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Bulgaria, located in the South-Eastern
Europe, has a population of about 7
million. The country shares a border with
Romania to the north, Serbia and
Macedonia to the west, Greece and
Turkey to the south and the Black Sea to
the east. Bulgaria joined NATO in 2004
and the European Union in 2007.
Although a relatively small market, Bulgaria is a fast-growing
economy with higher than the EU average GDP growth,
moderate inflation, steadily increasing retail sales and
unemployment at about 5% in 2019. Domestic consumption
and exports have been the main economic drivers in recent
years.
The majority of the population lives in main urban areas and
the capital Sofia. Along with the capital (1.44 million
inhabitants), there are six cities with a population of greater
than 100,000: Plovidiv, Varna, Burgas, Ruse, Stara Zagora
and Pleven. These cities are the main economic, commercial
and cultural centres with most of the modern retail schemes
located there as well.
After years of active development, Sofia and the big cities
now offer a variety of retail formats and schemes. As of mid2019, the shopping centres stock across the country is
819,000 sqm with approximately 400,000 sqm located in
Sofia.
The last stock increase was recorded in 2018-2019 with the
redevelopment of a shopping center in Plovdiv and the
completion of another one in Varna. Several small retail parks
in Plovdiv also contributed to the stock increase.
Steady growth of the retail sales has also encouraged many
occupiers to expand in Sofia and countrywide. New brands in
the fashion, health & beauty and sport goods industries have
entered the market. Well performing shopping centers and
high streets are preferred locations in Sofia and the big cities,
while the big-box segment is the main option for newcomers
countrywide.
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BULGARIA
ECONOMIC OVERVIEW

ECONOMIC SUMMARY
ECONOMIC INDICATORS*

2018

2019F

2020F

2021F

2022F

GDP growth

3.3

3.7

3.1

2.5

2.3

Consumer spending

7.2

3.9

2.4

2.2

2.1

Industrial production

1.1

1.4

2.1

1.9

1.9

Investment

7.5

4.5

4.7

3.2

2.9

Unemployment rate (%)

5.2

5.3

5.8

6.2

6.3

Inflation

2.8

3.0

2.2

2.1

2.1

Lev/ € (average)

2.0

2.0

2.0

2.0

2.0

Lev/ US$ (average)

1.7

1.7

1.6

1.6

1.6

Interest rates 3-month (%)

0.0

0.0

0.2

0.5

0.7

Interest rates 10-year (%)

0.9

0.9

1.5

2.0

2.2

ECONOMIC BREAKDOWN
7.0 million (2018F)

Population

US$ 65 billion (2018F)

GDP (nominal)

President

Retail Volume*

2018F

2019F

2020F

2021F

2022F

7.9

3.5

2.1

2.3

2.6

23.2% of GDP (2018F)

Government debt

Parliament

BULGARIA

0.2% of GDP (2018F)

Public Sector Balance
Current account balance

RETAIL SALES GROWTH: % CHANGE ON PREVIOUS YEAR

4.5% of GDP (2018F)
Majority coalition of the central-right GERB
party and the nationalist United Patriots
Rumen Radev

Prime Minister

Election dates

Boyko Borissov
October 2016 (Presidential)
May 2017 (Parliamentary)

Note: *annual % growth rate unless otherwise indicated. Figures are based on local currency and in real terms. E estimate F forecast
Source: Oxford Economics Ltd.
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CITY

POPULATION

Sofia

1,302,978

Plovdiv

370,224

Varna

351,117

Burgas

212,888

Ruse

152,787

Stara Zagora

147,932

Pleven

108,190

Source: Civil Registration and Administration Services

BULGARIA
LARGEST CITIES
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BULGARIA
RETAIL OVERVIEW
MAJOR DOMESTIC FOOD RETAILERS
Fantastico (Sofia mainly), Promarket (Sofia only), Verdi (Sofia only), 345 (Sofia only)

MAJOR INTERNATIONAL FOOD RETAILERS
Lidl, Billa, Kaufland, T-Market

MAJOR DOMESTIC NON-FOOD RETAILERS
Andrews Fashion, Paolo Botticelli, Danaya, Chipolino, Hippoland, Adelly, Teodor, Rollmann, Boté Fashion, Technopolis,
Technomarket, Zora, Arena Cinema, Ciela, Comsed

