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POPULATION1

22.17m
THE SECOND  
LARGEST POPULATION 
IN THE CEE,  
after Poland

EU FUNDS 
(2014-2020 BUDGET)

€9,99bn
by 1st November 2019

2019 GDP GROWTH3

4.1%

AUTOMOTIVE 
INDUSTRY 

14% 
of GDP in 2019 
(Car manufacturers  
& OEM’s4)

REAL ESTATE MARKET2

4.6m m2 OFFICE

3.7m m2 RETAIL

4.2m m2 WAREHOUSE

STABLE FOR BOTH 
FOREIGN AND LOCAL 
CURRENCY

INVESTMENT DEGREE

BBB–

ESTIMATED AT 

The World faced a phenomena 
for which we have never been 
prepared. All our plans and 
actions were put on hold. Now 
we have to think to restart 
it and adjust it. Are we ready 
for the next steps? We shall 
see! We need to evaluate 
how much our countries, our 
economies, our industries 
were affected. The World 
has changed and so did real 
estate market. From workplace 
strategy to health safety in all 
sectors: retail, office, industrial 
and many others. No matter 
the changes and obstacles 

TOP ROMANIAN 
REGIONAL CITIES11
Iasi, Timisoara, Cluj-Napoca, Constanta, Craiova, Galati, 
Brasov, Ploiesti, Oradea, Braila, Sibiu
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BY NUMBERSBY  NUMBERS ROMANIA FOREWORDFOREWORD

ROMANIA – REWRITING THE FUTURE

Costin NISTOR
Managing Director Romania, 

BNP Paribas Real Estate 

that we will face some fundamentals will remain the same.  
Romania profits from a significantly big area, a sizeable population, 
flourishing tourism industry, and, last but not least, a highly stable  
socio-economic environment. 
Romania’s focal point is no longer just Bucharest. Top regional cities 
are gaining momentum, providing excellent ground for multinational 
companies to expand their operations countrywide. In regional cities  
they can find a workforce, speakers of various foreign languages  
at native speaker level such as German in Transylvania, Russian  
in Moldavia, and good mastery of English in Bucharest. In addition,  
many of the younger generation have a good command of at least 
2 foreign languages, having learned during their academic studies. 
Furthermore, the workforce is tending not to migrate to Bucharest,  
but to stay where they live or study, as multinational companies are 
offering uniform professional opportunities throughout the country.
The rise of regional cities is already a proven fact. The country  
has already clustered several industries, with automotive companies 
preferring Transylvania. There is still room for growth, which presently 
tends to be restricted because of limited infrastructure, mainly 
represented by incomplete sections of motorway that connect central 
regions of the country with the Western border of Romania. In addition 
to our view related to the real estate sector, we are delighted to offer you 
an updated snapshot of the legal and tax framework, an excellent tool 
comprising a high level legal and tax due diligence, which we believe 
broadly synthesises the main aspects involved in a real estate transaction.
Please feel free either to contact or to visit us during your next visit  
to Romania. BNP Paribas Real Estate, its partners and group companies 
will be glad to give valuable insights regarding your next investment  
in Romania.
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WE HAVE BEEN 2 WEEKS AWAY FROM ATTENDING MIPIM 2020 EDITION, THE TRADE FAIR EVENT  
THAT CELEBRATES ALL THAT HAPPENED IN THE REAL ESTATE MARKET IN THE PAST YEAR AND DURING 

WHICH THE PROFESSIONALS ARE LOOKING ON THE NEW INDUSTRY’S OPPORTUNITIES.  
BUT THE WORLD SUDDENLY STOPPED. ECONOMIES WERE PUT ON HOLD, GLOBALLY.  

WE HAD TO ADJUST TO A NEW AND UNEXPECTED SITUATION. BUT, NO MATTER THE OBSTACLES  
WE SHALL LOOK AHEAD, IN THE FUTURE TO REWRITE IT ON MANY DIFFERENT LEVELS.
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TIMIȘOARA HAS BEEN 
SELECTED TO BE THE 
EUROPEAN CAPITAL  

OF CULTURE 2021. 
Timisoara is the second 

Romanian city to be chosen  
as a European Capital  

of culture, after Sibiu received 
this honour in 2007.

SIGHISOARA
The historic centre of Sighisoara is  
a cultural UNESCO World Heritage 

Site in Romania. This site was 
inscribed in 1999 and is known 

for its urban, Medieval European 
landscape.

CLUJ-BASED MUSIC FESTIVAL, 
ELECTRIC CASTLE, 
was given the title of Europe’s 
Best Medium Sized Festival at the 
European Festival Awards for 2019. 
The festival has been running since 
2013, and is hosted at Banffy Castle 
near Cluj-Napoca, which is a historic 
site dating back to the 1300s.

