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Dear friends and partners,

I wondered if I should talk in this intro about 
the real estate market, about what happened 
last year and what I think will happen in 2022. 
Or, instead, if I should share with you some 
experiences that I feel have changed me for the 
better as a person and as a professional, who 
has the responsibility and opportunity to care 
for a team of about 90 people. I chose the latter!

In 2021, there were two experiences that gave 
me food for thought: a post written by Adrian 
Stanciu and the “journey” that a large part of us, 
from Colliers, made for half a year together with 
Domnica Petrovai from Mind Education.

On his blog, Adrian talks about the difference 
between Waiting and Desire. The first is in a 
passive area, you are waiting for something 
to come, for something to happen, you are 
entitled to receive, as the saying goes: wait, 
don’t contribute, you deserve it! But the desire 
is at the opposite pole and it entails action, 
involvement, it is something positive, you are 
fighting for it to happen, you put your shoulder 
to the wheel and see how you can help, what 

can be your contribution… participate!

With Domnica’s help we wanted to discover 
what connects us, what makes us want 
versus waiting, Why we are here! We 
wanted to take the journey #together 
and realize the two values that represent 
us as a team, not to gather 7 people and 
to fix everything in one day, then to go and 
communicate to the rest of the team, and 

the next day to expect everyone to live what 
was presented to them. After six months of 
talking about connection, courage, curiosity, and 

contribution we felt two values: Honesty and 
Care. What’s more, we realized how strong they 
are together. You can be very honest, but if you 
don’t add care into the mix, you might hurt. And 
if you’re careful, but not honest, your protection 
could actually hurt. It takes both to bring out the 
best. 

That’s how we realized that we have to work on 
three levels: personally, we have to take care 
and be honest with ourselves, and then move 
to the next level - the team, and in order to be 
able to aim for the last level - our customers and 
partners - it is absolutely necessary to be honest 
with each other and care about those around 
us.

We, as a team, really want to be a group that 
evolves from We are Great to Life is Great. But 
we still have some way to go, because I feel that 
some of us are still in the I am great. You are 
not! stage.

For all of us in real estate, I wish us to be Honest 
with each other and #together to take Care of 
what we leave behind for future generations.

Best wishes,

Laurentiu Lazar
Managing Partner | Colliers Romania
laurentiu.lazar@colliers.com
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Colliers is a leader in 
global real estate services, 
defined by our spirit of 
enterprise. Through a 
culture of service excellence 
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integrate the resources 
of real estate specialists 
worldwide to accelerate the 
success of our partners. We 
represent property investors, 
developers and occupiers in 
local and global markets. 
Our expertise spans all 
property sectors–office, 
industrial, retail, residential, 
rural & agribusiness, 
healthcare & retirement 
living, hotels & leisure.  
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Top 10 
Predictions

1 The return of risk

The rapid rise in US dollar interest rates (and 
the scope of similar EUR-related developments as 
soon as 2023) is arguably the most visible theme 
for global markets at the start of the year as we 
are beginning to sense an end to the pandemic. 
With central banks (including Romania’s) starting to 
tighten the screws, the (almost) “everything works” 
framework that has been at play for the better part 
of the 2016-2021 period (minus the pandemic-
induced recession) ought to change drastically 
with the repricing of risk. Safe (cash-generating) 
and/or inflation-proof assets will be favoured over 
those with lofty promises, but little to show for 
now. Emerging countries like Romania will have a 
great spotlight shining on them and their structural 
weaknesses, leading to potential risky scenarios.

2 Pandemic to endemic?

This is more of a desire than a forecast, but 
given the news coming out regarding the omicron 
variant (being much less likely to put people in 
hospitals) and the fact that antiviral tablets are on 
the way, it could mean that the COVID-19 pandemic 
might be entering its endgame phase. We are 
already seeing glimpses of what a post-pandemic 
world will be like and there are big changes, from the 
way we work (the rise of hybrid/remote work) to a 
much more focused approach on ESG (environment, 
social, governance) criteria to an unprecedented 
acceleration of digital/automation adoption. Some 
changes are less understood – like the so-called 
“great resignation”, but will also likely shape the 
future. In other words, ending the pandemic will not 
bring us back to the 2019 realities.

3 The decade of investments 

With Romania set to receive close to EUR 
80bn or over one third of the country’s GDP in EU 
funds (structural funds plus from the covid recovery 
funds plus agricultural subsidies) by the end of this 
decade, we cannot help but feel a bit optimistic. 
After all, Romania has managed to have one of the 
best performing economies in the world in the past 
decades in spite of the adverse political backdrop 
and, sometimes, poor policy decisions (inflating 
internal imbalances) – and we cannot say that we 
are in a much different situation based on what has 
been happening in recent years. So, while growth 
for 2022 looks to come somewhere between 3 and 
4%, as the investments will be kicking in, we would 
expect growth to accelerate and remain robust in the 
subsequent years. 

4 The long road to recovery  
for offices

With office vacancy likely to peak a bit below 20% for 
Bucharest in 2022, it will likely take at least a couple 
of years for market to return to a more neutral 
stance from a tenants’ market, but the recovery will 
be uneven. We note signs coming from large global 
companies that they want to bring employees back 
in office and we expect local firms to do the same. 
We reiterate that we expect good, well-located/
well-connected buildings to fare much better, while 
the rest will have to compensate by offering deeper 
rent discounts, widening the gap between the best 
and the rest. Meanwhile, we are seeing signs of new 
(large) tenants entering the Bucharest office market, 
which will, in time, more than compensate the fact 
that some (not all) companies are reducing their 
office footprint amid hybrid work.

We feel that both the Romanian and global economies have been on an emotional 
rollercoaster for several years now and 2022 has all the ingredients to follow suit, with its 
own set of challenges and uncertainties. As COVID-19 is seemingly set to fade as a major 
worry sooner or later, we will have to learn to live with new themes: from high inflation 
and monetary policy tightening to heightened geopolitical worries to supply chain 
woes. All in all, a difficult backdrop for any emerging country to grow in, but we feel that 
Romania has the track record to prove that it should cope with such negatives and should 
the worse come to pass, the same track record suggests that it should bounce back fast.
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8 The best is yet to come  
for investments

The repricing of risk and other post-pandemic trends 
will greatly influence the appetite and value of real 
estate investments in 2022 and beyond. Firstly, 
investments in trophy assets will become much visible 
as some will place a higher price on safety, leading to 
a wider gap between prime and non-prime assets. 
Secondly, we note the inclination of owning some 
assets over the others, with industrial and residential 
clearly preferred globally, though for Romania in 
particular, we continue to see steps towards residential 
for rent turning into a more established market. Based 
strictly on the major deals (mostly office related) we 
are aware of at the start of the year, 2022 actually has 
the pedigree to be the best year post-2008, maybe the 
best in history for Romania in terms of overall volumes, 
surpassing the elusive EUR 1bn threshold.

9  A moment of reckoning  
for residential

We have to acknowledge that the reliability of 
demographic data is not good enough to make 
accurate assumptions about the residential market. 
Furthermore, there are several factors acting in 
different directions: change post-COVID working 
habits, the current inflationary backdrop heightening 
the appeal of residential investments, the scope for 
residential prices to finally outpace wage growth for 
the first time in recent years, much higher construction 
prices. All said, it seems unlikely for prices to go down 
unless something very bad happens in the Romanian 
economy; rather the stage seems set for prices to 
shoot up a bit, potentially leading the market to 
start overheating over the medium term - based on 
averages, we believe are in fair market price territory, 
but this can change quite fast.

10   Land deals to remain solid  
after peaking in 2021

Coming off from a post-2007 high in terms of market 
volumes, there are some arguments for a slowdown, 
but there is also a robust pipeline of deals in the 
works which suggest that even if a cooldown comes, 
it will not be significant. In fact, we may see a rather 
similar volume of closed deals. We expect interest 
for good land plots in certain towns (especially in 
those where there are administrative issues leading 
to a slower zoning process) to drive prices higher 
for these, while residential and retail developers will 
remain very active. Assuming the expected recovery 
of the office market starts to more visibly take shape, 
we will expect these developers to return to the table 
in much higher numbers than in 2021 as buying land 
plots now would allow them to deliver in a few years 
when the market will have recovered.

5 The price of sustainability  
and safety

The onset of the pandemic and the more recent rise 
in energy prices have shone a much bright spotlight 
on the importance of ESG in the real estate sector. 
Pandemic-proofing offices to ensure continuity in 
case of future such outbreaks will be something 
that most landlords and tenants will be looking 
into on a continuous basis from now (as an added 
expenditure). Meanwhile, owning or leasing an 
energy-efficient building has been shown to be much 
more than a fad now in the current energy crisis. 
New investments will clearly take into account this 
reality that is here to stay indefinitely, while older 
commercial (offices, malls) buildings will simply have 
to invest and catch up with the times or risk being 
left behind.

6 A new golden age for I&L

Despite the modern warehouse stock increasing 
by around 10-20% in Romania, year after year, since 
2016, there is still no end in sight for this boom. In 
fact, it is getting a fresh boost from aspects like recent 
geopolitical tensions and the supply chain issues of 
2021 which highlight the importance of having at least 
some of your production/storage capacities closer to 
home, making the CEE a prime option for re-shoring. 
Meanwhile, Romania remains quite significantly 
undersupplied in terms of modern warehouses when 
taking stock of the consumption levels comparable to 
many Eastern (or even Western) European countries. 
Infrastructure developments in the Bucharest area 
(the new ring road) and planned highways will become 
that much more relevant as they will open/boost new 
submarkets.

7 Retailers learning to live  
alongside e-commerce

Brick-and-mortar was already under pressure 
following the rapid rise in e-commerce (which 
accelerated during the pandemic) and these issues 
are not going to go away. On the contrary, we expect 
large portions of the retail market to come under 
increased pressures; there are some insulating 
factors: large, dominant malls in big cities ought to 
eventually regain their status as magnets, drawing 
customers with their diverse tenant mix (one needs 
to keep in mind that Romanians are also much more 
predisposed to want to see a product before buying 
it than most Europeans).  Secondly, retail parks in 
small and medium-sized towns, where people do not 
tend to purchase as much from the internet, are also 
seen as a safe alternative and have had booming 
sales during the pandemic years.
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2021: Spectacular Start for the 
Romanian Economy, Poor Follow-Up

Throughout 2020 and at the 
start of 2021, we here at Colliers 
were in a somewhat minority 
who argued for a V-shaped 
recovery based on the very good 
momentum of the local labour 
market that would support 
consumption. The amplitude of 
the subsequent recovery surprised 
even us, as though we were 
expecting Romania’s GDP to reach 
pre-pandemic levels by the end of 
2021, it actually happened in  
Q1 2021. 

But, as we will argue a bit below, the follow-up has 
been poor. However, Romania’s recovery story is 
still one of the best in the EU and has been mainly 
driven by consumption, but also by investments, 
giving it a higher measure of viability.