INTERNATIONAL RETAILERS IN BULGARIA
Inditex Group (Zara, Massimo Dutti, Stradivarius, Bershka, Pull & Bear), H&M, Peek & Cloppenburg, Mango, LPP
(Reserved, Sinsay, Cropp, House, Mohito), Grupo Cortefiel (Cortefiel, Women’s Secret, Springfield), Pepco, LC Waikiki,
SuperDry, Adidas, Decathlon, Sport Vision, NewYorker, Humanic, Deichmann, Terranova, Puma, Nike, Mothercare,
Bauhaus, Ikea, JYSK, Mr. Bricolage, dm, Lilly Drogerie

FOOD AND BEVERAGE OPERATORS
Wagamama, Costa Coffee, Starbucks, McDonald’s, KFC, Burger King, Hamburguesa Nostra, Domino’s Pizza, Happy
Bar & Grill (domestic), Raffy (domestic), Subway, NordSee, SASA Asian Food

TYPICAL HOURS
MONDAY – FRIDAY

SATURDAY

SUNDAY

Shopping Centres

10:00 – 22:00

10:00 – 22:00

10:00-22:00

Street Shops

10:00 – 20:00

10:00 – 20:00

10:00-19:00

NEW ENTRANTS TO MARKET
Pepco

Wagamama

NYX Cosmetics

The Body Shop

Superdry

Hugo Boss

Sinsay

Hamburguesa Nostra
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BULGARIA
RETAIL SCENE

The Bulgarian market offers a diversity of
retail schemes with shopping centres, retail
parks, standalone big boxes, high street
shops and an outlet centre operating there.
The modern concepts appeared on the local
market in the early 2000’s with the entrance
of international FMCG and DIY retailers, as
well as with the opening of the first
shopping centres in 2005-2006.
The majority of the retail stock is located in Sofia and the
major cities, since most of them were the developers’
focus in times before the financial crisis. After years of
rapid development, the market is now growing at a slower
pace and it is now time for the existing schemes to
strengthen or reconsider their positions.
While Sofia capitalizes on its advantage as the largest
economic centre, the big coastal cities – Varna and
Burgas – see strong tenant interest thanks to the reliably
busy summer season.
Overall, well performing shopping centres in Sofia and the
big cities are preferred locations for expansion and new
market entries due to the modern space, synergy and
professional management. High streets, on the other
hand, attract tenant attention with central locations and
pedestrian traffic. However, the major weakness there is
the shortage of large retail space, since most of the stores
are located on the ground floors of old residential
buildings.
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Stable economic growth and improving property market
fundamentals made Bulgaria attractive for large international
brands to expand. Most often, the country is in the focus of
brands that are already represented in the CEE.
A wide range of fashion retailers, from fast fashion to luxury
brands, made their debut in the local market in the last
couple of years. Superdry, Sinsay and Hugo Boss were
among the new entrants. The discount chain Pepco opened
its first store in Q1 2019 and is also rapidly growing, while
the German brand Kik Textilien is expected to open in 2020.
Meanwhile, retailers with longer market presence, such as
H&M and LC Waikiki, have expanded their store networks
across the country.
The health & beauty category is active with the debut of
NYX Cosmetics and The Body Shop in Bulgaria in 2018.
The sport goods segment is also in expansion mode.
Food & Beverage is another fast-growing industry in
Bulgaria. Shopping centres, high streets and car-traffic
locations are preferred for new outlets. The leading FMCG
operators, such as Kaufland, Lidl and Billa, are also looking
for new locations in Sofia and across the country.
The outlet market is still poorly developed with only few
operating schemes, such as Sofia Outlet Center, Via Trakia,
Puma Outlets etc.
Along with physical stores, many brands have established ecommerce operations in the recent years. Although the
focus is still on the traditional business, the multi-channel
approach allows them to increase their sales and to attract
new customers. The general trend is that e-commerce will
develop further and will take a larger share from overall
sales.
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BULGARIA
SHOPPING CENTRES

TOP SHOPPING CENTRES BY SIZE
NAME
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CITY

SIZE (GLA SQM)

YEAR OPENED

Paradise Center

Sofia

81,000

2013

Sofia Ring Mall

Sofia

69,000

2014

The Mall

Sofia

62,000

2010

Serdika Center

Sofia

51,000

2010

Grand Mall

Varna

49,700

2010

Mall Rousse

Ruse

37,000

2010

Galleria Burgas

Burgas

38,500

2012

Delta Planet Mall

Varna

37,000

2019

Plovdiv Plaza

Plovdiv

35,000

2018

Bulgaria Mall

Sofia

35,000

2012
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BULGARIA
KEY FEATURES OF LEASE STRUCTURE

