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Dear partners,

Living is what we, at JLL, collectively call the sector that deals with all real estate 
housing types: residential, student housing, elderly care and medical facilities. 
These have been for some time now alternative investment targets across the globe 
with over €73 billion invested in residential in 2019, in EMEA. In this context, with 
Romania being an emerging market, the Living segment is the next to evolve towards 
institutional investment products.

Our mission is to create a quality living experience for all by applying our global 
knowledge, ethical behavior, local experience, creativity & professionalism 
towards an approachable, trusted & socially responsible practice in the Living sector.

We are delighted to bring to you the first Living Sector publication of JLL Romania - our 
way of taking a step forward on the road to our mission.  Our aim is to help investors 
approaching the local Living sector, assist developers in making informed decisions 
and bring JLL’s global expertise for the sector’s growth.

Residential is the asset class of choice mostly for small local investors who have little 
alternatives in this risk bracket in the country. Institutional investors in Residential are 
extremely few, while the largest portfolio holding is less than 300 units. We believe one 
of the main reasons for this is the lack of transparency in the market and of quality, up 
to date, reliable information.

Our aim with this publication and the ones that will follow is to correct that issue by:

•	 defining industry standard measurements and product approach

•	 building the concept of residential for let 

•	 setting a high standard of professionalism and accuracy in the 
information and approach of the residential sector through a consistent 
research methodology used by JLL across geographies

•	 collecting and following market information and trends

Considering the times and the fact that we deal with 2019 figures in this report, the 
impact of Covid-19 is still not captured within the presented data. We have been 
reserved in forecasting the evolution of the market, as it is still early to assess the 
effects of the current crisis.  

We are keeping an eye out for trends and we will update you in our future reports. 

I hope you will enjoy this report’s content and we would love to get your feedback.
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Romania -
the growth 
story in Europe

The Romanian economy continues 
to be one of the fastest growing in 
Europe. GDP expanded by 4.1% in 
2019 and is forecasted, as of March 
2020, to surpass the 2.5% mark for 
the full year, Romania thus entering 
its tenth consecutive year of growth. 
However, the long-term impact of 
the Covid-19 is yet to be seen.

Foreign direct investment in 
Romania grew by almost 1.13% 
in 2019 when compared to the 
previous year, with large amounts of 
investment centered on Bucharest’s 
active tech, manufacturing and 
start-up sectors.

Due to the significant foreign 
investment in the country, the 
unemployment rate is at a record 
low of 3.9% as of December 2019, 
significantly below the European 
average of 6.6%.

The foreign exchange rate has 
been very stable, holding steady 
between 4.40 to 4.88 Ron/Euro 
over the past 5 years. Moody’s, 
Fitch and Standard & Poor’s 
rated Romania as recommended 
for investment with a stable to 
positive outlook in 2019. 

Economy Unemployment

Foreign exchange Investment

Population (mil)

Romania 
19 .53

Hungary
9.77

Cz . Rep.
10.65

Poland
37 .98

GDP Size (€mil)

Romania 
239,550

Hungary
155,700

Cz . Rep.
244,110

Poland
585,780

Debt to GDP

Romania 
35%

Hungary
71%

Cz . Rep.
33%

Poland
49%

Romania is the 6th largest country in the European Union (EU) in terms of population and 
the 2nd largest in Central and Eastern Europe (CEE) after Poland with the same number of 
inhabitants as the Czech Republic and Hungary combined. Romania has a stable parliamentary 
democracy, being a member of NATO since 2004 and a member of the EU since 2007.
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Bucharest
Bucharest is the capital and largest city of Romania, 
as well as its cultural, industrial, and financial 
center, with 2.27 million inhabitants living in the 
metropolitan area.  Bucharest & Ilfov contributed 
with 27% of the total Romanian GDP, having only 
9.4% of the country’s population. The city has the 
highest working pool in Romania with over 1 million 
employees - 20% of the total no. of employees in 
the country. The net average earnings in Bucharest 
of 817 Euro surpassed the national average by 26%. 
The net average earning per employee  is expected to 
increase by 34% by 2022. 

The city is divided into six administrative sectors, 
each of which has its own sectoral council, town hall, 
and mayor.

The six sectors are numbered from one to six and 
are disposed radially so that each one has under its 
administration a certain area of the city center. They 
are numbered clockwise and are further divided into 
sectoral quarters / neighborhoods which are not part 
of the official administrative division.
Bucharest’s public transport system is the largest 
in Romania and one of the largest in Europe. It is 
made up of the Bucharest Metro, as well as a surface 
transport system with buses, trams, trolleybuses, 
and light rail.

Bucharest Administrative Sectors

Source: JLL Romania
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Considering the provisory data available on the 
Bucharest Municipality Regional Direction’s website, 
as at 1st of July 2018, a total number of 2,121,794 
people had their residence registered in Bucharest.

According to the National Institute of Statistics, 
in 2017, in Bucharest Municipality, the number of 
temporary registered immigrants increased with 29% 
when comparing with 2016, registering a number 
of 14,775 people, while the number of permanent 

registered immigrants doubled its figure.
Approximately 70% – 75% from the total number 
of registered immigrants are aged between 20 – 49 
years old.
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4.59% 4.75%
4.32%

3.50% 3.67%

6.24%

9.19% 9.48% 9.34%

7.80%

6.75%
5.80%

7.35%

6.22%

3.60%
2.82%

2.31% 2.27%

Source: Bucharest Municipality Regional Direction

533,000
Students enrolled

 in Romania

165,000
Students registered

 in Bucharest

8,000
Foreign students 

registered in 
Bucharest

Demographics
The city is administratively known as the 

Municipality of Bucharest, and has the same 
administrative level as a county, being further 
subdivided into six districts. The city expanded in the 
neighboring Ilfov county, and even though they are 
separate administrative entities, Bucharest and Ilfov 
should be considered one single residential market.