Based on the latest available data at the time of 
writing (end-January 2022), if we peer behind the 

shiny growth rate of c.7% between Q1-Q3 2021, we 
note that there are some soft details: for instance, 
while private consumption added 4.6 percentage 
points (pp) and investments - 1.5pp, a robust contri-
bution also came from the very volatile inventories. 
Furthermore, net exports represented quite a drag, 
with a negative impact slightly bigger than the pos-
itive one of investments. The 2021 full year growth 
rate is likely to print around 6.5%.

Consumption was such a success story as until the 
explosion of consumer prices in the second part of 
the year, real wage growth was fairly robust, while 
the job market remained in decent shape despite the 
uncertainties and difficulties created by the pandem-
ic. That said, with inflation hitting multi-year highs 
and ending the year at 8.2%, net wage growth has 
moved into negative territory for the second time 
in almost a decade (as an exception, it also briefly 
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happened in April 2020, but that was rather a blip 
caused by the pandemic, whereas this time, it is 
likely the start of a more prolonged period of subpar 
levels for wage dynamics).

Returning to what we said earlier, the follow-up has 
been poor and in fact, most of Romania’s impressive 
growth figure of 7% had already taken place in late 
2020 and early 2021. In fact, sequential growth (the 
expansion rate in a quarter compared to the pre-
vious quarter) slowed downto a crawl, at just 0.4% 
in Q3 2021; furthermore, if we were to exclude the 
volatile agriculture component from sequential GDP 
growth rates, Romania would have actually printed 
a negative GDP growth rate in Q3 2021, one of its 
rare dips after 2013. If we also keep in mind that Q4 
2021 was also looking soft as well, as restrictions 
remained in place and consumer sentiment likely 
dipped on account of elevated uncertainties, then it 
is likely that the real economy (excluding agriculture) 
entered a technical recession in the second half of 
2021.

This sharp cooldown was possibly prompted by 
several aspects (in no specific order): 1. The lack of 
fresh major (widespread) reforms to breathe new life 
into the economy (though there were some encour-
aging signs at the start of 2021); 2. A slowdown in 
growth throughout the world economy on account 
of the spike in inflation amid supply-chain woes; 3. 
A surge in COVID cases in Romania, leading to fresh 
restrictions starting September 2021; 4. A political 
crisis which erupted when the previous centre-right 
governing coalition collapsed back in autumn and 
was replaced by one that seems shaky as well.

Turning to the overall macro picture, the situation 
is mixed at best. Romania has recorded some of 

improvements on the fiscal front and managed to 
bring the budget deficit a bit below its target, at 6.7% 
of GDP, following a 9.8% gap in 2020. On the current 
account balance front, however, things are looking 
less rosy, with the gap widening by close to 47% in 
the first 3 quarters of the year, meaning it could 
print somewhere in the 6 to 7% of GDP range for the 
whole year, one the most problematic levels in the 
EU.

Furthermore, being a small and open economy 
suffering from external competitive issues compared 
to its CEE peers, Romania has also seen one of the 
biggest surges in consumer prices, with inflation 
hitting a provisional high of 8.2% in December 2021. 
The central bank has reacted by hiking four times be-
tween October 2021 and February 2022 (taking the 
key rate to 2.50%), while also adopting some other 
tightening measures. Given the internal imbalances 
and as expected, the EUR/RON, which started 2021 
at around 4.87, moved a bit higher throughout the 
year, especially in the second part, before settling 
around 4.95 for the final part of the year.

2022: Challenging external backdrop, 
be wary of a hard landing
In recent years, the near-term outlook has always 
been clouded by multiple factors and 2022 is no 
exception, with its own specific set of challenges. 
That said, most of these factors are pointing to the 
downside for Romania. For 2022, we would mention 
the following negative themes and potential events,  
the first one being especially problematic: 1. The 
Federal Reserve tightening cycle is starting much 
sooner with the first rate hikes due in 2022 (at the 

start of 2021, most in financial markets were arguing 
for a 2024 date), which could impact risk perception 
about emerging markets greatly; we also need to 
acknowledge a change of tone from the European 
Central Bank, which could raise EUR rates as soon as 
Q4 2022, much sooner than the 2024 dates previous-
ly penciled in; 2. Lingering geopolitical tensions in the 
region; 3. An unstable internal political situation in 
Romania, with part of the governing coalition pushing 
for more handouts in spite of the stretched budget 
(also watch out for higher taxes); 4. Lingering infla-
tionary pressures globally stimulated by supply chain 
issues; 5. Uncertainties regarding the pandemic.

On the flipside, there are some positive themes that 
could help Romania: 1. The country should be one 
of the major beneficiaries of EU funds in the next 
years, provided the authorities have the administra-
tive capacity to absorb the money (the post-COVID 
recovery funds, the regular EU funds and agriculture 
subsidies add up to almost EUR 80bn available until 
2027, which is one third of the country’s GDP); 2. A 
positive fallout from some external events (Brexit, 
rocky relations between China and some Western 
countries) could lead to some local job creation.

Overall, we believe that GDP growth is likely to print 
somewhere in the 3 to 4% range in 2022, with the 
risk balance skewed to the downside. The major risk, 
as we highlighted before, is the Federal Reserve’s 
tightening cycle, with the US central bank starting to 
pull back quantitative easing support as of late 2021 
and set to raise the key rate 3 to 4 times (or 0.75-1.00 
pp in total) throughout 2022. In the past, the tantrum 
caused by the Fed’s actions caused great damage to 
emerging markets (Mexico’s 1994 crash for instance), 
which could lead to similar things for Romania as 
well in 2022 given the country’s bad macroeconomic 
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position, especially its lingering issues regarding the 
fiscal position and the current account balance. This 
also places Romania in a poor position, meaning that 
if there is a storm in external markets or some other 
very negative scenario materializes, it could more 
easily suffer a hard landing (or even a recession) 
than other countries. 

With the labour market set to return more into a 
neutral position, as companies are taking stock of 
uncertainties with regards to both markets and poli-
cies, this means that wage growth is likely to remain 
subdued, despite the fact that earnings at the lower 
end of the pay scale will receive a boost following 
the bump of the minimum pay by close to 11%. 
Consequently, when accounting for average inflation, 
real wage growth should barely see a positive value 

throughout 2022. This means that consumption 
growth will become more mellow and localized (i.e. 
some industries and cities in Romania will likely see 
healthier gains). We cannot overlook the theme of 
structural changes that are shaping labour markets 
in developed nations, with more and more young 
persons quitting and many not returning to the job 
market; in this respect, Romania already had one of 
the higher NEETs rates (not in education, employ-
ment or training) in the EU to begin with, so things 
could become much more challenging if Romanians 
adhere to this global trend. For reference, a bit over 
20% of Romania’s persons aged 20-34 were NEETs in 
2020, the 6th highest rate in the Union.

The outlook for inflation is quite cloudy given that 
there are still many unknowns regarding the supply 

chain issues we have been seeing throughout 2021. 
That said, it is highly unlikely that inflation will come 
down below the central bank’s top end of the target 
interval (3.5%) sooner than late 2023, so more key 
rate increases are in order. These key rate hikes 
should protect the RON from some weakness, but 
only to some extent; consequently, we would still ex-
pect the overall context to eventually lead the EUR/
RON pair some 2% higher by the end of 2022. 

With a fairly populist rhetoric from the new gov-
erning coalition at the end of 2021, we cannot 
entirely rule out that Romania will again be on 
the radar of the rating agencies after having just 
escaped a downgrade (Moody’s and S&P both im-
proved the rating outlook from negative to neutral 
in 2021, though Fitch still maintains the negative 
outlook). The overall context suggests no material 
improvements should be expected in narrowing 
the sovereign risk spread Romania has versus 
European peers; quite the contrary. Furthermore, 
the coalition is formed by two previously bitter po-
litical rivals, so we cannot exclude seeing political 
noise in the following year(s) as well. This could 
not come at a worse time, given that Romania’s 
twin deficits (current account balance and fiscal 
gap) are set to remain at problematic levels and 
well higher than those seen in neighbouring peers. 
For instance, Poland, Czechia or Hungary all have 
current account surpluses (though, admittedly, 
they are looking a bit worse for wear compared to 
pre-pandemic levels); furthermore, they are also 
forecasted to bring their fiscal gaps in check much 
sooner thanks to more ambitious tightening from 
their respective governments (something which 
looks unlikely in Romania’s case given the shaky 
political situation).
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2013 2014 2015 2016 2017 2018 2019 2020 2021E 2022F 2023F

GDP growth (%) 3.8 3.6 3.0 4.7 7.3 4.5 4.2 -3.9 6.5 3.4 5.1

GDP/capita (EUR) 7,200 7,600 8,100 8,600 9,600 10,500 11,500 11,300 12,500 13,300 14,400 

Private consumption change (%) 0.4 4.1 6.0 8.0 10.8 7.7 3.9 -5.3 7.1 2.1 4.5

Industrial output change (%) 7.7 6.2 2.7 3.1 8.6 5.0 -3.6 -9.5 5.6 4.5 6.5

Unemployment rate (year end, %) 7.1 6.8 6.8 5.9 4.9 4.2 3.9 5.0 5.0 4.8 4.5

Current account balance (%/GDP) -0.9 -0.3 -0.8 -1.6 -3.1 -4.6 -4.9 -5.0 -6.7 -5.9 -5.7

Net FDI (%/GDP) 1.9 1.6 2.2 2.7 2.4 3.2 2.3 1.4 2.9 2.5 3.2

Budget balance (%/GDP, EU definition) -2.1 -1.2 -0.6 -2.6 -2.6 -2.9 -4.4 -9.4 -7.5 -6.9 -6.3

Inflation rate (year end, %) 1.6 0.8 -0.9 -0.5 3.3 3.3 4.0 2.1 8.2 7.5 4.5

ROBOR 3M (year end, %) 2.4 1.7 1.0 0.9 2.1 3.0 3.2 2.0 3.0 4.2 4.0

EUR/RON (average) 4.42 4.44 4.45 4.49 4.57 4.65 4.75 4.84 4.92 5.02 5.02
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Overall, 2022 is looking particularly challenging given 
the many changes expected with regards to mone-
tary policy in quite a few countries and other struc-
tural changes taking place in the global economy. 
Normally, adversity and change also bring opportuni-
ties and Romania has plenty of doors opening ahead 
of itself, but we are not particularly optimistic over 
the near term that given the current internal back-
drop, the country could take advantage of these; on 
the contrary, we feel that it may prove rather insuf-
ficiently nimble to avoid any major negative fallout 
should a bad scenario come to life. 

(% of GDP, IMF forecasts for 2022)
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Bucharest Office Market

Supply
Some 250,000 sqm of new modern offices have 
been delivered in 2021 (up by around 60% versus 
the previous year and one of the highest delivery 
figures in recent years), taking the overall stock 
to 3.2 million sqm. Following a lackluster first 
semester, with just 36,000 sqm of deliveries, 
the second half of the year was quite busy, with 
additions in many different submarkets. The 

year’s biggest new projects were One United’s One 
Cotroceni (46,000 sqm) in Center West, Portland 
Trust’s J8 (46,000 sqm) in the Piata Presei Libere/
Expozitiei submarket, Forte Partner’s U-Center 
(32,800 sqm) in the Timpuri Noi/Tineretului 
submarket, Globalworth’s Square (29,100 sqm) in 
Floreasca/Barbu Vacarescu and Speedwell’s Miro 
(22,900 sqm), with the latter being one the first 
major new deliveries in the Baneasa submarket in 
many years. 

