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15.11.2020 

Către:   Darzalas Capital OOD;  BAKER TILLY SOUTH EAST EUROPE LIMITED 

Referitor la:  Land with an area of 2,925 sqm (cadastral no. 264465) and constructions - 

BEST WESTERN PLUS EXPOCENTER Hotel ****, as follows: 

264465-C1, height regime Ug + Gf + 4F-5Er and a built-up area of 508 sqm from 

measurements and 480 sqm from documents - destination HOTEL 4 * 

264465-C2, height regime D + P + 3E + M and a built-up area of 624 sqm (from 

measurements and 583 sqm from documents - destination HOTEL 4 * 

264465-C3, height regime P and a built-up area of 292 sqm - destination of the bearing body 

between C1 and C2. 

 

The entire property is registered in the land book with no. 264465 Sector 1 Bucharest. 

Address: Bucharest, Sector 1, at B-dul Poligrafiei number 69+69a 

Following your request, we procedeed to valuating the property above described. We 

perfomed the inspection of the property, analysed the specific real estate market and 

estimated the market value of the real estate for the purposes of preparation of a prospectus 

for the offering debt securities that the Client intends to issue and register on Sofia Stock 

Exchange whereby the properties subject to valuation will be used as security against the 

debt securities. 

PRESTIM-IMPEX corporate ANEVAR Member, through Despina Camelia- Iuliana – 
MAA-EPI, EBM, EI, VE-EPI, ANEVAR Valuator (ID no. 12056), acting as an independent 

valuator, valuated the property.  The valuation report has been prepared based on Asset 
Valuation Standards 2020 and International Valuation Standards (IVS). 

According to the available information, after  analysing and apllying the valuation 

methodology, our oppinion is that the market value of the entire ownership right of the 

property described above, for the reference date, 15.11.2020 , is: 

5.806.000 EUR, equivalent to 28.294.000 LEI 
 

 



3

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

 The value was estimated taking into consideration exclusively the assumptions, 

special assumptions and the assessments expressed in the present report and it is 

valid under the economical and legal conditions as set forth in this report; 

 The value is valid only for the purpose of the valuation 

 The estimated value is the valuator’s opinion regarding the market value of the real 

estate  

 

Respectfully submitted 

 

Despina Camelia- Iuliana – MAA-EPI 

EPI, EBM, EI, VE-EPI 

ANEVAR Valuator 

S.C. PRESTIM-IMPEX S.R.L. 

Membru Corporativ ANEVAR 
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1. Summary of main facts and of important conclusions 
Client  Darzalas Capital OOD 

User BAKER TILLY SOUTH EAST EUROPE LIMITED; Darzalas Capital OOD 

Reference date 15.11.2020 

Date of inspection 30.10.2020 . The market value is valable only on the assumption that the state 

of the buildings has not changed between the date of the inspection and  

the valuation one.  

Valuation date 15.11.2020  

Valuator Despina Camelia- Iuliana, MAA-EPI, EBM, EI, VE-EPI,  ID No. 12056 

Company PRESTIM-IMPEX, Corporate ANEVAR Member, Permit no. 0047, 

Professional liability insurance policy no. 30791/07.01.2020. 

Representative Camelia- Iuliana Despina – General Manager 

Type of property    BEST WESTERN PLUS EXPOCENTER HOTEL**** consists in land plot 

along with buildings 

Address of property Bucharest, Sector 1, at B-dul Poligrafiei number 69+69a 

Neighbourhood / 

location 

Poligrafiei area, Pajura neighborhood 

Zip code 013704 

Year of construction 2005 - C1 and C2; 2015- C3 (according to documents) 

 Construction C1- 2005 (according to the CF extract), According to 

documents: building permit for B + G + 2F + AT in 2007, building permit 

for elevation to B + G + 4F + 5 withdrawn in 2008 and reception report at 

the end of the works in 2013; (in the erroneously registered land book 

2005). 

Construction C2- 2005 (according to the CF extract), According to 

documents: building permit for B + G + 2F + AT, reception report at the 

end of the works in 2005; building permit for elevation at B + Gf+ 3F + AT 

in 2015 and reception report at the end of the works in 2015; 

Construction C3-2015 (according to the CF extract and the documents) 

Storey structure Construction C1- B + G+ 4F-5wF 

Construction C2- B + G+ 3F + A 

Construction C3- Ground floor  
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Utilities  

Electricity, water, sewerage, gas, chiller, mobile air conditioners 

Finishes Construction C1- under construction; 

C2 and C3 constructions - superior finishes 

A
re

a 

Building C1 -

B+G+4F-5wR 

Usable 

area = 

2.969.04 sqm Built 

area = 

508 sqm 

(conform 

masuratori) 

si 480 sqm 

conform 

actelor) 

Total 

built 

area = 

3.373 sqm 

 terrace 

area= 

183 sqm     

Building C2- 

SB + G + 3F + A 

Usable 

area = 

3.149,05 sqm Built 

area = 

624 sqm 

(conform 

masuratori) 

si 583 sqm 

conform 

actelor 

Total 

built 

area = 

3.610 sqm 

 terrace 

area= 

220.89 sqm 

Construcția C3-G Usable 

area = 

248,20 sqm Built 

area = 

292 sqm Total 

built 

area = 

292 sqm 

 terrace 

area = 

47.90 sqm 
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Land Ts =      2.925 mp 

Owner LIBRA INTERNET BANK SA  

Present use BEST WESTERN PLUS EXPOCENTER Hotel**** 

Exchange rate 4.8734 Lei/Eur 

Estimated MARKET 

VALUE 5.806.000 EUR 28.294.000 LEI 

Building value  4.154.945  EUR 20.247.716 LEI 

Land value 1.538.550  EUR 7.498.000  LEI 

Equipment value 112.505  EUR 548.284 LEI 

Property right Considered as beeing absolute 



8

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

Liens According to the land book extract no. 96103 / 02.10.2020, there are tasks 

on the building, namely the admission of the request for re-examination 

against the conclusion no. 55529/2019, formulated by Libra Internet Bank 

Sa; the notation below C6 is deleted; it is noted the rejection of the 

application no. 55529/2019, formulated by Padure Gheorghe through BIN 

Tinca Constantinescu; the existence of the dispute regarding the 

undersigned is noted: Padure Gheorghe, Metropolis Proiect Development 

SRL, Padure Georgeta, Padure Claudiu, in contradiction with: the debtor 

Hotel Proiect SRL (CIF 29417120) (former ARENA ADMIN SRL), judicial 

liquidator IS-ROM SPRL, having as object: - annulment of the Decision 

of the Creditors' Meeting dated 27.06.2019, by which the Regulation for 

the block sale of the goods in the patrimony of the respective debtor of 

the Hotel assets was approved. The evaluation was performed in the 

hypothesis that the building is free of liens. 

According to the rental contract no. 1 / 10.03.2020, the entire building is 

rented to FAIR IMPEX 3 SRL, for a period of 36 months, starting with 

09.03.2020 until 09.03.2023. 

Description of annexes On the land is also built a construction for unauthorized technical space 

with a built-up area of about 50 square meters (we did not have cadastre 

for them) - its value is included in the estimated value of the buildings, 

without being delimited separately 

Property identification 

and access: 

Property identification was made according to the postal address and 

Stereo 70 topographical coordinates. 

The access to property is made: 

Poligrafiei  Blvd asphalt road public 

Dridu Entrance asphalt road public 
 

Special remarks   
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Differences observed 

during the inspection 

(compared to property 

documents / cadastral 

documentation) 

The inspection found that near the hotel, a construction was made - 

destination technical room, in which we did not have access, we consider 

that it is part of the building and its value is included in the estimated final 

value of the buildings. 

The surfaces of the buildings were taken into account as follows: 

Built area on the ground according to the cadastral location plan 

registered in the Land Book 264465, the useful surfaces for the basement, 

respectively the basement at C1 and C2 according to the cadastral files 

previously tabulated for no. 201424-C1 and 201427-C1 because they are 

made by the cadastre and tabulated in the land book. 

For the construction 264465-C1 the ratio Used area / Built area (basement) 

= 0.8757 was calculated, ratio with which Ba P was multiplied floors 1-4 to 

estimate Ua of each level. The built surface (325 sqm) and Ua of the 5th 

Retreat floor was taken from the plan aimed at unchanging from the 

project 2/07/2007 for DIPALMA from 24.12.2013, (AC 763887 P / 17562 from 

01,08,2008). 

At the construction 264465-C2 on the ground floor, Ua was calculated 

from the OCPI registered survey under no. 18224/2012 with the mention 

that the terrace with no. 22 on this relay because it does not exist, and for 

the other levels Ua was taken from these surveys registered at OCPI in 

2012. 

At the construction 264465-C3 which was raised According to AC, Sc was 

taken from the 4th floor plan prepared by ARHIPAD CONSTRUCT SRL 

because we did not have updated measurements prepared by the cadastre, 

so Built body A = 490.46 sqm, and Ua = 453.67 sqm. The superimposition 

was made previously but the entry into legality according to the existing 

situation was made in 2015, with the construction of the C3 connection 

body. 
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2. Valuator’s certification 
 

 The valuator assumes the responsibility for the content and conclusions of the 

evaluation only to the client and declares that:   

 Facts in this report are accurate and true; 
 Analyses, opinions and conclusions are limited to the assumptions and 

limiting conditions and these represent my professional and impartial 
analyses, opinions and conclusions; 

 I do not have any present of future interest for the property subject of 
the present valuation report or any self-interest with the parties involved; 

 My hiring for elaborating this report and the requiested fee are not 
subject to reporting a predetermined result, to the size of the estimated 
value or to any conclusion which may be favourable to one of the 
designated users of the report;  

 I own the knowledge and the necessary experience to carry out this job, 
in a competent way;  

 I have not been provided with significant professional assistance;  
 Inspection was carried out by Despina Camelia Iuliana, ANEVAR 

valuator, ID no. 12056. 
 

 

 

Despina Camelia- Iuliana – MAA-EPI 

EPI, EBM, EI, VE-EPI 

ANEVAR Valuator 
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3. Reference terms of the valuation 
 

Valuator’s 

competence and 

identification 

PRESTIM-IMPEX– Authorised ANEVAR corporate valuator – ID no 0047 

Despina Camelia- Iuliana - Authorised EPI, EBM, EI, VE-EPI ANEVAR 

valuator – ID no 12056 

  

Object of 

valuation 

BEST WESTERN PLUS EXPOCENTER HOTEL**** consists in land plot 
along with buildings 

  

Address of 

property 

Bucharest, Sector 1, at B-dul Poligrafiei number 69-69a 

  

Purpose of 

valuation 

Establishing the market value of the real estate property mentioned above, 

as it is defined in Asset Valuation Standards 2020 and International 

Valuation Standards (IVS), for for the purposes of preparation of a 

prospectus for the offering of debt securities that the Client intends to issue 

and register on Sofia Stock Exchange whereby the properties subject to 

valuation will be used as security against the debt securities purpose. 

  

Client  DARZALAS CAPITAL OOD 

  

Designated user BAKER TILLY SOUTH EAST EUROPE LIMITED   

  

Owner LIBRA INTERNET BANK SA  
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Valuated 

property right 

Within this report was valuated the absolute property right of LIBRA 

INTERNET BANK SA  for the analysed real estate, as shown in the available 

documents. The property right is registered in the Constanta district, Eforie 

Nord Land Register Book no. 264465 Bucharest, Sector 1,  cadastral / 

topographic  no. 264465- land; 264465-C1- Hotel; 264465-C2- Hotel; 

264465-C3- Link building between C1 and C2. 

According to the land book extract no. 96103 / 02.10.2020, there are tasks 

on the building, namely it is noted the admission of the request for re-

examination against the conclusion no. 55529/2019, formulated by Libra 

Internet Bank Sa; the notation below C6 is deleted; it is noted the rejection 

of the application no. 55529/2019, formulated by Padure Gheorghe through 

BIN Tinca Constantinescu; the existence of the dispute regarding the 

undersigned is noted: Padure Gheorghe, Metropolis Proiect Development 

SRL, Padure Georgeta, Padure Claudiu, in contradiction with: the debtor 

Hotel Proiect SRL (CIF 29417120) (former ARENA ADMIN SRL), judicial 

liquidator IS-ROM SPRL, having as object: 

- annulment of the Decision of the Creditors' Meeting dated 27.06.2019, 

which approved the Regulation for the block sale of the goods in the 

patrimony of the respective debtor and of the Hotel assets. The evaluation 

was performed in the hypothesis that the building is free of liens. 

According to the rental contract no. 1 / 10.03.2020, the entire building is 

rented to FAIR IMPEX 3 SRL, for a period of 36 months, starting with 

09.03.2020 until 09.03.2023. 

Basis of the 

valuation. 
Type of estimated 

value 

Taking into consideration the purpose and the utilisation of the valuation, 

in this report the Asset Valuation Standards 2020 – SEV 100 General view 

and SEV 104 Type of value were used, and International Valuation 
Standards (IVS).  

According to the standards, market value is defined as the estimated 

amount for which an active or a debt should exchange on the date of 

valuation between a willing buyer and a willing seller in an arm-length 

transaction after proper marketing wherein the parties had each acted 

knowledgeably, prudently and without compulsion. 

The “market value” estimation methodology took into account the purpose 

of the valuation, the type of property and the recommendations of the 2020 

Property Valuation Standards: EVS 230 Real Estate Rights and GEV 630 Real 

Estate Valuation. 
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Date of 

valuation 

At the basis of the valuation was the information on the price level for the 

date 15.11.2020, date at which the assumptions are considered valid, as well 

as the estimated value by the valuator. The valuation was accomplished in 

November 2020 and the reference date for the valuation is 15.11.2020. 

  

Date of report 15.11.2020  

  

Valuation 

procedure 

The steps taken to determine the market value were: 

 documentation, based on a list of information requested from the 
client; 

  property inspection; 
 establishing the assumptions and special assumptions that formed 

the basis of the report; 
 selecting the type of value estimated in this report; 
 analysis of all information collected, interpretation of results in 

terms of evaluation; 
 application of the evaluation method (s) considered opportune for 

determining the value and substantiation of the evaluator's opinion. 
  

Documentation 

required for 

evaluation. 

Property 

inspection. 

The inspection was carried out by Despina Camelia- Iuliana – authorised 

valuator, on 30.10.2020, ID no. 12056, in the presence of Mrs. Corina 
Butnariu, who represent Libra Bank. 

On this occasion, data refering to the subject was collected, pictures were 

taken and cadastral sketches were analised. There were no further 

investigation regarding potential contamination on the environment and 

the hidden parts of the building were not inspected. 

  

Currency used 

for expresing the 

estimated value 

The final opinion of the valuation is expressed in EUR and LEI. The 

exchange rate of BNR (Romanian National Bank) valid at the reference date 

of the valuation - 15.11.2020 is 4.8734 lei/EUR. 
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Complience of 

the valuation 

with the 

Standards of 

Valuation 

The present valuation report has been accomplished according to the Asset 
Valuation Standards 2020 and to the assumptions, special assumptions 

and the assessments included in this report.   

The value of the real estate has been determined according to the 

applicable standards, taking into account the prupose for which this report 

was required:   

 SEV 100 General view (IVS General view) 
 SEV 101 Reference terms of the valuation (IVS 101) 
 SEV 102 Documentation and compliance (IVS 102) 
 SEV 103 Reporting (IVS 103) 
 SEV 104 Type of value (IVS 104) 
 SEV 105 Property rights 
 SEV 230 Property rights (IVS 400) 
 GEV 232 Evaluation of business generating property  
 GEV 630 Valuation of real estate 
 Ethics code of the professional authorized valuator  

  

Nature and source 

of the information 
The documents and sketches made available to the valuator by the owner 

of the subject building, respectively: 

 Land register book excerpts no 96103/02.10.2020; 

 Sales contract authenticated with no. 506/05.03.2020; 

 Rental contract no. 1/10.03.2020; 
 Cadastral plan excerpt for the building with cadastral number IE 

264465 ATU Bucharest, sector 1, no. Registration 117799 / 24.11.2020 
 Building permit no. 250/25 / S / 10201 of 17.06.2015 
 Minutes of reception at the end of the works no. 135 / 15.12.2015 

 Classification certificate issued by the National Authority for Tourism no. 
9002/5720 on 24.02.2016 

 Authorization for carrying out the public alimentation activity no. 

D/24181/02.09.2015; 
 Architectural memorandum prepared by SC ARHIPAD CONSTRUCT SRL; 
 Situation plan prepared by architect Elena Padure; 
 Basement plans, basement, ground floor, 1st floor, 2nd floor, 3rd floor, 

attic, roofs prepared by architect Elena Padure; 
 Director report on 31.05.2018; 30.06.2018; 31.07.2018; 
 Adjudication report no. 706/10.07.2014; 
 Minutes of overbidding concluded on 02.06.2014; 
 Minutes of the Debtors 'Creditors' Meeting SC DIPALMA IMPEX SRL no.  

655/10.06.2014; 
 Minutes of direct sale concluded on 29.04.2014; 
 Minutes of the auction concluded on 27.11.2013; 
 Minutes of the tender concluded on 04.12.2013; 
 Minutes of the Debtors 'Creditors' Meeting SC DIPALMA IMPEX SRL no. 

643/06.11.2013; 
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 Dismantling deed and sale-purchase contract authenticated with no. 

42/07.01.2004; 
 Plan from 24.12.2013; 
 Conclusion of land book no. 1909; 
 Building permit no. 864/82 P/28532 on the 13.09.2007; 
 Building permit no 763/87 P/17562 on the 01.08.2008; 
 Reception report at the end of the works no.  01/12.02.2013; 
 Conclusion of land book no. 35298/07.06.2013; 
 Supplementary heir certificate no. 125 / 30.07.2003 to the Certificate of heir 

no. 81 / 14.04.2003; 
 Conclusion of land book no. 16324; 
 Land register book excerpts no 29271/07.05.2014; 
 Land register book excerpts no 35298/07.06.2013; 
 Land register book excerpts no. 32418/20.05.2014; 
 Location plan and delimitation of the property body drawn up on 

29.10.2012; 
 Land register book excerpts no 42200/30.06.2014; 
 Sale-purchase contract authenticated with no. 1310/06.12.2002; 
 Location plan registred on 24.12.2013; 
 Declaration authenticated with no. 822/15.05.2003; 
 Conclusion of land book no. 4994; 
 Building permit no.977/88 P/33052 on the 11.12.2003; 
 Minutes of receptions at the end of the works no. 129/15.04.2005; 
 The declaration registered under no.13504/12.07.2005; 
 Conclusion of land book no.  18224/10.04.2012; 
 Land register book excerpts no 18224/10.04.2012; 
 Land register book excerpts no 39423/18.06.2014; 
 Location and delimitation plan of the property body prepared on 

06.04.2012; 
 Basement, ground floor, 1st floor, 2nd floor, attic surveys prepared on de 

06.04.2012; 
 Declaration authenticated with no 311/31.03.2012; 
 Certificate of street nomenclature and adress no 619594/6140/2007; 
 Declaration authenticated with no.310/30.03.2012; 
 Land register book excerpts no 29270/07.05.2014; 
 The Decision of Inventory of the HOTEL PROIECT SRL’ Debtor's Goods 

registered in Registry of the 7th Section of the Civil Tribunal of Bucharest 

Tribunal on 27.06.2019; 
 General Memorandum of Architecture for project no. A20 / 2014 prepared 

by SC ARHIPAD CONSTRUCT SRL; 
 Technical Structure Memorandum prepared by eng. Matei Teodor Viorel 

on 19.01.2015; 
 Location and delimitation plan of the property body registered on 

24.12.2013; 
 Cadastral plan registred on the 24.12.2013; 

Other necessary information used:  
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 The exchange rate of BNR (Romanian National Bank) valid on the 
reference date of the valuation; 

 Real estate market magazines; 
 Press news.  

The valuator does not take any liability for the obtained information, 

estimates, and opinions furnished by other parties (client and owner), nor 

for the results expressed in this valuation report if these are tainted by 

incomplete or wrong data. 

  

Responsibility 

toward third 

party 

The present valuation report was made based on the information provided 

by the owner and customer, the correctness and accuracy of the data 

provided being their responsibility. This evaluation report is intended for 

the purpose and use specified in this report. The report is confidential, 

strictly for the client and the designated users and the evaluator does not 

accept any responsibility towards another person, under any 

circumstances.. 

  

Assumptions  This report presents my professional and impartial analyzes, opinions 
and conclusions and is limited only to the assumptions and special 
assumptions presented; 

 The legal aspects are based exclusively on the information and 
documents provided by the property owner and have been presented 
without additional verifications or investigations. It is assumed that the 
title deed is good and marketable, unless otherwise specified; 

 The information provided by third parties is considered reliable, but no 
guarantees are given for its accuracy; 

 It is assumed that there are no hidden or non-apparent conditions of 
the locations: the soil or the structure of the building (hidden parts) 
that would influence the value. The evaluator assumes no responsibility 
for such conditions or for obtaining the studies necessary to discover 
them; 

 It is assumed that the site is in full compliance with all local and 
republican environmental regulations except in cases where 
discrepancies are exposed, described and taken into account by the 
report; 
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  From the information held by the valuator and from the discussions 
with the owner, there is no indication of the existence of natural or 
chemical contaminations that affect the value of the valuated property 
or the value of neighboring properties. The valuator is not aware of any 
inspections or reports indicating the presence of contaminants or 
hazardous materials and has not carried out any special investigations 
in this regard. Values are estimated on the assumption that there is no 
such thing. If it is subsequently established that there is contamination 
on any property or any other neighboring land or that means have been 
or are put into operation that could contaminate, this could lead to a 
decrease in the reported value; 

 The valuator considers that the assumptions made when applying the 
evaluation methods were reasonable in the light of the information 
available on the evaluation date;  

 It was assumed that the legislation in force will be maintained and no 
changes that may occur in the next period have been taken into 
account; 

 The choice of valuation methods presented in the report was made 
taking into account the type of property, the type of value expressed 
and the available information; 

 The valuator used in estimating the value all the information she had at 
the date of the evaluation regarding the subject to be evaluated, not 
excluding the possibility of the existence of other information of which 
she was not aware.; 

 The estimated market value is valid at the valuation date. As the market, 
market conditions may change, the estimated value may be incorrect or 
inappropriate at another time; 

 Unless otherwise stated in the report, it is understood that the valuator 
is not aware of the hidden or invisible state of the property (including, 
but not limited to, the condition and structure of the soil, physical 
structure, mechanical systems and other operating systems). , 
foundation, etc.), or on adverse environmental conditions (on the 
immovable property in question or on a neighboring property, 
including the presence of dangerous substances, toxic substances, etc.), 
which may increase or decrease the value of the property. It is assumed 
that no such conditions exist if they were not observed at the date of 
the inspection or did not become visible during the normal analysis 
required for the assessment report. This report should not be prepared 
as an environmental audit or as a detailed property status report, as 
such information is beyond the scope of this report and / or the 
qualifications of the appraisers. The appraiser does not offer explicit or 
implicit guarantees regarding the condition of the property and is not 
responsible for the existence of such situations and their possible 
consequences, nor for any technical testing processes necessary for 
their discovery. 
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Uncertainty IVSC is currently analyzing how the uncertainty in the valuation can be 

identified, how it can be explained and presented in a useful way for the 

users of the valuation reports. 