ROMANIA IS AN EMERGING 
AUTOMOTIVE HUB IN EUROPE  
2 big automotive manufacturers 
at Craiova and Mioveni: FORD and 
DACIA. These companies produced 
over 490,000 new cars in 2019 alone, 
out of which 141,000 new units were 
manufactured by Ford.
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CONSUMPTION DRIVEN ECONOMY 
IN 2019

 his has helped to boost Romanian GDP growth, which has been 
mainly driven by consumption (although 2019 finally brought some 
improvement in investment too). However, the strong domestic-
demand-driven growth has resulted in a rapid deterioration of the 
economy’s external balances, leading to a ballooning trade deficit 

and a large negative contribution of net exports to GDP.
With a consumption-driven economic model, price pressures have not 
surprisingly remained high in 2019 with inflation moving between 3.5 
and 4.0 % range for most of last year. The central bank expects CPI prints 
to decline this year and approach 3.0% in 2020. While we remain more 
skeptical about the pace of Romanian deflation, we still forecast headline 
inflation moving down only marginally and see it averaging 3.7% in 2020, 
as robust wage growth prevents a major slowdown in underlying price 
pressure. The National Bank of Romania seems more concerned about 
rising external imbalances than inflation. The Romanian economy’s external 
imbalances could theoretically be tackled by currency depreciation, in our 
opinion. However, this is not a preferred solution from the Romanian central 
bank’s point of view, as it would only add to inflation. In order to limit 
currency fluctuations, the NBR has been resorting to liquidity controls.  
With the relative success this approach has had in stabilising the RON, 
we expect it to remain the preferred monetary tool of the NBR for the 
time being. At the same time, faced with the outlook of gradually slowing 
economic growth in both 2020 and 2021, we think the NBR will try  
to avoid hiking interest rates, in spite of persistently high inflation.

TT

ECONOMIC  OVERVIEW  ECONOMIC  OVERVIEW  

Thierry TOMIZIOLI 
Head of Territory Romania,

 BNP Paribas Group 

In Romania, the BNP Paribas Group has 6 entities employing over 
1,000 professionals in Corporate& Institutional Banking, BNP Paribas 
Personal Finance (commercial brand CETELEM) the market leader  
in consumer credit, Arval covering fleet management and operational 
leasing of motor vehicles, Cardif providing insurance services, BNP 
Paribas Real Estate covering the entire real estate advisory sector, 
and BNP Paribas Leasing Solutions offering financial solutions for 
professional equipment. Romania is fully embedded in the One  
Bank strategy of the BNP Paribas Group, which has a presence  
in 72 countries, with 202,624 collaborators in all activities of the 
group, offering our customers a set of solutions with a growing 
share of digital support, fintech, and contributing to sustainable 
development and social responsibility

THE ROMANIAN GOVERNMENT, LED BY THE SOCIAL DEMOCRATIC PSD UNTIL OCTOBER 2019,  
HAS BEEN CONSISTENTLY PURSUING POLICIES AIMED AT BOOSTING DOMESTIC DEMAND  

THROUGH EXPANSIVE FISCAL POLICIES AND A RISING MINIMUM WAGE. 

Wojciech STĘPIEŃ
CFA, ECONOMIST CEE

BNP PARIBAS BANK POLSKA SA

Michał DYBUŁA
CHIEF ECONOMIST CEE

BNP PARIBAS BANK POLSKA SA

2017 2018 20191 20201 20211

GDP 6.8 4.2 4.0 3.1 2.9

CPI 1.3 4.6 3.9 3.7 3.4

Unemployment rate (%) 4.3 3.6 4.0 4.6 4.6

Current account (% of GDP) -3.3 -4.4 -5.1 -5.6 -5.1

General govt. budget (% of GDP) -2.7 -3.1 -3.6 -3.8 -3.7

Policy rate (%) 1.75 2.50 2.50 2.50 2.50

EURRON 4.67 4.66 4.79 4.83 4.90

USDRON 3.89 4.07 4.27 4.23 4.15

Footnotes: (1) forecast; (2) end of period 
Figures are year-on-year percentage changes unless otherwise indicated 
Source: INS, NBR, Macrobond, BNP Paribas (forecasts)

Sources for charts: INS, NBR, Macrobond, BNP Paribas
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UNPARALLELED 
ECONOMIC GROWTH 

RECORDED IN THE PAST  
5 YEARS. 

Moderate consumption, but 
greater investment in the 

infrastructure will help the 
country maintain economic 

growth above the EU average.

TOTAL OVERALL 
ACCOMMODATION COST  

IN ROMANIA IS STILL LOW  
IN INTERNATIONAL TERMS. 
The average headline office rent 

in Bucharest for institutional 
grade premises is between  

12 and 15 Euro/sqm/month.

E-COMMERCE GROWTH 
POTENTIAL IN THE 

UPCOMING YEARS. 
According to estimates by 

GPeC and ARMO (Romanian 
Online Store Association), the 

Romanian e-commerce market 
will exceed the EUR 5 billion 

threshold in 2020.

INCREASED APPETITE  
FOR AGRICULTURAL LAND. 

Land value has increased by 10-15% per year 
in the last 10 years. Land prices are influenced 
by a number of factors, but good quality land 
can be found in southern and south-eastern, 
and western Romania. The highest prices are 

between 6,000 and 10,000 EUR/ha, but still low 
when compared to Europe as a whole.

STRONG REAL ESTATE 
MARKET FUNDAMENTALS 

such as steady supply, good 
pipeline, above 5-year average 
office demand, and good key 

economic indicators. Arguably, 
Romania should be on the radar 
of any institutional investor that 
is interested in the CEE Region.
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TOP       REASONS  
TO INVEST
IN ROMANIA
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  ucharest is also an important tour-
ist destination, with many diverse 
events organised every year which 
represent an important growth 
drive for the hospitality sector. 

For example, Bucharest is hosting at least 
4 matches in the UEFA Euro 2020 Cup this 
year, accompanied by a series of events un-
der the umbrella of the UEFA Festival, which 
will bring the city of Bucharest to life with  
a celebration of arts, culture, music and, 
most importantly, football. 

