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Share data  

52-week price low/high 0.82 – 1.08 
 Dividend per share 2022 (RON) 0.0295 
 Shares outstanding (million) 3,702 

  
Shareholders (%)  

OA LIVIU HOLDING INVEST S.R.L. 27.583% 

VINCI VER HOLDING S.R.L. 27.583% 

Others 44.834% 

  

Share Performance (%)  

  YTD 1w 6m 1y 

Variation  -0.35 -0.81 -8.28 -20.47 

Relative to BET  -6.83 -0.18 -22.43 -15.97 

Source: BVB 

 
 

 

ONE – share price evolution 

   
 

Source: BVB 

 

ONE – residential segment revenue (RON million) 

   

 

Source: BVB 

• We initiate coverage with buy recommendation and a DCF-derived 

target price of RON1.05 per share. We believe the company’s share price 

has a 23% growth potential from the current price of RON0.856. ONE is the 

largest residential and mixed-use real estate developer in Romania.  

• The business model is complemented by selected acquisitions of mainly 

office and retail venues in high demand locations. All ONE buildings have 

superior certifications of sustainability, energy efficiency and wellness, and 

the developer is awarded at numerous galas and conferences in the field, 

both internationally and locally.  

• In 2022, ONE recorded consolidated revenues of RON1.2 billion, 4% 

increase compared to the previous year and 2.2x greater than 2020. 

Revenues from the residential segment reached RON769.5 million, 9.4% 

increase compared to 2021. Rental income reached RON62.4 million, 9.5 

times more than in the previous year.  

• For 2023 we projected for the residential segment revenues of RON1.7 

billion with a gross margin of 40% based on an estimation of 1,223 units 

sold and a rental income of RON140 million based on an average rent level 

of 16.8 EUR/sqm.  

• The number of completed homes in Romania increased slightly in 2022 

compared to 2021, with the Bucharest-Ilfov region accounting for 30% of 

deliveries. However, the number of homes delivered in this region 

decreased by 3%. There has also been a significant decrease in the number 

of houses and apartments sold in the first quarter of 2023 compared to the 

same period of previous year. Approximately 19,000 homes are currently 

under construction in Bucharest, and if completed this year, will represent 

a decrease of almost 11% compared to 2022. Prime office rents continued 

to rise in Q4 2022.  

• Potential risks to our recommendation are related to delays or difficulties 

in completing construction projects, fluctuations in property values, changes 

in the availability or cost of financing and change in demand for particular 

types of real estate properties. The increase in interest rates and inflation, 

two factors that put pressure on selling prices. Rising prices of building 

materials, lack or late delivery of building materials are important factors to 

consider. 
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Key indicators (RON million) 2021 2022 2023E 2024E 2025E

Total revenue 1,120      1,166      1,918      2,004      1,591      

Net income from residential property 252        319        678        695        512        

Net rental income 2            54          120        130        146        

EBITDA 613        576        689        710        575        

EBITDA margin (%) 55% 49% 36% 35% 36%

Net profit margin (%) 46% 43% 30% 30% 30%

EPS 0.14       0.14       0.15       0.16       0.13       

P/E 6.2         6.3         5.5         5.4         6.6         

mailto:analiza@brk.ro
mailto:analiza@brk.ro*
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Company valuation 

We initiate coverage with a buy recommendation and a target price of RON1.05 per 

share, calculated using the discounted cash flow method. The upside potential is 23% 

from the current price of RON0.856 per share.  

The revenue forecast for One United Properties' residential segment from completed and 

under development projects extends through 2026, due to the information available at this 

moment regarding the future projects. We also estimate that the number of units sold by 

One United Properties will approach 5,000 during the forecast period (between 2023-2026). 

ONE's office portfolio has a GLA of approximately 130,000 sqm. The estimated level of 

rental income is based on our estimated average rent level (EUR/sqm) between 16.8 - 19.1. 

 

The discount rate (WACC) used to estimate the present value of One's future cash flows is 

11.7%.  

 

Price (April 24, 2023)                     RON0.856 
Target price                                    RON1.05 

With an estimated number of almost 5,000 
units to be sold during the forecasted period 
the revenue could increase significantly.  
 
Best case                        RON1.50 

A more significant revenue growth and a 
more efficient cost management would have 
a significant positive impact on company 
margins. 
 
Worst case                       RON0.82 

Possible delays in the completion of 
construction projects as well as rising interest 
rates and inflation will put pressure on sales. 
 

Figure 1: DCF  

  

Source: BRK 

Figure 2: Sensitivity analysis and terminal value calculation 

 
 
 
 

Source: BRK 

 

1            1.0% 1.5% 2.0% 2.5% 3.0%

9.7% 1.21 1.27 1.34 1.41 1.50

10.7% 1.09 1.13 1.18 1.23 1.30

11.7% 0.98 1.02 1.05 1.10 1.15

12.7% 0.89 0.92 0.95 0.99 1.02

13.7% 0.82 0.84 0.87 0.89 0.92

WACC

Residual growth rate

Net Operating Profit 410,441,714             

x  (1+ Long-term growth ) 1.020                       

Equals:  Terminal Net Oper. Profit 418,650,548             

Add: Normalized Depreciation 3,840,292                 

Less: Normalized Capital Expenditure 4,224,322                 

Minus:  Incremental Working Capital 10,698,280               

Equals:  Terminal Cash Flow 407,568,239             

/ Capitalization rate 10.33                       

x PV factor 0.7178

Equals:  Terminal value 3,020,854,374          

RON 2023E 2024E 2025E 2026E

Operating profit after tax 576,527,122 594,345,001 480,202,289 410,441,714

Plus: Depreciation and amortization 2,578,349 2,936,851 3,331,204 3,764,993

Minus: Capital Expenditures (Investments) (8,535,779)                (9,389,357)                (10,328,292)              (11,361,122)              