As seen in the table below, although the population 
of Bucharest proper is slowly decreasing, this is 
compensated by the fact that the population of Ilfov 
County is rapidly increasing. That also has to take 
into account that much of the expansion in Ilfov is 
due to population relocating here from Bucharest 
proper, taking advantage of the availability of land 
for construction and lower prices. 

As a whole, the Bucharest-Ilfov region registered a 
slight increase of population between 2012 and 2018.

On the medium term, until 2030, the population of 
Bucharest proper will continue to shrink by 4.19% 
in comparison with 2015. However, this decrease 
will be compensated by the booming population of 
Ilfov County, of more than 36% in the same period. 
Therefore, overall, the population of the region is 
expected to slightly increase by 3.57%.

Population
Bucharest

Change 
y on y%

Change 
y on y%

Population
Bucharest + Ilfov

Change 
y on y%

Population
Ilfov

2012

2013

2014

2015

2016

2017

2018

1,886,866

1,875,389

1,865,563

1,853,638

1,843,962

1,826,830

1,827,810

N.A.

-0.6

-0.52

-0.64

-0.52

-0.92

0.05

N.A.

3.71

2.7

3.1

3.11

3.66

2.8

N.A.

0.14

0.05

0.05

0.16

-0.04

0.61

392,279

406,855

417,850

430,805

444,241

460,517

473,445

2,279,145

2,282,244 

2,283,413

2,284,443

2,288,203

2,287,347

2,301,255

90%
Built out of the total 

administrative 
territory

Year
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Social environment 
96% of Romanians own the house in which they 
live in, which is the highest rate of an EU country; 
whilst around 70% of all households in the EU-28 
were owner-occupied in 2016, and 30% were lived in 
by tenants (Source: Eurostat, 2016). Considering the 
very high homeownership rate in Romania it is likely 
that this rate will start to decrease on the long term 
and get closer to the EU average; 

• Almost half of all Romanians still live in over-
crowded homes, also the highest rate of an EU 
country. 

• Registering the rental contract to the fiscal au-
thority (ANAF) by private individuals is not man-
datory, which creates a problem in determining 
the market size; 

• Supporting agencies/ programs are represented 
by the National Housing Agency (ANL), introduc-
ing the Rental Housing Units for Young People 
Construction Program in 2002, and First Home 
(Prima Casa) mortgage program, launched by the 
Government in 2009, both of them addressing 
young people up to 35 years old;

96%
Ownership rate
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Growing economy
Bucharest is the political, 
economic, scientific and cultural 
hub of Romania, a country 
of around 20 million people. 
It lies in the southern part of 
Romania, midway between the 
Danube River and the Southern 
Carpathian Mountains. 

In terms of turnover, the most important companies that have their 
headquarters in Bucharest Municipality (but which have subsidiaries 
also in other localities within Romania) are as follows: OMV Petrom 
Marketing SRL, OMV Petrom SA, Kaufland Romania SCS, Rompetrol 
Downstream SRL, British American Tobacco (Romania) Trading SRL, 
Carrefour Romania SA, Lukoil Romania SRL, Orange Romania SA, 
Auchan Romania SA, Engie Romania SA, Mega Image SRL and Metro 
Cash & Carry Romania SRL among others.

According to Oxford Economics database, in 2018, the wholesale and 
retail trade was the largest employment sector in Bucharest (18.73% 
of all jobs), followed by the transportation and storage sector that 
accounted 11.04% of all jobs. 

As of January 2020, Bucharest registered an unemployment rate of 
1.3%, one of the lowest in Romania and in all capitals of CEE.

Romania and Bucharest Municipality – real GDP evolution (% y-o-y)

Employment background

9.4%
Of the total country 

population 

26.8%
Of the total GDP 

of Romania 

3.4%
GDP growth  
in 2019 y-o-y

Source: National Commission of Prognosis – December 2019

Source: Oxford Economics

213,000
Companies Registered  

in Bucharest

Wholesale & retail trade

Transportation & storage

Construction

Public administration & defence

Information & communication

Manufacturing

Administrative & support activities

Professional, scientific & technical activities

Human health and social work

Education

Other services

Financial & insurance activities

Accommodation & food services

Electricity, gas & water supply

Arts, entertainment & recreation

Real estate activities

Agriculture, forestry & fishing

Mining & quarrying

0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%

18.73%
11.04%

8.44%
8.14%

7.71%
7.40%

7.00%
5.73%

5.52%
4.62%

4.26%
3.50%

2.97%
2.31%

1.34%
0.76%

0.32%
0.21%

One of the fastest in CEE
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Bucharest Romania
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Ever developing 
infrastructure

The infrastructure development projects in 
Bucharest have always led to important private 

investments. 