Bucharest maintains its important role in 
the development of the country, its popula-
tion representing 10-15% of Romania while 
contributing to close to a quarter to the 
country’s GDP. The city has a good public 
transportation infrastructure, the most 
relevant for the real estate sector being the 
subway network. In comparison with other 
CEE capitals, the subway networks are ex-
tensive, with upgrades either at the project 
or implementation stage. However, the main 

BB

THE CAPITAL CITY IS LOCATED IN THE 
SOUTH-EASTERN PART OF THE COUNTRY, 
MID-WAY BETWEEN THE CARPATHIAN 
MOUNTAINS AND THE BLACK SEA 
COAST. IT IS THE ONLY ROMANIAN 
CITY WITH A POPULATION EXCEEDING 
2 MILLION AND IS THE FIRST STOP FOR 
MANY INTERNATIONAL INVESTORS. 

BUCHAREST

proposed subway line which will link the city 
centre with the international airport is yet to be 
started, but once completed, it will bring another 
boost to the northern areas of the city that have 
been on the investors’ agenda since the inception 
of the modern real estate market in the early 
1990s.

In the last 3-5 years, the city started to develop 
further south, west and east. These areas were 
avoided by developers, but the emergence of 
these locations has been fuelled by occupiers’ 
commitment to pre-lease with very attractive 
financial packages in office projects proposed by 
proven developers such as VASTINT, SKANSKA, 
FORTE PARTNERS, to name but a few. As a con-
sequence, the land market has been very active, 
as large plots of land in these areas have been 
identified as highly suitable either for mixed-use 
projects or large, phased business parks well 
served by public transportation.  

The most active sector in Bucharest remains the 
office market, with approximately 270,000 sqm 
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completed in 2019, 
which elevated the 
modern office stock 
to 3.5 million sqm 
(Class A and B). It is worth 
mentioning that in 2019, the first office 
project located in Expozitiei HUB was com-
pleted, developed by Portland Trust & ARES. 
It is expected that in the next 2-3 years, the 
stock in this office submarket will exceed 
200,000 sqm through the inclusion in this 
office submarket of other office projects lo-
cated close to 1 Mai subway station, which 
serves Expozitiei HUB as well. Although the 
completion date is still uncertain, the devel-
opment potential of this area is tremendous 
considering the recently announced redevel-
opment of the Romexpo and Tiriac sites. 

The industrial market is the second most 
active real estate sector which develops 
mainly on a built-to-suit basis. The pre-
ferred location is still the A1 highway go-
ing westwards, while a new location in the 
north-west of the ring road, Chitila, has 
captured the interest of both developers 
and occupiers. The new location benefits 
from its close connection to the highway, 
while the land prices are more afford-
able. The industrial market is currently 
witnessing a diverse pool of occupiers, 
with industries such as FMCGs, pharma or 
logistics door-to door companies increas-
ing their shares in the structure of the 
industrial take-up.

The retail sector is less appealing in 
Bucharest, with no major project either 
completed or currently at the planning 
stage. Existing shopping centres are expe-
riencing facelifts, improvements in tenant 
mix, but nothing major on the develop-

ment front. Both retailers and developers, 
through the repositioning of traditional stores, 
are keen on improving the shopping experience.

Investment transactions concluded in Bucha-
rest attracted over 50% of the annual volume, 
with investors for office products preferred. In 
addition, a couple of industrial parks have been 
traded, and a few hotels have changed owner-
ship. Apart from traditional investors, very few 
new investors have accessed the Bucharest mar-
ket, among which the most notable is Morgan 
Stanley, through the acquisition of AEW portfolio 
in Romania.

2,131,039 
Population1

1.3%
Unemployment rate2

172,528 
Students3

€1,373 
(6,530 RON)
Average gross salary4

1. Tempo online database, INS January 
2019, 2. INS, October 2019, 3. Tempo 
online database, 2018, 4. INS, October 
2019

OFFICE RETAIL LOGISTICS

Total modern stock (sqm) 3,500,000 1,200,000 2,100,000

Prime headline rent  (€/sqm/mth) 19 55-80 3.50-4.25

Prime yield 7.00% 6.75%-7.00% 8.00%

KEY FACTS

Source: BNP Paribas Real Estate, as of Dec. 2019

ROMANIA BIG 5ROMANIA BIG 5

Bucharest Business District, by night
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pensive residential property market, outpacing 
Bucharest in terms of average selling prices. 

On the other hand, the city’s mayor has several 
ambitious development projects, among which 
the implementation of a subway network in Cluj 
and its metropolitan area seems to be more 
advanced. 

Cluj Napoca is a place of effervescence. Three 
major festivals, Film Festival – TIFF, Electric 
Castle and Untold are held in Cluj Napoca that 
attracts hundreds of thousands of participants 
from all over Europe every year. 

OFFICE RETAIL LOGISTICS

Total modern stock (sqm) 350,000 185,000 270,000

Prime headline rent (€/sq m/mth) 12-15 30-50 3.25-4.00

Prime yield 8.50%-8.75% 7.50%-8.00% 8.50%-8.75%

KEY FACTS

  t's gaining momentum in the invest-
ment sector as well. The office supply 
has improved in recent years, as large, 
institutional grade office projects have 
been added to the modern stock. 