SUB-HEADING
KEY FEATURES OF LEASE
ITEM

COMMENT

Lease Terms

While becoming increasingly standardized, leases do still vary depending on the landlord. Terms are of a minimum of 5 years,
especially in prime modern retail centres. Anchor tenants usually require to sign 5+5 years contracts. Leases longer than 10 years are
rare. For smaller schemes lease terms are typically shorter (between 3-5 years). Rents are quoted in €/ sqm/ month as the Bulgarian
LEV is pegged to the Euro. Both parties are able to close a lease with one-time break option in the 5th year. If this option has not been
applied, there is no possibility to terminate the lease contract with a 6-month notification in the next 5 years. Regarding tenant
substitution option, the new lessee has to sign the lease under the same commercial terms. If a leasing contract has been notarized
and registered in the Registry Agency, a property ownership change does not automatically break the agreement that the previous
landlord negotiated. In such case the tenant is protected against unilateral break for the entire lease term.

Rental Payment

The rents are usually payable monthly in advance. Turnover rents vary between 3-8%, depending on the tenant. For café tenants, they
are as high as 12%, for example. Rent deposit for 1-3 months is usually required in the form of a cash payment or bank guarantee
letter. For anchor tenants a guarantee from the parent company is accepted but not preferable. Turnover rents are becoming prevalent
for occupiers who take more than 1,000 sqm.

Rent Review

There is no standard review mechanism and this may be negotiated in the lease. Rents are indexed to EU28 HCPI or the Eurozone
HCPI index. Indexation to Bulgarian CPI is rare for base rent, though it is applicable to service charge. All leases are signed for a
definite period of time. On expiration of the term of the lease the tenant has the right to negotiate additional period. If no contract is
signed the tenant is required to vacate the premises. Key money is only applicable for high street units and it is extremely rare.

Service Charges, Repairs and Insurance

Service charges for retail are typically €6.00 to €9.00/sqm. The tenants pay for utilities separately. Repairs and maintenance of the
building are made by landlords and covered by the service charge. Any additional improvements are made on landlords’ costs. Minor
outlays and superficial repairs are usually covered by the tenants, if not the landlord might provide such services, but charge back
through the service charge. The tenants are also responsible for reinstating the premises to their previous state, with the exception of
wear and tear, at the end of the lease. Typically, in the retail the premises are given back in good conditions with fit outs as floor, ceiling
and installations. Landlords are responsible for the insurance of the main facility while the tenant pays internal insurance for the
premise.
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BULGARIA
KEY FEATURES OF LEASE STRUCTURE

SUB-HEADING
KEY FEATURES OF LEASE
ITEM

COMMENT

Property Taxes and other costs

VAT at 20% is charged on rental payments but it is usually recoverable by VAT-registered tenants. Building and garbage fees are paid
by the tenants. Both fees are proportional to the leased area. As to letting costs (commission), in shopping centres they are at landlords’
expense. In case of tenant representation, the tenant pays the commission. In high streets, letting costs are negotiable and could be
assumed by both parties.

Disposal of a Lease

Subletting is typically not allowed, apart from situations where the subtenant is a subsidiary of the prime tenant. Pharmacies can sublet
due to amendments in Bulgarian law. The tenants are responsible for the repair of any damage except for capital expenditures and
normal wear and tear. There is no liability following disposal of the premises upon lease expiry. Early termination of the lease contract is
possible only by break clause or mutual consent.

Valuation Methods

For shopping malls, a DCF model is the most usual method for valuation. High street shops valued using a market comparison
approach.

Legislation

The applicable legislation related to Lease Contracts is Bulgarian Law on obligations and contracts governs any disputes, including the
commercial law. There are no prospective changes to the legislation at the moment. There are no restrictions on foreign ownership of
commercial property.
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IVAN GRAMATIKOV
Head of Retail Space
Cushman & Wakefield Forton, Alliance member
47A Tsarigradsko Shose Blvd.
1124 Sofia, Bulgaria
Tel: +359 2 805 90 10
Mob: +359 885 922 593
Ivan.gramatikov@cwforton.com

No warranty or representation, express or implied, is made to the
accuracy or completeness of the information contained herein, and the
same is submitted subject to errors, omissions, change of price, rental
or other conditions, withdrawal without notice, and to any special
listing conditions imposed by our principals.
© 2019 Cushman & Wakefield LLP. All rights reserved.