The purpose is to assist valuators in providing adequate information on 

factors that could have led to significant uncertainty in the estimated value. 

Definition of uncertainty according to IVSC: the possibility that the 

estimated value may be different from the price that could be obtained as 

a result of the transfer of the same asset or obligation that takes place at 

the same time, under the same conditions and on the same market. 

The uncertainty caused by the limitations imposed by the degree of 

investigations or the information on which the valuation is based, is not 

addressed by IVSC in the new draft of the Valuation Guide. They are 

outside the above definition and should be presented separately according 

to IVS 103 Valuation Reporting. Causes of uncertainty: 

 Market uncertainty 

 Uncertainty of the model 

 Uncertainty of input data 

The uncertainty of the model and the uncertainty of the input data appear 

in the valuation process, are closely related and can be measured. Market 

uncertainty arises due to events external to the valuation process and is not 

normally measurable. 

Market uncertainty 

 Market uncertainty occurs when a market is disrupted at the time of the 

valuation by current or very recent events, such as economic or political 

crises. Such events can create uncertainty in the valuation, because the 

input data and values available for valuation are those on the market 

before the event takes place and the impact of the event on prices will not 

be known until the market has stabilized. Not to be confused with market 

risk as this is the risk that an asset will lose value over time due to 

changes in market conditions that occur after the valuation date and is 

usually taken into account by market participants when trading a 

transaction. 

Model uncertainty 
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The uncertainty of the model comes from the characteristics, either of the 

valuation model or of the method used. 

For certain types of assets, in general, several methods can be used to 

estimate the value. However, these models may not always produce the 

same result and, therefore, choosing the most appropriate method may 

itself be a source of uncertainty. 

The uncertainty of the model can be measured by observing the effect on 

the evaluation using different models or evaluation methods. 

Uncertainty of input data 

Uncertainty of input data occurs if there are an equally reasonable number 

of inputs or assumptions or assumptions that can be attached to the input 

data used in the valuation and then their impact on the outcome can be 

estimated. 

The uncertainty of the input data can be measured by the effect on the 

valuation using alternative reasonable input data. 

In some situations the effect of input data uncertainty can be ameliorated 

by using statistical sampling techniques to analyze and weight the available 

data before applying it to the valuation model. However, the uncertainty of 

input data may occur if we have low market activity. 

Significance threshold 

IVS 103- The valuation report, paragraph 2, provides that the valuation 

report contains a clear and precise description of any significant 

uncertainty that directly affects the valuation. 

As shown in paragraph 6, most valuations contain an element of 

uncertainty, but should only be presented when it is "material" and has a 

direct effect on the valuation. 

 Therefore, it is necessary to consider whether the uncertainty is material. 

The significance threshold should be set according to two aspects: 

-if the impact on the estimated value is significant, and  

 - if it is of interest to a user of the evaluation report, considering the 

purpose for which it is necessary. 
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Uncertainty measurement 

The uncertainty of the model and input data can be measured by observing 

the effect on the valuation using either an alternative model or alternative 

input data. 

The value of an asset depends on the amount, period and security of future 

cash flows. Variations in these mainly numerical inputs with a fixed time 

horizon are easier to measure than those such as the quality, usefulness of 

the asset and its potential for alternative use or those involved in valuing 

tangible or intangible assets held for an indefinite period. . 

If the value of an asset is uncertain because there is no market data 

available for an identical or similar asset, it is necessary to estimate certain 

input data based on assumptions that a market participant might make. 

Under these conditions, it is more likely that there are two or more values 

that could be reasonably chosen as input data. 

If this happens, it is recommended that the chosen value be based on the 

most likely result, but a sensitivity analysis needs to be presented showing 

the effect of the possible results on the reported value. 

  

Special 

assumptions 

- 

Restrictions on 

use, 

dissemination or 

publication 

 The possession of a copy of this report does not imply the right to 
publish it; 

 The valuator, by the nature of his work, is not obliged to continue to 
provide advice or to testify in court regarding the properties in question, 
unless such agreements have been concluded in advance; 

  The valuation report is valid in the economic, fiscal, legal and political 
conditions from the date of its elaboration. If these conditions change, 
the conclusions of this report may lose their validity; 

 Any values estimated in the report apply to the assessed good, taken as 
a whole and any division or distribution of the value on fractional 
interest will invalidate the estimated value, unless such a distribution 
has been provided in the report; 

  Neither this report nor parts of it (especially conclusions regarding 
values, identity of the evaluator) should be published or publicized 
without the prior consent of Prestim-Impex and the authorized 
valuator who signs this report, specifying the form and context in which 
it is to be defend. The publication, in part or in full, as well as its use by 
persons other than the client and the designated user of the valuation 
report, entails the termination of the contractual obligations. 
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4. Data presentation 
  

Identifying real 

estate subject. 

Legal 

description 

According to the Land Book Excerpt no. 96103 / 02.10.2020, the property is 

described as follows: urban land with an area of 2925 sqm and buildings: C1 

- Building with destination Hotel, 1 staircase, Ug + Gf + 4F + 5 retreat, built-

up area 508 sqm, no. levels: 7, BCA floors and walls, year of construction 

2005, has elevator; C2- Hotel building, 1 staircase, B + GF + 3F + AT, built-up 

area 624 sqm, no. levels: 6, BCA floors and walls, year of construction 2005, 

has elevator and C3- Building connecting body between C1 and C2, metal 

structure and curtain and brick walls, year of construction 2015, no elevator, 

located in Loc. Bucharest, Sector 1, B-dul Poligrafiei, Nr. 69-69A, Jud. 

Bucharest. 

Identification of 

possible assessed 

movable assets 

The movable goods represented by the furniture, apparatus and equipment 

from the hotel industry, located inside the subject property, as they are 

presented in Annex 1 of the sale-purchase contract, were valuated. In order 

to determine the market value, the permanent endowments of the building 

were also taken into account, such as water, electrical, heating and air 

conditioning installations, as well as the incorporated components, such as 

electrical panels and elevators. 

Data about the 

area, city, 

neighborhood 

and location 

A real estate market is the interaction of individuals or companies who take 
contact in order to make transactions. The participants on this market 
exchange real property rights for other assets, such as money.  
Bucharest 

 
Bucharest is the capital of Romania and, at the same time, the largest city, 
industrial and commercial center of the country. The population of 
1,944,367 inhabitants makes Bucharest the sixth largest city in the 
European Union. In fact, however, Bucharest gathers over three million 
people every day, and specialists predict that, in the next five years, the 
total will exceed four million. To these are added the fact that the localities 
near the city, which will be part of the future Metropolitan Area, have a 
population of approximately 430,000 inhabitants. 

 
The first mention of the locality appears in 1459. In 1859 it becomes the 
capital of Romania. Since then it has undergone continuous changes, being 
the center of the artistic, cultural and media scene. Between the two world 
wars, the elegant architecture and the elite of Bucharest brought him the 
nickname "Little Paris". Currently, the capital has the same administrative 
level as a county and is divided into six sectors. 
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Bucharest is located in the southeast of the country, between Ploiești to the 
north and Giurgiu to the south. The city is located in the Vlăsiei Plain, 
which is part of the Romanian Plain. To the east is Bărăganul, to the west 
the Găvanu Burdea Plain, and to the south it is delimited by the Burnazului 
Plain. 

 
The Bucharest plain has altitudes between 100-115 m, in the north-western 
part, and 50-60 m, in the south-eastern part, in the Dâmbovița meadow. 
The city itself runs between 58 m and 90 m altitude. Over 50% of its surface 
falls within the hypsometric range of 80-100 m, and the slopes do not 
exceed the value of 2o. The fragmentation is more accentuated in the 
eastern half, where it reaches 1-1.5 km / km2. 

 
The relief of the plain consists of a succession of fields (interfluves) and 
valleys (with terraces and meadows) that follow one another from north to 
south: 

 
Bucharest is located on the banks of the Dâmbovița River, which flows into 
Argeș, a tributary of the Danube. Several lakes stretch along the Colentina 
River, in the perimeter of the city, such as Herăstrău Lake, Floreasca Lake, 
Tei Lake or Colentina Lake. And in the center of the city there is a lake, in 
Cismigiu Park. This lake, a former pond in the old medieval town, is 
surrounded by the Cismigiu Garden, inaugurated in 1847 according to the 
plans of the German architect Carl FW Meyer. In addition to Cismigiu in 
Bucharest, there are other large parks: Herăstrău Park (with the Village 
Museum) and the Botanical Garden (the largest in Romania and which 
includes over 10,000 species of plants, including exotic), Tineretului Park, 
Alexandru Ioan Cuza Park (known and like Titan Park or IOR Park), as well 
as many smaller parks and green spaces arranged by district town halls. 

 
The climate in the capital is specific to Romania, respectively temperate-
continental. Four seasons are specific, winter, spring, summer and autumn. 
Winters in Bucharest are quite mild with little snow and relatively high 
temperatures, while in recent years the summers are very hot, even hot 
(with very high temperatures of up to 45 degrees in the shade) and little 
rainfall. This makes the winter-summer temperature differences up to 60 
degrees. 

 
Legend has it that Bucharest was founded by a shepherd named Bucur. 
According to another more probable variant, Bucharest was founded by 
Mircea cel Bătrân at the end of the 14th century. 

 
The settlement is documented on September 20, 1459 in an act issued by 
Vlad Țepeș, lord of Wallachia, which strengthens an estate of some boyars. 
The fortress of Dâmbovița, as the city still appears in the first years, had a 
strategic role, following to supervise the road that went from Târgșor to 



23

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

Giurgiu, in the last settlement there was an Ottoman garrison. In a short 
time, Bucharest asserted itself, being elected on October 14, 1465 by Radu 
cel Frumos as a royal residence. In the years 1558 - 1559, at the Old Court 
was built the Princely Church, founded by Mr. Mircea Ciobanul, which 
remains to this day the oldest place of worship in the city preserved in its 
original form. In 1659, under the reign of Gheorghe Ghica, Bucharest 
became the capital of Wallachia, by Turkish order, in order to have a capital 
in the plain area and close to the Danube. 

 
There are currently two functional airports in Bucharest: Henri Coandă 
International Airport (originally Otopeni) and Aurel Vlaicu International 
Airport (originally Băneasa). Henri Coandă is the largest airport in 
Romania serving five million passengers in 2009 and being the main center 
for the national operator TAROM. From there, flights depart and arrive 
daily from other cities in Romania as well as numerous other airports in 
Europe, North America, Asia and Africa. Aurel Vlaicu is also used by low 
cost airlines to serve charter aircraft 

 
Bucharest is the capital of Romania and, at the same time, the largest city, 

industrial and commercial center of the country. The population of 

1,944,367 inhabitants makes Bucharest the sixth largest city in the 

European Union. 

o The property is located in the northern part of Bucharest. The area is 
predominantly commercial. 

o You can reach the north of the Capital from any part of Bucharest, 
streets such as Poligrafiei Boulevard, Expozitiei, Aviatorilor Boulevard, 
Barbu Vacarescu, Primaverii, Ficusului, Calea Floreasca, Calea 
Dorobantilor, Soseaua Nordului, Kiseleff, Pipera, or  Bucuresti-Ploiesti 
Road are some of the the largest and widest boulevards in Bucharest. 
And because the northern region has experienced, perhaps, the greatest 
development in the last 15 years, the infrastructure part has become 
more and more developed, thus making way for the multiple means of 
public transport. 
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 o The area benefits from one of the largest parks in Bucharest, Herastrau, 
which is located right in the middle of the northern area, being 
surrounded by almost all access roads of the region. The park, with its 
187 hectares, of which only 87 are covered by Herastrau Lake, hosts the 
most famous restaurants along the Northern Road. And the green areas 
in the north do not stop here, Baneasa Forest, Baneasa Botanical 
Garden, Kiseleff Park and many other smaller parks. 

o Access to the area is made with the help of personal vehicles and public 
transport 

o Nearby commercial units: Flora shopping complex, Profi, Romexpo, etc. 
o Educational units: yes, Media Technical College, Gymnasium School 

no. 178, Dimitrie Paciurea High School, etc. 
o Medical units: yes, 
o Religious institutions: yes, St. Vineri Pajura Church, etc. 
o Bank offices: yes 
o Institutions of public interest: Yes, Bucharest Prefecture 
o Parks: Yes 
o Lakes: Yes, Herastrau Lake 
o Others: Rapid Performance Center, Ramada Hotel, Casa Presei Libere 

etc. 
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Location 

information. 

Property 

description 

The property is located in the northern part of Bucharest. The area is 

predominantly commercial. 

Physical characteristics of the land: 
o Land area: S = 2925 sqm, category of use: yards, constructions 
o Opening : 95.49 ml at Bd. Poligrafiei and 57.34 ml at Intrarea Dridu 
o Dimensions: According to the attached location plan 
o Topography / relief: straight, flat 
o Shape: rectangular - irregular (see location plan) 

 Access: from the asphalt road - B-dul Poligrafiei 
o Public utilities available: 

 Urban electricity network: existing (connected) 
 Urban water network: existing (connected) 
 Urban district heating network: existing in the area 

(unconnected) 
 Urban gas network: existing (connected) 
 Urban sewerage network: existing (connected) 
 Urban street lighting network: existing 

 o Other remarks: The property is surrounded by a fence with a concrete 
foundation and a fence made of metal bars on the south, west and north 
sides. The yard is arranged with concrete alleys and parking spaces. 

ACCESS TO THE SUBJECT PROPERTY IS MADE FROM: 

Poligrafiei Bd Asphalt road public 

Intrarea Dridu Asphalt road public 

 

Legal features: 
o Legal use: Commercial 
o Easements of passage: Not applicable 
o Systematization restrictions: Not applicable 
o Other existing restrictions: Not applicable 
 
Economic features: 
o Land taxes: According to the Decision of the Local Council 
o Local construction fees: According to the Local Council Decision 

o Tax advantages: Not applicable 
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Description of 

arrangements 

and 

constructions 

Buildings C1 and C2 were built in 2005; 2015-C3 (according to documents). 

The chronological age of the constructions is 15 and 5 years. 

Located in the north of Bucharest, just a 5-minute drive from RomExpo 

Exhibition Center, BEST WESTERN PLUS EXPOCENTER Hotelby Avenue 

is a modern hotel offering accommodation with free WiFi, city views and 

free parking. Guests have free access to the fitness club, which features a 

hot tub, dry sauna and a fitness area. 

All rooms at the hotel are spacious and feature air conditioning, tea / coffee 

making facilities and a flat-screen TV with cable channels. Some units have 

a seating area for your convenience. Rooms have a private bathroom, 

bathrobes, slippers and free toiletries are provided. 

Guests can enjoy international cuisine at Cosmopolitan Restaurant and 

enjoy Romanian food at Hora Restaurant. The lobby bar serves a wide 

range of drinks in a relaxing atmosphere. 

The hotel has: 

1. 33 functional rooms and 6 apartments in building A; 

2. 44 rooms and 4 non-functional apartments in building B- which 
require completion and arrangement expenses; We consider that these 
finalization expenses will be made during 2021 and starting with 2022 they 
will be able to be fully operational. 

3.”HORA” restaurant (specific Romanian tradition) with a capacity of 

100 seats and a terrace with a capacity of 60 seats; Under the conditions 

imposed by the Covid crisis, this year they were able to operate with a 

maximum of 50 people inside and the number on the terrace was reduced 

to meet the conditions of social distance, so we considered that the 

restaurant "Hora" could operate indoors with 50 seats and outside with 30 

seats. We consider that starting with 2022, they will be able to operate again 

at maximum capacity, if the imposed sanitary conditions are attenuated. 

4.Restaurant "COSMOPOLITAN" with a capacity of 180 seats - in 2020 

it could only operate with a maximum of 50 people inside. We also 

considered in the calculation of the forecasts that it will be able to start 

again at 2022 at maximum capacity, if the imposed sanitary conditions are 

attenuated. 

5.“CORAL” restaurant located in the basement, with a capacity of 150 

seats - in 2020 it could only operate with a maximum of 50 people inside. 

We also considered in the calculation of the forecasts that it will be able to 

start again at 2022 at maximum capacity, if the imposed sanitary conditions 

are attenuated. 

6.Restaurant "QUARTZ" located on the 5th floor, with a capacity of 
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200 seats - under construction - without fitted kitchen; We considered that 

during 2021 the construction and arrangement works will be completed 

and, starting with 2022, it will be able to operate at maximum capacity, if 

the imposed sanitary conditions are attenuated. For the arrangement of his 

kitchen we consider expenses of 50,000 euros minimum, for the necessary 

endowments. 

The 3 event rooms, respectively 

  “PARIS” Hall, located on the ground floor, with a capacity of 60 
seats; 

 “LONDON” hall, located on the ground floor, with a capacity of 60 
seats; 

 “ROMA” hall, located on the ground floor, with a capacity of 40 
seats; 

During 2020, they did not work due to the restrictions imposed by 
the Covid 19 crisis. We consider that, starting with 2021, the activities in 
the field will be reactivated and the halls will be able to be rented at a 
capacity of 50% in 2021 and fully in 2022. I considered an average rental 
rate of 5 eur / person / event; in the years when it can function normally, 
we consider that at least 1 event / month can be organized. 

1. 1SPA (sauna, jacuzzi, massage, fitness room) - not used in 2020, 
we consider for 2021 a return to normal capacity in the second 
half of the year 

2. Parking - 25 places – for free 

The property offers car rental services, and the city center is less than 5 
km away. Henri Coanda Airport is a 20-minute drive away and shuttle 
services are available at an additional cost. 
Expocenter Hotel has been welcoming Booking.com guests since 9 September 
2015 
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The most appreciated facilities 

https://www.booking.com/hotel/ro/expocenter-best-western-
plus.ro.html?aid=1250365;label=huno.1%3ACj0KCQiAk53-
BRD0ARIsAJuNhpux7pmv19-
esQAf28o09VMAXYjx12P1hV0Fy9mmpmXDKApvBs53WhQaAj-
KEALw_wcB;sid=f283e503ed42bb1d8273d6d0b66f378e;all_sr_blocks=1499
70006_190396523_0_2_0;checkin=2020-12-10;checkout=2020-12-
11;dest_id=-
1153951;dest_type=city;dist=0;group_adults=2;group_children=0;hapos=1;h
ighlighted_blocks=149970006_190396523_0_2_0;hpos=1;no_rooms=1;room
1=A%2CA;sb_price_type=total;sr_order=popularity;sr_pri_blocks=1499700
06_190396523_0_2_0__14439;srepoch=1606976642;srpvid=6f232d00580502
4b;type=total;ucfs=1& 
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the standard suite has two rooms, a bedroom and a living room, which are not 

separated from the door. 



32

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

 Hotel BEST WESTERN PLUS EXPOCENTER Hotel **** consists of two 

buildings C1 + C2) joined by a connecting body (construction C3). 

The hotel subject to analysis has the classification category 4 ****, 

according to the Certificate no. 9002/5720 of 24.02.2016. 

In 2020, the tenant obtained a Temporary Operation Authorization for 

accommodation spaces category 3 ***. 

We were not provided with the Sheet regarding the nominal classification 

of the accommodation spaces. 

The hotel has the following structure of accommodation spaces, by 

categories: 

Builging C1 - B+ G + 4F + 5wF regime: 

- on the ground floor there are 3 conference rooms: London, Paris and 
Rome - functional 

- -44 unfinished rooms on floors 1-4 and one apartment per tier; the 
rooms have “white” finishes, concrete self leveling compound floors 
and partially executed bathrooms. Water, electricity, heating 
installations are under construction. 

- - Floor 5 - Quartz Restaurant, under construction – “white” finishes, 
does not have the necessary kitchen to carry out the activity 

Name Capacity Terasse 

Quartz Restaurant 200 - 

The Quartz restaurant is non-functional, it is located on the top level of the 

C1 building, which does not have the finished interior finishes. 

The C1 body is not functional as an accommodation space, it needs repair 

and completion works. 

The conference rooms and meeting rooms have a total capacity of 160 seats 

and are located on the ground floor of the C1 building - they are functional. 

Name Capacity 

 Paris Hall 60 

Londra Hall 60 

Roma Hall 40 
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 Building C1 has the height regime B + G+ 4F + 5wF. The construction 
was built in 2007, raised in 2008 and completed in 2013 (in the 
erroneously registered land book 2005). 

 Strength structure: reinforced concrete frames, with type 
foundations with reinforced concrete beams and reinforced 
concrete floors. 

 The closures and partitions are made of BCA masonry, and the roof 
is of the circulating terrace type and over the 5th floor it is secluded 
- the non-circulating terrace 

 The facade of the building is curtain wall type 

At the date of the inspection it was found that the building is not 

completed inside. 