Minus increase/Plus decrease in working capital  (189,100,795) (34,567,379) 165,205,311 101,657,539

FCFF 381,468,897 553,325,117 638,410,512 504,503,124

Discount rate 11.7%

Present Value Factor 1.00                         0.90                         0.80                         0.72                         

Discounted Net Cash Flow 381,468,897 495,434,760 511,814,055 362,144,695

Sum of Discounted Net Cash Flow 1,750,862,406

Terminal Value 3,020,854,374

FMV of Operating Capital Structure 4,771,716,779

Plus: Cash 18,859,515

Minus: Total debt 379,239,375

Less: Non-controlling interests 508,822,702

FMV of Capital Structure 3,902,514,217

Number of shares 3,702,818,586

Price/share 1.05                         

Current price 0.856                       

Potential upside 23%
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Relative valuation 

In terms of relative valuation, we looked at the trading multiples of other companies that we 

considered comparable to One's business and also with a market capitalization close to 

One's.  

According to Bloomberg data, selected companies trade at an EV/EBITDA multiple of 11x 

and a P/E multiple of 9.54x (median values). The EV/EBITDA multiple for One is 5.95x, 

below the median of the companies, and the P/E multiple is 6.31x, below the median of the 

selected peers.  

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Figure 3: Relative valuation 

 

Source: Bloomberg, BRK 
 
 
 

Figure 4:  Group Structure 

 
 
 
 

Source: One Unites Properties 
 

 
 
 
 
 
 
 
 
 

Company Ticker
Market Cap 

(EUR million)
P/E EV/EBITDA EV/Rev P/BV

Globe Trade Centre SA GTC PW 873               15.97 22.92 11.04 0.66

Dom Development SA DOM PW 788               10.91 8.02 1.51 2.57

Neinor Homes SA HOME SM 746               8.96 5.93 1.01 0.80

DIC Asset AG DIC GR 582               10.22 19.83 15.02 0.53

VIB Vermoegen AG VIH1 GR 531               6.40 11.35 10.52 0.89

Atal SA/Poland 1AT PW 400               7.62 7.68 1.66 1.42

Echo Investment SA ECH PW 345               8.76 15.26 3.03 0.92

Develia SA DVL PW 342               10.11 10.66 2.26 1.30

Median 556               9.54 11.00 2.64 0.90

One United Properties SA ONE RO 640               6.31 5.95 2.94 1.25
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Figure 5: Selection of One United Properties projects 

 
 
 
 

Source: One United Properties 

One Cotroceni Park One Herastrau Towers 

One Floreasca Towers One Mircea Eliade 

ONE Verdi Park ONE Gallery 
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About ONE 
One United Properties S.A. has successfully completed the Initial Public Offering (IPO) in 

July 2021. The company raised RON 260 million (EUR 52.8 million) in funds for this capital 

increase. Today the market capitalization of the company is RON3.2bn. In the last year, the 

company ranked seventh among the most traded companies by value on the main market 

of the Bucharest Stock Exchange. 

The company's shares are included in the Vienna Stock Exchange's ROTX index, a 

capitalization-weighted price index which is made up of 15 Romanian blue chip stocks, 

traded on the Bucharest Stock Exchange. In addition to ROTX, ONE shares are included in 

the following indexes, starting with FTSE Global All Cap, which covers the performance of 

large, mid and small cap stocks globally, FTSE Global Mid Cap, the mid cap segment of the 

FTSE Global Equity Index, FTSE Global Total Cap, which includes large, mid, small and 

micro companies and FTSE EPRA Nareit Emerging, which is designed to track the 

performance of real estate companies and REITs listed in emerging markets. Locally, from 

September 2021, ONE shares are included in BET, the main stock exchange index tracking 

the most liquid companies, as well as BET-TR, BET-XT, BET-XT-TR and BET Plus indices. 

Dividend policy 

One United Properties S.A. distributes dividends based on the audited annual financial 

statements approved by the Ordinary General Meeting and after the approval of the dividend 

proposal. The Board of Directors will consider a payout ratio of up to 35% of its distributable 

net profit obtained at individual level. Dividends are paid semi-annually. Last year the 

company paid two dividends, the first one amounting 0,0165 lei/share and the other one 

0,013 lei/share.  

Sustainability Strategy (ESG) 

One United Properties strategy focuses equally on the Environmental, Social, and 

Governance aspects, the company’s targets are as follows: 

Source: Company sustainability report  

 
 
 
 
 
 
 
 
 

Figure 6: ESG Targets 

 

https://www.one.ro/media/151001-one-2021-sustainability-report-0407.pdf?v=1657124839
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Key aspects in company valuation 

Residential segment 

One United Properties targets the ultra-high-end, high-end and premium (medium income) 

clients. Superior interior design is at the core of ONE’s business. One United Properties has 

a strategic partnership with Lemon Interior Design through which all of ONE’s clients, both 

on residential as well as office segment, benefit from complimentary interior design services 

offered by Lemon Interior Design, and a low margin on furniture purchases. Since 2017, all 

residential developments of One United Properties are “Green Homes” certified by the 

RBGC.  