This supply was well received, though some of the 
new buildings (not the majority) display vacancy 
rates above the market average. Still, these prime 
offices tend to perform better in the long run (also 
based on other new buildings which have since 
filled up), so we would not read too much into this. 
It is also worth noting that in the current context, 
with around one sixth of all the Bucharest office 
stock currently vacant, the higher construction costs 
encouotered by developers could not be channeled 
into higher rents.

Demand
Gross take-up increased some 23% in 2021 
compared to the previous year, to 263,000 sqm; net 
take-up recorded an even more impressive jump, 
increasing some 47% compared to 2020, to 103,000 
sqm. That said, these figures need to be put into 
perspective: taken as a whole, 2021 is better than 
the very soft 2020, but remain quite far from pre-
pandemic levels. 

Nevertheless, there are some silver linings. In fact, 
we note the first real signs of a recovery have started 
materializing in the second half of 2021. First of all, 
net take-up in both the third and fourth quarters 
of the year was in line with the quarterly average 
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seen since 2015 to the present day, though the third 
quarter was, admittedly, embellished by a rare type 
of deal (a 15,000 sqm long-term lease of an older 
office building, which will be turned into a hospital). 
Furthermore, we do not believe that these results 
have been a fluke. Both our talks with clients and 
public information suggest that several big existing 
tenants in key industries want to expand and, even 
more positively, there are big names gearing up to 
enter the market. That said, it is not yet time to open 
the champagne bottles, as the recovery is still in its 
early phase: just to put the above-mentioned figures 
into perspective, demand is comparable to 2015, 
back when the stock was just 1.8 million sqm.

The big question now remains how the future of 
work will change office occupancy. Throughout 
2021 we have noticed that empirical evidence falls 
more or less in line with a survey we did a year 
earlier: in spite of pursuing a hybrid work regime, 
likely on a permanent basis, some companies 
renewed their contracts without any changes. 
Others did indeed reduce their office footprint by 
around 20%, on average. We also note the existence 
of a minority group of companies (mostly tech or 
firms that have benefited greatly from the past 
economic cycle) which are actually expanding their 
office footprint. Overall, while the idea of hybrid 
work has negatively impacted occupancy, it is clear 
that it is far from disastrous as some feared in the 
early phase of the pandemic. Furthermore, even 
more promising, we note that various news articles 
about some of the biggest global names in financial 
services and tech hint that the management of 
those companies wants to bring employees back 
in the office sooner rather than later (of course, 
depending on the pandemic’s evolution); firstly, 

however, they will want to create an attractive 
office to help reel employees back. We expect the 
corporates present in Romania to emulate such 
ideas.

IT&C remains the biggest demand-side factor, 
accounting for around 35% of the gross take-up, 
though this is actually a decline from the previous 
year, when nearly half of leasing deals came from 
the tech sector; before the pandemic, we have had 
years where much more than half came from IT&C. 
Otherwise, companies from the industrial sector 
(c.15% of total demand), business services (c.14%) 
and those from medical/pharma (c.11%) were also 
quite active.

Rents&Vacancy
Vacancy actually looked better in 2021 than we 
had initially envisaged amid the pandemic, coming 
in at 16.50% at the end of the year (versus our 
call of 18%), up from 13.75% a year earlier and 
10.25% in 4Q 2019, before the pandemic. Still, there 
might be some lag in accounting for some data, 
which could impact the vacancy in the future (like 
a tenant set to relocate its HQ in the future, with 
both its old and new landlord reporting an occupied 
space). Otherwise, it has been pretty much an 
indiscriminate rise in vacancy, both in old and 
newer buildings, though the latter do still perform 
better than the former. Furthermore, vacancy is not 
being driven higher just by the pandemic conditions 
and the new hybrid work paradigm, but also by 
the large deliveries, which tend to draw in tenants 
from other modern offices to a certain extent. Such 
levels of occupancy are clearly in line with a tenant 
market, though there are nuances: for instance, a 

tenant seeking to lease a large space right now (say, 
around 10,000 sqm) could be hard pressed to find a 
generous offering of alternatives.

Rent-wise, incentives have clearly been on the 
rise and though asking rents are more or less 
unchanged, we estimate that effective rents are, on 
average, some 10-15% lower than they were before 
the pandemic. The reduction depends very much on 
negotiations between the tenant and the landlord, 
with some opting for a bit more rent-free months 
than the standard 1 month/year of contract, others 
looking for a more generous fit-out budget; in some 
instances, the budget for fit-out allotted by landlords 
for clients moving into a new space is almost double 
than before the pandemic.

Outlook
Overall, the leasing numbers suggest that we are 
just at the start of a new recovery process, so there 
is no reason to cellebrate just yet. Returning to 
pre-pandemic levels of activity (also adjusted to 
consider the increase in supply) will take at least 
a couple of years and we would not expect the 
market to return to a neutral stance in terms of 
vacancy sooner than 2023-2024 (i.e. with vacancy 
coming back down towards 10%). Vacancy may 
still climb a bit in 2022 as the second-round 
effects of the pandemic will still be felt (given that 
we still have hundreds of thousands of square 
meters of leases closed before 2020 which will be 
renegotiated), but moving north of 20% now looks 
unlikely.
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There are some factors that may quicken the recovery: 
if we look at deliveries planned for the next years, 
these do not add up to a lot: around 130,000 sqm 
of new modern offices could be delivered this year, 
with a total of roughly 360,000 sqm for the 2022-2024 
period. For a market where the reported value of new 
demand averaged around 140,000 sqm/year in the 
years before the pandemic (likely that direct deals 
which end up unreported add some 30% more, by our 
estimates). This supports the idea that the Bucharest 
office market could recover quicker than our above-
mentioned forecast assumes, but before we can make 
such a claim, we would like to see how fast office 
leasing is recovering and have a few more quarters 
of normal economic activity (assuming the pandemic 
will end fairly soon) to evaluate how companies are 
implementing hybrid work. In terms of demand 
forecasts, we would expect both gross and net take-up 
to climb some 15-20% this year. 

Furthermore, recent events only strengthen one 
of our past calls, which continues to be valid: the 
rift between pure class A buildings and the others 
will only widen in the following years, both in terms 
of occupancy and rents. Since there is a growing 
consensus that companies will be moving on 
towards a hybrid work program, this means that 
employees will spending less time in the office 
weekly (how much less is still a topic open for 
debate, but we would likely see around 2-3 remote 
workdays/week in most instances); this means 
that the time spent in the offices will become more 
relevant for employees. This would support the idea 
of a quicker recovery of class A offices and if this 
were to catch the market unprepared, it could mean 
a sharp return to a developers’ market – though we 
believe we are quite far from such a scenario.

Regional office markets update: 
faster pick-up, lower vacancy rates
Due to a higher degree of direct (and unreported) 
deals, we do not usually take at face value the gross 
take-up figures for the regional office markets, so 
we would not place too much emphasis on the 
fact that demand in Cluj-Napoca and Timisoara, 
for instance, has increased by 2-3 times compared 
to 2020, pushing comparable levels to the pre-
pandemic period. But the resilience of these 
markets and their recovery story is quite clearly 
visible when looking at their overall vacancy rates, 

which, in almost all instances is behind Bucharest 
(Timisoara is the notable exception here, though 
the city has seen an impressive pipeline of 
deliveries in recent years, driving up vacancy mostly 
in older buildings). This supports the thesis that 
while Bucharest may be quite undersupplied when 
compared to other EU capitals, Romania’s regional 
service hubs are that much more undersupplied; 
furthermore, the pipeline for these cities is also 
looking quite skimpy over the next year (with the 
notable exception of the Palas Campus in Iasi, a 
large 60,000 sqm office project).
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Retail Market

Supply
2021 saw the addition of over 102,000 sqm, taking 
the overall stock nationwide to over 4 million sqm 
GLA. With some planned mall extensions delayed 
until 2022, this means that all the additions were 
in the form of retail parks, underscoring the trend 
which we highlighted in the past few years – moving 
from bigger cities/large mall developments to small- 
and medium-sized cities/retail parks. It is noteworthy 
that developers are now adding smaller schemes in 
towns with population of 50,000 or even well below 
this level. Otherwise, the Prime Kapital/MAS REI JV 
added almost 54,000 sqm of GLA with 3 retail parks 
(including the year’s biggest scheme – Ploiesti Value 
Center, of 20,800 sqm) and the Square 7/Mitiska 
Reim association added over c28,000 sqm. It is 
noteworthy that two schemes of over 11,000 sqm 
in total were finalized by a new entry to the local 
market: Polish developer Scallier.

Demand
Despite overall retail sales (both food and non-food) 
being comfortably above pre-pandemic levels, this 
does not mean that the recovery has been even 
and that some sectors aren’t struggling. We note 
that the consumer spending basket is already quite 

different, with a big part of this recovery being driven 
by online sales and by a shift to certain sectors, 
like sportswear, DIY, discounters, at the expense of 
other segments like fashion in general (except for 
discounters).

While 2020 and 2021 have proven challenging for 
the local retail scene (particularly brick-and-mortar), 
we have continued to see good interest from both 

existing and prospective brands for the local retail 
scene. Consequently, existing brands still look 
to expand their network, owing to the very good 
results the local market brings, while new companies 
continue to prospect the local retail scene. A major 
entry recently announced was that of the non-
fashion German discounter TEDi, which will open 
its first stores in 2022, with other existing players 
looking to bring in further discounter concepts 
(also on the non-food side). While we lack clear 
data about aggregate financial results (particularly 
solid indicators like return on equity) and how 
they compare with those in other countries, other 
indicators from Eurostat suggest that the local retail 
scene delivers some of the best results in the EU 
on a wide range of types of goods, from clothing to 
footwear to pharma to toys; this suggests a rather 
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uncrowded retail scene in Romania, so there is still 
room for both new brands and organic expansion of 
existing ones.

Returning to the recent events, consumer spending 
has seen its ups and downs, with major influences 
throughout the year on account of COVID-19 waves 
as well as restrictions. More recently, in September 
2021, as new cases started spiking, the authorities 
began tightening the screws and ultimately decided 
limiting access in certain locations (shops, cinemas 
etc.) only to vaccinated people. In a country where 
just 40% are fully vaccinated, this led to a sharp 
drop in foot traffic, with some stores seeing traffic 
at just around 30% of normal levels initially, though 
on a more aggregate basis, foot traffic in malls 
in the bigger cities was rather at around 60% of 
normal/2019 levels.