 The interior finishes consist of: walls painted with washable lime, 
the floor is self leveling compound, the interior carpentry is partially 
instaled, and the exterior carpentry is made of aluminum with 
insulating glass. 

 Water, current, heating installations are not functional on floors 1-
5; 

 On the ground floor of the building there are three completed 
conference rooms. The walls are painted with washable lime, and 
the floor is covered with carpet. 

 Also on the 1st floor there are two rooms - office space with modest 
finishes. 

Building C2 – B+G+3F+A regime: 

- 33 rooms (10 single and 23 double) at 1-3 floors; 
- 6 apartments, 2 on each level, at  1-3 floors. 

 

Building C2 is functional. 

The hotel has trei 3  restaurants: 

Name Capacity Terasse 

Hora Restaurant 100 60 

Cosmopolitan Restaurant 180  

Coral Restaurant 150  

 
Hotelul are centru SPA. De asemenea, hotelul dispune de 25 de locuri de 
parcare.   
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The hotel has a SPA center. The hotel also has 25 parking spaces. 

In the technical memorandum it is erroneously mentioned a larger number 
of parking spaces; including behind the hotel are mentioned Klaus type 
parking spaces - in reality they do not exist. In the back there is only a yard 
where the cillers are installed and there is the technical building, inside 
which I did not have access and whose surfaces are not mentioned in any 
document. 

 Building C2 has the height regime B + G + 3F + A. The construction 
was built in 2005 with the height regime B + G + 2F + A and raised 
with the height regime B + G + 3F + A in 2015. The resistance 
structure is made of reinforced concrete, with masonry closures, and 
roof with wooden frame and Lindab type sheet metal roofing. 

 
 Structure: The resistance structure of the superstructure is made of 

reinforced concrete frames, composed of rectangular pillars with 
dimensions of 50x50 cm and 70x70 cm, bound with rectangular 
beams with dimensions of 25x50 cm, which together with the floor 
form a rigid structure in the horizontal plane. The frames are 
combined with reinforced concrete structural walls, arranged 
towards the ends of the building. 

 The floors are made of monolithic reinforced concrete, with a 
thickness of 13cm 

  The basement is made by continuing the pillars and walls of the 
superstructure, and on the contour is arranged a reinforced concrete 
wall with a thickness of 25 cm. In addition, reinforced concrete walls 
of 25 cm and 40 cm were made for the ALA shelter area. 

  The basement floor is made of reinforced concrete and has a 
thickness of 15 cm that rests on the beams related to the foundation 
system 

 The foundation system is made of a network of reinforced concrete 
beams that connect the reinforced concrete columns and walls. 

 Roof: - wooden frame and Lindab type sheet metal roofing 
 Exterior insulation and specific washable exterior paintings. 
 Superior interior finishes and consist of: 

 Dry spaces: Carpet in the rooms 

 Wet spaces: Tiles in bathrooms 

 Circulated spaces: 
-carpet in conference rooms; 
- carpet on the halls on the floors; 
- carpet in offices; 
- natural stone in the reception area; 
- the access staircase is covered with natural stone; 
- tiles in the kitchen area of restaurants; 
- tiles in the restaurant area, in the fitness room; 
- carpet in the Cosmopolitan restaurant; 
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- tiles in the spa area; 

 - tiles in the area of the technical space; 

 The walls are plastered and painted with washable lime. Some 
rooms have walls with washable wallpaper and modern stucco 
paintings. On the hallways on the floors the walls are painted with 
washable lime. The restaurants have walls partially covered with 
wallpaper and have partially decorative elements. 

 The restaurant "Hora" has partially painted walls with traditional 
Romanian scenes, otherwise washable paintings. 

 Conference and meeting rooms have washable paints. The walls are 
tiled in the bathrooms and in the kitchens of the restaurants. 

  The ceilings of the reception and public catering areas are provided 
with ornamental scaffolding, false ceilings are made by plastering 
with painted plaster and then with washable lime. 

  MDF interior carpentry. 
 The exterior carpentry is made of aluminum, with thermal 

insulation glass. 

 The door at the main entrance is automatic. 

Buildin g C3 –G regime: 

 Building C3 represents a connecting body between C1 and C2. It was 
built in 2015. The building is a multifunctional space, where the 
hotel and restaurant "Cosmopolitan" with a capacity of 180 seats can 
be found. (According to the initial project it should have been a 
terrace). 
 

  Structure: The connecting body is made of metal structure. 
 The resistance structure is of the inverted pendulum type, being 

made of rectangular metal pillars, which support the roof made of 
metal beams. 

 The roof is light type, made of corrugated sheet and lightly 
reinforced concrete - Roof terrace 

 The floor is 15 cm thick and rests on the foundation beams. 
 The foundation system consists of insulated foundations positioned 

over which was arranged a system of reinforced concrete beams with 
the role of taking over the moments, so that the insulated 
foundations have an optimal surface. 

 At the level of the foundations, a settlement was provided on the 
entire contour of the connecting body, so that the execution of the 
connecting body does not negatively influence the behavior of the 
neighboring buildings in terms of strength and stability; 
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 The finishes are superior: at the reception the floor is covered with 

natural stone, and in the restaurant area, the floor is covered with 

carpet, the walls are painted with stucco paint, and the ceiling has 

decorative elements. 

Installations: The space is equipped with the following types of 

installations: electrical, sanitary, sewerage, heating. The building has air 

conditioning - fan coil units. The hotel has two gas thermal power plants 

installed in the old building, in operation. We do not know if there are 

other features in the external technical body. 

Other features: 

- Bar; 

- non-stop reception; 

- rooms equipped with: TV, modern furniture, wireless internet, 
refrigerator, air conditioning, bathrooms with shower. 

- access system based on magnetic cards. 

- two elevators and two fire stairs. 
o Current use: commercial space, EXPOCENTER Hotel ****. 
o  Current use: commercial space, EXPOCENTER Hotel ****. 
o The technical condition of the C2 and C3 buildings is very good - 

functional and the C1 building - under construction, partially the 
functional ground floor.   
 

Note: 

The valuator's opinion regarding the technical condition of the construction 

is not certified by a specialization in the field, the valuator not having 

training and attributions in this respect. If an informed opinion is desired, 

then it is necessary to order a technical resistance expertise. The valuator 

cannot be held responsible for this mention. 

  

Data on taxes Taxable amounts, local taxes and fees and other taxes assimilated to them 
are established by the Fiscal Code, with subsequent amendments and 
completions, Title IX. 
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History, 

including 

previous sales 

and current 

offers or 

quotations 

The latest information on property trading is available in the Sale-Purchase 

Contract provided: 

 Date: - 
 Saler: - 
 Sale price: - 
 - 

  

Real estate market analysis 
Participants in this market exchange property rights for goods, such as money. 

Unlike efficient markets, the real estate market is not self-regulating but is often influenced by 

government and local regulations. The demand and supply of real estate can tend to a point of 

equilibrium, but this point is theoretical and rarely reached, there is always a gap between 

supply and demand. 

Supply for a certain type of demand is difficult to develop, and demand can change abruptly, 

making it possible that there is often oversupply or excess demand and not equilibrium. Buyers 

and sellers are not always well informed, and sale-purchase deeds do not take place frequently. 

Often, information about trading prices or the level of supply is not immediately available. 

Real estate is sustainable and can be seen as an investment. They are a little liquid and usually 
the sales process is long. 
 

REAL ESTATE MARKET ANALYSIS IS A SIX STEP PROCESS: 

Step 1. Defining the real estate product(property productivity analysis) 

Step 2. Delimitation of the specific market(market area and competitive area) 

Step 3. Demand analysis 

Step 4. Supply analysis(competition investigation and forecast) 

Step 5. Analysis of the interaction between supply and demand 

Step 6. Prediction of the absorption of subject property in the market(concepts of market 
penetration) 

Analyzing Hotel Demand 

The source of demand for hotel rooms depends largely on the nature of the subject property, 
i.e., whether it is a commercial establishment, a convention hotel, or a leisure or resort property. 
A proposed hotel near 
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Analysis of the 6 steps for the evaluated property 

Step 1. Defining the real estate product (property productivity analysis) 
 

In this first stage, the characteristics of the subject property that determine its productive 
capacity and the potential uses of the property are identified. These characteristics can be 
physical, legal or localization; these will be the basis for the selection of comparable properties, 
as well as for the conclusions regarding the modeling of the projected marginal demand. 



40

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

The physical, legal and location attributes of the property were previously presented, the valued 
real estate is of a commercial type - Hotel and restaurant, located in an independent building. 

Potential uses of the property are: 

• commercial space - Hotel 

• Transformation into office space or medical clinic / hospital 

 

From the analysis of the market trend we found that the existing demand is directed to 
commercial use - Hotel. 

Depending on the needs, desires, motivations, location, type and age of market participants, on 
the one hand and the type, location, design and restrictions on properties, on the other hand, 
different types of real estate markets have been created (residential, commercial, industrial, 
agricultural, special). These, in turn, can be divided into smaller, specialized markets, called 
submarkets, this being a process of market segmentation and disaggregation of property. 

The aspects regarding the economic, legal and physical characteristics of the subject real estate, 
as presented and analyzed in the previous chapters, lead to the conclusion that the property 
subject to valuation is of a commercial type - Hotel. 

 

Step 2. Delimitation of the specific market (market area and competitive area) 
 
Market segmentation needs to be done from the beginning, in order to reduce efforts and focus 
searches, in order to find the best information with a high degree of assimilation of the property 
to be valuated. 
 
The specific market analysis involves researching the conditions of the real estate market 
specific to the subject property, as well as examining the demand and supply and the 
geographical area of the market for the type of property analyzed. 
 
In order to identify the real estate market specific to the subject property, a series of factors 
were analyzed: 
 

Type of real estate: - commercial space - Hotel in independent building;  

 Real estate characteristics:  
- How to occupy / use: this type of property is occupied by a single user or by several 

users, and can be divided into levels; 
- - Customer base (potential users): legal entities, generally small / medium 

companies that need spaces to carry out their activity; 
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- - Construction quality: good (no information was identified to indicate the 
existence of problems of the resistance structure); 

- - Characteristics of the endowments: endowments specific to this type of property; 
- - Design and functionality: appropriate to this type of use; 

 Market area: local, all available information on substitute properties, offered for sale / 
rent in Bucharest, hotels category 3-4 *, were analyzed 

 Substitute properties available: sufficient properties (current and future availability) with 
a similar attractiveness, competing with the subject property, have been identified in the 
defined market area. They are either occupied by the landlord / tenant but can be 
released in a relatively short time, or they are free for rent / sale; 

 Complementary properties: the following support facilities of the analyzed function are 
accessible: commercial units (restaurants, conference rooms); 

 

In conclusion, taking into account all the aspects presented above, as well as the specifics of the 
area, we can say that the specific market is that of commercial properties - Hotel, located in an 
independent building, located in the Medium Zone - Bucharest, sector 1; 

Step 3. Demand analysis 

Demand reflects the needs, desires, purchasing power and preferences of real estate consumers. 
Demand analysis focuses on identifying potential users (buyers and tenants) for the subject 
property. For this, activities / uses are pursued that can support the property as it is or after 
some modification works (if it is demonstrated that it would be logical and favorable to make 
these modifications).  

The demand must be followed especially on the market segment of those interested in 
purchasing a property, who want it and can buy it (they have the financial power). 
 

The level of demand for a certain type of property determines the attractiveness of similar 
properties. 

For this type of properties the level of demand registered a significant decrease in 2020, amid 
the sanitary crisis COVID 19. The demand for the subject property comes mainly from legal 
entities, who want to operate in their own location. 
 
Tourism in the context of 2020 
 

EUROPEAN COMMISSION, Brussels, 13.5.2020 

COMMUNICATION FROM THE COMMISSION TO THE EUROPEAN PARLIAMENT, THE 
COUNCIL, THE EUROPEAN ECONOMIC AND SOCIAL COMMITTEE AND THE 
COMMITTEE OF THE REGIONS 

Tourism and transport in 2020 and beyond 
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The last months of the COVID-19 crisis have not only deeply affected those infected and their 
families, and taken a financial toll on businesses, entrepreneurs and the workforce. They have 
also required sacrifices from almost everyone. Those in the healthcare frontline or in more 
intense forms of physical confinement have particularly suffered. 

Handled correctly, safely and in a coordinated manner, the months to come could offer 
Europeans the chance to get some well-needed rest, relaxation and fresh air, and to catch up 
with friends and family, in their own Member States or across borders. Many have kept 
themselves going with just that thought but want to be reassured that there will be hotels, 
camping sites and restaurants, bars and cafes to go to, trekking paths, waterfronts and cycling 
trails accessible, cultural attractions open to visit, transport to get there without restrictions and 
above all that everything possible has been done to ensure that they will be as safe as possible 
from infection. 

The months to come should not be lost for the vibrant European tourism ecosystem covering a 
range of activities such as travel, transport, accommodation, food, recreation on land and water, 
culture or nature. Directly and indirectly, it contributes close to 10% to EU GDP and has made 
the EU the world’s leading tourism destination, with 563 million international arrivals and 30% 
of global receipts in 2018 (UNWTO (Organizația mondială a Turismului). 

For many Member States, European regions and cities, tourism is a key contributor to the 
economic and social fabric. More than that, it provides much needed jobs and revenue, often 
concentrated in regions with no alternative sources of employment and involving low-skilled 
workers. But this ecosystem has been hit hard. The World Tourism Organisation (UNWTO) 
foresees a decline of international tourism of 60% to 80% compared to last year, amounting to 
losses of between EUR 840 billion to EUR 1.100 billion in export revenues worldwide. And the 
next months are crucial: during an average summer season (June-August) residents of the EU 
make 385 million tourism trips and spend EUR190 billion ( 2 Eurostat - Sosiri în structurile de 
primire turistică - date lunare (2019). 

This Communication and the accompanying initiatives set a coordinated framework to enable 
all Europe to benefit from a restful and above all, safe tourism season, gradually this summer 
and into the subsequent winter and beyond. In doing so, it also aims to support the 
sustainability of our valuable tourism ecosystem for generations to come. 

It is about helping Member States to lift confinement measures and resume businesses, work 
and social life, in line with epidemiological and public health criteria. 

Building on the Joint European Roadmap towards lifting coronavirus containment measures , 
this coordinated framework is based on common, objective and non-discriminatory principles, 
criteria and recommendations to guide Member States, competent authorities, industry bodies, 
economic operators and citizens through the next steps of the de-confinement process. 

However, lifting measures too quickly could cause a sudden resurgence of infections. Until a 
vaccine or treatment is available, the needs and benefits of travel and tourism must be weighed 
against the risks of facilitating the spread of the virus and a resurgence of cases, which could 
require a reintroduction of confinement measures. For this reason, preparedness plans should 
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be in place at all levels – from the EU and national levels down to the level of individual 
establishments, transport operators, and other segments of the tourism sector – so that 
appropriate action can be taken swiftly and in a coordinated manner, on the basis of explicit 
criteria. 

This Communication is accompanied by a package that provides reassurances and clarity for 
people and a pathway to recovery for tourism and transport, to ensure that the EU retains its 
position as the world leader for sustainable and innovative tourism. 

The package brings together guidance and recommendations to: 

-Safely restore unrestricted free movement and reopen internal borders: 
Guidance on restoring freedom of movement and lifting of internal border controls 

-Safely restore transport and connectivity: Guidance on transport 

-Safely resume tourism services: Guidance on tourism, in particular hospitality 

-Address the liquidity crunch and rebuild consumer confidence: Recommendation on 
vouchers 

GIVING PEOPLE THE ABILITY, CONFIDENCE AND SAFETY TO TRAVEL AGAIN 

Many Europeans are keen to get away and have a break over the summer months but they also 
want to be sure that they can travel and spend their holidays safely. 

a.    Safely restoring unrestricted free movement and reopening internal borders 

Since the beginning of the pandemic, virtually all Member States have implemented restrictions 
on non-essential travel, often accompanied by requirements for cross-border travelers to stay 
in quarantine. The EU’s external borders have been closed to non-essential travel and many 
Member States have temporarily reintroduced internal border controls. This meant that 
millions of European citizens were suddenly unable to travel for work, education or pleasure , 
with many separated from their families and friends for months. 

European tourism depends on the possibility for Europeans to move freely across the EU. 

The Communication “Towards a phased and coordinated approach for restoring freedom of 
movement and lifting internal border controls”  – adopted by the Commission as part of this 
package – provides recommendations for a phased lifting of restrictions to free movement and 
internal border controls across the EU. It proposes a flexible phased approach, requiring close 
coordination between the Member States and Commission with the objective to gradually lift 
border controls to ensure unrestricted freedom of movement across the EU and restore the 
integrity of the Schengen area. 

As Member States manage to reduce the circulation of the virus, blanket restrictions to free 
movement to and from other areas or regions in Member States with a similar overall risk profile 
should be replaced by more targeted measures, as a complement to physical distancing 
measures and effective tracing and testing of any suspected cases. 
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In line with the Joint European Roadmap, within the EU, restrictions on travel should first be 
lifted in areas with a comparable epidemiological situation and where sufficient capabilities are 
in place in terms of hospitals, testing, surveillance and contact tracing capacities. Furthermore, 
the European Centre for Disease Prevention and Control (ECDC), in cooperation with Member 
States and the Joint Research Centre, is developing and will maintain a map of the level of 
COVID-19 transmission including at sub-national level. Member States are invited to provide 
data to ensure that this map is complete, up to date and serves as a transparent tool to provide 
information at EU level to be used by authorities, transport operators and service providers, and 
travelers. 

For the gradual removal of restrictions to free movement and lifting of internal borders, 
proportionality and non-discrimination between EU citizens must be ensured. Where a 
Member State lifts its restrictions for movement to and from certain regions or areas in another 
Member State, on epidemiological grounds, this must apply, without discrimination, to all 
people residing in these territories, regardless whether they are nationals of the Member States 
concerned and should apply to all parts of the Union in a similar epidemiological situation. For 
the average citizen, it will mean being clear where they can travel, allowing them to plan. 

The Commission is providing guidance to the Member States so that they can gradually lift 
restrictions to free movement and internal border controls in a phased and coordinated 
manner. 

The exchange of information and best practices between the Commission and the Member 
States, including within the ‘COVID-19 Information group – Home Affairs’, will continue to 
facilitate this process. 

The Commission invites Member States to provide data to the ECDC to ensure that the map 
of the level of COVID-19 transmission at sub-national level is complete and continuously up 
to date. 

b)    Restoring safe transport 

With the Communication ‘COVID-19: Guidelines on the progressive restoration of transport 
services and connectivity’ 7 , the Commission is providing guidance based on a framework of 
principles and a common toolbox. 

This will help resume transport services of all kinds across the EU in a consistent and 
understandable way: taking coordinated and risk-based measures that are non-discriminatory 
and proportionate, limited in scope and duration to what is necessary to protect public health; 
taking targeted measures instead of general prohibitions; lifting restrictions on individualised 
transport; and ramping up safer collective transport options. 

The Commission will work to ensure that measures taken in Member States are compatible, 
coordinated and mutually accepted across borders and between regions. Again, this will give 
people more freedom, safety and certainty to travel. 
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These Guidelines also address how to protect the health of transport workers and passengers, 
and minimise the risk of infections at transport hubs and in vehicles across all modes. Taking 
into account the development of epidemiological circumstances and changing connectivity 
needs, Member States will need to adjust measures proactively to ensure the right balance 
between protecting public health and restoring transport services, in relation to other economic 
activities, such as tourism. The European Agency for Health and Safety at Work (OSHA) has 
also published general occupational health and safety measures regarding return to 
workplaces . 

The Commission is providing guidance to the Member States so that they can progressively 
restore transport services and connectivity in a coordinated manner. 

c.    Resuming tourism services with health risks minimised 

With the Communication, ‘COVID-19: EU Guidance for the progressive resuming of tourism 
services and for health protocols in hospitality establishments, the Commission sets out 
principles to guide Member States when resuming tourism activities and developing COVID-
related protocols for hospitality establishments that will minimize risks of infection for both 
guests and host personnel. 

This Guidance is based on the advice of ECDC and seeks to protect tourists and workforce, while 
respecting public health rules and physical distancing measures in place in the Member States. 
Such measures should be flexible, depending on the local health situation and allowing gradual 
reopening of tourism segments. The Guidance proposes a minimum set of principles, which at 
the same time meet rigorous health and safety requirements, and highlights the importance of 
updated and easily accessible information to travelers. 

What this will mean for people is that there will be clearly understandable and reasonable rules 
allowing them to safely: 

·Stay at hotels, camping sites, Bed &Breakfasts or other holiday accommodation 
establishments; 

·Eat and drink at restaurants, bars and cafes; 

·Go to beaches and other leisure outdoor areas 

The Commission is providing guidance to Member States so that they can progressively 
resume tourism services and implement appropriate health and safety protocols. 

d.    Use of digital technologies 

People must be empowered to protect themselves and others through responsible behavior. 
They need to have access to information, including through digital means, about borders and 
travelling, about tourist establishments, about safety and health conditions in the place they 
intend to go. They need this information both to plan their travel and during actual holidays. 
They also need to be reassured that the public health and safety rules in place respect the same 
criteria across the Member States. 



46

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

Europeans are likely to choose domestic and European tourism destinations this summer and 
during the following months. To be sure that they can safely travel and spend their holidays, 
they will need easy access to real-time information on the situation on borders, travel 
restrictions, travel advice, public health and safety measures, where to go in case of health 
issues, available tourism services. The Commission will set up a dedicated website with an 
interactive map combining information from Member States and tourist and travel industry. 

Digital technologies and data have a valuable role to play in combating the pandemic. Mobile 
applications could bolster contact-tracing strategies and support public health authorities in 
monitoring and containing the spread of the virus. Artificial intelligence (AI) and robotics can 
also help monitoring physical distancing in line with data protection law or facilitating 
disinfection, especially in places with regular tourism flows. The Commission will deploy 
through the Digital Innovation Hubs dedicated support for local tourism businesses to help 
them cope with the new realities of the tourism season (i.e. robots for disinfecting and cleaning, 
crowd management, smart booking systems etc.), including a dedicated hackathon on the use 
of digital technologies in tourism.   