For example, the construction of the Basarab overpass 
inaugurated in 2011, has attracted major investments 
in the area, such as Orhideea Towers, The Bridge or 
Business Garden Bucharest office developments. 
Large landmark projects have also been completed or 
started after the enlargement of Buzesti Street, such as 
The Mark office project developed by S Immo or, more 
recently, Țiriac Tower office building. 
The construction of Pipera overpass in the North part of 
the city, stimulated the development of the well known 
Floreasca - Barbu Văcărescu office area. 
The development of these newly created office hubs 
generated important investments in residential projects.

The massive development of both office and 
residential segments in Baneasa - Expozitiei area 
was stimulated by the announcement of the new M6 
subway line which will connect Bucharest to Otopeni 
Henri Coanda Airport. 
The attractiveness of Cotroceni  area both for office 
and residential developments has significantly 
increased alongside the extension of the M5 metro 
line which connects the densely populated Drumul 
Taberei neighborhood to the city centre. 

•	 A	new	terminal	for	the	International	Airport
•	 The	M5	metro	line	
•	 M6			subway	line,	section	1	May	-	Tokyo,	are	

scheduled	to	begin	in	the	second	half	of	this	year	
and	are	expected	to	be	completed	by	2023.		

•	 Splaiul	Independenței	–	Ciurel
•	 Berceni	Road
•	 A0	southern	highway	–	southern	alternative	ring	road
•	 Prelungirea	Ghencea	Road
•	 Overpass	to	Domnești	
•	 The	extension	of	Brașov	Street	between	

Prelungirea	Ghencea	and	Alexandriei	Road,
•	 A	connection	road	between	Valea	Cascadelor	and	

Prelungirea	Ghencea
•	 The	widening	of	Preciziei	Boulevard	between	

Valea	Cascadelor	and	Iuliu	Maniu	Boulevard	
•	 The	widening	of	Fabrica	de	Glocoza	Road
•	 Pantelimon	parking	and	multimodal	node	
•	 The	extension	of	Nicolae	Grigorescu	Blvd.
•	 The	extension	of	Northern	ring-road	between	DN7	

and	A1	highway

1
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Major infrastructure works 
announced for the next 5-10 years for Bucharest & Ilfov

Real estate projects have always followed  

the infrastructure development. 

Source: JLL Romania
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Housing follows 
infrastructure & 
commercial 
real estate

10’

A2

A1

A3
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International Airport

DN1A
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DN6

DN5 DN4
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Chiajna

Bragadiru

Ștefăneștii
de Jos

Legend

Map of Bucharest Commercial Areas & Residential Developments

Residential Development 
(after year 2000)

Large retail asset

Metro line

Băneasa-Otopeni

CBD

Center

Center West

Dimitrie Pompeiu

East

Expoziției

Floreasca-Barbu Văcărescu

Pipera Nord

 South

West

Dynamics of Bucharest’s residential areas

The improvement of the city’s 
infrastructure represents a 

powerful catalyst for generating 
new commercial opportunities.
New projects aiming to solve the 
heavy traffic’s congestion difficul-
ties, through several overpasses 
and alternative routes, followed 
by the underground train’s ex-
pansion to reach distant neigh-

borhoods, and establish a faster 
connection with the airport, are 
already creating a positive impact. 
In the light of this progressive 
focus, the investors and develop-
ers respond swiftly by opening up 
new areas through office and retail 
projects.
The strong establishments re-
flected through the office sector’s 

expansion generates the right 
premises for the rapid develop-
ment of the residential market. 
The current ongoing and planned 
investments managed to rede-
fine various areas of the city into 
multi-functional districts. This 
is expected to generate more 
housing solutions, with a practical 
approach on the living segment.

Source: JLL Romania
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Government 
policies

Romania has never had an integrated 
national housing policy before 2009 when 
two major measures have been taken: 

1. Support for borrowers buying their first 
apartment through Prima Casa program (The 
First Home), created to resuscitate the real estate 
market and to maintain a level of lending in the 
context of the global recession. 

2. Introduction of preferential VAT rate of 5% 
applicable to residential units with a total selling 
price below 450,000 RON (approx. 100,000 Euro 
at that moment) 
 
These two mechanisms impacted massively the 
affordable housing market, dividing it into three 
segments:

• The lower market segment consisting of units 
qualifying for Prima Casa program, having  a 
maximum selling price of EUR 70,000

• The middle-lower segment consisting of slightly 
more expensive units, but still situated below 
the 5% VAT  threshold (units with prices between 
EUR 70,000  and EUR 100,000 EUR) 

• The middle-upper segment with units reaching 
the 19% VAT threshold (units with selling prices 
of more than EUR 100,000).

Over time the two measures suffered changes 
and updates. Prima	Casa proved to be a very 
successful program which represented the engine 
of the residential market during the crisis years. 
The program has gained importance gradually, 
helping with the recovery of the mortgage market 
in Romania. From the launch of the program in 
2009 until the end of July 2019, 279,179 guarantees 
were granted, with a total value of 24.9 billion RON 
(approx. 5.2 billion Euro).
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“After having debated the issue 
back and forth, the Government 
decided that “First Home” (“Prima 
Casă”) Program continues in 2020, 
with an approved coverage level 
of RON 2 billion. Importantly, once 
the law amending the program 
is enacted by the President and 
published in the Official Journal, 
the program shall change its name 
into “One Family, One Home” 
(“O familie, o casă”). Therefore, 
in 2020, the program will exist 
in two forms (“First Home” – for 
the applications submitted up 
to the coming into force of the 
amendments, and “One Family, 
One Home” - for the applications 
submitted after the amendments 
come into force).