For a best representation of the ONE’s residential development process in the following 

figure is presented the entire process.  

 

The two main customer segments targeted by ONE United Properties through its 

subsidiaries' residential projects are: 

‒ The first segment consists of clients looking for premium projects located in high-

end areas of Bucharest, with high-quality finishes and special architecture and 

design, targeting families with monthly incomes of over EUR 8,000-10,000.  

‒ The second segment consists of clients looking for projects with average added 

value, located in central and semi-central areas of Bucharest, with good quality 

finishes and a consistent experience on the residential market, targeting families 

with monthly incomes between EUR 3,000 and 5,000. 

The Company offers to its clients on the residential segment three payment options for 

apartments that are under development at the time of signing the promise of sale: payment 

Figure 7: ONE’s residential development process 

 
 
 
 
 
 
 
 
 

Source: One United Properties 
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in full, equal instalments of 20% divided over the entire construction period, or payment of 

30% upon signing followed by 70% upon the completion of the development. 

The following charts show the projects that the company has completed and that are to be 

developed or completed, together with the number of units for each project. 

Source: Company data 

Source: Company data 

 

 

 

 

Figure 8:  Completed projects and number of units 

 

Figure 9:  Under construction & in pipeline projects and number of units 
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Based on the data available, we identified 8 residential projects completed of which 3 

projects still have some apartments for sale and other 14 residential projects that are under 

development & in pipeline.  

Our forecast extends to 2026 due to the fact that the majority of One United Properties' 

projects will be completed during this period. In the following table is presented our revenue 

forecast for the residential segment by project. The starting point in estimating revenue for 

this segment was the company's estimated GDV for each project. From this we estimated 

a sales price per sqm, which averages 3,100 EUR/sqm and made a graph of apartment 

sales per project for the years presented. The estimated sales graph foresees an average 

of 20-25% in the first year of construction, 30-40% in the second year of construction and 

15-20% in the third year. The gross profit margin for the residential segment is estimated 

between 40.1% and 37.4% over the forecast period, 2023-2026. In addition to these 

projects, in the category of future developments (after 2025, 2026) the company has ONE 

City Club and One Herastrau City in the planning phase. These projects will be included in 

our estimates once we know more details about the start and, end dates of the projects and 

other indicators. 

Source: Company data, BRK 

 

Office & Commercial segment 

One United Properties entered the office segment in November 2017 through the 

acquisition of One North Gate. ONE's office portfolio has a GLA of approximately 130,000 

sqm and includes One Tower, One Cotroceni Park Office Phase 1 and Phase 2, One 

Victoriei Plaza, One North Gate and Eliade Tower. Together with the retail segment, the 

commercial portfolio of One United Properties, which mainly includes Bucur Obor and One 

Gallery, reaches a GLA of 172,000 sqm. 

ONE's office portfolio growth is driven by three factors. Firstly, corporations are re-

evaluating their real estate strategies and relocating to newer, more modern buildings to 

upgrade. Secondly, there is a focus on providing sanitary comfort to attract employees back 

to the office, which means prioritizing LEED and WELL certified properties. Thirdly, there is 

a trend towards integrating residential and commercial functions within the same 

development to reduce commute time and offer nearby amenities. Additionally, ONE plans 

Figure 10:  Estimation of revenue – residential segment 

 

GDV is a metric used in the real estate 
industry to represent the total value of a 
development project when it is 
completed and ready to be sold. The 
GDV includes the estimated sales price 
of all the units in the project, as well as 
any other potential income streams such 
as retail space or rental income 

GLA (Gross Leasable Area) is a 
measurement used in the real estate 
industry to determine the total floor area 
available for lease to tenants in a 
commercial or retail property. 

WELL Health and Safety and LEED 
Platinum certification by the US Green 
Building Council, are one of the most 
demanding certifications on the 
environmental impact and performance. 

RON
Starting 

date

Completion 

date

Units 

sold
Revenue

Units 

sold
Revenue Units sold Revenue

Units 

sold
Revenue

Completed 

ONE MIRCEA ELIADE Mar-18 May-21 9 21,416,865         -      -                       -             -                       -     -                       

ONE MAMAIA NORD - Phase I Sep-18 Jul-21 2 2,877,930           -      -                       -             -                       -     -                       

ONE HERASTRAU TOWERS Oct-18 Jan-22 6 11,071,837         4          7,381,224           -             -                       -     -                       

UNDER CONSTRUCTION & IN PIPELINE 0 -                       -      -                       -             -                       -     -                       

ONE FLOREASCA VISTA Q2 2020 Jul-05 4 9,390,071           5          12,355,357         -             -                       -     -                       

ONE TIMPURI NOI Apr-19 Jul-05 5 4,230,651           7          6,234,643           3                 2,671,990           -     -                       

ONE MODROGAN Oct-20 Jul-05 5 35,419,895         8          56,677,500         -             -                       -     -                       

ONE VERDI PARK Nov-19 H1 2023 15 27,194,919         15       28,626,231         7                 13,358,908         -     -                       

ONE COTROCENI PARK Jun-21 Q4 2023 52 35,669,920         12       10,289,400         7                 6,002,150           -     -                       

ONE PENINSULA Oct-20 Q4 2023 32 134,828,571       19       80,054,464         7                 29,493,750         6        25,280,357         

ONE HERASTRAU VISTA Q3 2022 Q3 2024 20 29,614,091         12       18,703,636         11               17,145,000         -     -                       