At the same time, these technologies may empower people to take their own effective and more 
targeted physical distancing measures. These applications are particularly relevant in the phase 
of lifting containment measures, when the infection risk increases as more and more people get 
in contact with each other. 

As travel in the EU resumes, public authorities, commuters, business travelers and tourists can 
use contact tracing apps to their benefit, while respecting privacy requirements, data protection 
rules and voluntary use of such apps. For this, interoperability is key so that users are warned 
by their app no matter where they are in Europe. The Commission and the Member States are 
working to ensure this: today a protocol on interoperability principles is published, developed 
by the Member States through the e-health network, with the support of the Commission. 

 Businesses and governments can also use digital solutions for planning purposes and managing 
the flow of tourists, for example as regards overall maximum number of overnight stays in a 
given region, maximum number of visitors for cultural and heritage sites or time planning for 
those intending to visit a museum or have a dinner in a restaurant. 

 

The Commission and the Member States will further develop the European interoperability 
framework for mobile applications to support contact tracing. 

The Commission will set up a dedicated website with a map combining real-time information 
related to tourism. 

The Commission will support innovative solutions in line with data protection law for the use 
of AI and robotics to fight the COVID-19 pandemic and help tourism businesses cope with 
the new realities. 
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e.    Protecting their rights 

People are not always reimbursed directly for money paid in advance for cancelled transport 
and travel services. In some cases, they may be faced with cancellation penalties for tourism 
services they were not in a position to use. It is therefore important that they have access to 
reliable information and efficient assistance and dispute resolution bodies. 

Consumers residing in the Union can rely on free of charge support from the network of the 
European Consumer Centres (ECC) when they book holidays in another EU country. Over the 
last weeks, ECCs assisting consumers with their cross border purchases have seen a surge in 
requests for information (over 5000 in the last week of April 2020 ). National dispute resolution 
bodies have also noticed an increase in tourism-related disputes. 

Transparency of travel booking procedures in the present context is particularly important to 
give incentives for future travelling and ensure fair commercial practices so that no operator 
seeks undue advantages from misleading claims such as falsely pretending that certain areas are 
in high demand. The Consumer Protection Cooperation (CPC) Network, coordinated by the 
Commission, is in a dialogue with online travel platforms and car rental companies on the 
transparency and fairness of online bookings and has already reached out to them on 
information needs in relation to travelling restrictions. 

The Commission is assisting European Consumer Centres to develop tips and information on 
cancelled accommodations, car rentals and events booked as individual services 13 . The 
Commission will consider how ECC services can be extended to travellers residing in third 
countries based on partnerships with similar bodies in third countries. The Commission will 
also support capacity building for Alternative Dispute Resolution bodies, which help 
consumers and traders find amicable solutions. 

GETTING TOURISM BACK ON TRACK 

The above measures should give people the possibility and the confidence to travel safely. But 
on their own, they will not be enough to ensure a successful summer season. Our tourism 
industry is in difficult situation and needs a pathway to exit the crisis and recover. 

a)    The crucial importance of tourism 
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Tourism is the fourth largest EU export category and brings spill-over benefits to the European 
economy as a whole: 1 EUR of value added generated by tourism results in additional 56 cent of 
value added in indirect effect on other industries. 

Tourism is a complex ecosystem of many players: off-line and on-line information and services 
providers (tourist offices, digital platforms, travel technology providers), travel agents and tour 
operators, accommodation suppliers, destination managing organisations, visitor attractions 
and passenger transport activities. Tourism and transport are also built on major industries (e.g. 
construction, aircraft manufacture, shipbuilding). Large multinational corporations operate 
alongside small companies, with 90% SMEs. Tourism is present in many different types of areas 
and regions: urban centres, insular, coastal, rural, remote areas and the EU outermost regions . 
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Source: WTTC 

Tourism is the backbone of the economy for many Member States (four of them are among the 
top world destinations for international arrivals and receipts .) Regions across Europe differ in 
terms of their reliance on tourism activities. The impact is strong on islands, coastal and 
outermost regions, due to their dependence on tourism activities or reliance on international 
air travel. Rural areas, with limited connectivity and dependence on tourism, have also felt a 
strong impact. 

Regional vulnerability map. Source JRC. The Vulnerability index is peer-reviewed rank 
calculated taking into account two indicators: tourism intensity and seasonality. 
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 b)    The impact of the crisis 

The pandemic is putting the EU tourism ecosystem under unprecedented pressure. As a result 
of travel and other restrictions, tourism reached a gradual halt during the first quarter of 2020 
in the EU and globally. The OECD estimates this decline to be from 45% to 70%, depending on 
the length of the health crisis and on the pace of recovery. 

Tourism enterprises are facing an acute liquidity crisis. According to industry estimates, 
revenue losses at European level have reached 85% for hotels and restaurants, 85% for tour 
operators and travel agencies, 85% for long-distance rail and 90% for cruises and airlines. EU 
travel and tourism industry reports a reduction of bookings in the range of 60% to 90%, 
compared to the corresponding periods in previous years. The crisis has hit SMEs the hardest: 
lacking liquidity and facing uncertainty, they struggle to stay afloat, access funding and 
maintain their employees and talent. 

Without urgent action and emergency funding to bridge the period until tourism flows can 
resume, many companies could become bankrupt in the coming weeks or months. 

 

Jobs are also under threat. Tourism heavily relies on seasonal and temporary workers (23% ), 
many of them young (37% of tourism workers are under 35), women (59%), and from other 
countries (15% EU or non-EU). These jobs are often concentrated in regions with no alternative 
sources of employment and involve low-skilled workers, with tourism accounting for 10% to 
50% of total employment in many of them, including island, remote and outermost regions. 
Tourism also comprises an important section of social economy actors, contributing to social 
inclusion. Without urgent action to support employment, the crisis could lead to a loss around 
6 million jobs in Europe and have a negative impact on the livelihood of many more people 
across different Member States, often among the most economically vulnerable. 

c)    Addressing the liquidity crunch 

A number of Member States have already taken action, under the Temporary State Aid 
Framework adopted in March 2020, to provide direct grants up to EUR 800 000, or loans or 
guarantees on very favourable terms for larger amounts; or, in some cases, to grant 
compensation to businesses for damage suffered due to the pandemic. 

The EU has unlocked EUR 1 billion as a guarantee for the European Investment Fund, which 
will leverage a loan guarantee of EUR 8 billion to help 100 000 SMEs across the EU, including in 
tourism. 

The Coronavirus Response Investment Initiative allow considerable flexibility to Member States 
to redirect cohesion financing to provide immediate liquidity to tourism SMEs and help them 
prepare for the 2020 summer/ winter season. In particular, financing of SMEs working capital 
can cover labour costs, materials and operational inputs, inventories and overheads, rent and 
utilities. This would also include the possibility of financing for both firms and regional 
authorities to comply with public health protocols, including cleaning, protective equipment, 
adaptation of public spaces, health and medical capacities to meet higher numbers of visitors. 
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Beyond assisting tourism businesses to adapt to public health requirements, EU and national 
financial support should be available to stimulate additional investments to strengthen 
resilience. 

To help regions most severely affected by the crisis, Member States should develop 
comprehensive recovery strategies for these regions, based on existing smart specialisation and 
territorial strategies under cohesion policy. Such strategies should, in a first stage, support firms 
in tourism and related services to re-launch operations through better access to financing. This 
should be combined with measures to promote digitalisation, sustainability and investment in 
skills through the European Regional Development Fund and the European Social Fund to 
promote sustainable tourism and mobility, as well as economic diversification to build resilience 
to external shocks. 

These strategies should also channel current cohesion funds to investments restoring tourist 
confidence such as management of public spaces and the implementation of health and safety 
protocols. The Commission will ensure that support to regions heavily dependent on tourism is 
more effectively targeted in the next generation of cohesion programmes. 

The Commission will also encourage collaboration between regions to develop smart solutions 
for recovery in the tourism ecosystem. Based on the recent successful pilot, the Commission 
will launch a new call for an interregional partnership on tourism to share, test, and implement 
new smart solutions for recovery, creating a new value chain of innovative, responsible, and 
sustainable tourism. 

The Commission will encourage Member States and regions most impacted by the 
downturn in tourism to use the possibilities offered by the Coronavirus Response 
Investment Initiative to support tourism SMEs as part of the ongoing reprogramming of 
cohesion funds. 

d)    Attractive, voluntary vouchers: a win-win for businesses and customers 

The number one liquidity constraint of travel and tourism industry is the lack of new bookings 
against unprecedented numbers of reimbursement claims for cancellations. To clarify the 
applicable Union rules in this area, on 18 March, the Commission adopted interpretative 
guidelines on EU Passenger Rights Regulations, and, on 19 March, issued informal guidance on 
the application of the Package Travel Directive. 

With the Recommendation on vouchers offered to passengers and travellers as an alternative to 
reimbursement for cancelled package travel and transport services in the context of the COVID-
19 pandemic, the Commission aims at ensuring that vouchers for passengers and travellers 
become a viable and attractive alternative to reimbursement for cancelled trips. Carriers and 
travel operators should follow a joint approach, giving passengers and travellers an attractive 
and reliable choice between a cash refund, in line with their legal rights under EU law, or 
accepting a voucher instead. 

To provide incentives for passengers and travellers to accept vouchers instead of 
reimbursement, vouchers should be protected against insolvency of the issuer and be 
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refundable after at most one year if not redeemed. Operators should also combine certain 
characteristics to make vouchers attractive for passengers or travellers. For example, vouchers 
should provide flexibility on the range of services for which they can be used and their 
transferability. This would also allow passenger and travellers to feel more confident about 
making new bookings. Widely accessible, secured vouchers provide a cost-efficient solution for 
operators to reimburse travellers and passengers. 

Carriers and organisers should offer travellers and passengers vouchers that present an 
attractive and reliable alternative to cash refund, with the characteristics as described in the 
Commission Recommendation. Vouchers should be protected against the insolvency of the 
carriers and organisers and refundable after one year if not redeemed. 

Consumer and passenger organisations at Union and national level should encourage 
travellers and passengers to accept vouchers that present characteristics as described in this 
Recommendation, instead of reimbursement in money. 

Business, consumer and passenger organisations at Union and national level, and Member 
States authorities, including their national enforcement bodies, should contribute to 
informing all parties concerned about this Recommendation and cooperate towards its 
implementation. 

e)    Saving jobs 

The European Social Fund is supporting short-time work schemes to safeguard jobs. Moreover, 
the initiative for temporary Support to mitigate Unemployment Risks in an Emergency (SURE) 
will provide financial relief of up to EUR100 billion to help Member States cover the costs of 
national short-time work schemes and similar measures allowing companies to safeguard jobs. 
Such public programmes allow enterprises to reduce the working hours while providing revenue 
support to their workers. 

A key priority is to support workers who lose their jobs to find new ones. This requires 
partnerships between employment services, social partners and companies to facilitate swift 
placement in new jobs and reskilling, with the focus on young people and including support to 
seasonal workers. 

To increase the resilience and to avoid in the future shortages of skills that are necessary for 
green and digital transition, Member States should also increase existing opportunities for 
upskilling, through national and EU funds (e.g. the European Social Fund, the European 
Regional Development Fund, InvestEU, and the European Agricultural Fund for Rural 
Development). 

At EU level, the blueprint for sectoral cooperation on skills provides a framework for strategic 
cooperation between key stakeholders to address short and medium-term skills needs in 
selected sectors, tourism among them. The upcoming updated Skills Agenda will further 
support sectoral cooperation to tackle skills needs, with a focus on skills for successful digital 
and green transitions. Regions with smart specialization strategies for tourism and European 
clusters active in tourism could join forces in this respect, supported by Erasmus and Interreg 
programmes. 
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f)    Promoting local tourism 

Domestic and intra-EU tourism will prevail in the short-term. 267 million Europeans (62% of 
the population) make at least one private leisure trip per year and 78% of Europeans spend their 
holidays in their home country or another EU country. 

Used creatively, once lock-down measures are lifted, the crisis offers an opportunity for 
Europeans to enjoy the rich diversity of culture and nature in their own or other EU countries 
and discover new experiences all year around. 

Many European regions and cities rely heavily on cultural tourism. Technology has helped to 
reinvent cultural tourism during this pandemic by opening new opportunities for creative 
expression and by expanding audiences. Coastal, maritime and inland waterway tourism, as 
well as rural tourism, is present is many EU regions and is creating innovative, localised tourism 
offers for off-season business and recreation opportunities. New opportunities arise to discover 
hidden or forgotten natural and cultural gems closer to home, and taste locally produced 
products. The proposed European Year of Rail 2021 could focus on this specific travel mode to 
promote intra-EU tourism. 

In Member States where patronage voucher schemes have been set up, customers have shown 
enthusiasm for supporting their favourite hotels or restaurants. Such schemes could extend to 
other tourism related businesses such as culture and entertainment. The Commission will 
provide an IT portal to showcase them. The portal will link up suppliers with all initiatives and 
platforms offering such schemes. It will help citizens to find all initiatives and offers throughout 
the EU. In addition and in cooperation with Member States, the Commission will call for pledges 
to launch patronage voucher systems from local tourism organisations, but also from market 
players who are active in the tourism sector, such as small and large online platforms (through 
which many tourism businesses connect with their clients), credit card companies and payment 
system providers. 

The Commission in cooperation with Member States will call for pledges to launch patronage 
voucher systems and will set up an online platform to link the pledgers with suppliers in the 
tourism sector. 

The Commission will promote a transition toward a more sustainable model of coastal and 
maritime tourism, as part of its strategic approach for a sustainable blue economy. It will also 
support agri-tourism as a sustainable model of tourism in rural areas. 

From June, Europeana , the European platform for Digital Cultural Heritage, will further 
develop its tourism angle showcasing European cultural jewels and hidden gems. The 
companion web-app Cultural gems , will launch a citizen ambassador’s campaign in the 
second half of the year to support proximity tourism. 

In cooperation with the Member States, the Commission will continue previous efforts to 
support information-sharing and encourage Europeans to discover the diversity of 
landscapes, cultures and experiences in Europe, including the European Capitals of Smart 
Tourism  and the European Destinations of Excellence (EDEN) . 
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WORKING TOGETHER 

Tourism, transport and border issues are governed by a complex series of policy frameworks 
developed and implemented separately at different levels – local, regional, national and EU. 
Cities and sometimes regions are responsible for a wide range of tourism and transport policies. 
The diversity of the tourism ecosystem is reflected in its governance, but also poses challenges 
because policy measures implemented at the various levels without coordination can neutralise 
or even hinder each other. 

Together and linked with local, regional and national measures, these actions and guidance of 
this package should help put the tourism ecosystem on a solid footing. But for everything to 
work, there needs to be genuine cooperation across a number of policy frameworks and set of 
actors relevant for tourism: 

•Horizontally, between local, regional and national authorities and with the Commission; 

•Vertically between customs officials, transport providers, accommodation providers and all 
other actors in the ecosystem, in particular to operationalize, put the guidelines in practice an 
implement them. 

In order to ensure adequate and timely coordination among all actors building on established 
channels, the Commission will create coordination mechanisms linking all the agencies and EU 
bodies involved in the preparation of COVID-19 related guidelines in close coordination with 
the existing crisis management system. 

NEW HORIZONS - TOWARDS A SUSTAINABLE FUTURE 

Beyond the immediate steps to bring relief, we should look ahead to the future of tourism and 
transport in the EU and look at how to make it more resilient and sustainable, learning from 
the crisis and anticipating new trends and consumer patterns related to it. 

 Our shared ambition should be to maintain Europe as the world's leading tourist destination 
in terms of value, quality, sustainability and innovation. This vision should guide the use of 
financial resources and investment at European, national, regional and local levels. 

At the core of this new ambition is sustainability, contributing to both the European Green Deal 
and strong communities. Our aim should be to enable affordable and more sustainable 
transport and improved connectivity, boost smart management of tourism flows based on 
sound measurement and tools, diversify the tourism offer and extend off season opportunities, 
develop sustainability skills for tourism professionals and valorise the variety of landscapes and 
the cultural diversity across Europe – while protecting and restoring Europe’s land and marine 
natural capital, in line with the strategic approach for a sustainable blue and green economy. 
This should include the promotion of sustainable tourism accommodations (through voluntary 
schemes such as EU Ecolabel and EMAS). This ambition towards sustainable tourism should 
guide investment decisions at EU level, but it can only work in combination with a strong 
commitment at regional and local level. 
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Equally, tourism can gain from the digital transition, providing new ways of managing travel 
and tourists flows, opportunities and more choice as well as more efficient use of scarce 
resources. The use of big data analysis can create and share accurate tourist profile segments 
and help understand traveller trends and needs. It can enable tourism to respond immediately 
to the changing customer demand and provide predictive modelling analysis. Finally, the 
application of blockchain technology would allow tourism operators to have all the available 
information about safe transactions. 

Digital tools can be also confidence-building measures to reassure people that travel and 
tourism can be safe. This means investment in digital skills, including cybersecurity and 
fostering digital innovation, and connecting tourism businesses and actors with existing data 
spaces at local and regional level (for instance through the ongoing work on the European data 
space on mobility). This is particularly important in rural, remote areas and outermost regions 
where tourism is fragmented and highly dependent on information, transport and travel 
accessibility. 

Within this transition, SMEs will need particular attention. As announced in the recent SME 
Strategy, the Commission will work with networks across Europe such as the Enterprise Europe 
Network, the European Clusters Alliance and European Digital Innovation Hubs to support 
sustainability and digitalisation and help local tourism companies become more resilient and 
competitive. This requires cross-sectoral linkages, interdisciplinary knowledge flow, stronger 
connections and capacity building to ensure accelerated uptake of product, services and process 
innovations. These networks shall also connect tourism with other industries to accelerate 
uptake of new solutions, foster cross-sectoral investments in tourism ecosystem with ICT, 
renewable energies, health and life sciences, agri-food, maritime, cultural and creative 
industries, including the media sector. 

The time calls for a coordinated response at European level for the short-term exit from the 
crisis, but also for shaping recovery and addressing shared challenges in the longer-term. 

The European Commission will organise, as soon as health circumstances allow, a 
European tourism convention, in order to reflect – together with EU institutions, the 
industry, regions and cities and stakeholders – about the European tourism of 
tomorrow and jointly start building a roadmap 2050 towards a sustainable, innovative 
and resilient European tourism ecosystem (‘European Agenda for Tourism 2050’). 

Tourism, in a statistical context, refers to the activity of visitors taking a trip to a destination 
outside their usual environment, for less than a year. It can be for any main purpose, 
including business or leisure. 

Eurostat statistics on tourism statistics consist of two main components relating to: 

 Capacity and occupancy of tourist establishments 
Capacity data refer notably to the number of establishments and the number of bed 
places, while occupancy data refer to the number of arrivals at accommodation 
establishments and the number of nights spent. 
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 Tourism trips 
This data refers to the number of tourists and tourism trips made. They are available 
broken down by main characteristics of the trip, such as destination, duration, mode of 
transport used, or expenditure, as well as by socio-demographic characteristics of the 
tourists, such as age and gender. 

Why are tourism statistics important? 

Tourism is an important economic activity in the European Union because it contributes to: 

 Employment and economic growth 

 Development and socioeconomic integration in rural, peripheral or underdeveloped areas 

 
Sursa: https://ec.europa.eu/eurostat/web/tourism/data/other-sources 

The pandemic caused by the new coronavirus is a huge shock to economies, both in the EU and 
globally, with very serious socio-economic consequences. Romania's economy is expected to 
recover from declining production in the first half of the year. Although the economic 
contraction in 2020 appears to be less severe than initially estimated, uncertainty remains very 
high, given the recent evolution of the pandemic, and real output is unlikely to return to pre-
crisis levels by the end of 2022. that the budget deficit will increase significantly, as the 
budgetary effort needed to combat the crisis adds to past fiscal slippages.05/11/2020 
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Economic forecast for Romania | European Commission (europa.eu) 

Economic forecast for Romania 

The Commission publishes a full set of macroeconomic forecasts for the EU and its Member 
States in spring (May) and autumn (November) and publishes interim forecasts updating GDP 
and inflation figures in winter (February) and summer (July). These forecasts are produced by 
the Directorate-General for Economic and Financial Affairs (DG ECFIN). 

 

 

 

Indicators 2019 2020 2021 2022 

GDP growth (%, yoy) 4,2 -5,2 3,3 3,8 

Inflation (%, yoy) 3,9 2,5 2,5 2,4 

Unemployment (%) 3,9 5,9 6,2 5,1 

Public budget balance (% of GDP) -4,4 -10,3 -11,3 -12,5 

Gross public debt (% of GDP) 35,3 46,7 54,6 63,6 

Current account balance (% of GDP) -4,7 -4,6 -4,8 -4,9 
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TOURISM IN PANDEMIC TIMES: AN ANALYSIS USING REAL-TIME BIG DATA 

As the COVID-19 pandemic tightened its grip on Europe, containment measures were 
introduced that disrupted large parts of economic activity. 

Many of these restrictions, particularly those on people’s movement within and across countries 
and the closure of shops, restaurants and bars, weighed heavily on the tourism industry. In the 
first half of the year, the damage to the sector can be gauged by the sharp drop in the gross value 
added of contact-intensive service activities as well as the decline of service exports (see Chapter 
I.2.3). 

Despite the return to normality over the summer, when restrictions to contact-intensive sectors, 
travel services, and border crossings were eased, 

the data available suggest that the tourism sector saw only a limited rebound. With the 
resurgence of COVID-19 infections in recent weeks, new constraints on daily life are being put 
in place in a number of countries that will again strongly hinder tourism-related activities. 
Furthermore, under the assumption that at least some of the virus containment measures will 
be needed throughout the forecast horizon, the damage to the tourism industry is likely to be 
protracted. 