Moreover, several ambitious mixed-use 
projects  have been proposed, which will 
be developed on former industrial sites, 
similarly to Iulius project completed in the 
eastern part of Cluj Napoca. The availability 
of such large plots of land makes the city 
highly attractive to investors active in both 
commercial and residential sectors. Thus,  
in 2019, Cluj Napoca was the most ex-

II

Source: BNP Paribas Real Estate, as of Dec. 2019
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CLUJ NAPOCA HAS CONSOLIDATED ITS POSITION  
AS THE SECOND LARGEST OFFICE MARKET IN ROMANIA

CLUJ NAPOCA

1312

324,960 
Population1

1.3%
Unemployment rate2

69,200 
Students3

€1,199 
(5,699 RON)
Average gross salary4

1. Tempo online database,  
INS January 2019, 2. INS, October 
2019, 3. Tempo online database, 
2018, 4. INS, October 2019

ISHO is under mas-
sive development, 
while the Belgian 
developer Speedwell 
recently acquired 1.5 
ha of land where it 
intends to develop 
a mixed-use project 
including offices and 
residential units. It 
is worth mentioning 
that in Timisoara, 
Iulius and its partner 
Atterbury will de-
velop, in the frame of 
the mixed-use project 
Iulius Town, the 

tallest office building 
in Romania, United 
Business Center 0, with 

a height of 155 m and over 27 floors.

The city has been selected as one of the Euro-
pean Capitals of Culture for 2021, along with 
Elefsina in Greece and Novi Sad in Serbia.

 
he population of Timisoara has  
a Romanian majority, but the Hungar-
ian and German communities are also 
very well represented, thus providing  
a multilingual qualified workforce  

to corporations with operations established  
in the city and nearby. 

Timisoara has emerged as the preferred loca-
tion for the automotive and IT industries. In 
relation to these economic sectors, the office 
market has developed in order to accommo-
date such operations, mainly represented by 
low-rise business parks. More recently, mixed-
use projects have been proposed, among which 

OFFICE RETAIL LOGISTICS

Total modern stock (sqm) 240,000 198,000 550,000

Prime headline rent (€/sqm/mth) 12-14 30-50 3.00-4.00

Prime yield 8.50%-8.75% 7.00%-8.00% 8.50%-8.75%

KEY FACTS

TT

Source: BNP Paribas Real Estate, as of Dec. 2019

THE CITY ENJOYS A STRATEGIC 
LOCATION IN THE WEST OF ROMANIA, 
EXCELLENTLY CONNECTED TO THE 
EUROPEAN MOTORWAY NETWORK. 

328,186 
Population1

0.8%
Unemployment rate2

40,957 
Students3

€1,076 
(5,116 RON)
Average gross salary4

1. Tempo online database,  
INS January 2019, 2. INS, October 
2019, 3. Tempo online database, 2018, 
4. INS, October 2019

TIMISOARA
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tential of the city, and the region 
as a whole, is yet to reach its apex, 
with many developers starting to 
tap into the city’s development 
possibilities. The leading real 
estate developer in Iasi is Iulius 
whose vision to integrate  
a modern mixed-use project into  
a historical area brought value 
and renown to the city.

Iasi has been an important aca-
demic centre over the years, inte-
grating 5 public universities and 
enrolling over 50,000 students.  
Close to 50% of the students are 
registered at Alexandru Ioan Cuza 
University, considered the oldest 

higher education institution in Romania, reputed 
to be a centre of excellence and innovation in the 
fields of education and research. 

OFFICE RETAIL LOGISTICS

Total modern stock (sqm) 200,000 165,400 80,000

Prime headline rents (€/sqm/mth) 12-15 30-50 3.25-4.00

Prime yield 8.50%-8.75% 7.50%-8.00% 8.50%-8.75%

KEY FACTS

  he city’s history is related 
to the reign of Stephen the 
Great, who commissioned 
the Royal Saint Nicholas 
Church, built at the end 

of the fifteenth century, one of the 
oldest churches in Romania. 

With a strategic location between 
east and west, Iasi’s economy has been 
greatly influenced by neighbouring countries 
such as Poland, Ukraine and Russia. The po-

TT

Source: BNP Paribas Real Estate, as of Dec. 2019

ROMANIA’S  
SECOND LARGEST CITY  
BY POPULATION,  
IS THE CULTURAL,  
ACADEMIC AND ECONOMIC 
CAPITAL OF THE HISTORICAL 
REGION OF MOLDAVIA. 

IASI 378,954 
Population1

2.9%
Unemployment rate2

52,971 
Students3

€1,078 
(5,125 RON)
Average gross salary4

1. Tempo online database,  
INS January 2019, 2. INS, October 
2019, 3. Tempo online database, 2018, 
4. INS, October 2019
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45,000 sqm. GLA. The developer of the scheme, 
AFI Europe, purchased the former Hidromecanica 
site back in 2015. The developer aims to complete 
the shopping centre in the first half of 2020, while 
the office part will be completed in stages, with 
the first building expected to be completed in H2 
2020.

OFFICE RETAIL LOGISTICS

Total modern stock (sqm) 120,000 86,500 270,000

Prime headline rent (€/sqm/mth) 12-14 30-50 3.25-4.00

Prime yield 8.50%-8.75% 7.00%-8.00% 8.50%-8.75%

KEY FACTS

 
ue to its strategic position in the coun-
try’s economy, Brasov is expected to 
benefit from better connectivity with the 
capital city via the A3 motorway which 
will connect Bucharest to western Ro-

mania and thereafter to Hungary’s M4 motorway, 
as well as to a new airport at Ghimbav.