ONE FLOREASCA TOWERS Nov-22 Q2 2025 110 161,763,149       43       63,241,010         34               50,004,519         2        2,941,442           

ONE NORTH LOFTS Q2 2023 Q2 2024 69 74,791,971         41       44,441,606         27               29,266,423         -     -                       

ONE MAMAIA NORD - Phase II Q3 2022 Q4 2024 52 66,250,570         20       26,822,093         5                 6,705,523           5        6,705,523           

ONE HIGH DISTRICT Q4 2022 Q4 2025 180 174,799,237       180     174,799,237       82               79,630,763         70      67,977,481         

ONE LAKE CLUB Jul-22 Q3 2025 300 491,416,290       175     286,659,502       86               140,872,670       55      90,092,986         

ONE LAKE DISTRICT Q2 2023 Q1 2027 187 140,669,298       561     430,620,300       561            430,620,300       561    430,620,300       

ONE COTROCENI TOWERS Mar-23 2027 175 267,300,000       350     534,600,000       350            534,600,000       292    445,500,000       

TOTAL 1,223  1,688,705,264   1,451  1,781,506,203   1,179         1,340,371,996   990    1,069,118,090   

2023E 2024E 2025E 2026E
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to adopt a hub and spoke office distribution strategy by opening several satellite offices to 

reduce commute time and promote a near-home office environment. 

The office segment is of strategic importance for One United Properties as it envisages the 

medium to long-term rental of spaces (minimum 5 years, preferred 7-10 years contracts), 

offering a predictable recurrent revenue, complementing the residential development 

business model. 

All of One United Properties' office buildings are certified or pre-certified under WELL Health 

and Safety and LEED Platinum certification, which are among the most rigorous 

certifications for environmental impact and performance. The company aims to achieve 

carbon neutrality in its office portfolio by the end of 2022, and all new office assets will 

undergo LEED ZERO CARBON certification. 

The following figures show the office and retail projects of One United Properties along with 

the square meters of each project. In the short term Eliade Tower will function as an office 

building in the company's office portfolio, but in the medium and long term the optimal use 

of the properties will be considered. Earlier in April the company announced the sale of One 

Herastrau Office, and for One North Gate the company's intention is to sell it as well this 

year. 

Source: Company data 

 

Source: Company data 

Figure 11:  Office segment (sqm) 

 
 

Figure 12:  Retail segment (sqm) 
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The revenue forecast for this segment is based on the actual rent level for each project and 
for which we have estimated an annual increase based on the estimated inflation rate. 

Source: BRK 

 

In addition to One United Properties' commercial segment, the hotel portfolio has the 
potential to contribute to the company's revenue growth upon completion. At this time, the 
revenue estimate does not include these projects. Under these conditions, these projects 
may bring positive surprises in terms of the impact on estimated revenues for the coming 
period. 

Source: Company data 

  

Figure 13:  Estimation of revenue – office & commercial segment 

 

Figure 14:  Hotel projects (sqm) 

 
 
 

Starting 

date / 

Aquisition 

date

Completion 

date

Rent 

level 

(EUR 

/ sqm) 

Rental 

income 

(mil. RON)

% 

leased

Rent 

level 

(EUR 

/ sqm) 

Rental 

income 

(mil. RON)

% 

leased

Rent 

level 

(EUR 

/ sqm) 

Rental 

income 

(mil. RON)

% 

leased

Rent 

level 

(EUR 

/ sqm) 

Rental 

income 

(mil. RON)

% 

leased

ONE COTROCENI PARK phase I Sep-19 Dec-21   16.5             42.2 100%   17.0             43.5 100%   17.4             44.6 100%   17.8             45.7 100%

ONE COTROCENI PARK phase II Dec-21 Dec-22   16.5             20.3 65%   17.0             27.4 85%   17.4             33.0 100%   17.8             33.9 100%

ONE TOWER Mar-18 Dec-20   20.7             28.6 100%   21.4             29.4 100%   21.9             30.2 100%   22.5             30.9 100%

ONE VICTORIEI PLAZA Jul-22   16.0             11.3 100%   16.4             11.7 100%   16.8             12.0 100%   17.3             12.3 100%

ONE NORTH GATE Nov-17   11.2               2.4 80%        -                   -   0%        -                   -   0%        -                   -   0%

ELIADE TOWER Oct-22   17.0               5.6 70%   17.5               8.3 100%   18.0               8.5 100%   18.4               8.7 100%

BUCUR OBOR Feb-22   18.1             27.8 100%   18.6             28.7 100%   19.1             29.4 100%   19.6             30.1 100%

ONE GALLERY Q2 2022 Q3 2024        -                   -   0%        -                   -   0%   19.1             12.2 80%   19.6             15.6 100%

ONE VERDI PARK Nov-19 H1 2023   18.1               1.5 70%   18.6               2.2 100%   19.1               0.2 100%   19.6               2.3 100%

ONE ATHÉNÉE 2022 2025        -                   -   0%        -                   -   0%   19.1               0.1 50%   19.6               1.7 100%

TOTAL 139.8         151.1         170.1         181.2         

2025E 2026E2023E 2024E
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Market analysis 

Residential market  

According to National Institute of Statistics, in 2022, 73,332 homes were completed, an 

increase of 1,927 homes compared to 2021. From the total, the Bucharest - Ilfov region 

accounts for about 30% of deliveries nationwide. In this region, the number of homes 

delivered decreased by 3% in 2022 compared to 2021. ANCPI’s data for Bucharest – Ilfov 

region shows that in January 2023 the number of houses and apartments sold dropped by 

4.4% comparted to January 2022, in February 2023 the decrease was more significant, by 

28.3% compared to February 2022 and in March 2023 the number dropped by 28.8% 

compared to the same month of the previous year.  