Another challenging aspect on the consumption 
front is the recent surge in inflation, denting 
consumer power. So, while the early part of 2021 
saw decent gains in net wages, things started turning 
around in the second semester. As of Q4 2021, 
real wage growth (i.e. nominal growth adjusted 
to inflation) entered into negative territory and is 
likely to stay here for several quarters in spite of 
potential respite at the start of 2022, with an 11% 
bump in the minimum wage. This would be the first 
such longer period of a decrease in the average 
purchasing power in many years and will probably 
lead to a more segmented approach of consumption 
going forward, meaning households will rationalize 
much more what they need and don’t need; this 
also means that it is a good time for discounters. 
That said, other categories of retailers (like some 
segments of fashion, sportswear, DIY) have had a 
decent to very good year.

Rents&Vacancy
In spite of the challenging backdrop, vacancy has 
remained subdued and in single digit territory 
in most cases; furthermore, the large dominant 
shopping centers have managed to largely fill any 
gaps that may have appeared as a result of the 
pandemic.

On the rents front, while base rents have remained 
unchanged, landlords had to offer some discounts 
(particularly in 2020, but also in 2021) to help 
tenants cope with the adverse conditions; while 
in 2020 these discounts ranged from 10 to 15% in 
most instances, in 2021, they were much smaller, at 
least in the first part of the year. However, given the 
pandemic-induced restrictions adopted towards the 
end of the year, it means that the full year discounts 
compared to the base rent will likely reach a level of 
somewhere between 7 and 10% in most cases. The 
turnover rent, however, remains well below levels 
seen before the pandemic (some 20-30% of 2019 
levels in most cases).

Outlook
We start off by highlighting that several long-
standing trends which we have underlined in the 
past remain valid for Romania’s future. Firstly, 
developers will continue to focus on retail parks 
and though there are some big malls/extensions 
announced for future years (like NEPI’s c.53,000 sqm 
mall in Craiova, or Prime Kapital/MAS REI’s nearly 
57,000 sqm expansion of Mall Moldova in Iasi), the 
bulk of activity remains in retail parks, particularly 
in cities which have seen limited/no attention from 
developers until recently. Such retail parks are 

both easier to digest by the market and less costly 
to develop (hence, less risky), plus since they offer 
street entry, they were not part of past restrictions. 
We will have to see about the longer-term impact 
that these retail parks have on malls in bigger towns, 
but for now, they seem to coexist. Furthermore, as 
an interesting observation, in some instances, we 
may see retail parks gradually expanding until they 
reach sizeable levels (of over 50,000 sqm).

2022 is set to receive some 150,000 sqm of new 
retail projects, based on developer promises, with 
the bulk of these coming from the new entry Scallier 
and Mitiska Reim, with c.46,000 sqm and 48,000 sqm 
respectively. Otherwise, a noteworthy addition would 
be the extension of Colosseum Mall in Bucharest 
with 16,500 sqm, the biggest addition in years in the 
Capital.

Secondly, the e-commerce scene remains a major 
factor shaping the future of retail in general and 
will probably continue to impact brick-and-mortar. 
As e-tail becomes more competitive, we are likely 
to see more players pursuing plans to develop dark 
stores (we are noting plans from several key players), 
which will likely pressure in the end the extensive 
brick-and-mortar FMCG scene, though for now, 
both seem to be expanding rapidly (in fact, recent 
years have seen record volumes of store openings 
from food retailers). More importantly, shopping 
centers should not be able to rival the comfort, so 
in the bigger towns, they will have to be creative 
to remain relevant. This means largely keeping an 
attractive and varied offering of retailers (a constant 
churn rate of 5-10%/year would be well received by 
the customers), which also explains why we tend 
to have a higher degree of confidence in the future 
of large dominant schemes compared to others; 
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another thing they may need to do is to revive the 
entertainment sector. It is also important to note 
that Romanians tend to have a cultural affinity to 
touch and see products before they purchase them 
much more so than other Europeans, so we are not 
overly concerned about the negative impact that 
e-commerce will have on physical retail stores.

An interesting aspect to keep track of is if and when 
the entertainment sector will regain its ability to 
bring in customers to shopping centers. We believe 
it will, gradually, but this will not happen significantly 
until the pandemic situation is largely resolved.

With regards to 2022, we remain somewhat 
concerned about the uncertain impact of the 

significant supply-chain issues and the impact 
that these are having on inflation. Consequently, 
with real purchasing power getting eroded, it is 
likely that households will be forced to pick what 
to purchase, hence, leading to a decrease in 
general consumption levels. While this will certainly 
impact retailers’ bottom line, we keep a somewhat 
optimistic approach given what we mentioned 
earlier: retailers in Romania have some of the 
heftiest profit margins in Europe, so a few poorer 
years coming after some very good ones should not 
matter that much in the longer-term picture, where 
the average results and growth rates are still well 
over the European average.
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Scheme Colosseum  

(second phase)
Developer Colosseum Mall SRL
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Developer Scallier
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Developer Scallier
GLA (sqm) 10,800

City Pitesti
Scheme Shopping Park Pitesti
Developer Mitiska/Squaretime
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City Alba-Iulia
Scheme Alba Iulia Mall
Developer Prime Kapital/

MAS REI
GLA (sqm) 29,000
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Developer

GLA (sqm) 6,000
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Developer Mitiska/Squaretime
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A) Why Colliers?

You will attain the best solutions

1.  Market leaders in valuation services in real estate: valuation 
of over 60% of class A office properties in Bucharest, 50% 
of the modern shopping centers in Romania and 60% of the 
residential secured portfolios of the banks

2.  • 100% national coverage

• 25 years of market presence in Romania close to our 
partners and clients

• 500,000 assets appraised in the last 5 years in value of 
over 40 billion

• 90% recurring clients

B) Our services

We offer a wide range of solutions

1. Financial reporting

2. Secured lending

3. Tax purposes

4. Sale and purchase

5. Consolidation

6. Feasibility, highest and best use, market studies

C) Our team

We offer you expertise, clarity, proactivity

1.  The only team on the market with senior specialist in each 
real estate segment: office, retail, industrial, residential and 
hospitality; business valuation and machinery.

2.  One of the largest valuation teams on the market

3.  17 members including: 11 ANEVAR members, 3 RICS 
members, research and support staff

4.  An average of 10 years experience for the accredited 
valuation members

Colliers 
Valuation 
and Advisory 
Services

The Team

Raluca Buciuc MRICS

Director | Partner | Romania
Valuation and Advisory Services
raluca.buciuc@colliers.com

+40 72 429 09 22

Anca Baldea MRICS

Director | Romania
Valuation and Advisory Services
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+40 729 990 190

Mihai Pana MRICS

Director | Romania
Valuation and Advisory Services
mihai.pana@colliers.com

+40 722 191 359

Gabriel Blanita
Associate Director | Romania
Valuation and Advisory Services
gabriel.blanita@colliers.com

+40 747 027 637

Bogdan Mitroi MAA

Director | Romania
Valuation and Advisory Services
bogdan.mitroi@colliers.com
+40 73 964 14 95

• 20 years of experience in the real 
estate market

• specialized in valuation of 
commercial properties; coordinates 
the internal team

• 17 years of experience in the real 
estate market

• specialized in office buildings

• 15 years of experience in the real 
estate market

• specialized in valuation of large 
portfolios and banking products

• 12 years of experience in the real 
estate market

• specialized in residential properties 
and banking products

• over 10 years of experience in the 
real estate valuation market

• specialized in business valuation 
with a great experience gained in 
years of activity in Big 4



When and why does the need  
for valuation services for  
a company arise?

Any company that is operational might need 
valuation services at some point, whether we are 
talking about tangible/intangible assets valuation, 
a certain division/business unit or the overall 
company’s valuation or a specific analysis in the 
valuation area.

What should be considered is that, although most 
often a valuation exercise results in a valuation 

report, there are many instances when appraisers 
perform analysis of strategic investment decisions 
in the context of carve-out/ spin-off operations, 
mergers and acquisitions or other types of 
operations performed with the purpose of fiscal 
optimization, business diversification, capital 
budgeting and so on. 

The valuation by an authorized and independent 
appraiser plays an important role, both when it comes 
to statutory financial reporting according to the local 
standards applied for the preparation of year-end 
financial statements or to shareholders’ reports under 
other reporting standards.

What types of valuation services 
might a company need depending  
on its stage or activity?

A: Depending on the specific situation of the 
company at the valuation date and the various 
purposes, the services related to valuation area 
can be of several types. A summary of the main 
purposes and types of evaluation services through 
which we can assist clients is presented below.

What would be the top 
recommendations for companies 
when it comes to valuation?

The first recommendation for companies is 
to always consider a value analysis from an 
independent perspective compared to their own 
estimates. This analysis offers a market driven 
perspective from an unbiased point of view.

It is also a good practice for all strategic decisions 
take into account those aspects that may generate 
advantages, as well as highlighting the risk factors 
that will need to be addressed. Such analysis 
can be performed in high detail by specialists in 
valuation area. For companies that recognize and 
measure the value of fixed assets in their financial 
statements according to the fair value policy, 
even if they do not perform a detailed valuation 
annually, a global impairment test can be very 
useful to provide an indication of the position of 
the total recognized value relative to the market 
level. An impairment test could save a material 
amount of effort and cost between two valuation 
for financial reporting exercises for company with 
large asset portfolios.

• Global or specific impairment testing  • Loan lending  • Asset valuation   
• Company valuation • Feasibility studies • Cost of capital analysis  • Investment  valuation  

•  Business plan assistance • Business case documentation  
• Forecast and Business model reviews • Private investor test • Portfolio reviews  

• Valuation in the context of carve-out for fiscal optimization/productivity improvement

• Synergy value of 
components

• Sensitivity analysis of 
value growth drivers

• Business acquisition 
value 

• Fixed assets value
• Intangibles assets 

value
• Fairness opinions on 

transaction price
• Certified 

independent 
specialist opinions

• Analysis of Cost 
versus Benefit 

• Property, plant & 
equipment valuation 
(PPE valuation)

• PPA - Purchase price 
allocation

• Valuation or 
allocation of Goodwill

• Market value in a 
transaction between 
affiliates

• Market price  
estimates

• Intangible assets 
recognition and 
valuation 

• Capital contribution 

Investment decision, 
acquisition, merger 

In specific 
situations

During the 
normal operation 
of a company

Exit 
decision, 

sale

Valuation Purposes

After 
acquiring 
a company 
or parts of 
a company
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Industrial &  
Logistics Market

Supply
Over half a million sqm of modern leasable I&L 
spaces were added in 2021, taking the overall stock 
to 5.8 million sqm; as an observation, we revised 
downward our 2020 figure for overall stock from 
5.7 million sqm to 5.3 million sqm by removing 
several older warehouses that would not qualify as 
‘modern’ and recategorizing several projects that are 
tenant-owned (previously included in the “leasable” 
category). The bulk of the new deliveries came in 
Bucharest (some 330,000 sqm), taking the overall 
stock in the capital and its vicinity to 2.8 million sqm. 
The northern and western part of Bucharest remain 
the most attractive, with CTP and WDP adding 
spaces, as well as new or fairly new names (like 
Element Industrial or Global Vision/Globalworth) also 
contributing significantly.