In addition to Coresi District, which is continu-
ing its development, AFI Europe’s redevelopment 
project is under construction, estimated to add 
another mixed-use project to the city, composed 
of a large business park of about 25,000 sqm in 
two buildings and a shopping centre of more than 

DD

Source: BNP Paribas Real Estate, as of Dec. 2019

BRASOV CITY IS FAMOUS FOR ITS TOURIST  
ATTRACTIONS AS WELL AS FOR BUSINESS  
OPPORTUNITIES IN A NUMBER OF ECONOMIC SECTORS, 
SUCH AS MANUFACTURING, HEALTH, AEROSPACE  
INDUSTRIES, TO NAME BUT A FEW. 

BRASOV
289,360 
Population1

2.1%
Unemployment rate2

21,256 
Students3

€1,020 
(4,848 RON)
Average gross salary4

1. Tempo online database,  
INS January 2019, 2. INS, October 
2019, 3. Tempo online database, 
2018, 4. INS, October 2019
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Source: BNP Paribas Real Estate, as of Dec. 2019
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BRANDSBRANDS
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NEVER HAVE 
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COST AND TERMSCOST AND TERMS
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LAND ACQUISITION COSTS (PER SQM)1

Office €1,100–1,900

Retail €440–600

Warehouse €25–45

CONSTRUCTION COSTS (PER SQM)2

Office €800–950

Retail €900–1,150

Warehouse €350–450

BANK MARGINS 3.25–4.25%

LTC RATIO 55–60%

Le
tt

in
g

PRIME RENTS3

Office 19.00

Retail SC €55–€80

Retail HS €35–€60

Warehouse €3.50–€4.25

STANDARD LEASE TERMS

Office 5 yrs

Retail SC 5–7 yrs

Retail HS 3–5 yrs

Warehouse 5 yrs

AGENT FEES

Office 16.66–25.00%

Retail SC 16.66–25.00%

Retail HS 12.50–16.66%

Warehouse 16.66–25.00%

in
ve
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PRIME YIELDS4

Office 7.00%

Retail 6.75–7.00%

Warehouse 8.00%

PRIME ASSET VALUES (PER SQM)

Office €2,350–2,800

Retail €3,500–4,000

Warehouse €400–500

STAMP DUTY Asset/Shares 0%

BANK MARGINS 3.50–4.00%

LTV RATIO 55–60%

STANDARD SALE FEES 1.0–2.0%

 
1. Prime location in capital cities. 2. For modern schemes. 3.  Best-in-class schemes in prime location within capital city. 4.  Prime assets in the capital city.
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in the office sector were taken by 
GTC, Globalworth and, most recently, 
by AFI Europe. We believe that many 
developers will enlarge the list. In the 
industrial market, CTP and WDP are 
acting as both developers and inves-
tors. In 2019, after a lengthy negotia-
tion process, Morgan Stanley finally 
stepped into the Romanian market 
through the acquisition of AEW portfo-
lio composed of a trophy office asset in 
Bucharest’s CBD, America House, and a 
retail park, Promenada in a Romanian 
regional city, Targu Mures (for these 
2 assets, BNP Paribas Real Estate has 
been delivering property management 
services for more than 10 years).

By class of assets, the office sector 
captured 67% of the total volume, 
the retail segment nearly 15% and 
the remaining volume was split 
between industrial and hotel assets. 
Geographically,  transactions of €585 
million in total (57%) were concluded 
in Bucharest, followed by Cluj Napoca, 
which attracted €208 million (20%). In 
our opinion, Cluj Napoca should be on 
the radar of other investors, as  

the city can offer surprisingly good 
returns and excellently tenanted  
office assets in a city which is on  
a rapidly developing path of growth.

The retail sector witnessed only one 
major transaction, the acquisition by 
MAS REI from Prime Kapital of an  
80% participation in a portfolio 
of nine retail parks in Romanian 
regional cities. The industrial sector 
attracted €117.5 million, representing 
only 11.5% of the annual investment 
volume, involving investors like CTP 
and Allianz, among others.

2019 recorded soft downward pres-
sure on the prime yields across all 
market sectors, estimated between 
25 and 50 bps. Further yield com-
pression is expected for the next 9-12 
months, mainly in Bucharest, as ne-
gotiations are already ongoing for the 
most attractive assets with closure 
expected in H1 2020. In terms of new 
assets, there will be very few on offer 
that will trigger increased competi-
tion between buyers for the same 
pool of investment opportunities.

2120

LARGE PORTFOLIO 
TRANSACTIONS  
IN THE LAST QUARTER  
OF 2019 TRIGGERED  
AN ANNUAL  
INVESTMENT  
VOLUME OF OVER  
€1 BILLION.

  he total annual invest-
ment volume surpassed 
€1 billion, as was 
expected by most of the 
consultants at the be-

ginning of 2019 due to the avail-
ability of a variety of asset classes 
on the investment market, for 
which closure was expected in 
the second half of the year. This 
record level was reached due the 
conclusion of transactions involv-
ing portfolio of assets.  
We expect this trend to continue 
during the foreseeable future, 
as the market signaled the 
intention of foreign investors to 
exist their Romanian portfo-
lio, as various funds reached 
the maturity and they are in 
the process of refunding their 
profits. In addition, in 2019 were 
transacted pan-European port-
folios involving Romanian assets 
as in the case of K+K Hotels or 
VGP portfolio. 

We are now witnessing the 
diversification of investors in 
Romania and conversion of 
established developers into 
active investors. Initial steps 

over €1bn 
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signed for projects which will 
be completed in 2021-2022. 
In regional cities, relocation to 
modern stock and consolida-
tion of operations are contrib-
uting to the demand with over 
85,000 sqm.