The program facilitates 
individuals’ access to mortgage 
loans and, to this end, the state 
guarantees a percentage of the 
loans granted by banks, under 
certain conditions beneficial for 
borrowers. The state guarantees 
maximum 50% of the finance 
amount for loans intended for 
purchase or construction of new 
housing, and 40% of the finance 
amount for loans intended for 
purchasing other categories of 
housing units. 

In order to be eligible for the 
program, individuals must not 

own – exclusively or jointly with 
their spouses – any housing, 
regardless of how and when it 
was acquired. An exception to 
this eligibility rule applies to 
individuals that own - exclusively 
or jointly with their spouses – 
one housing unit at most, with a 
usable area smaller than 50 sq. 
m, acquired otherwise than under 
“First Home” Program. As regards 
“One Family, One Home” Program, 
an additional condition applies: 
throughout the loan agreement, 
the beneficiary shall not acquire, 
individually or with his/her family, 
a share exceeding ½ (inclusive) 
of another housing in the urban 
environment, except for those 
inherited.

Another additional requirement 
to be imposed by “One Family, 
One Home” is that the monthly 
net income of an individual 
beneficiary or of a beneficiary 
jointly with his/her spouse shall 
not exceed RON 4,500, while the 
threshold increases to RON 7,000 
if the family has one or several 
children. 

The borrowers have certain 
obligations and should meet 
certain criteria in order to be 
eligible for the loan include, 
including, inter alia: (i) down 
payment of minimum 5% of the 

purchase price; (ii) collateral 
deposit guaranteeing the 
interest, amounting to 3 interest 
instalments; (iii) interdiction to 
sell the asset during the first 5 
years; (iv) to secure insurance 
coverage under an “all-risk” 
insurance policy.

The finance offered under the 
program differs depending on 
the type thereof. The loans cover 
maximum 95% of the purchase 
price, excluding bank interest and 
fees and other amounts payable 
by the beneficiary under the loan 
agreement, while the maximum 
finance amount is EUR 66,500 for 
new or consolidated housing. In 
addition, “One Family, One Home” 
Program shall set a ceiling as to 
the housing purchase price, i.e. 
maximum EUR 70,000.”

Thus, the Prima Casa becomes 
a social program targeting 
lower income families, unlike its 
previous versions where there 
were no limitations in terms of 
monthly income.

Its overall impact on the 
residential market is decreasing 
as it more difficult to qualify for 
this scheme, while alternative 
affordable financial products are 
available in the context of the 
general income growth.

Prima Casă Program in 2020

“From a tax perspective, Romanian legislation still 
provides tax relief that has positively impacted the 
real estate market and has contributed to annual 
growth rates in this sector. 

One of the most important measures was the 
lower VAT rate of 5% for sale of housing as part 
of social policy (housing price up to RON 450,000 
and maximum area of 120 sq. m). This led to a 
cut in housing purchase costs for individuals by 
approximately 12%. Furthermore, starting 2019, 
the limitation for individuals to only purchase one 
such housing unit was eliminated. In the European 
Union, Romania is among the few countries that 

implemented such tax relief – a lower VAT rate, i.e. 
4%, was only applied by Italy. 

Another form of tax relief that positively influenced 
the residential market was the option for individuals 
that earn income from 5 rental agreements at most 
to pay income tax based on an amount lower than 
that of the income actually earned. Therefore, the 
actual tax rate is 6% instead of 10%.

Both tax relief measures have positively influenced 
the number of real estate transactions and 
consolidated the demand for sale and purchase 
transactions on the residential market.”

Taxes in 2020 

Amalia Dumitru
Managing Associate Țuca Zbârcea & Asociații Real 
Estate Practice Group
amalia.dumitru@tuca.ro

Sergiu Negreanu
Senior Associate Țuca Zbârcea & Asociații  
Banking & Finance Practice Group
sergiu.negreanu@tuca.ro

Cristian Velcu
Tax Director Țuca Zbârcea & Asociații Tax SRL 
cristian.velcu@tuca.ro

Contributors:

Tax
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Mortgage market
Romania’s mortgage market remains small by international standards, 
at approx. 8% of GDP in 2019.  From 2008 to 2018 housing loans 
outstanding have grown by more than 17% annually.

More than 70% of outstanding housing loans were RON-denominated in 
December 2019, a small increase from 66% in 2018. Euro-denominated 
housing loan interest rates accounted for over 26% of total outstanding 
housing loans in December 2019, down from 31% a year earlier.

These general financing conditions may suffer changes in 2020, as new Governmental measures are expected 
in order to overcome the Covid-19 pandemic outbreak.

General financing conditions

Housing Loan 

Outstanding 

Evolution

Down Payment
5% Prima	Casa, 

15% mortgage loan (RON)
25% mortgage loan (EUR)

Term 
30 years for Prima	
Casa, 15-30 for 
mortgage loan 

Interest Rate  
for RON loans

Prima	Casa 4.5%, 
mortgage loans 4.6% - 6%

Level of indebtedness
40% of the net income 
for mortgages in RON, 
20% of the net income 

for foreign currency 
mortgages

Living in
Bucharest
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Bucharest Living Report 2020 2524

Prior to the mid-1990s there 
was no developer’s market in 

Bucharest. The annual scale of 
supply levelled at approximately 
1,300 apartments which were 
easily absorbed. The small level of 
supply in these years was focused 
on affluent homebuyers. This 
trend continued up until 2005.