Demand
Gross leasing activity declined by 14% in 2021 on the 
Romanian I&L market, to around 675,000 sqm, but 
we need to put things into perspective. 2020 was, 
in fact, the all-time high for the local market, with 
well over 780,000 sqm of modern storage spaces 
leased; furthermore, the average for the 2017-2019 
period stood at around 475,000 sqm/year – plus at 

that time, we regarded those as solid activity levels. 
All of this is indicating that the market is moving into 
a new paradigm and that 2021 was not at all a soft 
year despite decreasing a bit versus 2020.

Furthermore, we note that the results are quite 
solid despite being a year with a somewhat lower 
prevalence of large deals, as the average deal sized 
decreased from nearly 9,000 sqm in 2020 to 6,800 
sqm last year; this diversification is, in our opinion, 

healthier for the long-term growth prospects of the 
market by underscoring the old adage “never put 
all your eggs in one basket”. That said, the year’s 
biggest deals were spectacular in terms of setting 
some benchmarks, with Quehenberger Logistics – 
the company who handles logistics for one of the 
country’s top DIY operators, Brico Depot – renting 
102,000 sqm from CTP in the western part of 
Bucharest. This is the first publicly reported lease 
of over 100,000 sqm in a single location (while 
there are other companies who rent more than 
this from a single developer, such deals have either 
been reported separately or these companies rent 
warehouses in different projects).

Bucharest remained at the forefront in terms of 
leasing activity, accounting for around 63% of total 
leasing deals signed, but this is slightly lower than 
the previous year’s 70% share. Furthermore, leasing 
activity outside the capital slightly increased by 
around 7% compared to 2020 and while this increase 
is small and Bucharest remains dominant, we 
underscore that sooner or later, activity outside the 
capital is bound to accelerate greatly, particularly as 
retailers are expanding massively outside the capital 
via retail parks, big boxes and so on, meaning that 
they will require more extensive logistics networks to 
keep costs down.

In terms of demand structure, the bulk of demand 
remains driven by the robust household spending, 
which has increased sharply in the last decade; we 
include here various types of contracts, from 3PL 
offering services to consumer-driven sectors or pure 
retailers (FMCG operators, various consumer goods 
vendors and, increasingly relevant in recent years, 
e-commerce). Interest for production activities is still 
present, though maybe on clearly on a lower scale 
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than logistics, with the “classic” destinations preferred 
(mostly the western and central parts of the country, 
alongside other major hubs like Prahova or Dolj). 

A trend which we mentioned in the past continued to 
gain traction last year, with Romania emerging as a 
regional hub (particularly for countries in the South-
Eastern part of Europe, notably Serbia, Bulgaria 
and Greece). Even more interestingly, for some 
companies, Bucharest is not the clear-cut winner 
when choosing Romania for such operations, with 
some looking at major cities in other parts of the 
country as these would ensure a better access to all 
markets they want to serve.

Rents & Vacancy
In terms of rents, the market is problematic for 
developers, who have had to deal with sharply 
higher construction costs over the last year. On the 
one hand, the somewhat subdued vacancy rates 
(around 7-8% throughout most of the country) 
suggest somewhat of a landlord market. On the 
other hand, the local I&L scene is very competitive, 
with the big names looking to strengthen their 
dominance and quite a lot of new developers 
entering the market and seeking to carve out a 
bigger market share; furthermore, land is plentiful 
meaning that there are no supply limitations from 
this part. This has led to very competitive bids and to 
downside pressures on rents in recent years. While 
the gross rent for Bucharest can vary somewhere 
around 3.8-3.9 EUR/sqm for prime properties (a bit 
lower in other parts of the country), effective rents 
can move as low as a bit over 3 EUR/sqm for good 
warehouses in Bucharest (and even below this level 
outside the capital).

Forecast
Overall, demand has remained quite robust in 
2021 in spite of the uncertain economic backdrop, 
underscoring the strong fundamentals of the 
industrial and logistics scene in Romania, which 
remains well below its potential. Our preferred 
metric for underscoring this aspect remains as vivid 
as ever: while Romania has similar consumption 
levels (volume-based indexes) to Poland or Czechia, 
its warehousing stock per capita is 2-3 times smaller 
than in these countries. This means that both 
demand and development ought to remain strong 
going forward, even when discounting for the 
fact that both Poland and Czechia act as regional 
distribution hubs to a much larger extent than 
Romania. 

Other elements are bound to strengthen this trend 
of I&L development, like the various geopolitical 
tensions (notably between China and Western 
countries), which will likely lead to some companies 
considering to relocate at least part of their 
operations closer to home, making the CEE a prime 
re-shoring destination; then there are the 2021 
supply chain issues, which also underscored a similar 
point of view, as did the sharp increase in delivery 
costs from Asia to Europe – in the last two years, 
delivery costs from China to Northern Europe, as 
measured by the Freightos Baltic Index, increased 
7-fold. As an added benefit, labour costs in the CEE 
are fairly comparable to China’s (Romania stands 
a bit below, Poland is a bit higher). All in all, this re-
shoring trend is one to keep an eye on, but we doubt 
it will happen overnight and may not be quite visible 
at first.

Otherwise, 2022 is starting on a positive note, with 
several large leases in the works, based on our 
market insights (in the 100,000 sqm range each); 
while some of these may not end up being signed 
(as Romania is also in a regional contest for some), it 
is still a fact that tenant activity is at elevated levels, 
meaning that this year is likely to be another strong 
one, with demand similar or higher compared to the 
2020-2021 period. This also suggests that building 
activity should top 600,000 sqm, particularly as 
vacancy rates remain in single digit territory in most 
of the country. That said, given the recent sharp 
rise in construction costs as well as the competitive 
backdrop on the supply side keeping rents in 
check, we expect to see well fewer speculative 
developments than in recent years, when such 
projects accounted for as much as 20% of overall 
deliveries.
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CEE Investment Market

CEE Market 

2021 has been a decent year for the CEE in terms of investment market activity, with the overall 
volume (based on preliminary numbers) up by c.6% compared to 2020, at EUR 11bn; while this is still 
some 20% behind 2019 levels, we believe that there are more positives rather than negatives: for 
instance, retail yields have broadly stabilized in the second half of the year (though there was still some 
upward momentum compared to 2020 level in some cases), office yields resumed their march south 
throughout the year and I&L continued on the same positive path.

Prime investment yields, end-2021 (and comparison to 2020 levels)

 Office Retail Industrial

Bucharest 6.50% (-0.50ppt) 6.75% (flat) 7.50% (-0.50ppt)

Warsaw 4.35% (-0.30ppt) 6.00% (+0.25ppt) 4.10% (-2.15ppt)

Prague 4.00% (-0.25ppt) 5.25% (flat) 4.00% (-1.00ppt)

Budapest 5.25% (flat) 6.50% (+0.25ppt) 6.00% (-1.00ppt)

Source: Colliers

Romanian  
Investment Market 

Overview 
In spite of the adverse economic backdrop, the 
generous liquidity conditions and the perceived safety 
of real estate assets led to a strong result for the 
Romanian investment market, with a total volume of 
close to EUR 900mn, roughly unchanged compared 
to 2020. Barring 2019, this result is also more or less 
in line with the yearly average we have seen since 
2014, though each year had its own particularities and 
brought certain changes. 

Probably the most striking result was for industrial 
assets, which recorded the best result since 2015, 
having attracted deals worth circa EUR 260mn in total 
(representing over 29% of total volumes). This figure 
is also 2.6x higher than the yearly average seen for 
deals involving I&L assets between 2010 and 2020. 
We continue to view the rather depressed volume of 
traded I&L assets in previous years as the result of 
a low offer on hand, which failed to underscore how 
deep the actual demand was. This means that 2021’s 
result was rather the simple consequence of more 
properties seeking a different owner, as buyers were 
likely to dig into their pockets. In fact, a Colliers survey 
conducted late in 2021 showed that industrial assets 
have become the most favoured asset class in Europe.

Meanwhile, offices remained the most active asset 
class, attracting deals worth around 44% of total 
(though very much below 2020’s share of 89%); the 
year was notable both in terms of the size of certain 
deals, as well as pricing, which marked a more 
significant downward move. 



25

REPORT 2022 | ROMANIA | Research & Forecast | Colliers 

The year was an improvement for retail as well, 
attracting deals of EUR c.170mn, a sharp increase 
from 2020, though this is barely half the yearly 
volume seen between 2013 and 2018, when several 
large transactions involving commercial properties 
took place. Otherwise, after having underperformed 
CEE peers in past years, 2021 saw yields for prime 
office in Romania performing a bit better than for 
some neighbours, though I&L assets saw a much 
steeper drop in the region. 

Transactions
Office again saw the biggest transaction of the year, 
with the purchase of Atenor’s Hermes Business 
Campus for around EUR 150mn by Hungarian fund 
Adventum (new entry). While not a transaction 
involving a prime asset, it is one of the most sizeable 
single property deals we have ever seen. The second 

0

200

400

600

800

1000

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Industrial

Office

Retail

Hotel

Other

Investment deals by sector (EURmn)

Source: Colliers 

biggest office deal was the sale of Skanska’s Campus 
6.2 and 6.3 to Austrian fund S IMMO for EUR 97mn, 
marking the latter’s first major purchase on the local 
market, previously primarily acting as a developer. 
This deal also set a provisional low for prime office 
yields, i.e. 6.75%, but we believe, based advanced 
deals in the market that yields continued to move 
south in the second part of the year.

Another deal worth mentioning is the sale of Atenor’s 
Dacia One office project to the owners of the 
Romanian DIY chain Dedeman for EUR50mn; this deal 
was closed late in 2021 at a yield well below the prime 
level for offices, largely influenced by the longer-than-
average lease (though it ticked all the other marks: 
new building in a very good location, with a large 
surface leased by a single blue-chip tenant). 

Other major office deals included the sale of River 
Development’s The Light to Austrian group Uniqa 

(their first major local purchase in over a decade) for 
EUR 56mn, as well as BCR’s former HQ heading to 
Immofinanz for EUR 36mn.

Industrial saw several major deals from the active 
developers, as well as two entries on the local scene. 
CTP Invest, the biggest developer on the local industrial 
market, added nearly 340,000 sqm of new warehouse 
spaces to their portfolio via 4 different purchases 
during 2021 for around EUR 170mn in total. Around 
80% of the sum came from two portfolios with various 
properties scattered throughout the country: Olympian 
Parks (owned by Greek developer Helios Phoenix) and 
a part of Zacaria’s portfolio.

The third largest industrial deal in terms of size 
was interesting as it marked the first direct local 
purchase by Fortress REIT, NEPI Rockcastle’s biggest 
shareholder. This South African fund acquired 
Element Industrial’s ELI Park 1 near Bucharest 
for EUR 30mn. Another new name on the real 
estate investment market was Swedish group 
Oresa Ventures, which purchased a park in Iasi. 
Globalworth and WDP, both very active on the I&L 
development side also closed a deal each. 