The office pipeline in Romania 
is strong for the next few 
years, with many other large 
projects at early stages of con-
cept or authorisation. 2020’s 
office pipeline in Romania is 
again estimated at 350,000 
sqm, with the first office build-
ing expected to be completed 
in AFI Europe’s project in 
Brasov. The capital city’s 2020 
office pipeline includes Ana 
Tower, GWC Building C, just 
to list a couple of the largest 
office projects.

Competition for the same pool of occupi-
ers will strengthen as we are witnessing 
fewer new companies coming to Romania 
compared to the last 3-5 years. However, 
competition is still healthy and we do 
not expect further pressure on headline 
rents or vacancy rate. Additional pres-
sure, however, may be exerted on the level 
of incentive packages, especially on the 
fit-out contribution offered by landlords 
throughout the entire lease period.

PRE-LEASE ACTIVITY REMAINS THE 
PREFERRED SOLUTION FOR LARGE 
OFFICE REQUIREMENTS ALL OVER 
ROMANIA

  ffice market is the 
most dynamic 
sector, with more 
than 350,000 sqm 
completed in Romania 

in 2019. Bucharest is the 
leading market and delivered 
around 270,000 sqm of new 
space. In the regional cities, 
Hexagon Offices located in Cluj 
Napoca added 21,600 sqm to 
the stock, while in Timisoara, 
UBC 3 (19,000 sqm) and ISHO 
II (17,000 sqm) were both 
completed. The demand for 
good quality office space has 
increased, fuelled by the relo-
cation of companies from older 
or obsolete office space into 
modern, better-located office 
buildings. In Bucharest, gross 
take-up reached 330,000 sqm, 
with large pre-lease contracts 

OO
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mentioning. To date, the modern retail market 
in Romania is estimated at 3.7 million sqm, 
with an additional 300,000 sqm in the pipeline 
to be completed in 2020-2021. Retail develop-
ers are scrutinising tertiary cities where the 
modern retail sector is still undersupplied and 
small retail parks anchored by food retailers, 
mainly discounters, could easily be delivered, 
with Lidl being one of the most active food 
operators.

In addition to traditional, brick-and-mortar 
retailing, e-commerce contributes to the 
growth of the retail sector. It is estimated by 
GPeC that e-commerce attracted 9% in 2019 
(4.3 billion EUR) out of the total retail sales 
volume (45 billion EUR), an increase of 20-22% 
compared to 2018. This growth potential 
has attracted the attention of an important 
international on-line retailer, About You, which 
started to operate in Romania in October 2019. 
Furthermore, food retailers are offering their 

customers various services, from 
pick up points in the stores to 
door-to-door delivery, as the 
food component still captures 
over 35% of the monthly house-
hold expenses in Romania.
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  2019, the modern retail stock in 
Romania increased by approximately 
208,000 sqm, represented by the 
extension of existing schemes as well 
as delivery of new retail projects. In 

Bucharest, the second IKEA store 
opened in the eastern part of the 
city, close to the A2 motorway, 
while nationwide, the openings 
of Promenada Mall in Sibiu and 
Iulius Town Timisoara are worth 

1 Key note: About You is a subsidiary of the German 
group OTTO, with a presence on ten European 
markets.

RETAIL MARKET
OVERVIEW
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On the development front, active developers such 
as CTP, WDP and P3 are strengthening their port-
folios, while other local developers are emerging 
in a sector where growth is forecast in upcoming 
years due to the diversification of the occupiers’ 
pool. In addition, the market is growing through 
the completion of owner occupied projects for 
which, once completed, owners are tapping the 
possibility of sale&lease back agreements. 

The industrial market is relatively stable. We 
do not expect major changes in the level of the 
headline rents or major variations in the vacancy 
level. In the coming months, a mild compres-
sion of the prime yields may occur, while the 
lease length tends to increase slightly from 3 to 
5 years. 

MAJOR LANDLORDS 
IN ROMANIA CTP   |   WDP   |   P3   |                    Globalworth Industrial    |   Zacaria   |   Element Industrial

THE MODERN INDUSTRIAL MARKET 
INCREASED BY 0.5 MILLION SQM  
IN 2019, ELEVATING THE COUNTRY’S 
STOCK TO APPROXIMATELY  
4.2 MILLION SQM. 

4-6%
VACANCY rate

cca 1m m2
UNDER CONSTRUCTION

4,2m m2
THE TOTAL MODERN 
WAREHOUSE and 
logistics stock

+13%
STOCK INCREASE
Y-O-Y

  he gross take-up reached 540,000 
sqm, generated by various industries 
among which food retailers and FMCG, 
courier companies, 3PL and distribu-
tion have been the most active. We 

have seen increased demand for BTS units, 
especially for larger requirements in Bucha-
rest and top regional cities, while medium to 
smaller requirements can easily be accommo-
dated in the existing industrial parks.

In addition to the established industrial hot 
spots, Craiova has recently emerged as a 
coveted industrial location for OEMs related 
to Ford’s Romanian car assembly plant in the 
city. 