SVN Romania estimates for 2023, 19,000 homes that are currently under construction in 

Bucharest and its surrounding areas and that could be delivered this year, if reached, will 

represent a decrease of almost 11% compared to 2022. The 2023 real estate deliveries in 

Bucharest are estimated to be divided as follows: 54.3% of the units are in the mass-market 

category, with prices up to EUR 1,500 per sqm, 41.3% in the middle market with prices 

ranging from EUR 1,500 to 2,300 per sqm, and 4.4% in the premium market with prices 

above EUR 2,300 per sqm. 

According to Imobiliare.ro as for the Bucharest market, the time needed to sell an apartment 

in October-December 2022 was 69 days and in the third quarter of 2022 it was 57.5 days. 

By comparison, in the fourth quarter of 2021 it took 59 days to complete a transaction in 

Bucharest. For One United Properties, this could mean that the sales of their properties may 

also fluctuate depending on the demand in the market. If the trend of longer selling times 

continues, it may take longer for the company to sell their properties, which could affect their 

revenue and profitability. However, if the trend reverses and the time needed to sell 

properties decreases, it could be positive for the company's sales and financial 

performance. Overall, fluctuations in the real estate market in Bucharest can have an impact 

on One United Properties' activity, but it is important to consider other factors as well such 

as the quality of their properties and competition in the market. 

Source: ANCPI 

 

Based on the report published by JLL (Bucharest City Report Q4 2022) residential prices 

registered a 1.8% decrease in Q4 2022 as compared to the previous quarter, levelling at an 

Figure 15: Evolution of the number of individual units sold 

 

The time needed to sell an apartment 
decreased from Q4 2021 to Q3 2022, but 
then increased again in Q4 2022. 
 

In 2022, the number of completed homes 
in Romania increased by 1,927, with the 
Bucharest-Ilfov region accounting for 
about 30% of the total. This year, there 
was a significant decrease in the number 
of houses and apartments sold in Q1 
2023 in the region.  
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average of EUR 1,680/sqm usable area. The residential market is expected to decrease, 

which suggests that it has entered a readjustment stage and is experiencing a slight 

regression. This trend is influenced by financing conditions and market sentiment. The 

residential prices in 2022 increased by 2.4%, which is much lower than the 10.8% increase 

in the previous year, and the weakest increase since 2015. As a result of these market 

conditions, potential buyers may opt for rental options for the time being.  

According to data published by NIS, in February 2023 there was a decrease in the number 

of building permits issued for residential buildings (-27.4%) compared to February 2022 at 

national level. In the Bucharest-Ilfov region there is a 50% decrease in the number of 

building permits issued. In 2022 was recorded a decrease of 22% compared to 2021.  

The residential real estate market in Bucharest and Romania is experiencing a slight 

regression and readjustment stage, with a decrease in residential prices and a decrease in 

the number of building permits issued. This could potentially impact One United Properties' 

activity by reducing demand for their properties and making it more difficult to sell 

apartments, especially if potential buyers opt for rental options instead. However, it is 

important to note that this is just one factor among many that could impact the company's 

activity, and other factors such as their project pipeline and marketing strategy could also 

play a significant role. 

Source: NIS 

 

Office and retail market 

Based on the report published by Colliers (Romania Market Report 2023), about 125,000 

sqm of new modern office space was delivered in Bucharest in 2022, taking the overall stock 

to nearly 3.3 million sqm. The demand for office spaces in 2022 increased by 6% compared 

to 2021, with new demand increasing by 17% to 122,000 sqm. However, there was a 

material slowdown in take-up from IT&C companies, dropping from half to a bit over one-

third of total demand, likely due to factors such as the tightening of the labour market and 

the impact of the new hybrid work regime. The entrenching of remote work has changed the 

meaning of offices for companies, and increasing the number of employees no longer 

Figure 16:  Building permits issued for residential buildings – Bucharest-Ilfov region 
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necessarily leads to larger offices. Some companies that expanded greatly before the 

pandemic may now have their need for larger offices "solved" by remote work.  

Rents are under pressure in most submarkets, but landlords are likely to incorporate most 

of the inflation indexation into rents. However, large tenants may have more bargaining 

power. Vacancy remained unchanged at 15.25%, but down from 16.5% in 2021. This is a 

positive development as it was expected to increase due to the softer economic prospects 

and the impact of hybrid work. The article notes that the near-term outlook for the office 

market in Romania is uncertain due to two unknown factors: the performance of the 

Romanian economy in 2023 and the uncertain impact of hybrid work. 

According to JLL report approximately 104,000 m² are expected to be added to the market 

in 2023, a decrease of 16% when compared to deliveries in 2022. The largest project 

expected to be completed in 2023 is the second phase of One Cotroceni Park, developed 

by One United Properties, adding approx. 34,500 m² to the Center-West, the largest 

submarket in Bucharest in terms of total office area. The report notes that the vacancy rate 

is likely to fluctuate in the coming quarters. 

The JLL report shows prime office rents continued to rise in Q4 2022, from EUR 19.0 per 

sqm per month in Q3 to EUR 20.0 per sqm per month, to absorb inflationary pressure 

through indexation. CRBE data shows that at Q4 2022 closing, prime rent reached at EUR 

19.50 sqm per month.  