The tourism sector is important to the European economy… 

In 2017, 9% of non-financial corporations in the European Union operated in the tourism 
industry. In national accounts terms, the contribution of sectors involved in tourism activities 
to gross value added, exports and employment is significant, but differs strongly across EU 
Member States (see Graph I.3.10). In total, these activities provided employment to about 14 
million people in 2018, accounting for roughly 10% of persons employed in the services sector 
and about 7% of total employment. In terms of employment, the highest percentage of the 
workforce involved in tourism can be seen in Cyprus (about 14%), followed by Ireland (12%), 
Greece and Spain (both at 11%), Croatia (10%) and Portugal (9%).(103) In terms of the sector’s 
share in total gross value added, Cyprus is in the lead with about 11%, followed closely by Greece 
(10%). Significant contributions to value added are also recorded in Spain, Croatia and Portugal. 

Cross-border tourism in particular is critical for the revenues and trade balances of some 
Member States, most notably for Croatia, Cyprus, Malta 

and Greece, which also record high trade surpluses in travel services. 
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…and has been severely scarred by the pandemic. 

Tourism is among the industries that have been most affected by the restrictions imposed to 
contain the COVID-19 pandemic. Additional, self-imposed restrictions and uncertainty about 
the evolution of the  pandemic also weighed heavily on the sector, particularly over the summer. 

This analysis starts by looking at the number of nights spent in tourist accommodation 
establishments such as hotels; holiday & other short-stay accommodation; camping grounds, 
recreational vehicle parks and trailer parks. Per capita, the highest numbers of tourist nights 
spent are observed in Croatia, Malta and Cyprus, followed by Austria, Greece and Spain (see 
Graph I.3.11). 
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The origin and transportation mode used by tourists who spend nights in tourist 
accommodation establishments matter for the assessment of the pandemic effects. The top 
tourist countries all have a relatively low share of domestic tourists. However, while in Croatia 
the majority of tourist nights come from EU tourists that arrive by land transport, Malta, Greece, 

Cyprus and, to a lesser extent, Spain, receive a large share of tourists by plane and from outside 
the EU. In many of the remaining countries, the main source of nights spent are domestic 
tourists, together with European tourists that come by means of transportation other than the 
plane, e.g. car or train. 

The number of nights spent dropped by approximately 55% on average in the first half of 2020, 
compared to the same period in 2019 (see Graph I.3.12). There are significant differences among 
countries, with Greece, Malta, Spain, Italy and Croatia showing the most substantial declines. 

Overall, the declines range from 80% in Greece to 35% in Denmark. In almost all countries, 
nights spent by both domestic and foreign tourists declined significantly. However, in all EU 
Member States, there has been a significantly stronger decline in tourists from abroad (foreign, 
i.e. international or non-resident tourists), especially in Greece, Malta, Spain and Italy.  

 

The scale of the pandemic’s impact on tourism is confirmed by other relevant data. For the 
period January-June, international tourist arrivals were down by 62-72% compared to the same 
period in 2019 in Europe. Between January and September, occupancy rates and hotel bookings 
were 29-38% and 51-64%, respectively, below their levels for the same period in 2019. While for 
some of these indicators an upward trend was observed during the summer months, air travel 
still lags significantly behind. Compared to the same period in 2019, actual air reservations were 
down by around 80% in the EU in September, with barely a recovery recorded since the trough 
from April to June. 
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Big data offers further insights into tourism activity… 

In order to track tourism dynamics in real-time, and complement official statistics, data from 
online short-term rental agencies, in particular from AirBnB, offer useful insights. The customer 
reviews on AirBnB listings in particular are time-bound and frequent, and correlate well with 
overnight tourism trips to an area. Due to their close correlation with overall tourism activity 
as measured by trips and nights spent, these data can be used to gauge developments in the 
tourism sector and for forecasting current quarter dynamics. In addition, such review data are 
also available with a detailed geographical breakdown.  At the height of the crisis in April, the 
number of EU AirBnB customer reviews had collapsed to only 4% of expected levels. (109) In 
August, they had recovered to 70% of what could have been expected based on August 2019. By 
end- September however, when the number of COVID-19 cases began to rise again, trips 
dropped back to less than 45% of their expected levels in the EU. In cumulative terms, the sum 
of customer reviews from January to September stood at about half of what could have been  
expected based on past trends. 

…and reveals large cross country differences… 

The customer review data reveal striking crosscountry differences in 2020. Up to end-
September, the decline in the number of AirBnB reviews was substantial in several countries. 
Cumulative reviews during January-September 2020 undershot expected levels by more than 
65% for Greece, Ireland, Italy, Croatia, Hungary, Malta, Portugal and Slovenia, hinting at a 
severe hit to the sector in these countries (see Map I.3.1). On the other side of the spectrum, 
reviews were only down by 31% in Finland, 32% in France and by around 40% in Germany, the 
Netherlands, Lithuania, and Sweden. 

In these countries, the downturn mostly reflects the spring lockdown period, whereas summer 
activity was much closer to normal. France stands out with record levels of AirBnB activity: after 
lockdown measures were eased in France, the number of reviews recovered quickly, to the 
extent that August saw even higher activity than expected based on pre-pandemic trends. These 
differences seem related to the location of countries and their accessibility, the importance of 
domestic vs inbound tourism, as well as the predominant means of transport for cross-border 
visitors. 
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…as well as wide dispersion across tourist areas 

The share of tourism is distributed unevenly across EU regions, with 10% of statistical (NUTS-
3) regions accounting almost 45% of the total tourist nights spent in the EU during 2018. 

Tourists from abroad account for roughly 45% of nights and are more likely to spend their 
holidays in coastal areas, but are also strongly represented in cities. Due to this diversity of 
tourism markets, differentiating between coastal, rural and city tourism is important to obtain 
a comprehensive overview of the sector’s performance as well as a better understanding of the 
changes in travel patterns triggered by the pandemic. 

Across the EU, city tourism, which accounts for about 60% of reviews in normal times, remains 
extremely weak (see Graph I.3.13). Over the period from January to end-September, reviews in 
city tourism regions averaged only roughly 35% of expected levels. However, here too there are 
significant differences across countries. Some recovery in city trips was observed in Germany, 
Poland, and Finland during the summer season, whereas they remained depressed at around 
20-45% of expected levels in most other Member States. Overall, city tourism is likely suffering  
from several factors at once, including the lack of non-European tourists, and the virtual 
disappearance of business travel. 
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A large part of the rebound in tourism activity observed up until the end of August has thus 
focused on coastal and rural regions, especially those that are easily accessible by car from  
metropolitan regions. Coastal tourism activity in the EU remained at about 50% below expected 
levels on average in the period from January to mid-September. In August, however, the activity 
was only 25% below expected, suggesting that a substantial pickup took place during the 
summer. 

Across countries, the situation still differs widely. In August, coastal tourism in Denmark, 
Germany, France, the Netherlands, Finland, Lithuania and Poland recovered to close-to-normal 
levels. In contrast, in other countries, some of them strongly reliant on coastal tourism, activity 
was still substantially below normal at that time. This holds especially true for Greece, Croatia, 
Portugal, and Malta, where the overall number of reviews remained between 50 and 55% less 
than expected, suggesting that destinations that are usually reached by air have suffered more. 

Tourism activity in rural areas has declined the least, with activity during January to end- 
September only 42% below expected in the EU. 

Rural tourism has also contributed strongly to the rebound, with activity only 13% down in 
August. 

Again, the picture varies across countries, with rural areas heavily hit from January to end- 
September in Bulgaria, Ireland, Greece, Spain, Croatia and Slovenia (between 60 and 74% below 
expected) and levels remaining depressed in August (still between 47 and 69% down). In stark 
contrast to this, tourism to rural areas strongly recovered in some countries during the summer 
(especially in Belgium, Germany and the Netherlands) and even moved to levels above normal 
in France (+11% in August). This provides further evidence that the past summer holiday season 
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saw a significant rerouting of tourist flows from Mediterranean areas to destinations closer to 
home and reachable without air transport. 

…and allows to nowcast total nights spent. 

The historical relationship between the collected reviews and the traditional indicator of tourist 
nights spent can be used to anticipate the evolution of tourism activity. AirBnB reviews are 
sufficiently widespread in almost all EU regions to use as a gauge of how overall overnight 
tourism has evolved in recent months. While the prevalence of online short-term rentals differs 
strongly between European regions, the number of reviews correlates well with overall tourist 
arrivals across time. (111) The latter can be converted into nights spent by using statistical 
information on the nights/arrival ratio for the respective month. 

This nowcast technique can be used to estimate tourist activity for the full third quarter. Table 
I.3.2 displays the results. It indicates that 16 Member 

States likely saw a 40% drop in the number of total nights spent in the third quarter of this year, 
compared to the same quarter last year. In five Member States, activity recovered to around 
80% or more of normal. For the EU as a whole, nights spent in the third quarter totalled 63% of 
what had been observed a year earlier. 

 

Data available until mid-October allow for a preliminary nowcast for the whole of 2020, since 
the months from January to October account for 90% of total tourism during a typical year (in 
terms of nights spent). Table I.3.2 (‘Projected range’) displays the minimum and maximum 
tourism activity for 2020 that can be projected based on the variation of activity levels during 
the pandemic. This suggests that total nights spent in the EU over 2020 as a whole will turn out 
at about 50% of the level observed in 2019. The Netherlands will likely be the best performing 
Member State and may attain 75% of 2019 levels, with several other Member States not far 
behind. 
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Yet the Member States that depend most on tourism have seen more severe declines, with 
statistical data and the nowcast indicating that Greece may see less than 30% of normal tourism 
activity this year. Graph I.3.14 sheds some light on a possible explanation. The Member States 
with the largest losses year-to-date are the ones most dependent on air travel (defined as extra-
EU tourist nights spent, plus intra-EU tourists travelling by air, as a percentage of total nights 
spent. 

Conclusion 

The analysis in this section illustrates that tourism activity has taken a major hit and was still 
depressed at the end of the summer. There has, however, been some recovery of ‘recreational’ 
(coastal/rural) tourism since the trough in April/May. Most of this activity was directed at 
destinations closer to metropolitan areas, and presumably, reachable without taking air 
transport.  

More peripheral Member States as well as islands are still to see a significant rebound. Using 
AirBnB reviews in a nowcasting framework, it is estimated that total nights spent in the EU in 
the entire year 2020 are expected to remain about 50% below the  level observed in 2019. Going 
forward, given the challenges involved in dealing with the pandemic, possible changes to 
consumer behaviour, particularly in what concerns the observed shifts towards ‘near-abroad’ 
travel, likely persistence of limits to person-to-person contact, are going to pose a challenge to 
the recovery of the sector.  

 

The analysis also sheds light on the heterogeneous impact of the pandemic on tourism. The size 
of the  shock varies according to the predominant mode of transportation, the origin of tourism 
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flows, as well  as the specific features of the destination,  particularly of different regions within 
a country. 
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In the Balance of Payments, travel is one of the main items within the services current account. 
It differs from other components in that it is demand-oriented, as consumers "the traveller" 
move to the location of the service provider "the destination being visited". 

The Community surveys on ICT usage by households and enterprises collect information on 
Europeans' usage of Internet for preparing or booking travel and accommodation and of the 
usage of ICT and e-business applications by enterprises in the tourist accommodation sector. 

Passenger transport plays an important role in tourism, and vice versa. While certain aspects of 
transport can be both tourism-related and non tourism-related, other segments (for instance 
air transport) can be entirely linked to tourism activity. 

Statistics | Eurostat (europa.eu) 
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Occupancy of tourist accommodation establishments (tour_occ) (europa.eu) 

 
 

https://financialintelligence.ro/colliers-piata-hoteliera-ar-putea-sa-inceapa-sa-si-revina-din-
toamna-daca-reporneste-in-sezonul-vacantelor/ 

Business, Construction / Real Estate; Article update: 16.06.2020 

Colliers: The hotel market could start to recover in the autumn if it restarts during the holiday 
season 

The hotel industry continues to be attractive to real estate developers and investors, despite 
uncertainties in the coming period, according to a statement. Strongly affected by the 
coronavirus crisis, many hotel operators are relying on reopening during the holiday months to 
unblock the business and begin to regain ground. The market could return to a 50-60% 
occupancy rate for hotels operated by recognized brands by the end of this year, in a scenario 
where the epidemiological situation remains stable or even begins to improve, according to 
Colliers International consultants. 

In March, the first official pandemic month, hotels in Romania faced a 68% drop in the number 
of tourists, according to the National Institute of Statistics (INS). In Bucharest, the occupancy 
rate was only 15% in March and April, and most hotels closed their doors, in order to cope 
economically with the significant decrease in turnover. The decline was greater than in other 
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parts of the world, given that in Europe the number of tourists fell in March by only 19%, and 
worldwide the decline was 57%, according to the World Tourism Organization.  

The good news is that, in Romania, over 50% of the hospitality industry is provided by domestic 
tourism, which has all the prerequisites to relaunch faster than international tourism. Regarding 
tourism in Bucharest, an important share, over 60% of the demand, is created by business 
tourism. Although it is possible for the corporate tourist to change his behavior, choosing, in 
some cases, online meetings at the expense of travel, we still expect this market segment to be 
the first to unlock the demand from foreign tourists, even in the very near future. , explains 
Raluca Buciuc, Partner & Head of Valuation Services and Hospitality Advisory Services at 
Colliers International. 

Thus, the average occupancy rate in Bucharest could reach 40-45% by the end of this year, and 
the disposable revenue of hotels in the Capital could register the same level as before the 
pandemic, of approximately 87 euros, in a year or even a year and a half from the time the 
pandemic was declared. 

Tourists will migrate from small local hotels to hotels operated by renowned brands. 

Almost 50% of the total number of rooms in the Capital are operated by international brands or 
well-represented local brands and enjoy a much higher degree of trust than locally operated 
hotels, with a low level of recognition. Therefore, it is possible that the first trend will be to 
move from local accommodation to hotels operated by well-known brands, even if the price 
paid will be higher. 

"The accepted cost difference will be the price that the tourist will pay in exchange for a higher 
degree of safety offered by operators who have the financial possibility to implement the safety 
and hygiene requirements imposed by the authorities and who want to maintain their image. 
in the market regarding some high quality standards ”, adds Raluca Buciuc. 

Romania does not have a very high economic risk due to the slowdown in the tourism sector, 
which currently represents only 3% of Gross Domestic Product (GDP), compared to Spain (12%), 
for example, or Hungary, where this percentage reaches 7% . Thus, Colliers International 
consultants expect tourism to be supported to a greater extent by other economic sectors, which 
will recover faster, such as the services sector or transport and logistics. 

The construction sites of the developing hotels continued their activity. 

In fact, the funds allocated worldwide for the recovery of the economy will have direct 
consequences in the reactivation of the hotel industry. At the local level, a package of measures 
specific to this industry has not yet been announced, which makes it difficult to implement a 
business plan for the reopening of hotels, but measures such as exemption from local taxes or 
payment of revenue tax for a certain period, the aid granted for the payment of employees' 
salaries or the implementation of safety measures, it could help operators to get through this 
difficult period, emphasize the consultants Colliers International.  
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"In the hotel segment, the construction sites continued the construction activity during the 
quarantine caused by Covid-19. Hotel owners, however, found themselves in a phase of freezing 
activity, for the time being without a clear horizon, even if they continued to remain active or 
were forced to close the units and take drastic measures, such as staff reductions. The positive 
part is that they were able to benefit from the measures taken by the authorities to support 
businesses and the availability and flexibility of creditors, who granted deferred payments and 
reformulated the business model in the new context ", said Anca Merdescu, Associate Director 
of Investment Services at Colliers International. 

Between 2020 and 2021, 14 new hotels with over 2,000 rooms were announced. In the current 
context, some of these openings may be postponed. 

 

 Source: Crosspoint 

Crosspoint analysts also note the trend in renovating and modernizing older hotels, especially 
those with distinctive architecture and a rich history, and estimate that the largest investments 
in the hospitality industry will be in construction and modernization. The hospitality industry 
recorded one of the largest increases in 2018 in terms of the number of non-residential building 
permits, after a decrease of 26% recorded in 2015-2016. 

Romania is still underdeveloped in the segment of business hotels in big cities, and the leisure 
segment has a great potential for rehabilitation / renovation works. The number of business 
hotels in cities is expected to grow as regional industries develop. 

According to HVS.com, the value of the Romanian hotel market has registered a positive trend 
since 2014, and the forecasted increase in value for 2020 is considered to be between 3% and 
10%. 

Demand on the hotel market in 2019 
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In 2019, there was a 3% increase in the number of tourists, compared to the previous year. 
Accommodation capacity registered a slight decrease, of 0.4% compared to the same period last 
year, from 87.5 million beds to 87.4 million beds. The demand was further generated mainly by 
Romanian tourists (10.5 million arrivals of Romanian tourists compared to 2.67 million foreign 
tourists). According to the Romanian Ministry of Tourism, tourists spent around EUR 3.17 
billion in Romania last year, of which about 1.5 billion euros were spent by foreign tourists. 

The turnover of the hotel industry for 2019 was approximately 1.3 billion euros 

The offer on the hotel market in 2019 

The most important international hotel chains operating in Romania are JW Marriott, Sheraton, 
Ramada, Pullman, Radisson, Crowne Plaza, ibis, K + K, Intercontinental. 

2019 recorded new deliveries: Courtyard by Marriott and Hilton Garden Inn Airport in Bucharest 
and Mercure hotels in Sibiu and Timisoara. In the capital, the accommodation capacity at the 
end of 2019 stood at 7.9 million beds, from 7.8 million beds in 2018. 

• Net annual hotel occupancy rate in Romania: 34.2% 

• 80% Romanian tourists, 20% foreign tourists 

The evolution of the hotel industry 

In the last 5 years, there has been an 8% increase in the number of tourist resorts in Romania. 
Rural tourism and affordable accommodation, such as hostels and holiday homes, have seen the 
most significant growth. 

Depending on the development regions, the center of Romania has the largest accommodation 
capacity of 20.5 million beds, followed by the southeastern part of the country (the coast and 
the Danube Delta) with 14.7 million beds and northeast with 11.5 million beds. 

The hotel rental market in Bucharest 

It is estimated that short-term apartment rentals in Bucharest had a share of 30% of total 
accommodation demand in 2019. 

At the end of the year, there were over 4,000 offers of short-term accommodation in Bucharest 
on airbbnb.com and vrbo.com, the main online markets for this type of product. The number 
of ads was more than double compared to 2017. 

In contrast to the demand for hotel rooms, of the 65,000 guests who chose this type of 
accommodation in Bucharest in 2019, 82% were foreign tourists. 

The fully rented apartments make up the majority of the offer (84% of the listed properties). 
These are followed by single rooms (15%) and shared rooms with only 1%. 
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Two-room apartments are the most requested, followed by three-room apartments and studios. 

The short-term apartment rental market is estimated to have earned more than 22 million euros 
in 2019, almost three times higher than just two years before, and will most likely continue to 
grow in the next period. 

https://www.bursa.ro/hotelurile-din-romania-inregistreaza-rezultate-negative-record-
24152046 

Hotels in Romania record record negative results: August 5, 2020 Cushman & Wakefield, in 
partnership with the Federation of the Romanian Hotel Industry (FIHR), launched in April 
2020 a survey targeting Romanian hoteliers, to analyze the impact of the COVID-19 pandemic 
on the hotel industry. The survey explores how businesses have been affected by the COVID-
19 pandemic, identifying the key critical factors in the crisis. Cushman & Wakefield and FIHR 
will continue to initiate relevant talks with the authorities in order to obtain adequate support 
for the hotel industry, according to a press release. The first cases of coronavirus in Romania 
were announced on February 26, 2020, and the Government has implemented a state of 
emergency since March 14 and has restricted all international travel. Although initial 
expectations for 2020 were promising, the 2019 data indicating a 5% increase in overnight 
stays compared to 2018, the situation generated by COVID-19 and the restrictions adopted by 
the government accordingly, caused an unprecedented crisis in the hotel industry. Given 
current market conditions and limited government support, 80% of hoteliers say their 
business will not be able to survive for more than 4 months financially. Considering that the 
survey was conducted between April and May, and demand has not yet returned, the survival 
threshold for most hotels will be reached in August. Although hoteliers have made significant 
efforts to reduce operating costs, government intervention is urgently needed to protect the 
hotel industry's workforce. 

Similar to other CEE countries, hotels in Romania have had to change their priorities, focusing 
on reducing operating expenses and promotion and marketing costs, while managing the 
cancellation flow of reservations. From a human resources perspective, 80% of respondents 
used the government-subsidized technical unemployment scheme to counter the effects of the 
Covid-19 crisis. In general, Romanian hoteliers have taken measures to reduce the number of 
employees above the EEC average, reducing staff by 29%, compared to an average of 24% in the 
EEC. Despite the fact that the borders of the European Union have reopened since June 1, as a 
result of the results of the first half of 2020, additional staff reductions of about 38% is  expected. 

Romanian hotel respondents: 

- expressed the highest level of dissatisfaction compared to other CEE countries, with 85% 
considering that the information provided by the authorities was unclear. Although satisfaction 
with government support is relatively low, there has been a higher level than in other EEC 
countries, with 15% of hoteliers  

- satisfied, compared to 10% in other countries. 
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As hotels have reopened and are preparing to enter a period of recovery, there is much 
uncertainty about their ability to benefit from government support. Only 25% of hoteliers have 
a clear understanding of how to access the proposed support, while the vast majority remain 
dissatisfied with the degree of accessibility of government support measures. 

While in many other countries, governments have already announced specific aid for tourism 
and the hotel sector, for example direct financial subsidies in the Czech Republic, travel 
vouchers in Poland and aggressive campaigns to promote domestic tourism in Germany, in 
Romania, hoteliers they received limited help. 

In the weeks between April 24 and May 25, 75% of hoteliers said they were ready or extremely 
ready to reopen their properties, with 87% confident that they could ensure the safety of 
customers and employees. As hotels reopen and others continue to prepare for reopening, 
hoteliers say ensuring health security for guests and employees is their top priority. Given that 
Covid-19 causes a significant degree of concern among tourists and hotel staff, the vast majority 
of respondents indicated that they are in favor of obtaining a new health and safety certification 
(Health & Safety). 

