate number of parking spaces are provisions
of local spatial management plans (Ustawa 2003). Analysis acquired, therefore, the provisions of the existing planning
documents in shaping the requirements for the number of parking spaces for multi-family residential areas. Overview
of planning documents from the Cracow points to trends in the rules of governing local spatial management plans in
the context of the required parking spaces for newly established housing investment. At the same time, in most parts
of the city there is no valid planning recommendations regarding the subject matter.

Types of parking places associated with multi-family housing

The developer which implements investment in the field of multi-family housing has a statutory obligation to provide
parking spaces for residents. This is due to the findings of § 18 of the Regulation of the Minister of Infrastructure of
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12 April 2002 on the technical conditions to be met by buildings and their locations (Rozporzadzenie 2002). At the
same time the developer is forced to provide a number of places, which is specified in planning documents — the zoning
plan, and in the absence of a plan — zoning and land use decision. This is a result of the findings in the verdict of the
Supreme Administrative Court of 12 October 2012 (judgment in the case under file number 11 OSK 812/11) (Wyrok
2012).

In practice, we can distinguish different types of space to park connected with multi-family housing. Under the
term of parking space there is understood a separate part of a multi garage, located mostly in the underground floor of
the multifamily residential building. Garage is at the same time an integral part of the building.

Separation of individual parking spaces is done by plotting a line on the floor separating the different places. Such
separation of parking space carries a number of complications in Polish legislation. Firstly, it cannot be treated as
separate premises, because it does not meet the definition of premises contained in Article 2 paragraph. 2 of the Act of
24 June 1994. Of property units (Ustawa 1994).

Fig. 1. Parking space in the underground multiposition garage
(source: author’s own archive)

According to the current wording of this provision, an independent commercial property is separated by perma-
nent walls within the building or set of chambers. Parking space separated by a line drawn on the ground (Fig. 1) does
not meet the necessary conditions, it cannot therefore constitute a separate residential property. Additionally, the park-
ing space separated in this way, cannot be a belonging space (Postanowienie 2005). In view of the above limitations,
in practice, there are two solutions (Table 1) — parking space as an easement and parking space as a share in the
ownership of the garage, which is separated as a separate stand-alone premises.

Table 1. Parking space in the underground multiuser garage — legal solutions
(source: own studies based on Jasinska 2015; Puch 2010)

Applied solution The essence of solution Characteristics

— garage is a part of common property

— to individual co-owners shall be es-
tablished parking easement

— there is no possibility of the sale
of a parking space separately
from flat

— multiposition garage become
a separate, stand-alone premises

— right to use a parking space as a
share of the ownership of the garage
premises

— the possibility of the sale of a park-
ing space in disconnecting
from the apartment

Parking permit through the establish-
Parking space as an easement ment of an easement parking
at a particular place in the garage.

Parking permit through participation
Garage — a separate premises in the ownership of the garage,
which is a separate property

In practice, the more often can be met the solution of separating the garage as an independent property. Besides,
this form is recommended by Polish jurisdiction.

Above there were presented forms of organization of legal parking spaces located in the multi garages, usually
held in the basement of the building. Apart from them, often common form of providing space for parking are external
parking spaces. In this case also there may be different solutions. Firstly, there may be a situation where there is no
specific regulation and external parking places are accessible to all residents. Parking takes on a “first come, first
served” basis. Second, it can be done the assignment of rights of exclusive use of a parking space for the owner of a
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dwelling. This is done on the basis of a contract quoad usum, which regulates the use of the common property. Thirdly,
there may be assigning of parking spaces specific to the owners based on the findings of a residential community.
There is also the possibility of a situation where parking spaces are a separate land properties. This solution does not
work in an area where arrangements of local spatial management plans are applied (Jasinska 2015).

There is, however, a form of assignment of property rights to the garage — separate property constituting the
garage which is the subject of a separate ownership. It does not fit, however, for a parking space and is not subject to
development under this article.