Colliers reports points that the office market in Bucharest is expected to shift to a landlord's 

market in the medium term due to a lack of large office projects in the pipeline for 2023 and 

beyond. However, for 2023, the market is expected to remain neutral with a possible tenants' 

market in some parts of the city. The demand is expected to increase by 10-15% in 2023, 

and the vacancy rate is expected to drop slightly. It is important to take into account potential 

risks such as companies reducing their office presence or lower than expected growth in 

European economies. 

Source: Colliers 

Figure 17:  Bucharest office rents 
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Regarding the retail market in Romania, according to Colliers report, the year 2023 is 

expected to have the heaviest pipeline calendar after 2011, with programmed deliveries of 

around 260,000 sqm. However, uncertainties remain and there may be delays into 2024, 

which is already shaping up to be another strong year with a pipeline of 200,000 sqm. 

Construction costs have come down but remain significantly above pre-pandemic levels. 

The Romanian retail scene is expected to perform well in 2023 as long as the wider 

economy remains solid and the labor market doesn't shed a significant amount of workers. 

Romania had already surpassed Poland and Hungary in terms of individual consumption 

prior to 2022, and the strong results in 2022 are likely to continue into 2023, suggesting 

further outperformance against regional peers. 

Macroeconomic background 

The EU economy has seen positive developments since autumn, including a drop in 

European gas prices and continued diversification of supply sources. The resilience of 

households and corporations during this time has been impressive. This Winter interim 

Forecast, published by European Commission, lifts the outlook for growth and slightly lowers 

the inflation projections. GDP is projected to expand by 0.8% in 2023 and 1.6% in 2024 

(0.9% and 1.5% in the euro area). Headline inflation is forecast to fall from 9.2% in 2022 to 

6.4% in 2023 and 2.8% in 2024 in the EU. In the euro area, it is projected to decelerate from 

8.4% in 2022 to 5.6% in 2023 and to 2.5% in 2024. For 2023, the negative impact of still 

high inflation, tight financing conditions and the slowdown of the other EU economies are 

all set to lower real GDP growth in Romania to 2.5%. 

The RRP and other EU funds are expected to contribute to strong investment, which will be 

the main growth driver for Romania. Despite high inflation, private consumption is expected 

to grow due to increases in minimum wage, pensions, and public sector wages, as well as 

the extension of the energy price cap until 2025. Net exports are projected to remain 

negative. The economy is expected to rebound by 3% in 2024 due to lower inflationary 

pressures, lower interest rates, and an improved external outlook. 

Romania’s annual real GDP grew by 4.7% in 2022, due to strong gross fixed capital 

formation and private consumption, which was supported by a strong labour market and 

wage growth, in combination with government support measures to mitigate the impact of 

high energy prices. 

Figure 18: GDP forecast EU (%) 

 

Source: European Commission 
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According to data published by Eurostat, the annual inflation rate in the European Union 

was 8.3% in March 2023, down from 9.9% in February. A year earlier, the rate was 7.8%. 

The euro area annual inflation rate was 6.9% in March 2023, down from 8.5% in February. 

A year earlier, the rate was 7.4%. In Romania, the annual inflation rate was 12,2% in March 

2023, down from 13.4% in the previous month.  

In March, the highest contribution to the annual euro area inflation rate came from food, 

alcohol & tobacco (+3.12 percentage points, pp), followed by services (+2.10 pp), non-

energy industrial goods (+1.71 pp) and energy (-0.05 pp). 

The decrease in inflation rates across Europe, including Romania, could potentially have a 

positive impact on the real estate market by stabilizing prices and increasing purchasing 

power. However, the high inflation rate in Romania compared to the European Union may 

still affect the affordability of properties for some buyers, particularly those with lower 

incomes. Additionally, the contribution of food, alcohol, and tobacco to the inflation rate 

suggests that the cost of living is increasing, which could impact the ability of some buyers 

to enter the real estate market. 

 

 
  

Figure 19:  Inflation rate forecast EU (%) 

 

Source: European Commission 
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Appendix  
To better understand how the company operates and its trend, we also analyzed historical 

data, which is required in order to forecast the company's evolution. These are presented 

in the following tables. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Figure 20: Balance sheet - consolidated 

 

Source: Company data 

RON 2020 2021 2022

ASSETS

Non-current assets

Goodwill 19,256,076 19,256,076 19,256,076

Intangible assets 164,707 597,608 15,259,605

Investment properties 1,010,415,976 1,449,465,190 2,251,984,947

Right of use assets 1,221,167 3,505,452 2,687,154

Investments in associates 1,439,340 2,967,158 3,369,877

Property, plant and equipment 16,077,142 17,040,010 51,131,523

Total non-current assets 1,048,574,408 1,492,831,494 2,343,689,182

Current assets

Inventories 257,348,157 343,977,627 662,994,340

Advance payments to suppliers 50,890,026 93,266,448 116,316,909

Trade receivables 104,643,962 201,369,543 392,002,622

Other receivables 70,781,030 128,441,029 129,862,443

Prepayments 545,370 19,517,269 24,924,944

Other financial assets 9,408,917 -

Cash and cash equivalents 170,971,646 508,347,161 566,960,043

Total current assets 655,180,191 1,304,327,994 1,893,061,301

TOTAL ASSETS 1,703,754,599 2,797,159,488 4,236,750,483

EQUITY AND LIABILITIES

Equity

Share capital 259,824,598 514,828,059 740,563,717

Share premium 9,192 4,307,781 27,981,399

Own share -26,765,560 1,029

Other capital reserves 463,393 1,390,179 51,848,900

Legal reserves 0 11,437,359 17,452,635

Retained earnings 498,235,187 791,788,303 1,184,656,306

Equity attributable to owners of the Group 731,766,810 1,323,751,681 2,022,503,986