With the relaxation of travel restrictions, several hotels (especially international and local 
brands) want to reopen, despite the lack of support from the authorities. While very low 
demand remains the biggest concern of hoteliers, they will also face challenges caused by the 
increase in market supply, considering that some notable brands will open during the summer 
2020 season. 

Compared to other hotel markets in the EEC, Romanian hotels are less dependent on 
international demand, almost 80% of arrivals being domestic. While this factor will certainly 
help the process of market recovery, the slow anticipated recovery of tourists traveling on 
business remains a concern, considering that this segment is an important factor for the 
occupancy of hotels in Romania. In addition, multinational companies are interested in moving 
operations to Romania, a factor that will lead to a significant increase in demand in the business 
sector. 

In addition, although it is likely to have a major impact on hotels in Bucharest, the European 
Football Championship planned for next year could stimulate a positive impact on hotel 
performance and mark the recovery process through a healthy increase in occupancy and 
occupancy.  

The long-term outlook for the Romanian hotel sector remains positive, supported by the healthy 
growth of tourism in recent years, as well as the country's continued attractiveness for 
international enterprises that stimulate business demand. However, according to Oxford 
Economics, the number of nights in paid accommodation in Bucharest is expected to reach pre-
crisis levels only between 2023 and 2024, and then a healthy increase is expected in the coming 
years. 

As the tourism industry is most affected by the COVID-19 pandemic, a significant decrease in 
the number of tourists, especially foreign ones, is expected in 2020. Even if travel restrictions 
are lifted, international travel may be limited to business travel. In an optimistic scenario, we 
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expect domestic tourism to have a chance of recovery in the last quarter of the year - early 2021, 
when the market could return to the normal growth rate, most likely supported more by the 
business segment and less than the leisure segment. Hotel apartments: as a result of the growing 
popularity of hotel apartments worldwide, the industry has seen an increase in demand for this 
type of accommodation in Romania as well. It is estimated that short-term apartment rentals in 
Bucharest had a share of 30% of total accommodation demand in 2019. At the end of the year, 
there were over 4,000 offers of short-term accommodation listed in Bucharest on airbbnb.com 
and vrbo .com, the main online markets for this type of product. The number of ads was more 
than double compared to 2017. In contrast to the demand for hotel rooms, of the 65,000 guests 
who chose this type of accommodation in Bucharest in 2019, only 2% were foreign tourists. The 
fully rented apartments make up the majority of the offer, with 84% of the properties listed, 
followed by single rooms (15%) and finally shared rooms with only 1%. Two-room apartments 
are the most requested, followed by three-room apartments and studios. With revenues of over 
22 million euros in 2019, almost three times higher than just two years before, renting short-
term apartments in Bucharest is an alternative for owners and investors and, most likely, will 
continue its development in the period next. And this market has been turned upside down by 
the coronavirus pandemic and will return to growth, most likely in the last quarter of the year 
or the first quarter of next year. 

https://www.capital.ro/prabusire-a-pietei-hoteliere-din-romania-sunt-asteptate-concedieri-
masive.html 

Collapse of the Romanian hotel market! Massive layoffs are expected 

  Author: Alecsandru Ion, August 5, 2020 

About 29% of the hotel industry workforce is already laid off at this time, according to a 
Cushman & Wakefield survey conducted in partnership with the Romanian Hotel Industry 
Federation. 

Hotels in Romania are experiencing notable negative results, as the Covid-19 pandemic and 
government restrictions have eroded demand from foreign tourists, with additional staff 
reductions of about 38% expected. 

According to a Cushman & Wakefield survey conducted in partnership with the Federation of 
the Romanian Hotel Industry (FIHR), the COVID-19 pandemic had a very rapid and drastic 
impact on the Romanian hotel sector. 

"Demand from foreign tourists has collapsed" 

According to the survey, 64% of hotel industry respondents felt the impact of the instant 
pandemic in the last week of February, when the first case of COVID-19 infection in Romania 
was confirmed. 

Following the declaration of a state of emergency on March 14, the number of affected hoteliers 
rose to 98% in the third week of March, reaching 100% in April. 
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"As the demand from foreign tourists collapsed, the occupancy rate of hotels in Romania 
decreased rapidly reaching a percentage with a single number, resulting in a significant decrease 
in revenues. 

The decline in demand led to an average loss of 25.9 euros per room per day in April 2020, 
indicating a decline of 178% over the same period last year. As a result of government measures 
to temporarily close borders and ban assemblies, the vast majority of hotels in Romania have 
been closed, "the statement said. 

"The situation has not improved significantly" 

According to the survey, 75% of hotels in Romania were closed at the end of March. With the 
reduction of restrictions, many hotels are starting to reopen, but there are still 2% of hotels that 
intend to open only next year. 

To deal with this unforeseen crisis, hoteliers have taken drastic measures to reduce their costs, 
including layoffs. 

In fact, according to the survey, about 29% of the workforce is already laid off. "Given that the 
situation has not improved significantly, urgent help is needed to avoid a greater impact on the 
workforce in the hotel sector. Taking into account the current market conditions and limited 
government support, 80% of hoteliers say that their business will not be able to survive more 
than 4 months from a financial point of view ", the communiqué also states. 

Reduction of operational expenses 

Considering that the survey was conducted between April and May, and demand has not yet 
returned, the survival threshold for most hotels will be reached in August. 

Although hoteliers have made significant efforts to reduce operating costs, government 
intervention is urgently needed to protect the hotel industry's workforce. 

Similar to other CEE countries, hotels in Romania have had to change their priorities, focusing 
on reducing operating expenses and promotion and marketing costs, while managing the 
cancellation flow of reservations. 

From a human resources perspective, 80% of respondents used the government-subsidized 
technical unemployment scheme to counter the effects of the Covid-19 crisis. 

In general, Romanian hoteliers have taken measures to reduce the number of employees above 
the EEC average, reducing staff by 29%, compared to an average of 24% in the EEC. 

Additional staff reductions are expected 

Despite the fact that the borders of the European Union have reopened since June 1, as a result 
of the results of the first half of 2020, additional staff reductions of about 38% are expected. 
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Romanian hotel respondents expressed the highest level of dissatisfaction compared to other 
CEE countries, 85% of them considering that the information provided by the authorities was 
unclear. 

Although satisfaction with government support is relatively low, there was a higher level than 
in other CEE countries, with 15% of hoteliers satisfied, compared to 10% in other countries. 

"As hotels reopen and prepare to return, there is a lot of uncertainty about the ability of 
government support. 

Only 25% of hoteliers have a clear understanding of how to access the proposed support, while 
the vast majority remain dissatisfied with the degree of accessibility of government support 
measures. 

While in many other countries, governments have already announced specific aid for tourism 
and the hotel sector, for example direct financial subsidies in the Czech Republic, travel 
vouchers in Poland and aggressive campaigns to promote domestic tourism in Germany, in 
Romania, hoteliers they received limited aid ", it is mentioned in the communiqué. 

In the weeks between April 24 and May 25, 75% of hoteliers said they were ready or extremely 
ready to reopen their properties, with 87% confident that they could ensure the safety of 
customers and employees. 

According to the survey, with the relaxation of travel restrictions, several hotels (especially 
international and local brands) want to reopen, despite the lack of support from the authorities. 
While very low demand remains the biggest concern of hoteliers, they will also face challenges 
caused by the increase in market supply, considering that some notable brands will open during 
the summer 2020 season. 

80% of hotel arrivals, domestic 

Compared to other hotel markets in the EEC, Romanian hotels are less dependent on 
international demand, almost 80% of arrivals being domestic. While this factor will certainly 
help the process of market recovery, the slow anticipated recovery of tourists traveling on 
business remains a concern, considering that this segment is an important factor for the 
occupancy of hotels in Romania. In addition, multinational companies are interested in moving 
operations to Romania, a factor that will lead to a significant increase in demand in the business 
sector. 

In addition, although it is likely to have a major impact on hotels in Bucharest, the European 
Football Championship planned for next year could stimulate a positive impact on hotel 
performance and mark the recovery process through a healthy increase in occupancy and 
occupancy. ADR. 
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"The long-term outlook for the Romanian hotel sector remains positive, supported by the 
healthy growth of tourism in recent years, as well as the country's continued attractiveness for 
international enterprises that stimulate business demand. 

Relaunch only after 2023 

However, according to Oxford Economics, the number of nights in paid accommodation in 
Bucharest is expected to reach pre-crisis levels only between 2023 and 2024, and then a healthy 
increase is expected in the coming years ", it is also specified in statement. 

The survey was conducted between April 23, 2020 - May 24, 2020, on a number of 132 
respondents from Romania, the Czech Republic, Hungary, Poland and other European 
countries, 44 Romanian hoteliers participating in this survey. 

Cushman & Wakefield Echinox is a top real estate consulting company on the local market, 
operating in all segments of the real estate market, being the exclusive affiliate of Cushman & 
Wakefield in Romania, owned and operated independently. 

The Federation of the Hotel Industry in Romania (FIHR) is the first employer organization in 
Romanian tourism and the most representative in the hotel industry, by turnover and number 
of employees, bringing together 4 of the top 5 hotel companies in Romania by turnover. 

Regarding the payment method for a purchase, the distribution of potential buyers has 
remained relatively the same as in the past: a small part of buyers have financial resources and 
intend to make cash payments for the desired property, while the vast majority plan to take out 
a bank loan. 

Regarding the rental of this type of property, the demand is low and comes from companies that 
want to expand their business. 

In terms of selection criteria for a property of this type, for rent, the location is the factor with 
the greatest weight, followed by the importance of rent. On the third place in the ranking of 
priorities is the comfort of the building and its age. 

https://www.horeca.ro/hoteluri.html 

The hotel industry at the turning point. How do we get over the pandemic and what do we do 
in the post-COVID era? November 3, 2020 

The hotel industry around the world is going through a dramatic period, an unprecedented one, 
and of course Romania could not be an exception. Even more, for the hotel owners in Romania 
the situation seems more complicated than for those in the rest of Europe, because, on the one 
hand, the market is younger and investors are financially exposed, not yet having the necessary 
time to consolidate their business, and on the other hand, because the state's reaction to the 
crisis that has hit our sector hard has been delayed and disproportionate, far below the scale of 
the crisis. 
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But our priority at the moment should be to think about how we will be able to overcome this 
period, how we will be able to get out of the crisis and later, gradually, how to restart the sector, 
to return to positive trends, confident in the future. 

For this we should take into account several changes that will occur (or have already occurred) 
in our industry: 

1. There will be a strong focus on digitization. All opportunities to digitize tourism will be 
exploited, starting from the reduction of bureaucracy, to the facilitation of the client throughout 
the reservation chain (pre-stay, during stay, post-stay), to the automation of internal 
operational processes, etc. 

2. Taking into account the behavioral changes of the tourism consumer caused by the pandemic, 
much emphasis will be placed on safety and hygiene. 

3. In the next two years, it will be rather a local tourism - domestic tourism or in the immediate 
vicinity. 

4. Professional operators will win, it will not be possible to go further on an amateur hotel 
management because the highly contracted markets will no longer allow adjustments in the 
process of possible errors, the risk during this period being much too high to experiment. 

5. The reduction of business tourism (including MICE) and the increase of leisure tourism in 
the conditions of increasing the tendency to work from anywhere, “work from anywhere” (a 
mention that must be changed in the Romanian legislation, which provides only the concept of 
work from home or "work from home"). 

6. Sustainable tourism will gain momentum - less crowded areas, rural areas or other places in 
the middle of nature will be more and more sought after, and new forms of adventure or 
experiences such as cycling or hiking, wine or gastronomic tastings will be on the lists tourists 

Of course, these changes must be taken into account by the main stakeholders of Romanian 
tourism, both in the private sector and by the authorities. Each of them is facing great 
challenges, which will define the path that the hotel industry in Romania will take. 

The state, on the other hand, is forced, perhaps more than ever, to be with tourism, the sector 
hardest hit by the pandemic. If in the last 30 years Romania has failed to stimulate the 
development of the sector, however, in the last 3 years, we have seen signs of health in tourism, 
more and better investments and it would be a shame for the authorities to abandon tourism 
and practically cancel all the steps forward that this industry has taken. 

The lack of a proper reaction from the authorities would practically lead to tourism a few years 
ago from all points of view. 

Tour operators will need to be flexible, to invest in professional people, to act pragmatically, 
with well-established short, medium and long-term goals. And, last but not least, they will be 
forced to be more united, so that they matter as a voice in the local, regional or national 
landscape. 
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Tourism employees, in turn, will be more attentive to what input they have to bring and will 
prepare accordingly (especially since, in the coming years, it will be an employer market), but 
just as carefully, they will follow up and respect their legal rights. In addition, they will be more 
willing to move, both domestically and internationally. 

In this context, of the changes we talked about above or of the challenges that tourism actors 
will face in the next period, we think about whether or not the hotel industry in Romania will 
be ready to continue its path towards modernization, towards maturation. . Because, as I said, 
steps have been taken in this direction in recent years and they must continue. For this we need 
4 things: 

• Continuing the pace of investments in hotel assets. Fortunately, recently (2016-2020), the pace 
of investment has been good, as a result of good figures obtained by the industry and a 
consequence of a friendly fiscal framework for tourism. We notice that the vast majority of those 
who started investments in the past years have continued the projects, so many of them will be 
completed in 2021-2022. These are modern investments, much better defined and much more 
efficient, which can help tourism in Romania to move to another level. It is also to be seen what 
real estate developers will do in the current context, on which they will rely more on residential, 
commercial, office buildings or hotels. A decline in office demand due to widespread use of 
telework, or a reduction in residential demand due to a decline in purchasing power caused by 
the pandemic, may make investment in leisure hotels more attractive - where the effects of the 
pandemic are lower. 

• Use of European funds for tourism - we must be pragmatic, even opportunistic I would say, 
and embrace any form of support for investment in tourism by using European funds in 2021-
2027. 

• Involvement in destination management by joining the associative structures that are part of 
the MDGs at local, regional or national level. This involvement should bring results in image, 
promotion, agreed urban plans, education, events, in a word, everything related to the 
management of the destination in which we operate. 

• Investing in education in tourism - if we do not invest in education we will not be able to 
attract young talent to us and, implicitly, the level of our services will not increase. It is a MUST 
to reconsider the education of the tourism workforce, both us as operators and the state as 
support, and even employees, as a desire and commitment to learn, to be better. Tourism is 
actually a state of mind and requires a specific MINDSET to be able to do it with a smile on your 
face. 

Of course, it will not be an easy period for the RETURN OF TOURISM - that RE-START we are 
talking about needs a special plan, well prepared by those involved. 

Our role at FIHR, as a representative employer organization, is an important one, through which 
we try to bring, first and foremost, TRUST in Romanian tourism. We do it by getting involved 
in social dialogue by joining the Concordia Employers' Confederation, we do it by bringing best 
practices and know-how from Europe by joining HOTREC, we do it through dialogue with 
public authorities at all levels and especially we do it through meetings with our hoteliers. 
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We want hoteliers to believe in us, to trust that FIHR is an organization that represents them 
with efficiency, fairness, responsibility and professionalism. And then we know that more and 
more people will understand that joining FIHR is an important thing for them, maybe the best 
small and simple thing they will be able to do in the immediate future. For the good of them 
and the industry we all belong to. 

The role of the state in this context is to listen to the representative voices of the industry, to be 
present with us when we need it, to make things go smoothly and efficiently in tourism and, 
last but not least, to show that it cares about this sector, that it trusts tourism, which, 
unfortunately, has not been seen in the last 30 years. 

Should the pandemic be the trigger to give tourism the importance that a country like Romania 
deserves - a country with extraordinary resources for tourism, but, unfortunately, with 
inappropriate policies so far - to get the expected results from tourism? 

We will be here with you and see together. 

Article written by Călin Ile, President of the Federation of the Hotel Industry in Romania, for 
the 100th edition of Horeca Romania magazine. 

   Conclusions on the Solvency Application specific to this type of property: 

 • Demand for purchase - low. 

 • Demand for rent - low 

 • Potential buyers and tenants / users: the solvent demand comes mainly from private 
companies. 

 • Investment interest: there is, and is in continuous decline due to the COVID 19. crisis. 
The investment client is interested in easily rentable properties, located along the main 
access roads, for which the operating expenses are as small as possible; 

 • Preferences manifested on the market: mainly the units with smaller surfaces are 
requested, adequate to the specifics of the activity, located in central or semi-central 
areas, a much lower demand existing for the spaces with surplus surfaces and those 
located at the edge of the locality. On the other hand, a very important criterion in 
choosing such a property is the existence or lack of parking spaces. 

 • Quality standards: mainly arranged / modernized spaces are sought, to the detriment 
of those that require significant investments as soon as they have been purchased / 
rented; 

 • Size of the property: in general, units with smaller surfaces are required, adequate to the 
specifics of the activity, a much smaller demand existing for the spaces with surplus 
surfaces. 
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Step 4. Supply analysis (competition investigation and forecast) 

The offer refers to the availability of the real estate product in its different development phases. 
A buyer has the alternative to buy / rent a larger number of properties on the market, with 
similar characteristics. In competition with these also enters the subject property, which is only 
one of the alternative variants out of the total available on the market. 

The offer of properties available for sale / rent (only those of interest, not those that are similar 
but not exposed for sale / rent), which are assimilable (characteristics and utility) to the subject 
property is called a competitive offer. 

 

The existence of the offer for a certain property at a certain time, a certain price and a certain 
place indicates the degree of rarity of this type of property. 

In this segment, the number of transactions is small, this type of property being available mainly 
for rent as the owners purchase such properties for future revenue from rent. At this moment, 
there is a cap on the number of investments due to uncertainty. 

Regarding the competitive offer for the subject real estate, the following information resulted 
from the market analysis: 

  sale offer - sufficient, placed on an upward trend. There are no signs of change; 

  rental offer - moderate, there are no signs of growth; 

  total available stock - insufficient, stagnant; 

  expected delivery volume: low; 

  bargaining margin on sale (mature offers): between 10 and 15% Represents the ratio 
between the price in the matured offer and the price at which the transaction ends). 

  prices requested for accommodation / room / night * - between 27-110 euro (132-536 lei 
/ room / night) 
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 occupancy rate - in case of rent, it is approx. 25-30% per year for 2020 and a statistical 
average occupancy rate for 2019 for 4 * hotels in Bucharest of 40.03% 

  the requested prices for free land sale in the specific area: between 375-652 euro / sqm 

 Hotel sale prices Euro / room: between 30909 eur- 500,000 eur (new one) 

* price variation is driven by the following aspects: location, facilities, surface, finishes and 
facilities; 

In the annexes of the evaluation report are presented quotations (offers for sale, respectively for 
rent) collected from the specific market of the subject property. 
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Step 5. Analysis of the interaction between supply and demand 
 

The market value of a property is, to a large extent, dependent on its competitive position 
in the specific market. 

 
Knowing the characteristics of the assessed real estate, we can identify and select other 

competitive real estate properties (supply) and we can understand the comparative advantages 
/ disadvantages that the subject property presents to potential buyers (demand). 

In order to highlight the market conformations for a certain use of a real estate property, it 
is necessary to identify the relationship between the demand (solvent and probable) and the 
competitive supply on the analyzed market - current and future. This relationship shows the 
degree of equilibrium (or imbalance) that characterizes the current market and the conditions 
that would characterize the market after a forecast period. In the short term, the real estate 
supply is relatively fixed and the price responds to demand. Comparing the existing and 
potential demand with the current and anticipated competitive supply can determine whether 
there is a demand for a larger number of properties. 

Taking into account the information existing in the market at the valuation date, for this 
type of property we can highlight the following situation: 

 

 • In terms of sales, the market is characterized by low demand. Such a market is 
sometimes called a sellers' market, as sellers can get higher prices for available real estate 
(the one who owns the property "imposes" the price). 

 • Regarding the rental we can say that the number of requests does not register changes, 
there are indications that this situation will be maintained in the near future. Thus, in 
terms of rent, we can notice a landlord market. 
 

Step 6. Predict the absorption of subject property in the market 

By comparing the characteristics of the subject property with those of the competitive 
properties, we can determine the absorption of the subject property, in the known market 
conditions, competitive demand and supply. The level of solvent demand has remained 
constant lately. 

Given the current market conditions, we can say that the demand for this type of property will 
remain at the same level in the short and medium term. 
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5. Analysis of data and conclusions 
The best use  The concept of best use is the alternative of using the subject property in 

different possible variants. This will be the starting point and will generate 

the working assumptions necessary for the evaluation process. 

The best use is defined as the reasonable and legal probable use of vacant 

land or built property, which is physically possible, adequately substantiated, 

financially feasible and which determines the highest value. 

 

The best use is analyzed in the following situations: 
o The best use of the free land or considered to be free; 
o The best use of the property as being built. 
 

In addition to being reasonably probable, the HABU of both land as vacant 

and property as built must meet four implicit criteria. Thus, the HABU 

must be: 

o a legal permit 
o a physical possibility 
o a financial feasibility 
o a maximum productivity (leading to the highest value of 

(considered) free land or built property) 
The best use of a property is determined after applying the four criteria and 

eliminating the various alternative uses. The remaining use, which meets 

all four criteria, is the best use. 

The best use of land considered free 

In order to identify the best use of the land considered free, we collected 

from the market information regarding free land located in Bucharest, 

Sector 1, Pajura area. 
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 Based on the market analysis, we studied the uses considered probable and 

reasonable based on compliance with the 4 criteria of the best use of land 

considered free, while taking into account the specifics of the area and the 

characteristics of the land (shape and size). 

In order to establish the best use, we analyzed the possible uses of the 

property, as follows: 

Probably 
reasonable uses 

HABU CRITERIA 

Legal 
permit 

Physical 
possibility 

financial 
feasibility 

Maximum 
productivity 

Industrial no no no no 

Comercial yes yes yes yes 

Residential yes yes no no 

 

Thus, the best use of the land considered free is the commercial one - 

HOTEL. 