Primary market — definition

The real estate market is generally the conditions in which the exchange of rights to property takes place and contracts
are concluded, posing mutual rights and obligations connected with the reign of the property (Kucharska-Stasiak 2004).
One of the primary divisions of the real estate market is divided into primary and secondary markets. In this study, the
object of interest is the primary market.

The definition of primary real estate market is the same as outlined above definition of the overall real estate
market, except that it applies to new properties. To put the definition in some simplification — the primary market of
real estate is a market of buildings and premises aimed at meeting the housing needs, which are sold by entrepreneurs.

Traded on the primary market are therefore new property offered by the operators of a real estate development
and housing cooperatives. A characteristic feature of the primary market is the fact that it takes place on the new real
estate transactions, which for the first time are the subject of the transaction. Transactions take place mostly on the
lines of “operator” — “natural person” or “operator” — “operator”.

Characteristics of the primary market of parking spaces in Krakow

As part of the implementation of the issues, there have been collected transaction data on parking spaces, which were
traded on Krakow’s primary market. The study area includes selected areas of the city, in which there has been ob-
served actively market of these objects. The assessment criterion was the occurrence of activity in the reporting period
(last five years) at least 30 transactions in the area of each of the precincts.

At the beginning, it should be noted that on the website of the Municipal Spatial Information System of the City
of Krakow is published layer mappings, whose source is the Register of Real Estate Prices and Values (Fig. 2). It
contains information on the average surface premises garage, their average unit prices and total average transaction
prices.

Fig. 2. Price differentiation of garage premises in Krakow based on the Register of Real Estate Prices and Values
(source: Municipal Spatial Information System 2017)

Unfortunately, this layer is useless in the light of the problems discussed in this article. It contains various data,
including those which relate to include premises of an entire multi-station underground garage, which contains many
individual parking spaces.

The source of data agreements was concluded in the form of notarial acts. From the data in such documents, there
were extracted informations on the price of a parking space. For the analysis there have been selected objects for which
it could be clearly inferred the absence of specific conditions of the transaction, which would exclude the definition of
market value. The selected base is composed of dedicated parking spaces as part of a separate garage premises.
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The unit prices were possible to obtain only for the objects of known area, restricted for the operation to an
interval corresponding to the typical dimensions of the parking space (from about 12 to about 20 square meters). Below
is a figure showing the average unit prices of parking spaces in selected precincts registration Krakow (Fig. 3):

(source: own studies)

Unit value [PLN/square m.]
[ below 1 000

11 000,00 - 1 500,00

[ 1500,01 - 2000,00

I 2000,01 - 2500,00

M above 2 500,00

Fig. 3. Average unit prices of parking spaces in Krakow — the primary market

The highest average unit prices were recorded in the precincts of the cadastral unit Podgérze —2 132.82 PLN per
square meter, the lowest in the foothills — 1 593.93 PLN per square meter (while the largest sample size). In the case
of residential rates are recorded while in first place in Nowa Huta, then Podgorze (Raport 2015). It should be noted,
however, that these areas are characterized by different activity of developers — very high in the Podgorze, small in
Nowa Huta. Detailed information is provided in the table below (Table 2):

Table 2. The average price of parking spaces in selected precincts of the city of Krakow (source: own studies)