The most notable retail deal of 2021 came via a sale-
and-leaseback. Cora sold 6 of its 10 hypermarkets to 
Austrian Supernova in a deal which did not see the 
financial terms released, though we can estimate the 
volume roughly in the EUR 150mn region.

Pricing and funding conditions
Office prime yields marked a steady descent in 2021, 
decreasing from 7% to 6.5%. While the latter level 
was not tested per se, deals closed towards the end 
of the year (notably Atenor’s Dacia One sale) as well 
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as others in advanced stages suggest that the current 
level of prime yields ought to be even lower than the 
6.75% reached via the sale of Skanka’s Campus 6.2 
and 6.3. A similar situation can be recorded for prime 
I&L yields, where we note that yields likely printed 
around 7.50% towards the end of the year. 

Meanwhile, for prime retail assets, we maintain our 
view that should a prime retail shopping centre trade 
now, it would be in the 6.75% region, a bit higher 
than the trough reached before the pandemic. We 
note that this level is more of an estimate than those 
for office and industrial assets, as we have not seen 
a prime retail asset exchange hands for many years.

Meanwhile, financing options remain abundant 
and liquidity remains abundant for real estate, 
with banks remaining the major source of debt. It 
is noteworthy that the current economic backdrop, 
with inflation (and higher interest rates) alongside 
forecasted economic growth, is typically seen as a 
boon for real estate in general. As such, despite the 
higher interest rates and, consequently, higher cost 
of risk in financial markets, this balances out a bit 
for real estate given how favoured this asset class 
is at times like these. Otherwise, banks continue 
to display a preference towards income producing 
assets (especially prime assets) and will prefer 
industrial and office more than retail and hotels. The 
loan margin continues to hover around 250 to 350 
basis points for good projects.

Outlook
Just a handful of several big-ticket office deals in quite 
advanced stages – which we can say with a fairly high 
degree of certainty will close in 2022 – can generate 
deals of over EUR 0.6bn. If we take into account 

the high activity levels seen at the start of the year 
(with a few deals already closed or signed in the first 
month), it is looking like 2022 could finally break the 
EUR 1bn threshold; given the large office projects 
on the table likely to exchange hands this year, we 
will likely see this asset class deliver a much bigger 
share of the year’s overall turnover, with industrial 
and retail to follow from a distance. As usual (and this 
is particularly true for industrial), many landlords/
investors in Romania tend to be long-term holders 
and the secondary market is not as active as in other 
countries, hence we would not judge the strength of 
investors’ demand solely by deals closed. 

Meanwhile, the economic moment (high inflation 
coupled with decent economic growth) is also quite 
favourable for the so-called “hard assets”, which 
include real estate, fully hedged against CPI spikes. 
And as Romanian assets have lagged behind other 
CEE peers this past economic cycle, we would likely 
see room for downward yield changes in the coming 
year, particularly for office and industrial assets. 
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Given the sharp decrease in I&L yields in the CEE, 
we would expect a similar drop to take place in 
Romania sooner rather than later. While the positive 
price action for industrial assets will likely be more 
generalized, we expect a more nuanced dynamic 
for office assets; prime, income producing buildings 
will likely do better than those needing capital to be 
turned around, leading to a wider gap between the 
best offices and the rest.

Another important trend to watch out for in 2022 is the 
growing pool of investors; in recent years, in spite of 
the higher economic uncertainties, we have had quite a 
few notable investors join the market. We expect this to 
continue and maybe even see a few large institutional 
investors pull the trigger on a local asset.

Barring any major (unforeseen) economic meltdown, 
all of this suggest that we may be on the cusp of a 
record-setting year, with very positive developments 
for both market volume and yields, so 2022 may turn 
out to not be just the best year since 2007-2008, but 
the best year ever. 
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Land Market Overview

Demand
We were expecting something good to come out of 
the market in 2021, but we were definitely surprised 
on the positive side: it actually turned out that last 
year saw the highest recorded volumes for the 
land market in the last decade and a half (post-
2007). Overall land deals for real estate projects 
(residential, retail, office, hotels, excluding agriculture 
and industrial) moved well north of EUR 800mn by 
our estimates, which is more than double compared 
to the previous year’s EUR 300mn. And the vast 
majority of this result is underpinned by just two 
categories of developers: residential and retail.

Bucharest and its neighbouring areas accounted for 
some 75% of the volume, which is a slight decrease 
compared to 2020’s share, though well above that 
year’s nominal volume of deals. We also need to 
note that since we have a fairly high number of deals 
which will be developed as mixed-use projects, we 
can only estimate the actual shares of the land sales 
by destination of projects. With this observation in 

mind, we project that some 70-75% of the overall 
volume came from residential developers purchasing 
land, with the rest split between retail (15-20%) and 
offices (5-10%). The latter share, estimated as part 
of large plaftorm deals, is notable as it marks some 
of the first clear intentions we have had from office 
developers to re-enter the market post-2019, with 
some transactions having been delayed or stuck in 
negotiations amid the pandemic. 

Outside Bucharest, the split between retail and 
residential developers is almost even, with investors 
mostly interested in several large cities, like 
Timisoara, Brasov, Constanta, Cluj-Napoca,, Craiova, 
Galati, Braila, Oradea, Sibiu, as well as some smaller 
ones – Vaslui, Tulcea, Giurgiu, Calarasi. The fact that 
several large platforms ended up being traded last 
year pushed up the volumes quite significantly.

There are several novelties on the residential front in 
terms of developers. For instance, in Bucharest, we 
note that some construction companies and firms 
from other sectors are turning to residential projects 
to park/invest extra liquidity they had around; 
furthermore, particularly amid some blockages with 
regards to zoning/construction permits (Bucharest is 
the prime example in this regard,, though there are 
difficultuies in other parts of the country as well), this 
is pushing some developers to seek alternatives. 

Bucharest and its neighbouring 
areas accounted for some 75% of the 
volume, which is a slight decrease 
compared to 2020’s share
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Consequently, we have seen much more interest 
for areas around Bucharest, which also allow for 
lower density projects or even housing projects 
that have been particularly sought after amid 
the pandemic. Central and northern areas of the 
capital have proven most interesting to developers 
seeking land plots in Bucharest.

In general, Romanian developers are the most 
active on this submarket, though there have been 
several international investors who closed notable 
deals for residential projects, like AFI, Prime 
Kapital, Speedwell. 

On the retail side, it has been a fairly interesting 
year not only food discounters, but also for some 
other big box operators, alongside the traditional 
retail park developers. These investors normally 
seek fast-growing regional areas, however, they 
will also look at less dynamic cities provided that 
they are greatly behind in terms of retail coverage.  
Buyers seeking land for retail parks are not limited 
just to the „traditional” developers, but also local 
business-men who seek to invest part of their 
excess returns from recent years.

Besides the land transactions finalized through 
signed sale-purchase agreements, we have had 
quite a lot of deals signed in 2021 and conditioned 
by obtaining zoning/construction permits, which 
creates a robust pipeline for the subsequent 
years (these have not been included in our 2021 
volume estimation). Such deals would amount up 
to around 20-25% of last year’s land sales volume 
throughout the country.

Supply
Supply remains, in general, adequate when looking 
from afar, with still significant opportunities 
offered by large platforms and other types of 
portfolios. A special note should be made about 
the pool of opportunities in certain areas of 
several towns, like Bucharest or Cluj-Napoca, 
which is getting skimpier each year. This is bound 
to put some pressure on prices (particularly for the 
very good land plots) provided that the real estate 
market delivers good results in terms of apartment 
sales, retail sales and so on.

Transactions & prices
Compared to 2020 (and pre-pandemic levels) land 
prices are actually on average some 10-15% higher; 
furthermore, the very good plots, which have seen 
increased interest from various types of developers 
and which have all the permits in place, can 
command an even greater increase. Furthermore, 
we note that the market is quite fleshed out on 
different types of products, including for very high 
value land plots destined for luxury products, which 
are popping up more on the radar. In fact, last year 
saw a fairly small land plot near Herastrau Park in 
Bucharest being purchased by Hagag for close to 
6,000 EUR/sqm, another post-2007 record.

Usual land asking prices by city/number of inhabitants (EUR/sqm)

 Central Semi-central Periphery

Bucharest 1,000 - 4,000 250 - 1,000 100 - 500

Cluj-Napoca, Timisoara, Iasi, Brasov 350 - 1,200 200 - 500 100 - 250

200-300k 250 - 800 150 - 300 50 - 200

100-200k 200 - 500 100 - 250 50 - 150

50-100k 150 - 300 100 - 200 30 - 100

(Price intervals are indicative and are based on Colliers’ transactions and/or market expertise. They highlight the most targeted type of land plots. As usual, 
the prices are influenced by size, destination, building parameters, status of the permitting process.)
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Forecast
As noted previously, we are starting 2022 with a 
robust pipeline of deals that are conditioned by 
obtaining all the permits; and while these may not 
close this year, it does show that there still is a strong 
interest in the local real estate market, hence, in 
buying land plots for future projects. Normally, after 
a year as strong as 2021 – which is worth around 
the same as two pre-pandemic years, we would be 
inclined to suggest that the next year would be a 
bit softer, as developers would want to take a break 
to start delivering on their projects. But such an 
argument does not fit well with the elevated interest 
we are seeing currently, so we would rather expect 
2022 to deliver fairly similar results to 2021.

In terms of price developments, we would not expect 
any major changes on average and there is limited 
room to maneuver here for owners. This is due 
to the fact that developers have to contend with 
pressures on rents (particularly offices) and with an 
overall rise in construction costs (meaning that they 
could hurt their sales if they pass too much of an 
increase, in the case of residential projects); these 
limit the possibility of paying higher land prices. Still, 
the plots with a good position and all the zoning/
construction permits in order may see a 20-30% 
price premium compared to a similar plot without 
construction permits.

Another trend we will be watching out for in 2022 is 
the opening of new submarkets that may interest 
investors, particularly influenced by infrastructure 
developments (provided, of course, works advance 
at a decent pace). For Bucharest, this means we will 
start seeing a bit more interest for areas of proximity 
around the new A0 ring-road, as well as around the 
new extension of the metro to Berceni.
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Environment, Social Governance 
Criteria in the Spotlight

Overview
The acronym ESG – environment, social, governance 
– had been gaining traction to begin with before 
the pandemic, but the last couple of years pushed 
this trend into overdrive, accelerating changes and 
adoption. We will be focusing our discussion here on 
the environment and health aspects of this trend, as 
though ESG means quite a bit more, these criteria 
are more closely related to the main focus of Colliers, 
which is the real estate market.