With some delay compared to its 
CEE peers, the residential market 
of Bucharest started to develop 
more rapidly from 2006 onwards, 
especially after the EU accession. 
The year 2006 saw some 5,500 
new units launched for sale, 

followed by an even higher new 
supply of approximately 6,700 and 
10,100 units in 2007 and 2008, 
respectively. At the same time, 
the level of end-users demand, 
combined with speculative 
demand was far surpassing 
the new supply. The unbalance 
between supply and demand 
caused a fast increase of prices, 
as high as 30% in 2007 alone and 
another 27% in 2008.

However, real sales were in 
substantial part based on 
speculative investors (mainly 
foreigners), which covered more 
than 50% of the transactions. As a 
consequence, land prices as well 
as apartment prices were pushed 
far above the affordability level of 
local buyers. The dependence on 
foreign capital made the market 
much more vulnerable  the impact 
of the global financial crisis.

The global financial crisis hit 
Romania’s economy hard in 2009. 
The drop of GDP, the decline in 
purchase power of households 
and the increase in mortgage 
interest rates impacted negatively 
the residential market. In 
response to the credit crunch and 
the sales slowdown, developers 
also drastically reduced the 
number of newly launched units, 
resulting in a slow decrease of the 
market offering. 

The number of newly supplied 
apartments fell by approximately 

20% in 2009 and continued the 
downward trend in 2010 - 2012, 
due to the significant number 
of projects which stopped their 
development in the financial 
turmoil period. 

In mid-2009 the Romanian 
Government has introduced Prima 
Casa mortgage program (The 
First Home). In this context, the 
years 2011 - 2013 have noted slight 
improvement, especially in terms 
of the deceleration of the prices 
decline. From 16% price decrease 
registered in 2010, to 10% in 2011, 
7% in 2012 and 3.2% in 2013.

2012 was the year when most of 
the speculative investors started 
to place on the market their 
assets acquired before the crisis. 
The new supply was estimated 
at some 5,800 new units for 
Bucharest & Ilfov, while investors 
– speculators were trying to sell a 
similar number of new flats from 
the pervious years stock. The 
prices continued the downward 
trend, although at a slower pace 
- 7% as compared to 10% in the 
previous year.

The year 2013 brought a 40% 
y/o/y increase of completed 
units. The developers were still, 
however, struggling to sell the 
pre-crisis units and were reluctant 
to start new projects. New projects 
were also limited by quite high 
land prices, making potential new 
developments hardly feasible. 
In the summer of 2013 the 

2006
5,500 new units

price
+6%

2007
6,700 new units

price
+30%

2008
10,100 new units

price
+27%

2009
8,000 new units

price
-16%

2010
6,700 new units

price
-16%

2011
5,800 new units

price 
-10%

2012
5,800 new units

price 
-7%

Bucharest & Ilfov - Residential new stock evolution (2004 - 2019)
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National Bank of Romania set 
the interest rates at historically 
lowest level. There were no signs, 
however, of any growth in number 
of transactions, while the prices 
continued to decrease, although 
at a significantly lower pace (3%).
In 2014 the supply in Bucharest-
Ilfov increased again y/o/y, this 
time by 20%, reaching 10,100 
units, which was the  highest 
number of new residential units 
delivered in one year by that 
time. It definitely showed a wave 
of optimism in the developers’ 
society, who started to launch 
bolder projects, diversifying 
their areas of focus and units 
typologies.

The demand was driven both 
by the low interest rates and by 
the buyers withdrawing savings 
from the banks (coming a a 
consequence of very low interest 
rates on deposits). In this light, 

2014 was the last year in the 
recent history which registered a 
price decrease, which was almost 
insignificant (around 1%). 
In 2015 the supply increased with 
10% continuing the positive trend 
on the market. The mortgage 
interest rates have stabilized at the 
historically lowest level of 4.0-4.5%. 
Prima Casa program was supporting 
the sales at an even higher level and 
the buy-to-let demand increased in 
central and sub-central locations. 
In this context, 2015 was the year 
which reverted the price decrease 
trend, experiencing a 3% rise in 
selling prices. 
The high sales pace continued in 
2016 - 2018, driven by the low 
interest rates, a stable economic 
growth, an increase of the average 
income, the availability of quality 
products and, nevertheless, a 
general optimistic sentiment on 
the market.

The supply has stabilized 
somewhere around 10,000 units 
per year proving that the market 
reached a certain level of maturity. 
Prices have followed the same 
trend, with a sustainable increase 
of 8% in 2016, 10% in 2017 and 4% 
in 2018.

2019 marked a spike in terms of 
new units delivered due to the 
multitude of active developers 
and the diversity of the projects 
placed on the market, from 
small boutique centrally located 
buildings to large scale residential 
compounds in the suburbs. Hence, 
14,000 units have been completed 
in the last year, marking a record 
34% y/o/y increase.  Prices 
continued to rise at a pace of 5.3%.
 
The new stock for Bucharest – Ilfov 
at the end of 2019 reached over 
144,000 units, representing only 
14% of the old existing stock of 
around 926,000 units.