The best use of the property as built is the use that a construction must 

have in terms of the type of construction existing on the land and the ideal 

use of the land considered freely identified in the relevant subchapter. 

To determine the HABU of the built property we analyzed the following 
possibilities: 

1) demolition of the existing construction and redevelopment of the 
land; 

2) change of current use; 
3) keeping the current use. 

Option 1 - demolition of the existing construction and redevelopment of the 

land: 

• Since, on the one hand, the economic life of the building is far from 

expired and on the other hand the demolition costs are substantial, we 

consider that such an option is not feasible; 

Option 2 - change the current use: 

• The change of the current use is not feasible because after the market 

analysis it resulted that there is no demand in this respect, and the 

reconversion costs (in residential use) are high. 

• The change of the current use is not feasible because after the market 

analysis it resulted that there is no demand in this respect and the 

reconversion costs (in commercial use - clinic or hospital) are high. 
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Option 3 - keeping the current use 

• The current identified demand as well as the slightly rising prices for this 

type of property support the preservation of the current use. 

In order to establish the best use, we analyzed the possible uses of the 

property, as follows: 

Probably 
reasonable uses 

HABU CRITERIA 

Legal 
permit 

Physical 
possibility 

financial 
feasibility 

Maximum 
productivity 

Industrial no no no no 

Comercial yes yes yes yes 

Residential yes yes no no 

 

The best use of the property as built is characteristic of the use that must 

be made on a property, in terms of existing constructions and the ideal ones 

described in the conclusion of the analysis on the best use of land as free. 

Given the conclusion documented and supported in the previous chapter, 

the best use of the property as built is to continue the existing use. In this 

case, less emphasis was placed on the analysis of costs or rates of return for 

alternative uses, with a focus on tests that support the conclusion of best 

use. 

The first stage in the analysis of the best use of real estate as built was the 

legal permissibility test. This test determines whether the real estate in 

question complies with existing legal regulations and how compliance with 

or non-compliance with legal rules affects the value of real estate. 

The results of this test are implicit, ie the existing use is legally allowed 

because it complies with all rules, regulations and restrictions analyzed. In 

this situation, it can be concluded that the existing use is legally permitted 

and no other alternative use is legally permitted. 

As in the application of the legal permissibility test, the results of the 

physical feasibility test are implicit, ie the existing use is obviously 

physically possible. Moreover, given the characteristics of the subject 

construction, it is not necessary to consider significant physical changes 

due to the condition, functional utility and maintenance related to the 

constructions. It can be concluded that the existing use must be continued 

because it meets the conditions of the physical feasibility test. 

The test of the financial feasibility of the real estate as being built, was 

applied based on the information obtained provided by the salability study, 
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regarding the market demand for the real estate in question, in its current 

state. 

Given the results obtained in applying the valuation approaches considered 

appropriate for the subject property which indicates that the value of real 

estate as built exceeds the value of land as vacant, we can unreservedly 

conclude that it is financially feasible to continue existing use can be 

considered maximum productive in current conditions of urban regulation. 

After analyzing the legal permissibility, the physical possibility and the 

financial feasibility, we analyzed the property from the perspective of 

maximum productivity. On the occasion of the inspection, respectively 

after analyzing the constructions, it was concluded that there are no 

maintenance operations performed in time at buildings C2 and C3 - 

functional, no costs of repairing defects or functional depreciation are 

required instead of Building C1 - are necessary completion and 

modernization expenses as calculated and presented below. 

The conclusion that the existing use is also maximum productive is 

supported by the nature of the space (accommodation and restaurant 

space), there is a demand for this type of space from some market 

participants. 

Given the above and the conclusions of the specific market analysis, the 

best use of the constructed property is the commercial one. 

In view of the above, we consider that the land is already built according to 

its best use. As a result, the best use of the land considered free is the 

current one, of commercial land, and the best use of the property 

considered built is the current one, of real estate generating business - hotel 

and restaurants. This use meets the criteria that define the HABU, namely: 

o a legal permit 
o a physical possibility 
o a financial feasibility 
o a maximum productivity (leading to the highest value of (considered) 

free land or built property) 
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Approaches 

in 

evaluation 

One or more valuation approaches can be used to obtain the value defined by the 

appropriate value type. The three approaches described and defined in EVS 100 - 

General Framework, are the main approaches used in the evaluation. They are 

based on the economic principles of equilibrium price, benefit anticipation or 

substitution. Where there is insufficient real or observable input data to draw a 

credible conclusion from the application of a single method, it is especially 

recommended to use at least two approaches or methods. 

The valuation standard EVS 232 - Valuation of business-generating real estate, 

specifies the following: 

- REGBs (Real Estate Generating Business) are considered individual business 

activities (in themselves) and are currently valued on the basis of their potential 

pre-interest, tax and amortization (EBITDA) profit, adjusted to reflect the activity 

of a reasonably efficient operator, and , often either based on the DCF 

methodology or by using a capitalization rate applied to EBITDA. 

- REGB assessments are usually based on business continuity assumptions by a 

reasonably efficient operator, who benefit from existing licenses, all fixed assets 

and inventory items required for the business and an adequate working capital. 

The value of the property, which also includes the transferable goodwill, results 

from an estimated maintainable level of business activity. 

- The additional profit, generated above market expectations and which can be 

attributed to the business manager, will not be included. In order to constitute a 

basis of comparison for different properties and with different management, in 

the evaluation of a REGB will not be taken into account the particular situations, 

such as: tax paid, amortization regime, cost of borrowed capital and capital 

invested in the business. 

Typically, the components of a REGB's value are: 

• land; 

• building / construction; 

• machines, equipment and installations, including computer programs; 

• stocks that may or may not be included (the necessary specification will be 

made); 

• intangible assets, including transferable goodwill; 

• any license or operating permit required to run the business. 

By their nature, REGBs are specialized assets usually created for a specific use. 

Changes in market conditions, due to the structure of the field, local competition 

or other causes, can have an important impact on the value of REGB. 
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Land valuation The value of the land must be estimated in the light of its best use. Even if 

the land is arranged, its value is estimated by taking into account its best 

use, namely, by considering it as free and available for further development, 

respectively for the most efficient use. 

Direct comparison is the most widely used technique for land valuation 

and the most appropriate method when information is available on 

comparable transactions / offers. 

In applying this method, sales and other data on similar lots are analyzed, 

compared and adjusted, in order to identify a level of value for the land to 

be evaluated. In the comparison process, the similarities and differences 

between batches are taken into account. 

This method is recommended for the evaluation of vacant land, or 

considered free for the purpose of evaluation, being preferred when there 

are sufficient and reliable comparable data. By this method, prices and 

information on similar lots are analyzed, compared and corrected for 

similarities or differences. 

At the valuation date, the valuer had information on similar lands that were 

recently traded or offered (closer to the valuation date), the information 

being collected from specialized publications, in which various offers are 

presented (sales - purchases of land, with and without constructions). The 

offers for sale of the lands in the area where the evaluated real estate is 

located are between 375-652 EUR / sqm. 

In the direct comparison method, the value is estimated by analyzing the 

market activity for transactions with similar properties. Comparison 

elements include property rights, legal restrictions, financing conditions, 

conditions of sale (motivation), market conditions (date of sale), location, 

physical characteristics, available utilities, access, opening, etc. 

 The annexes present the data on sales or quotations of some properties 

similar or similar to the evaluated one. These data have been verified for 

validity and correctness by contacting the seller. 

Annex no. 2 presents the method application procedure and the Market 
Comparisons Grid. Following the application of the selected method, the 
value of the analyzed property resulted. This was estimated at: 

 
1.538.550 EUR, equivalent to 7.498.000 LEI 
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Market 

approach 

The market approach is the process of obtaining an indication of the value 

of the subject property by comparing it with similar properties that have 

recently been sold or are being offered for sale. 

The market approach is applicable to all types of real estate, when there is 

sufficient credible information on credible recent transactions and / or 

offers. 

When information is available, the market approach is the most direct and 

appropriate approach that can be applied to estimate market value. 

If there is insufficient information on recent transactions with comparable 

properties, information on offers of similar properties available on the 

market may be used, provided that the relevance of this information is 

clearly established and critically analyzed. 

One of the quantitative techniques was applied in this report, namely data 

pair analysis. 

The annexes present the data on sales or quotations of some properties 

similar or similar to the evaluated one. These data have been verified for 

validity and correctness by contacting the seller. 

THE SALES COMPARISON APPROACH The sales comparison approach 

estimates the value of a property by comparing it with similar properties 

recently sold in the open market. To obtain a supportable estimate of value, 

the sales price of a comparable property must be adjusted to reflect any 

dissimilarities between it and the subject property. The sales comparison 

approach may provide a usable value estimate for simple forms of real 

estate such as vacant land and single family homes, where the properties 

are homogeneous and adjustments are few in number and relatively simple 

to compute. However, for larger and more complex investments such as 

shopping centers, office buildings, and hotels, where the adjustments are 

numerous and more difficult to quantify accurately, the market approach 

quickly loses its reliability. As with the cost approach, hotel investors 

typically do not employ the sales comparison approach in reaching their 

final purchase decisions. Various elements such as the lack of timely 

comparable hostelry data, the hundreds of unsupportable adjustments, and 

the general inability to determine the true financial terms and human 

motivations of comparable transactions, usually make the results of the 

sales comparison approach highly questionable. Occasionally, sales 

comparison provides a range of values that may bracket and support the 

revenue capitalization approach. However, any reliance beyond the 

establishment of very broad parameters is not normally justified by the 

quality of data, The market-derived capitalization rates sometimes utilized 

by appraisers are also susceptible to the same shortcomings inherent in the 
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sales comparison approach. To substantially reduce the reliability of the 

revenue capitalization approach by employing capitalization rates 

obtained from unsupported market data not only weakens the final 

estimate of value, but also ignores the normal investment analysis 

procedures employed by hotel purchasers. Because appraisers are obligated 

to mirror the actions of the marketplace rather than create hypothetical 

valuation procedures, the sales comparison approach is generally given 

very little weight in the hotel appraisal process. 

This method was not applied 
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Revenue 

approach 

The revenue approach is the process of obtaining an indication of the value 

of the subject property, by applying the methods that a valuator uses to 

analyze the ability of the subject property to generate revenue and to turn 

that revenue into an indication of the value of the property through 

techniques. update. 

The revenue approach is applicable to any real estate that generates 

revenue at the valuation date or that has this potential in the market 

context (vacant or owner-occupied properties). 

The Discounted Cash Flow (DCF) method was applied in this report. 

The revenue approach is based on the premise that revenue-generating real 

estate (as is the case with the property analyzed in this report) is specifically 

purchased as an investment; as a result, anticipated net revenue and yield 

are the essential elements that affect the value of real estate. 

The approach involves a set of procedures, by applying which indications 

are obtained on the value of an revenue-generating real estate property by 

converting the anticipated benefits (cash flows and reversion value) into 

the value of the real estate. The conversion of revenue into value can be 

done by capitalization or by discounting, with a specified rate of return 

(discount rate) of the annual cash flows during the holding period and the 

reversal value. 

The market value of the property right was estimated based on estimates 

of potential revenue, estimates based on information provided by the 

customer, but also the analysis of the specific market, the current 

performance of similar properties, market rates, occupancy rates and 

operating expenses. 

In the annex no. 6 are presented the data about the tariffs of some 

accommodation units similar or similar to the evaluated one. These data 

have been verified for validity and correctness by contacting the seller. 

In the annex no. 6.3 shows the application of the discounted cash flow 

method. Following the application of this method, the market value of the 

analyzed property resulted. This was estimated at: 

5.806.000 EUR, equivalent to 28.294.000 LEI 

  



95

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

Cost approach The cost approach is the process of obtaining an indication of the value of 

the subject real estate by deducting, from the cost for new of the 

construction / constructions, the cumulative depreciation and adding to 

this result the estimated value of the land at the valuation date. 

The use of the cost approach may be appropriate when real estate includes: 

o new constructions or relatively new constructions; 

o older constructions, provided that there are sufficient and adequate data 

to estimate their depreciation; 

o constructions in the project phase; 
o constructions that are part of specialized real estate. 

The methods of estimating the new cost for the evaluation of real estate 

are: the method of unit comparisons, the method of segregated costs and 

the method of estimates. 

The segregated costs method was applied in this report. 

Annex no. 2 shows the application of the segregated cost method. The 

deduction of the accumulated depreciation from the newly estimated cost 

resulted in the net replacement cost. To this was added the market value 

of the land, thus resulting in the value of the analyzed property. This was 

estimated at: 

5.812.000 EUR, equivalent to 28.323.000 LEI 
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Analysis of 

results and 

conclusion on 

value 

The values resulting from the application of the selected evaluation 

methods are the following: 

 

Market approach - data pair analysis = Not applied 

Revenue approach - DCF method = EUR 5.806.000 

Cost approach - segregated cost method = EUR 5.812.000 

The criteria that formed the basis of the final estimate of the value, 
substantiated and significant, are: the adequacy, accuracy and quantity of 
information. 
 

Adequacy: through this criterion, the evaluator judges how relevant each 
method, purpose and use of the evaluation is. The adequacy of a method, 
as a rule, refers directly to the type of real estate and the viability of the 
market. 

 

Accuracy: the accuracy of an appraisal is measured by the appraiser's 
confidence in the correctness of the data, by the calculations performed 
and by the corrections made to the selling prices of the comparable 
properties. 

 

Quantity of information: Adequacy and accuracy influence the quality 
and relevance of the results of a method. Both criteria must be studied in 
relation to the amount of information highlighted by a particular 
comparable transaction or method. Even data that meet the criteria for 
adequacy and accuracy can be challenged if it is not based on sufficient 
information. In statistical terms, the confidence interval in which the real 
value will be will be narrowed by the additional information available. 

 

Taking into account the adequacy criterion, we found that in the case of 
this type of property, the premise of continuing the activity to the 
detriment of trading is mainly used, being purchased mainly for the 
purpose of commercial use by the administrator. 
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 According to the adequacy criterion, the selected approach is the 
revenue approach - DCF. 

 

Taking into account the criterion of accuracy and amount of 
information, we concluded that the information used in the revenue 
approach leads to a high confidence in the data used, the amount of 
market information available being large. 

 

Under these conditions, the most appropriate method is the DCF 
within the income approach. This method fulfills the criterion of 
accuracy and the criterion of quantity and quality of information. 

 

In view of the above, the evaluator's view is that the most appropriate 
approach in this case is the revenue approach, following which the 
market value of the property was estimated at (round): 

 

 

5.806.000 EUR, equivalent to 28.294.000 LEI 
 

at the exchange rate of 4.8734 lei / EUR, valid for the reference date of 

the valuation. 
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Presentation of the valuator 
 

SC PRESTIM IMPEX S.R.L. is an valuation company established in 1996, which 
provides the following services: 

- Valuation of: 
 Real estate, machinery and equipment, intangible assets, to guarantee loans, 

transactions (sale-purchase), registration in accounting, taxation, in-kind 
contribution, insurance, co-financing, liquidation, etc..; 

 Enterprises, for transactions, divisions, mergers or liquidations 

- Assistance and training in valuation 

- Consultanţă financiară (proiecte de finanţare, planuri de afaceri, studii de fezabilitate, 
studii de fuziune şi divizare, analiză diagnostic); 

 

To date, Prestim-Impex valuators have appraised over 20,000 real estate properties and prepared 

over 5,000 valuation reports for cars, equipment and movable property. 

S.C. PRESTIM IMPEX S.R.L. is approved as an external evaluator, at national or local level, by the 

following financial-banking institutions: BANCA ROMANEASCĂ, BCR, BRD-GROUPE SOCIETE 
GENERALE, ALPHA BANK, PATRIA BANK, FIRST BANK, CEC BANK si prin colaboratori cu 
BANCA TRANSILVANIA, VISTA BANK ETC. We have also prepared numerous valuation reports 

with the aim of estimating fair value for financial reporting, taxation, as well as for listing / delisting 

on the Stock Exchange or for mergers / divisions. 

The Team 

Prestim - Impex team is made up of professionals with experience in the field of valuation, 

authorized valuators, members of ANEVAR. Prestim - Impex has developed a vast network of 

collaborators in most counties of the country and especially in the 4 counties of Constanta, Tulcea, 

Galati, Braila, in order to respond promptly to customer requests, regardless of the area they come 

from. 

Prestim - Impex has 5 permanent employees, a working point in Tulcea and a number of over 12 

collaborators, thus managing to cover all the mentioned areas.   

CERTIFICATION 

The valuations are prepared in accordance with the Goods Valuation Standards 2020, our company 

is a Corporate Member of ANEVAR. Following the monitoring of the evaluation activity by 

ANEVAR, our company obtained the maximum grade (A). 

In 2012 the company became a Corporate Member of the National Association of Authorized 

Valuators in Romania (ANEVAR), Certificate no. 0047 ,and has the Professional Liability Insurance 

Policy at Aliantz Tiriac with no. 30791 / 07.01.2020 at the limit of 500,000 Euro for the year 2020. 
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PROTECTION OF PERSONAL DATA 

The confidentiality of your personal data is important to us. In its evaluation activity, PRESTIM-

IMPEX takes seriously the protection of the information entrusted to it, its security, as well as 

compliance with the provisions of Regulation (EU) 2016/679. In this regard, our privacy policy reflects 

the concern to process only the data strictly necessary to achieve the purpose of the activity of 

preparing evaluation reports. 

Important concepts: 

 „Personal Data"means any information relating to an identified or identifiable natural 
person (data subject); an identifiable natural person is a person who can be identified, 
directly or indirectly, in particular by reference to an identifying element such as name, 
surname, identification number, etc. 

The legal basis on which we collect and process your personal data: 

for carrying out activities in accordance with our object of activity 

What personal data do we collect about you? 

  data necessary for the administration of user accounts: name, surname, ID number, e-mail 
address, 

  the information we need to provide you with the products / services you are requesting (e.g. - 
mailing address, contact phone number, etc.) 

What are your rights regarding personal data? 

 the right to access personal data - you have the right to request a copy of the personal data we 
hold about you. 

 the right to rectification - you have the right to rectify the data held in connection with you, 
if they are incorrect or complete. If the data we have about you needs to be updated or if you 
think it may be incorrect you can contact us at prestim.impex@gmail.com 

 the right to delete data ("right to be forgotten") - you have the right to request the deletion 
of personal data in certain situations, for example if they are no longer necessary for the 
purposes for which they were collected 

 the right to restrict the processing of personal data - applies in certain situations, for 
example, if you dispute the accuracy of the data and can be exercised for a period that allows us 
to verify their accuracy 

 the right to data portability - you have the right to obtain the personal data you have 
provided to us 

 the right to object - you have the right to object to the processing of personal data, for 
reasons related to your particular situation, if there are no legitimate reasons prevailing 
regarding the processing 

If you have any questions about how we use your personal data, please contact us or send a request to 

the Data Protection Officer, as follows: 

 by fax: +40 340.811.571 
 by e-mail: prestim.impex@gmail.com 

 by phone, mobile 0745.15.24.23 
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6. Annexes 
Annex 6.1 - Land valuation 

Direct comparison is the recommended method primarily for land assessment.  

The direct comparison can be used for the evaluation of the free land or considered free 

for the purpose of the evaluation.  

Direct comparison is the most widely used method for land valuation and the most 

preferred method when comparable land sales are available. In applying this method, 

sales of plots  and other data on similar plots are collected, analyzed, compared and 

adjusted, in order to estimate the value of the subject land. In the comparison process, 

the similarities and differences between similar plots and the subject land are taken into 

account. The variables most often considered as elements of comparison are the physical 

characteristics of the land, which refer to its size and shape, opening to the access road, 

topography, location and view.  

The steps are as follows:  

1) Data on completed sales and rentals and active offers are collected; 

 2) Identifying the similarities and differences between these data;  

3) Sorting information according to its relevance; 

 4) Adjusting the prices of comparables to justify the differences from the characteristics 

of the subject land;  

Forming the conclusion on the market value of the evaluated land. 

In order to obtain relevant information regarding the subject, one must pass through 4 

main stages: 

1. Planning – in this stage we highlight the subject's criteria, which are determined  on the 

basis of  information deliverede by the client,  information acquired from public sources 

and information acquired during field inspection. 

The relevant criteria are the real estate type, the transfered property rights , the financial 

and selling terms, adress, location, area , available utilities, access, environment, interes 

points, thoroughfares etc. 

2. Collecting – In this stage one must aquire information from various sorces and validate 

this information whenever it is possible by crosschecking.  
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3. Analysis –  The analysis process aims information filtering in cosideration of narrowing 

down the interval and identify the comparables which are similar to the sudject. 

4. Disemination – It assumes shutting down the stage of data gathering and it relies on the 

syntesis of  anterior stages,  returning in a coherent format the data that is relevant. 

●  In this current valuation, the process of obtaining relevant data materialized in the filling 

in of the " market references sheet ", with verified data regardind similar real estate that 

are valid on valuation date. 

●  The data in the market reference sheet have physical, judicial and economical criteria 

which are similar to the subject 

 

 

 

Below is the determination of the market value by the market comparison method. 
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Taking into account the available information, the location in the area, utilities, access 

possibilities, the unit value (EUR / sqm) of the considered land is around the (average) 

value of 526 EUR / sqm. 

Taking into account the presented considerations, the total estimated value of the land 

subject to evaluation is: 

 

V land = 1.538.550 EUR, equivalent to 7.498.000 LEI 

 

Annex 6.2– Cost approach 
 

Presents the building valuation located on site, taking into consideration the                                  

current unit costs of building restoration and the dimensions (built area or total built area, 

length, etc.) of every constructive element analyzed. 

The base of estimated values was “Indreptarul tehnic pentru evaluarea imediata, la pretul 

zilei, a costurilor elementelor si constructiilor” and „Buletinul tehnic de preturi in mica 

constructie si reparatii in constructii” edited by the MATRIX ROM Publisher. Through this 

procedure it was estimated a general built-out on categories of works, depending on the 

technical and constructive characteristics and equipment of the various categories of 

buildings. 