We start of by acknowledging that green buildings 
have stepped into the limelight as much more than 
a simple “nice to have”. Amid the recent spike in 
commodity prices, especially for energy, renting 
or owning an energy efficient building has been 
highlighted as a clear advantage in such periods 
of time. While things will likely return to normal 
regarding prices sooner or later, the future will 
clearly be geared towards more and more efficient 
buildings; we are talking here mostly about 
commercial real estate (offices, industrial, retail), 
but all developers, including, residential, will have to 
join with a minimum amount of such investments, 
given EU directives and the nZEB (near zero energy 
building) criteria. We believe that older office 
buildings which are currently rented (for instance, 
offices) and which are quite inefficient will likely 

suffer in the long run as more and more tenants will 
be placing a higher emphasis on energy efficiency. 
Some of this tenant drain could be countered by 
investments to bring the buildings more up to date 
and stay relevant to a certain extent. Others may 
find a future via reconversions. Otherwise, improving 
the efficiency of existent buildings will play a major 
role in obtaining carbon neutrality by 2050, as per 
EU directives, favouring owners who make early 
investments in this direction.

Otherwise, amid the EU directives, all buildings 
getting approved after 2021 will adhere to a set of 
minimum standards, meaning that at least the large 
developers will strive to maintain an edge over their 
competition. Hence, investments in quality: we are 
already noting that quite a lot more of the real estate 

projects delivered recently are obtaining higher 
ratings for green building. Also, developers aiming 
to remain above the pack and have differentiating 
factors over their competitors will be striving to 
obtain more niche certifications, particularly with 
regards to the social aspect of ESG.

Furthermore, the rise of ESG was also strengthened 
by the pandemic as companies and landlords have 
been forced to include wellbeing, health and safety 
(WHS) criteria very high up on the list. While before 
the pandemic, employee wellbeing was something 
reserved to the more financially able corporates, 
companies will not be able to ignore now the necessity 
to offer a minimum set of standards. Pandemic-
proofing commercial real estate buildings (offices, 
industrial, retail) is something that most developers 
and tenants will likely be looking into, as they will want 
to ensure continuity in case such events would happen 
again in the future and to offer a higher degree of 
security to clients and employees to use those spaces. 

It is also worth underscoring that the public policies 
(notably the aforementioned EU directives about 
building sustainability) are having a wider area of 
effects, given the rise of green financing. While the 
cost margin improvement over regular loans may 
not be particularly significant, what may matter 
more in the years to come could actually be the 

Amid the EU directives, all 
buildings getting approved 
after 2021 will adhere to a set of 
minimum standards, meaning that 
at least the large developers will 
strive to maintain an edge over 
their competition.
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availability of bank funding for certain real estate 
projects, as lenders will be striving to increase their 
portfolio of loans for the development/refinancing 
of green buildings; regulatory pressures as well as 
shareholder pressures on banks will further push 
things in this direction. Such aspects are increasingly 
relevant for all real estate sectors, from offices to 
industrial and, more recently, to residential.

As an added observation about the rising importance 
of ESG in the overall picture, we have been seeing 
that a growing number of investors (particularly those 
interested in office buildings) are not looking just at 
the books of the buildings they want to purchase. 
They are also asking for a due diligence analysis on 
the ESG side, highlighting how relevant these aspects 
are to the long-term value of a particular project, as 
well as the ease of obtaining finance. 

In more local trends, we note that large owners are 
moving towards obtaining certifications on a portfolio 
basis – for instance, Globalworth just announced late 
in 2021 that it had received a WELL Health-Safety rating 
for their whole office portfolio. Other major landlords 
will go through a similar process in the future.

Green buildings certifications
Last year saw the market grow in terms of both 
quantity and quality. It was a bumper crop year for 
overall certifications with almost 90 assets receiving 
either a BREEAM or a LEED certification, mostly as 
several industrial (CTP, P3) and retail (Prime Kapital/
MAS REI, Mitiska REIM) developers obtained BREEAM 
certifications for their properties.

We also noted the increase in the quality of the 
buildings being delivered in Romania. Last year 

saw 8 new LEED Platinum certifications, with just 
17 projects having received the highest LEED rating 
until 2020. The bulk of these are office buildings – 
Campus 6.2 and 6.3, Tiriac Tower, Sky Tower, but last 
year also saw a major record for the local market, 
with the EFdeN Signature residential project (a house 
prototype) receiving the highest score in Europe for 
any category, not just residential. Also, one office 
project received the BREEAM Outstanding rating (the 
Matei Millo office project), with just 5 having received 
this qualification previously.

Healthy buildings certifications
As we had anticipated, the WELL certifications 
scene saw a sharp increase in results, as a fair few 

developers sought to increase the safety rating 
of their real estate project amid the pandemic. 
The bulk of the 35 WELL certifications issued in 
2021 were for office projects or office spaces, 
27 in total, with one of these being Colliers’ own 
office in Bucharest. The highlight of the year was 
Campus 6.2 obtaining a WELL Building Standard, 
the first such credentials in Romania. The rest were 
WELL Health Safety Ratings being issued for the 
following office projects (to name a few): the whole 
Globalworth office portfolio, Tiriac Tower, One 
Tower, Global City Business Park, Expo Business 
Park and U-Center. Besides office projects, 8 
buildings part of the Stejarii luxury residential 
projects received the other WELL Health-Safety 
ratings issued last year.
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Hotel Market 

General Overview
2021 saw an improving trend in terms of hotel 
occupancy globally, with leisure travel returning 
in some areas to levels comparable to the pre-
pandemic period for instance, very “touristy” 
destinations, like seaside resorts in Europe. That 
said, the recovery and results seen throughout 
the year have been uneven, as frequent changes 
with regards to travel requirements, vaccine-
related restrictions for international travel and 
COVID-19 waves impacting overall sentiment have 
made judging the overall picture quite difficult, 
with many differences in terms of occupancy 
from month to month. That said, hotels in most 
developed markets have become more certain 
over their occupancy level, with ADR returning 
more or less to pre-pandemic levels. And while 
leisure travel is still not at all comparable to 
2018-2019 levels overall (we reiterate that certain 
areas have seen periods of comparable results to 
pre-COVID levels), it has still made such a recovery 
that many hotel chains have renounced their 
pandemic-related reservation policies, also amid 
the rise of vaccinations. Uncertainties regarding 
business travel and MICE will persist over the 
medium term, at least until things also settle with 
regards to how the balance between office work 
and remote work will function, and though we 

would expect these to recover somewhat in the 
forthcoming years, the current near-term outlook 
is still fairly modest.

Romania Hotel Market
While not the most helpful information when judging 
the upper scale hotels which we usually focus on, we 
want to look at the whole market for a start to get a 
good picture of where we are in terms of occupancy, 

particularly during difficult times like these. Firstly, 
we note that that Romania’s tourism market followed 
the same picture we saw globally, with leisure 
tourism leading the recovery. That said, the overall 
pace of recovery is quite robust: when comparing 
bedroom occupancy to the average 2018-2019 
levels, Romania stood at around 70% of that peak 
in 2021 which is the third best percentage in the EU, 
after France and Greece. This suggest that the local 
(leisure) tourism has recovered much faster, owing a 
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lot to the fact that Romanians likely spent more time 
in domestic hotels than abroad; this aspect could 
also be the result of the fact that Romania has one 
of the smallest vaccination rates in the EU (just over 
40%). A second important conclusion is that given 
this leisure-led recovery, Bucharest fares quite a bit 
worse than most other parts of the country, as it 
relied to a great extent on business-travel and MICE.

For the competitive 4- and 5-star hotels in Bucharest, 
occupancy reached and even surpassed a bit the 
50% level during summer (versus 70-80% levels 
before the pandemic), plunging afterwards amid the 
new wave of COVID in the final part of the year. ADR 
for good hotels was marginally below 2020 levels, 
on average, hence it remains at lest 25% below pre-
pandemic levels. Overall, an improvement over 2020, 
but still quite far from 2018 and 2019.

In terms of the state of supply, last year saw some 
additions, most notably that of Marmorosh, a 
5-star hotel owned by Apex Alliance, in a renovated 
historic building in downtown Bucharest, with 
217 rooms, affiliated to Marriot International. Ibis 
Bucharest Politehnica added another 158 rooms, 
while a local hotel chain, Continental hotels, added 
a 4-star (161 rooms) and a 3-star hotel (250 rooms) 
in Bucharest. Overall, not a poor year in terms of 
deliveries, but quite far from the past lofty promises 
of nearly 1,000 rooms per year.

Other notable changes include the first major drop 
of the stock in recent period, with the largest hotel 
in Romania, Rin Grand Hotel, seeking to convert its 
remaining 480 rooms into apartments; it started 
with 1,500 rooms back in 2007, but some had 
already been converted into residential. Another 
relevant supply-side news is the fact that IHG Group 
ended the contract with Intercontinental Bucharest 

The overall pace 
of recovery is 
quite robust: when 
comparing bedroom 
occupancy to the 
average 2018-2019 
levels, Romania 
stood in 2021 at 
around 70% of 
that peak, which 
is the third best 
percentage in the 
EU, after France 
and Greece.

and exited from the local market with this brand; 
the hotel will change its name to Grand Hotel 
Bucharest.

Outlook
Investor interest in building/renovating hotels 
is still facing major headwinds given the current 
context, as we had much richer pipelines back in 
2018-2019. Currently, the major branded hotel 
chains (with the notable exception of Accor) are 
fairly silent. Still, the new post-pandemic realities 
are bound to give way to some interesting 
developments. As we will likely see cities with 
more of a leisure tourism-focus fare better than 
Bucharest, like Brasov, Timisoara, Oradea, Cluj-
Napoca, Sibiu, we could see some rising interest 
from hotel operators for these cities.

Investors are likely still in a somewhat wait-and-see 
mood, as uncertainties about the pandemic abound, 
with the timid recovery we saw last year interrupted 
by the new COVID-19 wave in Q4. That said, last year 
did show that leisure tourism will for sure recover 
much quicker than corporate tourism and MICE, 
where the longer-term outlook is still fairly unknown. 
Still, we feel confident that we will see these flows 
recover somewhat sooner or later, as we also believe 
that corporates will want to foster a return to offices, 
for instance, as physical interaction cannot be 
replaced.

As another emerging, though quite localized trend, 
we have had several non-traditional developers 
(One United, Hagag, recognized for their 
residential and office developments) move into the 
hotel space via purchases destined for the upper/
luxury space of the leisure tourism segment.
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What to look for in a Real Estate 
transaction - a Legal View

Oana Bădărău,
Francisc Peli 
PeliPartners

Given the size and the sheer 
volume of transactions signed, 
closed, or pending in the past 12 
months, it is safe to say that the 
interest of institutional investors 
for the Romanian assets remained 
unchanged and is expected to 
further materialise in the years  
to come.  

As sophistication and complexity increases among 
investors and proposed deal structures, one would 
think that there is an effort of the authorities to 
bring the Romanian legal framework in line with 
Western standards for investments – at which 
point we advise you to take a closer look to the 
specifics of the market. 

Here are some issues which will turn out to be 
relevant irrespective to the type of real estate 
transaction you will aim to implement in Romania.

1. Will the burden of residual title 
issues finally be lifted?

More than thirty years elapsed since the end of the 
communist regime and more than fifteen years 
after the deadlines for submitting claims under the 
special restitution laws. Nonetheless, Romania is still 
struggling to clean up property matters and solve 
restitution claims in what seems a textbook example 
of procrastination.