Non-controlling interests 92,264,592 323,205,535 508,822,702

Total equity 824,031,402 1,646,957,216 2,531,326,688

Non-current liabilities

Loans and borrowings from bank and others 120,076,805 390,342,321 654,206,589

Loans and borrowings from minority shareholders 70,659,819 7,472,207 3,528,882

Trade and other payables 734,913 564,912 23,442,273

Lease liabilities - long term portion 0 2,646,947 2,646,947

Deferred tax liabilities 100,904,737 179,974,080 272,828,037

Total non-current liabilities 292,376,274 581,000,467 956,652,728

Current liabilities

Loans and borrowings from bank and others 37,547,728 34,260,754 172,421,627

Loans and borrowings from minority shareholders 156,083,575 87,028 47,528

Lease liabilities 0 1,282,387 778,490

Trade and other payables 96,243,622 124,138,768 271,065,556

Deferred income 1,208,149 1,145,855 11,099,273

Current tax liabilities 1,964,019 2,023,447 717,144

Advance payments from customers 293,855,202 406,263,566 292,641,449

Beneficiile angajaților 444,628

Total current liabilities 587,346,923 569,201,805 748,771,067

Total liabilities 879,723,197 1,150,202,272 1,705,423,795

TOTAL EQUITY AND LIABILITIES 1,703,754,599 2,797,159,488 4,236,750,483
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Figure 21: Key items in the profit and loss account - consolidated 

 

Source: Company data 

RON 2020 2021 2022

Total revenue 536,803,924  1,120,016,103 1,166,115,861 

Revenues from sales of residential property 437,503,724  703,317,672    769,518,382    

Cost of sales of residential property (284,286,135) (451,583,531)   (445,459,287)   

Other property operating expenses - residential -               -                 (5,133,247)       

Net income from residential property 153,217,589  251,734,141    318,925,848    

Gross profit margin 35.02% 35.79% 41.4%

Gains from investment property 96,253,470    399,188,179    218,466,572    

Gains from bargain purchase -               -                 94,079,969      

Rental income 1,313,724      6,544,367        62,377,460      

Revenues from service to tenants 355,719        5,277,520        16,532,162      

Expenses from services to tenants (355,719)       (5,277,521)       (16,532,162)     

Other property operating expenses (684,749)       (4,850,821)       (8,171,409)       

Net rental income 628,975        1,693,545        54,206,051      

Commissions for brokerage real estate (1,093,357)     (3,142,561)       (9,255,427)       

Administrative expenses (29,952,793)   (32,387,474)     (90,436,029)     

Other operating expenses (3,105,385)     (10,118,954)     (15,003,594)     

Other operating income 1,377,287      5,688,365        5,141,316        

Result from operating activity (EBITDA) 217,325,786  612,655,241    576,124,706    

Net financial result (11,400,928)   (9,764,254)       (3,618,513)       

Share of result of associates 733,803        1,527,818        402,719          

Result before tax 206,658,661  604,418,805    572,908,912    

Income tax (29,722,318)   (94,731,652)     (70,431,447)     

Net result of the period 176,936,343  509,687,153    502,477,465    
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Investment Research Disclaimer 
 
Buy:  Share price may exceed 15% over the next 12 months 
Hold:  Share price may fall within the range of +/- 15% over the next 

12 months  
Sell:  Share price may fall by more than 15% over the next 12 

months  
Restricted:  Sharing of financial forecasts, target price or recommendation 

for a financial instrument is temporary restricted based on 
compliance (ex: conflicts of interest)  

Not Rated:  Due to changes in the equity research team, sharing of 
financial forecasts, target price or recommendation for a 
financial instrument is temporary suspended. 

 
This document may not be copied, reproduced, distributed or 
published, in whole or in part, without the prior authorization of BRK 
Financial Group. 
 
This document was issued by the equity research department of BRK 
Financial Group, only for information purposes. This material is intended for 
information and it does not represent a recommendation to acquire, hold or 
sell the financial product described. All information contained in this 
document was compiled from sources deemed reliable in the moment they 
were acquired. Regardless, the data, information and/or comments 
presented here are just indicative and may be incomplete. Any investor 
should double check the complete description which labels this financial 
product. Transacting such financial products is considered high risk actions, 
including but not limited to the risk of adverse or unforeseen market 
developments, exchange rate fluctuations, counterparty risk, issuer 
bankruptcy and liquidity risk, each of which could have a negative impact 
on its value, price or income generated by the financial product described 
in this document.  
 
Before making a commitment to purchase this financial product, the 
beneficiaries of this document should carefully consider the 
appropriateness of the transaction in their specific circumstances and 
independently review (together with their professional advisors if 
necessary) the specific financial risks, as well as those of a legal and fiscal 
nature of such an investment. BRK Financial Group has issued this report 
for information purposes only. This report is not intended, and should not 
under any circumstances be construed as, an offer or a solicitation of an 
offer to buy or sell the securities referred to herein or any related financial 
instruments. 
 