No Cadastral unit | Precinct gﬁ;%cﬁ ﬁev;r[arfze] No Cadastral unit | Precinct }g}ﬁ\g&%ﬁ ﬁev;r[arfze]
1. Podgorze 43 1145.73 17.26 21. Krowodrza 29 1227.83 17.04
2. Podgorze 41 1591.83 12.80 22. Krowodrza 28 1417.76 16.98
3. Podgorze 42 1784.39 14.72 23. Krowodrza 49 1633.40 16.14
4. Podgorze 35 1646.21 13.04 24, Krowodrza 48 1680.00 16.10
5. Podgorze 34 1353.13 15.00 25. Krowodrza 40 1640.76 19.68
6. Podgorze 33 1260.80 16.45 26. Krowodrza 33 2134.90 15.19
7. Podgorze 53 1034.19 13.66 27. Srédmiescie 5 2337.95 14.04
8. Podgorze 30 1109.20 17.08 28. Srédmiescie 2195.43 13.80
9. Podgorze 12 2956.84 17.35 29. Srodmiescie 16 1900.49 15.08
10. Podgorze 55 2408.65 16.29 30. Srédmiescie 21 1535.05 17.26
11. Podgorze 57 1481.10 15.32 31. Srodmiescie 8 2638.26 13.71
12. Podgorze 61 1348.12 15.41 32. Srédmiescie 22 1752.89 17.85
13. Krowodrza 5 2550.92 15.38 33. Srédmiescie 17 2754.97 13.91
14. Krowodrza 2321.30 13.66 34. Srodmiescie 23 1947.48 14.51
15. Krowodrza 14 1423.78 15.15 35. Nowa Huta 5 1701.88 16.98
16. Krowodrza 3 1882.78 15.55 36. Nowa Huta 1 1634.78 15.02
17. Krowodrza 46 2138.56 17.65 37. Nowa Huta 7 1940.45 13.76
18. Krowodrza 44 1712.40 15.98 38. Nowa Huta 54 2229.06 13.00
19. Krowodrza 45 1982.45 16.98 39. Nowa Huta 44 1349.93 14.82

20. Krowodrza 43 1533.49 14.92 40. Nowa Huta 6 2028.23 16.70
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Spatial distribution of prices suggests that the location of the property may have a material effect on the price
differentials of analyzed objects. It can be seen that the downtown location has a higher unit rate. The location is
basically the only objective attribute of creating a price, which can be selected in the characterization and analysis of
market spaces.

Besides location of the property, which directly affects its value, it is difficult to point out the price-setting attrib-
utes of parking spaces. At the same time, it can be distinguished the difficulties that can meet real estate appraiser with
the task to estimate the market value of the parking space, which will be discussed below.

The first of potential factors and at the same time the difficulty, is the size of a parking space. In accordance with
the principle of functioning of the housing market, the measurement surface of the object has an impact on the estimated
value of the unit (in the case of residential premises it is inversely proportional relationship), so in the case of the
valuation of parking spaces, which will be collected database of similar objects with known surfaces and unit prices,
the surface may be a price-setting attribute. Analysis of the provisions of the agreements, however, shows that in the
case of parking spaces in the underground multiuser garage, there is not always a given area of a particular place. It is
disclosed only mention of participation enjoyed by the purchaser and the total transaction price. This excludes the use
of data on such a facility, e.g. in the valuation process using the methodology of comparative approach.

The second of potential factors, related to the physical location of the parking space, is its location within the
building (floor). In the case of residential premises, it is one of the basic price-setting attributes, differentiating property
prices in both the primary and secondary market (often considered in parallel with the exhibition premises in relation
to the world). As a result of small supply of land and the increased demand for parking spaces, and in order to maximize
profits from sales, many developers decides to implement a multi-level underground garage. Analysis of the content
of notarial acts (sales contracts) leads to the conclusion that, in general, in the case of multi-level underground garage
parking space price is higher, the higher the floor — the cheapest are therefore objects to the level of the lowest floor.
In the set of analyzed data market, there have been discovered several development projects, within which were sold
parking spaces located on more than one floor. Below (Table 3) is an example from one of them.

Table 3. Prices of parking places with the same surfaces located on different floors in the same building (source: own studies)

LEVEL "-2" LEVEL "-1"