In the light of the Covid-19 
pandemic outbreak, the current 
uncertainty on the entire economic 
environment might decelerate the 
residential market dynamics in 
2020, with developers having their 
construction and sales activities 
slowed down, while the buyers will 
have the wait-and-see approach. 
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8,400 new units

price
-3.2%

2014
10,100 new units

price
-1.2%

2015
11,100 new units

price
+3%

2016
10,000 new units

price
+8%

2017
9,500 new units

price
+10%

2018
10,500 new units

price 
+4%

2019
14,000 new units

price 
+5.3%

Bucharest Residential Prices Evolution (2003-2019)
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Dynamics of 
Bucharest’s 
residential areas
Bucharest is currently reshaping 

its residential hotspots follow-
ing closely the major office devel-
opments, but also the transport 
infrastructure and areas within the 
city with land availability, as peo-
ple want to live near the facilities 
they use and want to spend as 
little time in traffic as possible. 
People started to value more prox-
imity rather then simply targeting 
lower prices of the sqm.
Within the city, the new residential 
areas emerged in and around the 
newly developed office districts, 

such as Floreasca - Barbu Văcăres-
cu, Aviației – Pipera, Domenii – Ex-
poziției, Grozăvești, Timpuri Noi. 
Other residential hotspots are 
being delivered in more peripheral 
locations, where there are signifi-
cant availability in greenfield and 
brownfield areas with easy access 
to various transportation facilities, 
including newly operating metro 
stations. These areas are Policolor 
(East of Bucharest), Metalurgiei 
– Berceni – Olteniței (South and 
South East) and Militari (West of 
Bucharest). 

Outside the city’s administrative 
borders there is an advanced 
suburbanization process  in par-
ticular to suburban municipalities 
located within the Bucharest Ring 
Road, such as Pipera and Voluntari 
in the north-east, Chiajna in the 
west (extension of Militari), Ghen-
cea in the West, Pantelimon and 
Dobroești to the East and Popeș-
ti-Leordeni to the South-East and 
Bragadiru in South-West, which 
are closer situated to Bucharest’s 
city center than some parts on the 
urban fringe within city limits.
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Residential neighborhoods 
attractiveness analysis
a study performed by World Bank

For Bucharest, the methodology 
of analyzing the attractiveness 

of neighborhoods included both a 
qualitative (subjective) evaluation and 
an objective (quantitative) evaluation 
of a set of indicators/characteristics. 
The analyzed indicators have been 
grouped into two broad categories: 
tangible components and intangible 
components. Detailed, the analysis of 
tangible components refers to physical 

elements, such as: accessibility and 
mobility, buildings, natural factors, 
services, or infrastructure; the analysis 
of intangible components refers to 
social interaction, perception and 
access to housing (affordability)/ 
market value of a property, without 
being limited to them and is based on 
a qualitative analysis. Additionally, 
the results of a large survey 
conducted during the development 

of the Integrated Urban Development 
Strategy for Bucharest (2019) were 
used: this showed that the degree of 
citizen satisfaction varies not only from 
one sector to another in the Capital 
City, but also between the different 
neighborhoods of the same sector, 
depending on the facilities that are 
available at its level (the number of 
urban facilities varies from 11 to 24, 
from one neighborhood to another).

Legend

Housing affordability - average price 
index eur/sqm S1 - 2019
1 = most affordable, 
5 = most expensive
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Market 
segmentation
The segmentation of the market has witnessed changes 

over the past 3 years. Less Prima	Casă	loans and 
higher interest rates impacted negatively the demand for 
lower-end market segment. Generally, as the composition 
of segments changes, the share of the middle market 
segment is increasing, while the low-end and lower-
middle segments get smaller.
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Bucharest Residential Market Segmentation Map

Source: JLL Romania

JLL has identified 4 distinct market segments, as reflected 
in the Bucharest Residential Market Segmentation Map.

Our classification took into account the analysis of the 
current market prices for  units available for sale in more 
than 600 residential projects built in the last 10 years.
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Neighborhoods where 
the yield surpasses 6.5% 

Rahova, Giulești, Popești, Pipera Nord,  
Dristor – Vitan, Crângași, Berceni, Giurgiului

Neighborhoods where 
the yield is below 5%

Unirii, Kiseleff – Aviatorilor, Dorobanți - Floreasca,  
Victoriei - Romană - Universitate, Herăstrău 

Residential yields 
by sector
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The new residential units demand in 
Bucharest-Ilfov area is high, being fu-
eled by drivers such as : the increasing 
average income, the immigrants af-
fluence from south and east regions, 
as well the high number of expats 
working in Bucharest (over 30,000), 
the locals’ property ownership pref-
erence (Romania having a 96% home 
ownership rate), the extremely low 
unemployment rate (below 1.3%), 
plus the large number of poor quality 
units from the old stock that need to 

be replaced. In this context, we expect 
a level of 10,000 – 20,000 new units 
to be easily absorbed yearly over the 
next 5-7 years.

For 2020, the residential demand is 
expected to come under pressure 
in the short term as the Covid-19 
pandemic outbreak has slowed down 
the acquisition process for both 
 end-users and investors.

In 2019 the residential market demand 
has registered an ascending trend, 

with a sustainable price increase, 
leveling at EUR 1,390/sqm in average, 
following a record number of new 
deliveries, summing 14,000 units in the 
Bucharest Metropolitan Area. Market 
segmentation highlights the strength-
ening of the middle market, as less 
Prima Casa loans and higher interest 
rates impacted directly the demand for 
both the low-end and the lower-middle 
sectors that are decreasing.