Based on this methodology, the valuation includes the following steps: 

Setting the replacement value - net replacement cost. 

Net replacement cost = estimated cost to build, at current prices at the time of the 

evaluation, a building with equivalent utility to that of the building evaluated, using 

modern materials, architecture, normative acts and updated plans. 

Depreciation represents a loss in value compared to the cost of the reconstruction what 

can occur in physical, functional or economic causes. 

The main types of impairment that can affect a building and operating with this method 

are: 

- Wear and tear - is evidenced by fall, cracks, infestations, faulty structure etc. 
This can have two parts-recoverable (quantify the cost of the return of the item in new 

condition or as new, taken into consideration only if the cost of correcting the condition is 

greater than the increase in value resulting) and unrecoverable (refers to physically 

damaged items that cannot be presently corrected from economic or practical reasons). 

- Functional inadequacy - is given by the building old-fashioned, inadequacy or 
oversizing in terms of size, style or plant and equipment attached. It can manifest 
itself in two aspects - recoverable (quantify through the cost of replacement for 
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deficiencies that require additions, deficiencies that require replacement or 
upgrading, or oversize) and unrecoverable - (may be caused by deficiencies of an 
item not included in the cost of new but should be included or an item included in 
the cost of new but should not be included). 

- economic depreciation (from external causes)-is due to external factors of real estate 
property such as change demand, property use, location, urban development, 
financing, etc. 

Methodology, calculation algorithm, steps: 

- estimation the replacement cost through the multiplication of unit cost adjusted 
with reference surface; 

- estimation of cumulative depreciation  
- estimation of remaining (CIN) from cumulative depreciation deduction 

In addendum are presented the calculation for building market value estimation 

with cost approach. 
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The value resulting from the application of the cost approach is the value of the 

constructions to which the value of the land is added. 

 

 

 

In conclusion, the market value of the property resulting from the cost approach is 

(round): 

Cost approach = 5.812.000 EUR, equivalent to 28.323.000 LEI 
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Annex 6.3. - Income approach - discounted cash flow method 
(DCF) 

 

The Discounted Cash Flow (DCF) method is used to convert future, uncollectible income over 
a period of time into a discounted (present) value opinion of the property, using an 
appropriate discount rate. 

 

Being a yield method and considering the particularities of the application, the arguments 
that support its application are the following: 

 the viability of the activity and the capacity to generate profit in the next period, in a 
predictable time horizon. The aim of the forecasting scenario was to highlight the 
company's business potential in terms of the flows generated by it; 

 continuity of activity. 
 estimating the value through this approach presents an image on the potential use of 

the company's patrimony and the ability to repay financial commitments 
The premises for applying the method are: 

- defining the normal operating and functioning conditions, based on the tendencies 

extracted from the business description; 

- deduction from the net profit from the operation  of the investment expenses (such as fixed 

assets or working capital) necessary to support the evolution of the considered beneficiary 

capacity; 

- continuity of the management, of the organization system, of the structure and activity of 

the company without taking into account major restructurings - in the conditions of a 

management and of some average tariffs. 

 

The valuation method by updating the discounted cash-flow (DCF) is based on the company's 

ability to generate positive cash flows that ultimately remain available to the owner. The 

choice of method is justified by the purpose of the evaluation and the availability of 

information. 

 

Applying the method requires the following steps: 

A. Determining the financial flows available to investors; 

B. Establishing the duration of the forecast; 

C. Estimation of the terminal value; 

D. Estimation of the discount rate. 
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A. Determining the financial flows available to investors 

 
The determination of financial flows involves the following steps: 

I. Estimation of the forecast budget (Profit and loss account); 

II. Estimation of renovation costs. 

 

I. The forecast budget 
The income of the subject property comes from the tourist activity, the activity of  restaurant 

and public alimentation, rent of conference rooms. 

The hotel consists of three adjoining buildings, as follows: 

 Body A (construction C2) with height regime B + G + 3F + A, is completed and 
functional; 
 Body B (construction C1) with withdrawn height regime B + G + 4F + 5wF, is not 
functional and requires completion and arrangement works; 
 The connecting body C (construction C3) with ground floor height regime, is 
completed and functional. 
            The hotel has: 
1. 33 rooms and 6 apartments, functional, in building A; 
2. 44 rooms and 4 apartments, non-functional, in body B- require completion and 

arrangement expenses; we consider that these finalization expenses will be made during 

the year 2021 and starting with the year 2022 they will be able to be fully operational. 

3. “HORA” restaurant (specific Romanian specific) with a capacity of 100 seats and a terrace 

with a capacity of 60 seats; In the conditions imposed by the Covid crisis, this year they 

could work with a maximum of 50 people inside and the number on the terrace was reduced 

to meet the conditions of social settlement, so we considered that in the restaurant "Hora" 

they could work indoors with 50 with places and outside with 30 seats. We consider that 

starting with 2022, they will be able to operate again at maximum capacity, if the imposed 

sanitary conditions are attenuated. 

4. “COSMOPOLITAN” restaurant with a capacity of 180 seats - in 2020 it could only operate 

with a maximum of 50 people inside. We also considered in the calculation of the forecasts 

that it will be able to start again at 2022 at maximum capacity, if the imposed sanitary 

conditions are attenuated. 

5. "CORAL" restaurant located in the basement, with a capacity of 150 seats - in 2020 it 

could only operate with a maximum of 50 people inside. We also considered in the 

calculation of the forecasts that it will be able to start again at 2022 at maximum capacity, 

if the imposed sanitary conditions are attenuated. 

6. Restaurant "QUARTZ", located on the 5th floor, with a capacity of 200 seats - under 

construction - without fitted kitchen; we considered that during the year 2021 the 
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construction and arrangement works will be completed starting with 2022 to be able to 

function at maximum capacity, if the imposed sanitary conditions are attenuated. For the 

arrangement of his kitchen we consider expenses with the necessary endowments of 50,000 

eur minimum. 

The 3 event rooms, respectively 

7. "PARIS" hall located on the ground floor with a capacity of 60 seats; 

8. “LONDON” hall located on the ground floor with a capacity of 60 seats; 

9. “ROMA” hall located on the ground floor with a capacity of 40 seats; 

During 2020, they did not work due to the restrictions imposed by the Covid 19 crisis. 

Average rental rate of 5 eur / person / event; in the years when it can function normally, we 

consider that at least 1 event / month can be organized. 

10. SPA (sauna, jacuzzi, massage, fitness room) - not used in 2020, we consider for 2021 a 

return to normal capacity in the second half of the year 

11. Parking - 25 places – free 

The budget for hotel accommodation was forecast by the valuator for the situation in which 

the business would be run by an operator of reasonable efficiency. The estimation of revenues 

and expenses took into account the following aspects: 

The rates used in the calculation were those taken from the statistical analysis of the same 

types of properties in the area. 

The rates practiced in the area where the hotel is located and an average rental rate of 70 

euros / double room / night was estimated, after deducting the applicable taxes and 100 euros 

/ apartments / night. Estimated rates include the price of breakfast  for 2019. In 2020 there 

was a decrease. 

The hotel is affiliated to Booking, it does not collect the entire amount (-15% for booking), 

there are certain discounts for groups, so it was considered for the accommodation rate not 

the one displayed at the reception but the data found on official websites, so we considered a 

rate of 50 eur / night double room and 70 eur / night for the apartment. The average rate per 

room (ADR) predicted was considered at the level of the previous one (calculated). 

Below is the market analysis for similar 4 * hotels: 
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 Occupancy rate (OCC) - achieved by an operator of reasonable efficiency is 65-70% 
(under normal market conditions). 
 The year 2020 was strongly affected by the health crisis, so it can no longer be a normal 
evolution of the increase in employment until the "cruise" period. The situation of the hotel 
did not have any history to help us with financial data. 
 In previous years the owners changed, went through a period of insolvency and then 
bankruptcy of the company that managed it. At the beginning of 2020, it was taken over by 
Libra Bank and then immediately it was leased to a company. But exactly in March 2020, when 
the lease ended, there was a lockdown period due to the COVID 19 crisis and the entire sector 
was severely affected by the health restrictions imposed by law. 
 
MARKET ANALYSIS 

Each segment of the demand at the subject hotel will be examined and the penetration rate on 

each segment will be estimated. 

- A rate of 100% is standard; more than that is when the hotel has an advantage. 

The demand captured on each segment is summed to obtain the total demand. 

 

AVERAGE RATE ACHIEVED (ADR) 

ADR must be based on market data (ADR performed in the past may not be the ADR the hotel 

needs to reach, nor do we have this information). 

The historical evolution and the employment-rate relationship must be analyzed 

The rate displayed at competitive hotels must be discounted, in order to obtain the realized rate. 

The rates from online reservations will be used (www.Booking.com and others) 

 

 



117

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

3 STAR CITY HOTEL (LEI)

 

 
Occupancy rate (OCC) 

Occupancy rate is the percentage of total occupied rooms available for a certain period (year, 

quarter, month, day, season or off-season). 

Occupancy rate% = Occupied and paid rooms / Available rooms 

Income on available room (RevPar) 

Measures the use of the hotel or the average daily income generated by an available room. 

RevPar = Total accommodation income / Total rooms available 

Average daily realized rate (ADR) 

Measures the average price paid daily per room. 

- ADR = Accommodation income / Rooms paid 

OR 

- ADR = RevPar / OCC% 

Demand and Supply in the hotel market 

• Estimates the average number of night rooms available and used in the specific market. 

• The performance of a hotel can be measured against the average demand and supply in 

the local market and compared with direct competitors 

 

Occupancy in the market = demand for nights / rooms-nights available 

Market penetration index (MPI) 
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It measures how the occupancy of the subject hotel is compared to the competitive group in the 

market. A value above 1 indicates a performance above the market average. 

MPI = Occupancy rate% / Average occupancy rate in the market% 

If MPI is measured by comparison factors then: 

- OCCh = MPI x OCCp where: 

- OCCh = occupancy rate of the subject hotel 

- OCCp = average occupancy rate of competitive hotels 

Source: National Institute of Statistics - Statistical databases - TEMPO-Online time series 

 

 

 

1 2 3 4 5 6 7 8 9 10 11 12

2017 30,4 34,5 32,4 36,6 37,7 47,2 54,6 57,7 46,3 40,7 36,8 34,5

2018 31,8 36 34,2 35,6 39,9 44,4 55,2 61,5 49,1 43,7 39,9 33,9

2019 34,2 38,7 35,8 38,9 42,2 48,8 54,6 60,8 49,1 45,7 40,3 35,7

2020 34,6 35,2 15,4 4,8 5,8 17,5 31,9 41,3 28,3
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Expocenter Hotel Presented directory 
report 

Year/month 5 6 7 
2017 23,54 22,91 19,39 
2018 56,49 56,58 54,09 

 

 

 

 

1 2 3 4 5 6 7 8 9 10 11 12

2017 22,9 26,7 24,7 29 30,4 38,8 52,5 56,7 40,3 37,7 34 27,3

2018 25 27,1 26,4 29,6 29,6 38,9 55,2 64,7 44,5 42 37,4 27,9

2019 26,9 31,4 29,5 34,1 36,7 42,9 57,1 64,1 45,9 44,1 37,9 29,7

2020 30 29,5 18,4 10,2 8 15,2 34,5 48,7 32,9
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MPI=38.33/46.5=0.8351 

 

   Average occupancy rate at the 4 * city hotel is: 

- in 2019 : 43.73% and the subject hotel has MPI = 0.8351, then the reasonable occupancy rate of 
the subject hotel will be 0.8351x43.73% = 36.52% 

- in 2020 : 25.27% and the subject hotel has MPI = 0.8351, then the reasonable occupancy rate 
of the subject hotel will be 0.8351x25.27% = 21.10%  (9 months) 

 

OCC used 27% 

The forecast calculation structure of the monthly incomes, for the tourist structure, is based 
on the index of net use of the accommodation places, published by the National Institute of 
Statistics. In order to establish the degree of load specific to the subject property, the following 
aspects were taken into account: hotel category, level of rates, unit position within the locality, 
accounting situation, conclusions of discussions with persons managing hotel units, etc. 
Following this analysis, we estimate a degree of load approximately equal to the average 
published by the National Institute of Statistics. 
 

Index of net use of accommodation: 
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 (sursa: http://statistici.insse.ro)  

 
The income growth rate (including inflation) was considered as follows: 
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Source: http://www.cnp.ro/ro/prognoze 
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Bucharest 
municipality Buletine statistice | Institutul Național de Statistică (insse.ro)  
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https://ec.europa.eu/eurostat/documents/3217494/11506499/KS-BJ-20-011-EN-N.pdf/07a05985-

fb40-c6f9-1474-f51f883277cc 
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https://ec.europa.eu/eurostat/en/web/products-eurostat-news/-/DDN-20200904-2 

Tourism services down by 75% in June compared with February 
In June 2020, all sectors within the services sector in the European Union (EU) decreased 

compared with February 2020 due to the Covid-19 crisis. The total services sector in the 

EU decreased by 16.4% during this period, while the tourism services sector fell by 75.0 

%. Among the detailed sectors within the tourism sector, travel agencies and tour 

operators fell the most (-83.6%), followed by air transport (-73.8%), accommodation (-

66.4%) and restaurants (-38.4%). 

 

However, due to the opening up of restaurants and similar establishments, a recovery 

was observed in June compared with April. The restaurant sector had the largest 

recovery, followed by the accommodation sector. Air transport had only a slight recovery, 

while the travel agencies and tour operators sector was on the same level in June as in 

April. 

 
 

  The growth rate of employment was estimated by the valuator, so that the annual 
employment rate reaches the level of a reasonable efficiency operator for 2020 (21.1% 
according to the local market study), the increase for the following years being prudent 
according to statistics in the years 2024. 

 Revenues from public alimentation, conference room rental, were estimated based on 
verified market information (rental rates, access, etc.), but for 2020 it was taken into account 
that they did not work under normal conditions. 

 Restaurant “HORA” (specific Romanian tradition)has a capacity of 100 seats and a 



131

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

terrace with a capacity of 60 seats; In the conditions imposed by the Covid crisis, this year they 
could work with a maximum of 50 people inside and the number on the terrace was reduced to 
meet the conditions of social settlement, so we considered that in the restaurant "Hora" could 
operate indoors with 50 seats and outside with 30 seats. We consider that, starting with the year 
2022, they will be able to operate again at maximum capacity, if the imposed sanitary conditions 
are attenuated. 

  “COSMOPOLITAN” restaurant, with a capacity of 180 seats - in 2020 it could only 
operate with a maximum of 50 people inside. Also, we considered in the calculation of the 
forecasts, that it will be able, starting with 2022, to operate again at maximum capacity, if 
the imposed sanitary conditions are attenuated. 

 “CORAL” restaurant, located in the basement, with a capacity of 150 seats - in 2020 it 
could only operate with a maximum of 50 people inside. We also considered, in the calculation 
of the forecasts, that it will be able, starting with 2022, to operate again at maximum capacity, 
if the imposed sanitary conditions are attenuated. 

 Restaurant "QUARTZ", located on the 5th floor, with a capacity of 200 seats - under 
construction - without fitted kitchen; we considered that, during the year 2021, the 
construction and arrangement works will be completed and, starting with 2022, it will be able 
to operate at maximum capacity, if the imposed sanitary conditions are attenuated. For the 
arrangement of his kitchen, we consider expenses with the necessary endowments of 50,000 
eur minimum. 

 
 The structure of expenses was built starting from the discussions with the current 

operator of the complex, consolidated based on the information taken over by the evaluator, 
following the discussions with people who work in similar tourist units. 
 

II. Estimation of arrangement costs - ongoing investments. 
 

Not the case 

A. Duration of the forecast 

A forecast period of 5 years was chosen, considered normal for the type of activity carried 
out within the evaluated property. 

B. The terminal value 

 Terminal value (residual) - represents the value of the property, after the explicit forecast 
period and is estimated by capitalizing the cash flow at the end of the forecast period. Income-
generating properties have two types of financial benefits - periodic income and future value, 
obtained from the sale of the property, or the terminal value (final, residual or resale price) of 
the property, at the end of the forecast period. The size of the forecast period can usually be 
determined by checking the expiration dates of the leases or the manifestation of other 
significant atypical events. 

  

 Future flows at the end of the forecast period are called terminal value because they 
represent the anticipated value of capital at the end of the investment. 

 The resale price of a property (terminal value) obtained at the end of the forecast period 
is determined by applying a capitalization rate to the appropriate income in the year 
immediately following the last year of the forecast period. 
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When a property is expected to be sold, the valuator estimates the terminal value and 

considers it as net resale income. The term net resale income refers to the net difference 

between the transaction price and selling expenses, which may include brokerage fees, legal 

taxes, closing costs of the transaction, transfer fees and possible penalties for prepayment of 

the debt. 

C. Estimation of the discount rate and the capitalization rate 
 

The discount rate is used to determine the amount an investor would currently pay for the 

right to benefit from a future flow of cash or profits. For the valuator, the discount rate is the 

rate of return, estimated as acceptable for an investor who would currently pay future flows 

generated by the business, in the context of the risks involved in achieving these flows. 

In order to select an appropriate discount rate, in order to estimate a market value, the 

evaluator analyzes the market information, regarding the expected returns by the typical, 

average investors on the market. When tracking the value of the investment, the discount 

rate used should reflect the requirements and profitability expectations of individual 

investors, which may differ from typical market requirements. 

In order to determine the discount rate, we started from the EV / EBITDA multiplier offered 

by the specialized sites: 
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Source: http://pages.stern.nyu.edu/~adamodar/New_Home_Page/datafile/vebitda.html;  

For this, the Gordon-Shapiro formula was applied. 

Ro (initial capitalization rate) = 1/ multiplier EBITDA (EV/EBITDA) 

EV/EBITDA = 11.92 

and 

Ro = 1/11.92% = 8.39% 

As the discount rate (Y0) targeted by investors in the real estate market, including the hotel 

market, cannot be obtained directly from the market, it needs to be estimated from the total 

capitalization rate (R0), to which is added an average annual increase of EBITDA / VNE, 

expected by investors during the estimated holding period. So the difference between the 

capitalization rate and the discount rate (1.5 - 2.0%) reflects the perception of investors on the 

expected average annual rate of this increase. So there is only one sense of the relationship 

between R0, Cr and Y0, respectively:  

     R0 + Cr = Y0 

Thus, Y0: 8.39% + 2.0% = 10.39% 

DCF Calculation Grid 

The estimation of the different categories of expenses was made starting from the average weights 

that they have in the relevant income category in the activity sector, in a prudent manner. 

The expenses with the property tax were estimated according to the specifications of the Fiscal 

Code in force (the rate of 1.3% applied to the gross replacement cost, decreased by the physical 

depreciation). For 2020, tax exemption according to GD. 

For insurance, an annual premium equal to 0.15% of the gross replacement cost, less physical 

depreciation, was estimated. 

The tax specific to the hotel and public catering activity was estimated according to the regulations 

in force. In 2020 - tax exemption according to law. 

The level of net current assets was estimated, according to the benchmarks in the Damodaran 

database, at 10% of total revenues. 

Payments for fixed assets were estimated at the level of non-real estate elements necessary for 

carrying out the activity.Also, in the first year of the forecast, the estimation of an investment that 

involves non-real estate and real estate elements necessary for body B to be functional, amounting 

to 613.090 Eur, was taken into account. 
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Starting with the second year of the forecast, replacements of non-real estate elements for the 

functional bodies were estimated. 

For body B, completion costs (unfinished finishes) of 613.090 Euro were estimated. 

 

The discount rate was calculated based on the data provided in the database made available to the 

public by Prof. Aswath Damodaran on the website of Stern University. 

Regional breakdown 
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Eurostat - Tables, Graphs and Maps Interface (TGM) table (europa.eu) 

 

 

 



136

Valuation report                                       Land and buildings BEST WESTERN PLUS Expocenter Hotel **** 

 

 

 

Adjusted EBITDA and Adjusted EBITDA margin 

We have determined Adjusted EBITDA to be our primary measure of segment profitability. We 

believe that investors find this me asu re useful in comparing our operating performance to that of 

other companies in our industry because these calculations generally eliminate integrati on and 

other costs related to merger, pre IPO stock based compensation, acquisition related costs and 

efficiency initiatives and other items. Adjusted EBITDA also excludes the effects of financings, 

revenue tax an d the non cash accounting effects of depreciation and intangible asset amortization. 

Adjusted EBITDA margin, a non GAAP measure of profitability as a percent of revenue, is measured 

against service line fee revenue. 

Adjusted Net Revenue and Adjusted earnings per share 

Management also assesses the profitability of the business using Adjusted net revenue. We believe 

that investors find this mea su re useful in comparing our profitability to that of other companies 

in our industry because this calculation generally eliminates integrat ion and other costs related to 

merger, pre IPO stock based compensation, acquisition related costs and efficiency initiatives, 

depreciation and amortization related to merger and acquisition activity and other ite ms. Revenue 

tax, as adjusted, reflects management’s expectation about our long term effective rate as a public 

company. The Company also uses Adjusted EPS as a significant component when measuring 

operating pe rfo rmance. Management defines Adjusted EPS as Adjusted net revenue, divided by 

total basic and diluted weighted average outstanding shares.  

 

RISK-FREE RATE 

The nominal risk-free rate represents the rate of return (return) expected by investors from 

granting, in the form of a loan, their capital to a credit applicant with maximum credibility of its 

repayment. 

Usually, this credit applicant is the state, which borrows by issuing government bonds with 

different maturities (maturity). 

In the literature are presented three common ways to select the risk-free rate: 

 the yield of short-term treasury bills 
  yield on government bonds (maturing in 10 years) 
 the yield of government bonds with a maturity of more than 10 years 

  

Sources for risk-free rate 

 Bloomberg, Reuters 
 European Central Bank for AAA euro bonds 
 Damodaran 
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 NBR for Romania euro / lei bonds

 

https://www.bnr.ro/Emisiuni-pe-piata-primara-5651-Mobile.aspx 
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Vrevenue DCF   = 5.806.000 EURO, equivalent to 28.294.000 LEI 
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