This report is not intended to be comprehensive or contain all the 
information that a potential investor may need to make an investment 
decision. The beneficiary of this report shall make his or her own 
independent evaluations and decisions regarding any securities or financial 
instruments referred to. Any investment discussed or recommended in this 
report may be inappropriate for an investor depending on their specific 
investment objectives and financial position. The materials in this report are 
general information for recipients who understand and assume the risks of 
investing in financial instruments. 
 
This report shall not consider whether an investment or course of action and 
the associated risks are appropriate to the recipient. Therefore, the 
recommendations contained in this report should not be invoked as 
investment advice based on the personal circumstances of the beneficiary. 
Investors will need to make their own independent assessment of the 
information contained in this document, take into account their own 
investment objective, financial situation and special needs and seek their 
own financial, business, legal, tax and other advice. regarding the 
appropriateness of investing in securities or investment strategies 
discussed or suggested in this report. 
 
All the information contained herein is based upon publicly available 
information and has been obtained from sources that BRK Financial Group 
believes to be reliable and correct at the time of issue of this report. 
However, such sources have not been independently verified by BRK 
Financial Group and this report does not purport to contain all information 
that a prospective investor may require.  The opinions expressed herein are 
BRK Financial Group’s present opinions only and are subject to change 
without prior notice. BRK Financial Group is not under any obligation to 
update or keep current the information and opinions expressed herein or to 
provide the recipient with access to any additional information. 
Consequently, BRK Financial Group does not guarantee, represent or 
warrant, expressly or impliedly, as to the adequacy, accuracy, reliability, 
fairness or completeness of the information and opinion contained in this 

report. BRK Financial Group does not accept any liability for any direct, 
indirect or consequential losses, loss of profits and/or damages that may 
arise from the use or reliance of this research report and/or further 
communications given in relation to this report. Any such responsibility or 
liability is hereby expressly disclaimed. Whilst every effort is made to ensure 
that statement of facts made in this report are accurate, all estimates, 
projections, forecasts, expressions of opinion and other subjective 
judgments contained in this report are based on assumptions considered to 
be reasonable and must not be construed as a representation that the 
matters referred to therein will occur.  
 
This report may contain forward-looking statements, which are often but not 
always identified by the use of words such as "believe", "estimate", "intend" 
and "expect" and statements that an event or result "may", "will" or other 
such expressions may "appear" or be made. These forward-looking 
statements are based on assumptions made and information currently 
available to BRK Financial Group and are subject to risks, uncertainties and 
other known and unknown factors that may impact actual results, 
performance or achievements to be materially different from any future 
result, performance or achievement, expressed or implied by such forward-
looking statements. Caution should be exercised in relation to these 
statements, and the recipients of this report should not be dependent on an 
excessive reliance on forward-looking statements. BRK Financial Group 
expressly disclaims any obligation to update or revise any forward-looking 
statements, as a result of new information, future events or circumstances 
after the date of this publication, to reflect the occurrence of unanticipated 
events. 
 
This report may contain information obtained from third parties. Third-party 
content providers do not guarantee the accuracy, completeness, timeliness 
or availability of any information and are not responsible for errors or 
omissions (negligent or otherwise), regardless of the cause or the results 
obtained from the use of such content. Third party content providers make 
no express or implied warranties, including, but not limited to, any 
warranties of merchantability for any particular purpose or use. Third party 
content providers are not liable for damages, expenses, expenses, legal 
fees or direct losses (indirect, incidental, exemplary, compensatory, 
punitive, special or consequential) in connection with any use of their 
content. 
 
The research analysts responsible for producing this report hereby certify 
that the views expressed herein accurately and exclusively reflect the 
personal views of any and all issuers or securities reviewed in this report, 
and that the report does not constitute an independent investment research 
and is not subject to any prohibition on dissemination of investment 
research. 
 
Analyst Certification 
 
The analyst(s) who prepared this report and other related persons to 
him/her or to them, certify that: 
 
1. they have no financial interest in the financial instruments that include the 
company(ies) mentioned in this report, except for holding in individual equity 
investment portfolios. 
 
2. no part of his or her compensation was, is or will be directly or indirectly 
related to the specific recommendations or views expressed in this report. 
 

Company Symbol 
Explanatory note 

No. 

One United Properties  ONE  5, 6, 7, 10, 11  

 
BRK Financial Group SA is a liquidity provider in respect of structured 
products issued by it. 
 
Explanatory notes: 
 
1. BRK Financial Group SA holds a net long or short position above the 
threshold of 5% of the issuer's total share capital. 
2. BRK Financial Group SA acts as a market maker or liquidity provider for 
the issuer's financial instruments. 
3. The issuer is a significant shareholder of BRK Financial Group SA (holds 
more than 10% of the share capital). 
4. The issuer is a shareholder of BRK Financial Group SA (holds a stake of 
more than 5% of its total issued share capital). 
5. The issuer is currently or has been in the last 12 months a client of BRK 
Financial Group SA for the provision of financial investment services. 
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6. For the last 12 months, BRK Financial Group SA has been the 
coordinator / associate coordinator of any public offering of financial 
instruments of the issuer. 
7. In the last 12 months, BRK Financial Group SA has been remunerated 
for financial investment services provided to the issuer. 
8. A director, executive director or agent of BRK Financial Group SA is an 
administrator, executive director, consultant or member of the Board of 
Directors of this issuer. 
9. BRK Financial Group is a significant shareholder of the issuer (holds at 
least 10% of the share capital). 
10. The authors of the investment research do not hold shares in the issuer. 
11. BRK Financial Group is a market maker. 

 

 
 