Housing demand 

The Bucharest metropolitan area 
registered the shortest time on 

market for a residential property, at 
an average of 42 days in 2019. The 
number has decreased in the last 
three years, pointing out a stronger 
and more committed demand along 

with a faster scoring process to 
approve banking credits. The price 
negotiation range was relatively low, 
placing between 2% - 5% from the 
asking price. The final price may 
suffer alterations depending also 
on the project’s development stage, 

and the level of the down payment 
that could ensure a higher margin 
of negotiation.  On the other hand, a 
longer time period spent on the market, 
not met with a solid buyer prospect, 
can influence the negotiation margins 
and the final price.
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RON depreciation - Impact analysis

The fluctuations of the 
exchange rate combined 

with the constant yearly price 
increase of the residential units 
had a significant impact on the 
apartments’ affordability. 

Thus, a 3 room apartment which 
in 2016 was sold with a  gross 
price of 82,000 Euro is currently 
selling for a total price of 122,500 
Euro, resulting in an increase of 
33%, even though the apartments’ 
prices increased only with 24%. 
The difference comes from the 

applicability of the VAT rate 
which in this case changed from 
5% in 2016 to 19% in 2019, as a 
consequence of the fact that the 
apartment price in RON surpassed 
the maximum ceiling for the 
reduced VAT rate.

58%
Average RON 

gross price 
increase / unit

50%
Average EUR 
gross price 

increase / unit

40%
Average RON

net price 
increase / unit

32%
Average EUR

net price 
increase / unit

Average usable area (sqm)
Average price / usable sqm*
Average net unit price

Applicable VAT rate
Average gross unit price 

Q1 2016
74
EUR 1,053 
EUR 77,922 
RON 353,852
5%
EUR 81,818 
RON 371,544

Q1 2020
74
EUR 1,390 
EUR 102,860 
RON 494,427
19%
EUR 122,403 
RON 588,369

Evolution of net vs. gross price for a 2-bedroom apartment 
(2016 / 2020)

*according	to	imobiliare.ro	index

RON / EUR exchange rate 
used for calculation:

4.5411 
for Q1 2016 model

4.8068 
for Q1 2020 model

Average usable area (sqm)
Average price / usable sqm*
Average net unit price 

Applicable VAT rate
Average gross unit price 

Q1 2016
52
EUR 1,053 
EUR 54,756 
RON 248,652
5%
EUR 57,494 
RON 261,085

Q1 2020
52
EUR 1,390 
EUR 72,280 
RON 347,436
5%
EUR 75,894 
RON 364,807

Evolution of net vs. gross price for a 1-bedroom apartment 
(2016 / 2020)

*according	to	imobiliare.ro	index

RON / EUR exchange rate 
used for calculation:

4.5411 
for Q1 2016 model

4.8068 
for Q1 2020 model

32%
Average EUR 

net price 
increase / unit

40%
Average RON 

net price 
increase / unit

32%
Average EUR 
gross price 

increase / unit

40%
Average RON 

gross price 
increase / unit
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There is a large diversity of potential 
buyers in terms of family structure, 
age profile, needs and disposable 
income, therefore the market needs 
a diversified portfolio of residential 
products, to accommodate the 
various buyers’ typologies.

The on-line real estate platform 
storia.ro has performed a survey in 
order to analyze the buyer’s profile. 
The survey was conducted on 5,617 
respondents, between September 
1-13, 2019, out of which 50.83% 
declared that they are prospecting 
the market for a housing acquisition 
in the next year.

Buyers’ profile 24.69%
target housing purchases

43.36%
married

75.31%
target apartment purchases

20.91%
in a relationship

54.41%
female

44.59%
male

24.73%
single

18 24 34 44 54 64

10%

39%

24%

13% 10%
4%

Age groups

14.40%

5.43%
6.55%

50k 70k 100k 150k

24.83%24.06%

Budget - EUR

9.39%

25.01%

2500 3000 3500 4000 4500

13.31%

Income - RON

Status and gender

Income

Type

Budget

Age

Source: storia.ro
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Investors’ Universe
In 2019 JLL brought together student 

housing, coliving, multifamily 
and healthcare under one team 
to represent the full lifecycle of 
Living. These sectors all depend on 
macro demographic trends such as 
urbanization, an ageing population 
and changing household formation, 
which thanks to a shortage of stock, 
means that investors are finding these 
sectors increasingly attractive.

Living investment across EMEA 
accounted for 24% of all real estate 
activity in 2019, for a total of over 
€73 billion. It is comfortably the 
second-largest real estate asset 
class in Europe and will continue to 

benefit from capital allocation that is 
attracted to stable risk adjusted income 
and defensive characteristics. The 
affordable rent segment answers a 
need that has surged over 2019. In 2020 
we expect that direct engagement with 
Government alongside and on behalf 
of clients will support the expanded 
supply of affordable rental homes that 
Europe’s cities so badly need. 

At a CEE level, which still lags behind 
the more developed markets in Western 
Europe, the total investment volume 
in the Living sector, in 2019, reached a 
total of €266 million, a value more than 
double when compared with 2018. 
In tight times the living sectors 

have maintained their reputation 
for resilience and stable operating 
cash flows. However, the future 
performance of the different living 
sectors will vary significantly as a 
response to the Covid-19 pandemic 
outbreak effects.

Multifamily sector will continue to 
benefit from stable cash flows and 
the ability to actively manage rents 
in order to maintain occupancy and 
limit the potential of significant 
vacancies, assuming the impact 
period remains relatively short.