TT
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REAL ESTATE LEGAL LEXICON

VALID TRANSFER OF TITLE

Currently, the title to real estate is acquired by 
means of legal deeds concluded in authentic 
form in front of the notary public, regardless of 
the origin of such deeds, ie. whether acquired 
through sale and purchases, swaps, superficies, 
donations or concessions. Failure to observe 
the authentic form will nullify any such deed. 
In the future, after transferring of the land 
book system into electronic form (E-Terra) at 
national level and uploading all the relevant 
land books onto the system, registration with 
the land book office of any transfer of real 
estate rights will be regarded as a condition for 
the valid transfer of title.

DURATION OF REAL ESTATE  
AND OCCUPANCY RIGHTS

SUPERFICIES – superficies can be established 
for a maximum of 99 years. In addition, the 
right can also be renewed.

legallegal

CONCESSIONS – concessions are established 
initially for a maximum of 49 years. This may 
be further extended for a period equal to half 
of the initial duration, by means of simple 
agreement between the parties.

LEASES – the maximum duration of a lease is 
49 years. 

SPECIAL CONDITIONS

Sale of agricultural land is concluded only 
under a legal pre-emption right established 
in favour of certain categories of beneficiaries, 
the former outranking the latter: co-owners, 
tenants, neighbouring owners, the state.   
Also, purchases of forestry land must observe 
the legal pre-emption right established  
in favour of co-owners and neighbouring 
owners (whether natural or legal, public or 
private persons). Failure to comply with the 
legal provisions will nullify any transaction. 

THE STRATULAT ALBULESCU REAL ESTATE 
TEAM SETS OUT BELOW THE MAIN  
LEGAL ISSUES IN THE ROMANIAN  

REAL ESTATE FIELD.

CONSTRUCTION RIGHTS

Constructions can be erected based on a real 
estate title, be it an ownership right, or any 
other real estate rights permitted by the law 
(right of use, usufruct, superficies), and subject 
to a building permit issued by the competent 
authority. Once erected, the building must also 
be accepted upon completion by the competent 
authorities (ie. the issuer of the building permit 
and the local construction inspectorate) by 
way of executing a relevant reception minutes. 
Subsequently, the construction must be 
registered with the land book office, based 
on the relevant cadastral documentation, 
reception minutes and the certificate attesting 
the erection of the building. In the case of 
a transfer of title over land, any relating 
construction rights confirmed by a building 
permit will also be transferred de-jure.

LAND BOOK 

The land book system is a public record 
showing the existence of any registered 
real estate titles and their restrictions or 
limitations, and any interested person is 
entitled to access it in return for a certain 
fee. The land book of any real estate has 3 
relevant sections: one section reserved for the 
particular real estate itself, providing a brief 
description of it; one section reserved for any 
title holders of that piece of real estate and 
one final section dealing with any registrations 
or marginal notes concerning that piece of 
real estate, including any of its encumbrances, 
restrictions and liens. Ranks of titles, and of 
any other registrations in a particular land 

book, are set out in the order of registration: 
with older registrations outranking newer ones. 
Regarding the special categories of real estate 
privileges or legal mortgages, whenever they are 
attached to a particular piece of real estate, they 
will be registered ex officio in the relevant land 
book, unless their beneficiaries waive this right 
in writing. 

OCCUPANCY

In Romania, the two most common types 
of leases are commercial and residential. 
Residential occupancy is regulated under special 
legal provisions, issued in favour of the tenant. 
The clauses provided under the lease agreement 
are freely negotiable between the parties. Rental 
amounts can be negotiated between landlord 
and tenant and the rent can be adjusted in line 
with inflation. Also, annual increases in rent can 
be stipulated in the lease agreement. The lease 
is concluded as soon as the parties agree on the 
leased premises and the rent. The written form  
is only required for ad probationem purposes.  
In order for the lease to be effective against third 
parties, its registration with the land book of the 
leased premises is needed. Also, registering the 
lease agreement with the relevant land book  
or the Local Tax Authority qualify it as a writ  
of execution in respect of the payment of rent  
and eviction. 
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1. TAX RATES
 
1.1. REAL PROPERTY TAX 

This is a fixed fee per sq. m. of land  
and buildings.

BUILDING TAX

Tax rates vary depending on the building’s 
classification and value. Residential buildings 
range from 0.08% to 0.2% of the building’s 
taxable value and non-residential buildings 
from 0.2% to 1.3% of either a new building’s 
book value, the Building Valuation Report value 
or the building’s transfer value

LAND TAX

Owners of land are subject to a fixed land tax 
per sq. m. and companies are subject to land 
tax on land with buildings on.

1.2. STAMP DUTY 

Stamp duty depends on the type of document 
being registered or the transaction being 
performed.
A court fee applies to monetary claims filed, 
being:
•  8% of the claim value but not less than RON 

20/EUR 4 for claims of less than RON 500/
EUR 102;

•  RON 6,150/EUR 1,255 plus 1% of the claim 
value for claims exceeding RON 250,000/EUR 
51,020.

REAL ESTATE 
TRANSACTION  
TAXATIONAA 1.3. TRANSFER TAX 

IMMOVABLE PROPERTY

Immovable property transfers involve  
a notary fee for the authentication of the sale 
and purchase agreement and a land book 
registration fee for the registration of the 
purchaser’s ownership over the immovable 
property. 

NOTARY FEE 

The notary fee, (VAT liable), is charged  
on the sale and purchase agreement value.  
It’s a fixed fee plus a percentage depending  
on the sale price of the property. Thresholds 
and percentages are from:
•  Lowest threshold: for values up to RON 

15,000/EUR 3,061, 2.2% with a minimum  
of RON 150/EUR 30.6; up to

•  Highest threshold: for values of RON 
600,001/EUR 122,449, the rate is RON 5,080/
EUR 1,036 plus an additional 0.44% levied 
over and above this amount.