No | Area [m?] | Gross price [PLN] | Unit price [PLN/m?] No | Area [m?] | Gross price [PLN] | Unit price [PLN/m?]
1. 12.50 20 000 1 600.00 1. 12.50 39000 3 120.00
2. 12.50 29 000 2320.00 2. 12.50 44 000 3520.00
3. 12.50 22 800 1 824.00 3. 12.50 39 000 3120.00
4. 12.50 24 000 1 920.00 4. 12.50 36 000 2 880.00
5. 12.50 27 000 2 160.00 5. 12.50 36 500 2 920.00
6. 12.50 25000 2 000.00 6. 12.50 44 000 3 520.00
7. 12.50 27 000 2 160.00 7. 12.50 35550 2 844.00
8. 12.50 32 000 2 560.00 8. 12.50 40 000 3 200.00
9. 12.50 29 000 2320.00 9. 12.50 37 000 2 960.00
11. 12.50 29 000 2 320.00 11. 12.50 39500 3 160.00
12. 12.50 20 000 1 600.00 12. 12.50 29 000 2320.00
13. 12.50 25000 2 000.00 13. 12.50 39000 3 120.00
14. 12.50 30 000 2 400.00 14. 12.50 38 000 3 040.00
15. 12.50 35000 2 800.00 15. 12.50 38 000 3 040.00
16. 12.50 28 000 2 240.00 16. 12.50 48 000 3 840.00
17. 12.50 30 000 2 400.00 17. 12.50 43 000 3 440.00
18. 12.50 25000 2 000.00 18. 12.50 39500 3 160.00
19. 12.50 29 000 2320.00 19. 12.50 39500 3 160.00
20. 12.50 30 000 2 400.00 20. 12.50 39000 3 120.00

The above table contains transaction data for parking places (sold as part of the premises garage, is given surface
of the site — the same for each object). It can be seen that the prices of objects located on the first basement level are
clearly higher (average of 3 170 PLN/m?) than for objects that are located on the lower level (the average price of 2 176
PLN/m?).

Another potential attribute influencing the price of parking spaces is their location within the garage premises.
Higher prices may be offered for parking spaces located in the vicinity of the entrance to the building, elevators, near
the entrance gate. The last feature that can really affect the price of the analyzed object is a standard of garage premises,
in particular the quality of building materials used, applied facilities.
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The above-mentioned potential attributes of price-setting may affect the estimated value of a parking space. The
selection forms the basis for further research, in particular trying to determine the quantitative effect of each attribute
to the value of the object.

The property appraiser, whose task to estimate the market value of the parking space is required to make a prior
analysis of the market, which will enable the selection of the attributes of price-setting real estate (in the case of a
comparative approach) or features that differentiate the rate of potential rent (in the case of using the income approach)
(Rozporzadzenie 2004; Jasinska 2012). The following are the additional difficulties that can accompany the valuation
of a parking space:

— notation of price in notary deed: as stated previously, the most common form of the sale of a parking space is
participation in a separate apartment garage. Such participation is often purchased on the primary market, together
with the ownership of dwelling, and despite well-known (for the buyer) price for the parking space, in the notarial
act (notary deed) there is often revealed the total price of an apartment with a parking lot.

— no disclosed area of parking place: the situation is also associated with the parking spaces sold as participation of
the garage premises. In the absence of a clearly defined area of a parking space, use it as a property in the com-
parative valuation process is impossible. In extreme cases, the comparative base will be formed only by places
with unknown areas - known only the total transaction price. Many experts in a similar situation, evaluates the
total market value as the arithmetic mean of the appropriate numerical comparative base (the omission of the unit
value occurs). Such action is obviously not consistent with the law and professional standards.

— specifics of investments in which parking space is located such a situation may arise when the building in which
the parking space is located, is significantly different from the objects in the local market, e.g. the number of
storeys, standard. Then the price of similar places, even in close proximity may differ significantly from the prices
offered by the developer.

— pricing policy of the developer: on the primary housing market of the city of Cracow, there is a situation in which
the unit prices of dwellings are dumped at the expense of high prices for parking spaces and belonging space. This
policy is carried out particularly keen for developers who want to minimize the same housing unit prices, e.g. For
limits on government programs, for example “Mieszkanie dla Mtodych”. The high price of parking space com-
pensates for the financial losses resulting from the concessions in the price of housing (Jasinska 2015). As a result
of such action, there are investments in which the prices of dwellings are among the lowest in the city, while the
price of parking spaces reach a maximum ceiling.

— city local planning policy: the developer is obliged to provide the investment appropriate number of spaces. Their
number determines the city council in the local spatial management plan, and when there is no plan, in decision
on building and land development. Specified in planning documents factor of parking spaces directly affects the
above-mentioned factor — pricing policy of the developer.