To make matters worse, information on claims is 
scattered between multiple authorities and difficult to 
obtain. The standard legal due diligence process now 
developed to include sending close to twenty different 
letters to various authorities for each property. 

In Romania, validity of title depends on validity of 
previous titles. The good faith defence is relevant 
only to the extent it is preceded by due and proper 
due diligence. The standard (particularly) for 
institutional investors is very high and that puts 
potential acquirers in the position of investing a 
considerable amount of time and money in the pre-
acquisition checks. 

Even with a couple of months allowed for due 
diligence, sometimes deals end up being subject 
to conditions precedents which relate to obtaining 
confirmatory letters from authorities or, more often 
lately and almost as a standard requirement, to 
obtaining title insurance coverage – all to deal with 
title risks which cannot be addressed otherwise in 
due course.

2.  Will land book registration finally 
amount to proof of title? 

Checking the registration of the ownership right of 
the current and previous owners with the Land Book 
represents an important step in all real estate due 
diligence reviews. Ownership rights (as well as other 
real estate related rights) must be registered with the 
Land Book to be opposable against third parties.

However, land book registration is not absolute 
proof of ownership and validity of current title still 
depends on the validity of previous titles.

Following the entry into force of a new Civil Code 
ten years ago, the effect of land book registrations 
should have changed, for the registration to 
become a condition to the actual transfer of 
rights over real estate. However, this new effect 
of land book registrations will come into play only 
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after the cadastral works are completed for each 
administrative unit (city or village). Until completion 
of the cadastral works, land book registration will 
continue to be performed for opposability purposes 
only and potential acquirers will still be unable to 
rely (solely) on land book registration.

3.  Will urban planning finally become 
coherent and predictable?

With NGOs and private individuals becoming more 
aware and involved in urban planning matters, case 
law on challenged urban plans has expanded, along 
with the odds of vulnerabilities in the process of 
preparing and/or approving an urban plan being 
speculated by third parties. Much to the surprise of 
anyone not familiar with the local market, not only 
that challenges have been aimed at urban plans 
prepared by authorities themselves, but some of 
such challenges were also successful. When the 
annulled urban plan regulated a large area, private 
investments may also be affected, despite the 
investors themselves having done nothing wrong.

One of the basic rules in urban planning concerns 
the hierarchy between various types of urban plans: 
each plan must observe the higher-ranked ones, 
while changes are allowed only within specific limits. 
Nonetheless, corelation is not always achieved and 
that puts developments at risk. Most of the times, 
flaws cannot be cured otherwise than starting the 
whole process over. 

Legislation on terms for challenging urban plans 
is particularly complex and prone to a variety of 
interpretations, which leads investors needing 
proficient legal advisors to grasp the severity of 
potential issues.   

Transactions are often subject to urbanism 
considerations – as ultimately urbanism is a matter 
of permitted use and (via building permits) title to 
buildings. The real estate legal industry for many 
years focused its due diligence efforts on issues 
related to title to land but has now started to 
develop more capabilities in assessing urbanism 
matters. Urbanism is no longer the exclusive 
backyard of architects. This sometimes brings the 
two professions to collide upon various urbanism 
issues, as lawyers are more conservative in 
interpretation while architects deal more often with 
local authorities.

Any future legislative changes will need to bring 
more clarity and coherence so that the two worlds – 
formal and functional – are not disconnected and in 
permanent struggle.

About PeliPartners 
A team specialising in complex projects that 
require innovative approaches, PeliPartners 
have a wealth of experience in a variety of 
fields, including mergers and acquisitions, 
financing, competition, infrastructure 
& concessions, energy, real estate and 
corporate law - being involved in some of 
the landmark real estate transactions on 
the Romanian market for the past 20 years. 
More details about PeliPartners may be 
found on  www.pelipartners.com. 
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Financing Opportunities that will Shape  
the Investment Environment

Encouraging investment, especially those with a 
high multiplier effect, is one of the Government’s 
stated goals. According to the state budget for 
2022, almost 7% of the Gross Domestic Product 
(88.8 billion lei) will be directed to investment 
expenditures, following an increase in the budget 
allocation in the coming years, up to a share of 8% 
by 2025. The State’s effort to support investment 
is complemented by non-reimbursable financing 
instruments, which are part of the development 
policies of the EU Member States. In other words, 
there is a favorable context for those who want to 
invest in construction / infrastructure and not only. 
A review of the main programs and mechanisms 
is aimed to help investors identify the relevant 
financing instruments and the framework within 
which they can be accessed.

Two state aid schemes for regional development 
(open to applicants until 31 December 2023), funds 
managed directly by the European Commission, 
European structural funds implemented at national 

level through operational programs (related to 2021 
-2027 programming period) and last but not least, 
the National Resilience and Recovery Plan (PNRR/
RRF) are sources of funding that the private sector 
may attract. The reforms and projects under these 
programs can be accessed by companies involved in 
construction and infrastructure investment projects.

State aid schemes, having a total cumulative budget 
of over EUR 2 billion, finance investments in assets 
(GD 807/2014) and those leading to the creation of 
at least 100 new jobs (GD 332/2014). Investments in 
construction became eligible starting August 2021.

The maximum level of state aid that companies 
with a signed financing agreement could have 
benefited from is 37.5 million euro. Within the limits 
of the annual budget allocated to each scheme, 
the percentage to be covered by state aid shall be 
derived in accordance with the maximum intensities 
authorized by the European Commission.

On the other hand, the funding provided by the 
Recovery and Resilience Mechanism will support 
the implementation by 2026 of crucial reforms 
and investments in key areas (green energy, 
infrastructure, health, public administration), 
proposed to combat the long-term effects of the 
pandemic of COVID-19. Due to its exceptional nature, 
the implementation of the mechanism will follow 

special procedures and the funds will be paid directly 
to Romania based on the progress made in the 
implementation of the PNRR/RRF.

With a total allocation of 29.2 billion euro, the Plan 
is expected to contribute to the country’s long-term 
economic and social recovery by financing both 
public interest projects and private investment. 
Several state aid schemes are currently being 
developed, some of which addressed to either SMEs 
or large companies. Through these, investments 
in digitalization or renewable energy production 
capacity will be financed.

Investments in energy systems modernization, 
energy efficiency improvement (including in 
construction and transport) and in the transition 
to climate neutrality will also be financed through 
the Modernization Fund. Thus, in the period 2021 
- 2030, Romania will be able to choose relevant 
projects, both from the public and private area, 
to be proposed for financing to the European 
Investment Bank and the European Commission. 
The modernization fund offers the beneficiary states 
the opportunity to decide on the chosen support 
mechanism: grants, loans, guarantee instruments or 
capital injections.

Alex Milcev

Partner at Ernst & Young,  
Head of Tax & Law
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Approximately 20% of the EU budget for the period 
2021-2027 will be allocated through programs 
and funds managed directly by the European 
Commission. Calls for proposals for investment 
projects in various fields of activity are launched 
through Commission departments or EU executive 
agencies. The Commission also evaluates the 
proposals submitted, grants, and monitors the 
implementation of projects.

More than half of EU funding is provided through 5 
structural funds jointly managed by the European 
Commission and Romania. The amount allocated 
to Romania is available through Operational 
Programs, and the preliminary versions for the 
period 2021-2027 have been published by the 
Ministry of Investments and European Projects for 
public debate. However, it is not yet known when 
the programs will be open. The eligibility criteria of 
the projects and beneficiaries, the eligible expenses, 
as well as the maximum funding under each 
Program will be published when the project calls are 
launched.

Operational programs include: Just Transition 
Operational Program (POTJ), Sustainable 
Development Operational Program (PODD), 
Transport Operational Program  (POT), Intelligent 
Growth, Digitalization and Financial Instruments 
Operational Program (POCIDIF), Health Operational 
Program (POS), and Regional Operational Programs 
(POR).

The Just Transition Operational Program aims 
to increase energy efficiency and addresses 
investments in renewable energy, green transport, 
charging infrastructure for electric vehicles, but also 
those that support the transition from coal to gas in 
6 counties (Hunedoara, Gorj, Dolj, Galați, Prahova, 

Mureș). The beneficiaries are mainly the authorities, 
but the funds can also be accessed by SMEs and 
large companies.

The Sustainable Development Operational Program 
aims, in addition to environmental protection 
and the development of water and wastewater 
infrastructure, the transition to a circular economy. 
For this case also, the authorities are the main 
beneficiaries, along with large enterprises and SMEs.

The Transport Operational Program is intended 
for the development of transport infrastructure 
and mobility services for people and goods. 
The main beneficiary is the state, through the 
National Companies or other relevant authorities. 
Of the total POT allocations, estimated at over 
8 billion euro, almost 2 billion are dedicated to 
TEN-T road infrastructure. Important projects 
financed by POT also include investments in the 
development of railway transport at national and 
regional level, metro infrastructure, investments 
in infrastructure of inter-modal terminals, related 
facilities and equipment, projects in the naval sector 
- interventions in Constanța port and Danube ports, 
as well as road safety improvement projects.

Promoting digital technologies to create new 
development opportunities for both the public 
system and the business environment is the 
main goal of the Intelligent Growth, Digitalization 
and Financial Instruments Operational Program. 
Projects belonging to SMEs, large companies or 
public institutions aiming for the development and 
adoption of technologies may be funded under this 
program.

Another program that may attract the interest of 
construction companies is the Health Operational 
Program, which aims to improve the accessibility, 
efficiency, and resilience of the health system. 
Among the main objectives to be mentioned are 
the investments for the construction of regional 
hospitals and new hospital infrastructure.

Private actors (start-ups, SMEs, large companies), 
but also research and development institutions 
and public administration authorities can also 
benefit from funding through Regional Operational 
Programs. Available at the level of each development 
region of Romania, the funds can be accessed by 
projects that address regional competitiveness, 
sustainable urban development, reduction of 
carbon emissions and economic, social, and cultural 
infrastructure at regional and local level.

Regardless of the applicable financing source, 
investors must identify relevant project calls and 
follow the specific guidelines of the envisaged 
program - each funding application is unique.

The main beneficiary is the state, 
through the National Companies or 
other relevant authorities. Of the 
total POT allocations, estimated at 
over 8 billion euro, almost 2 billion 
are dedicated to TEN-T road 
infrastructure. 
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Bacău, Botoșani, 
Brăila, Buzău, 
Călărași, Dolj, Galați, 
Gorj, Ialomița, 
Mehedinți, Neamț, 
Olt, Prahova,  
Suceava, Teleorman, 
Tulcea, Vaslui, Vâlcea, 
Vrancea

60%

Alba, Argeș, Bistrița-
Năsăud,  Constanța, 
Dâmbovița, Giurgiu, 
Iași, Maramureș,  
Satu Mare, Sălaj

50%

Bihor, Brașov, 
Caraș-Severin, Cluj, 
Covasna, Harghita, 
Hunedoara, Mureș, 
Sibiu

40%

Arad, Timiș 30%

Ilfov 35 - 45% 
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