LAND BOOK REGISTRATION FEE

This fee depends on whether the registration 
beneficiary is an individual or a company.   
The company fee is 0.5% of the value resulting 
from the authenticating deed and for natural 
persons it is 0.15% of the same value.

SHARES, BONDS AND OTHER SECURITIES

These transfers are not subject to transfer 
tax but to capital gains tax. If the shareholder 
is tax resident in a country with a double tax 
treaty with Romania, the provisions of that 
treaty apply. 

2. WHO IS RESPONSIBLE?
 
The transfer tax is the seller’s responsibility 
and the land book registration fee and notary 
fee are the buyer’s responsibility.

3. EXEMPTIONS

Immovable property transfers are exempt from 
transfer tax if: 
• the transfer was due to state restitution;
•  the transfer was due to inheritance. There is 

a strict 2-year processing time otherwise 1% 
inheritance tax is payable; or

•  the transfer was by way of a gift from 
a spouse or a relative of up to three 
generations. 

Companies transferring an ownership right, or 
any other real estate right, do not have to pay 
real estate transfer tax.

SHARES VERSUS ASSETS 
 
A buyer may opt for either a share or an asset 
deal to acquire any immovable property.
In a share deal, either the shares of the 
company owning the property or the shares 
in its parent company are acquired. Due 
diligence by the buyer is recommended as the 
new owner will be the successor of the former 
shareholder for all issues in existence during 

STRUCTURING OPTIONS 
FOR REAL ESTATE 
TRANSACTIONS BB

the statute of limitation period.
In an asset deal, the buyer acquires either just 
the assets of the company or the assets and the 
related business. A special vehicle may be set up 
for the transfer, usually a new Romanian company 
to which the assets or the business is transferred. 
As such, any liabilities of the seller from past 
activities are not transferred to the buyer.

FINANCING THE ACQUISITION  
AND POTENTIAL TAX IMPLICATIONS
 
If the buyer finances the acquisition using  
a loan, the Anti-Tax Avoidance European 
Directive which is enshrined in Romanian  
tax law applies and provides for a limitation  
on the deductibility of the cost of debt.
The net cost of debt is limited to EUR 1 million 
plus 30% of the fiscally adjusted EBITDA.  
And, for related party loans, the level of debt to 
equity and interest charged must comply with 
the arm’s length principle.
As Romania follows OECD Transfer Pricing 
Guidelines for Multinational Enterprises and 
for Tax Administration, a reclassification of debt 
to equity is possible after a tax audit by the 
Romanian tax authorities,  based on the substance 
over form principle, in cases where the company is 
highly geared compared with the industry average 
or where loans are not repaid for many years or 
interest is paid to base companies etc. 
Deal structuring can be used to ensure optimal 
deductibility of the cost of the debt and the 
repayment of the loan from the operational 
cash stream of the asset. For more details, our 
consultants are happy to discuss the issues with 
you further. 
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As COVID-19 made its way in Romania  
and authorities decided on the closure  
of non-essential businesses, landlords and 
tenants encountered many challenges in the 
performance of their obligations under lease 

agreements. Tenants’s revenues dropped considerable, 
in some instances, to an absolute null and caused them 
not to pay rent, partially or entirely in some instances.  
This has forced both sides to review their contracts in 
order to best determine their way forward and  what 
rights may be available at hand in these unprecedented 
circumstances. Below we comment on the three most 
common legal arguments that tenants commonly invoke 
to be excused from their obligation to perform under  
a lease (including the obligation to pay rent). Note 
should be made that, due to the unprecedented nature 
of the events, the available caselaw (jurisprudence) is 
limited and thus court’s construal of such concepts of 
law remain uncertain. 
Premises becoming untenable – As the Romanian 
public authorities decided for specific businesses (e.g. 
non-food retail activities) to be suspended throughout 
the entire duration of the state of emergency and even 
further on for some time, in limited circumstances, 
tenants put forward the argument of the premises 
became untenable, as grounds for suspension of the 
lease or reduced payments, including rent. As several 

negotiations between tenants and landlords have 
fallen through, several interim injunctions have already 
been successfully granted on the ground of the tenant 
not being able to use the premises and thus a reduction  
of rent being worthy of consideration.  
Hardship – In absence of a provision to the contrary, 
the institution of hardship, regulated by the Romanian 
Civil Code, remain the tenant’s main argument in the 
context of Covid-19 pandemic times  to substantiate  
a rebalancing of the obligation under a lease by way 
of direct negotiation or claim in court if the latter were 
to fail. However, hardship cannot excuse the tenants 
from fulfilling their obligation under a lease but rather 
ultimately lead to a decrease of rent, among other.
Force Majeure – the provisions of the Romanian Civil 
Code, precluded, in principle, the right of a party to 
invoke the force majeure in relation to a payment 
obligation. Consequently, force majeure should not  
be successfully invoked by any debtor (tenants,  
for instance) as an excuse for its payment obligation 
(including rent, service charge etc..)
Nevertheless, tenants could invoke the force majeure 
event, for instance, in order to be released of any 
liability for not keeping the stores open to the public 
as per lease agreement terms (due to a decision of the 
authorities to suspend specific activities), however not 
for not cashing in sufficiently due to lack of clients.

PERFORMANCE OF LEASES DURING COVID 19 PANDEMIC TIMES 

AA
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