Romania is well placed from an attractiveness point 
view, when compared with its CEE peers, with higher 
returns than Prague, Warsaw or Budapest.Average yields 
for residential units (2-rooms, 55 sqm usable area) in 
Bucharest are currently quoted at 6 – 7%.  

CEE Living Investment Volumes Evolution

Romania attractiveness in a CEE context 

2015
0

50

100

150

200

250

300

2016 2017 2018 2019

Investment (million EUR)

Measure

House price 
(€/usable sqm)

Home ownership rate

Rent 
(€/usable sqm/month)

Average household  
disposable income

House purchaser 
affordability ratio*

Warsaw

 € 2,115 

85.0%

 € 13.45 

 € 25,872 

6.5

Krakow

 € 1,815 

86.0%

 € 11.20 

 € 19,045 

7.6

Prague

 € 2,990 

39.7%

 € 11.75 

 € 35,339 

6.8

Budapest

 € 1,860 

85.7%

 € 9.55 

 € 18,781 

7.9

Vienna

 € 4,390 

20.4%

 € 12.20 

 € 49,194 

7.1

Zagreb

 € 1,875 

86.1%

 € 9.20 

 € 34,635 

4.3

Bucharest

 € 1,763

 96%

€ 9.5 

 € 34,075 

4.1

Source: JLL Research
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Residential Market 
Frequently Used Terms

Multi-family - is a residential 
classification, where multiple 
separate housing units for residential 
inhabitants are contained within 
one or several buildings, within one 
complex. It can be owned by one 
party and each of the apartments 
rented to tenants or each of the 
apartments can be owned as a 
condominium by separate parties.

Co-living – is a type of shared housing 
usually defined by private bedrooms 
(and often private bathrooms) with 
the a fully furnished living room and 
kitchen area, specifically designed for 
shared living. This concept captures 
the following mix of characteristics.
• Purpose built or purposefully 

designed
• Professionally managed
• Multi-tenanted
• No restricted user group
• Efficient private areas and 

expansive shared spaces 

Residential investment – a 
broad interpretation of purchasing 
residential for the purpose of 
generating a return (could include 
capital growth, rental growth, or a 
combination of the two). Residential 
investment could also include market 
rent, social rent, or other intermediate 
rented stock. It can also be used 
to refer to development, land and 
residential capital markets activity. 

Buy-to-Let – reflects residential 
investment on a unit by unit or 
small block basis, generally by non-
professional landlords. 

Build to Rent– the industry term for 
purpose-built private rented stock. 
Broadly analogous to the US multi-

family sector, on which the model 
is based. While this has become for 
many the default term to describe this 
new sector, as development industry 
terminology it narrowly refers to the 
physical creation of this new asset class.

Build for Sale- is a term that is used 
to describe all residential property 
that has been (or is currently being) 
built by a developer and sold on 
the open market to either an owner 
occupier or a Buy-to-Let investor. 

City living – reflects the ongoing global 
trend of people wanting to live in City 
Centres to benefit from being closer to 
employment hubs as well as cultural 
and leisure amenities and services.

Overcrowding rate -  The 
overcrowding rate is defined by the 
Eurostat as the percentage of the 
population living in an overcrowded 
household. A person is considered as 
living in an overcrowded household 
if the household does not have at 
its disposal a minimum number of 
rooms equal to:
• one room for the household;
• one room per couple in the 

household;
• one room for each single person 

aged 18 or more;
• one room per pair of single 

people of the same gender 
between 12 and 17 years of age;

• one room for each single person 
between 12 and 17 years of age 
and not included in the previous 
category;

• one room per pair of children 
under 12 years of age. 

Home ownership rate - The 
percentage of homes that are 

owned by their occupants. The 
homeownership rate is computed 
by dividing the number of owner-
occupied housing units by the total 
number of occupied housing units.
Average price– the average price of 
all units which are available for sale, 
calculated as weighted average (the 
weighting coefficient is the number 
of units in specific projects available 
in the market offering). For this 
specific report, the square meter 
prices are calculated on the usable 
area, excluding parking price and VAT, 
unless otherwise stated.

Usable area – net area of an 
apartment, excluding walls or vertical 
penetrations.

Built area – the sum of net area of an 
apartment, plus vertical penetrations 
(100% of the internal walls, 100% 
of the external walls, 50% of the 
common walls – separating two 
apartments or the apartment and the 
common areas), plus the balcony. 
In some cases, the balcony area is 
mentioned separately.

Gross built area – the built area of 
the apartment (as defined above) 
plus the joint quota share of the 
common spaces.

Price / sqm - the most commonly 
used and accurate measurement is 
the unit price divided to the usable 
area which reflects the definitive 
living surface. Terraces smaller than 
8-10 sqm, should be included in this 
calculation at full price. For larger 
terrace surfaces, the price / sqm can 
be reduced to a half or even a third of 
the base price.
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JLL Romania Living Team

We create quality living experiences for 
all, from home-buyers to renters, from 

students to elderly, from developers and 
investors to end-users.

We are happy to offer you our local and  
international experience and resources,  to create 
together the best products,  perfectly adapted to 
the current market  needs and trends.

Whether you are developers with a residential 
component  in your projects, or you are 
looking for the most attractive investment 
opportunities on the residential market, JLL 
Living  experts will advise you throughout the 
entire process ensuring  the best results.

Market Studies Advisory

Sales Corporate  
Letting

Our services:
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