The above-mentioned factors as one of the many causes that in practice it is difficult to define the term of parking
spaces market, and in particular to determine its spatial extent. Property appraiser must in any case make the analysis
of individual factors that may affect the value of such objects.

Local planning arrangements

As mentioned before, the developer is obliged to provide the investment appropriate number of spaces. Their number
determines the city council in the local spatial management plan, and when there is no plan, in decision on building
and land development. In connection with the above, the analysis included determination of the applicable local spatial
management plans from the city of Krakow in respect of the issue.

In accordance with the present situation in December 2016 in the city of Krakow, 145 plans were in force, of
which 3 of them have been established as plans containing changes of the prior arrangements, so they were excluded
from the analysis. Therefore, the analysis included 142 local spatial management plans, which cover the nearly 48%
of the area of Krakow.

In the figure 4 areas of existing local spatial development plans are symbolized by a red color. As part of the
study, the analysis included findings each of the local plans relating to the required number of parking spaces for new
residential investments (multi-family housing). It should be noted that these findings apply generally to the total of all
forms of parking spaces, including those aboveground.

Among the 142 analyzed local development plans, arrangements for parking spaces in the multi-family residential
areas are included in 95 of them (nearly 67%). In the vast majority, there is a record of them regulating the minimum
required number of parking areas for new multi-family housing development. The most common one is given a specific
numerical value — the ratio of the required number of parking spaces to the proposed residential units. In the case of
the three plans is given compartment containing the minimum and maximum number of allowed parking spaces (also
expressed as a ratio). Below (see Fig. 5) there is a chart showing the planning provisions relating to the issue discussed.
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Fig. 4. Local spatial management planes in the city of Krakow — December 2016
(source: Public Information Bulletin... 2017 )

2,1%
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Fig. 5. The required number of parking places — arrangements of local spatial management plans
(source: own studies)

From the research carried out, it is clear that the vast majority of local plans involves the implementation of at
least one parking space with respect to the number of completed dwellings (43.2%). Slightly more than 28% of the
plans used a greater factor of 1.2. Nearly 15% are local plans, which require only 0.5 parking space per dwelling. About
10% of planning documents indicate the highest ratios — 1.5 space (8.4%) and up 2 places (2.1% of plans). The re-
maining 3.3% of plans are those that offer rates of between 0.6 to 0.9 parking space.

The above analysis shows that the vast majority of local zoning plans requires developers to the implementation
of at least one parking space for one dwelling. A large part because 38.9% of them also provides additional space,
important, for example, in the perspective of guests of the building future residents. The study also noted that, in the
context of changes to the local spatial development plans, for the two of them there were made the reduction of the
parking spaces factor for the multi-family residence area.

It is worse in areas not covered by the local spatial management plans. For such areas are issued decisions on
zoning and land use. Practice shows that the indicators used in these decisions differ significantly from the standards
presented in the local spatial management plans and are at a much lower level (due to the lack of access to the content
of these decisions in the context of this work was not carried out numerical analysis).
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Conclusions

As part of this study in the first place was made to systematize types of parking places, which can be found in trading
on the Polish real estate market. In the next part there were made characteristics of primary market of parking spaces
in selected areas of the city of Krakow. There were also outlined the characteristics of the market for the forming of
its specificity. Next there was made an attempt to select for potential price-setting attributes of parking spaces. There
were also pointed the practical difficulties faced by appraiser with a mandate to determine the market value of the
parking space.

It was also carried out an analysis of the findings of local spatial management plans with respect to the required
number of parking spaces for the planned investments in multi-family housing.

The overall conclusion is that the primary market of parking places is much less transparent than primary resi-
dential market. Price and value of such an object is determined by other factors than is the case with dwellings. The
study indicated the potential attributes of price-setting, which may affect the estimated value of a parking space.

The proposed selection forms the basis for further research, in particular trying to determine the quantitative effect
of each attribute.

Analysis of the findings of local zoning plans with respect to the required number of parking spaces, leads to the
conclusion that the current plans for the most guarantee the realization of at least one per dwelling. Like other aspects
of the real estate economy, the problem remains relatively small coverage area of the city by the findings of the most
important planning document.
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