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Pe3rome:

B cratusara ce uscienBa na3apbT Ha WHBECTULIMOHHU HEIBM)KUMH HUMOTH B
rp. BapHa ¢ nen kpaTkocpoyHO OT/AaBaHe 10 HaeM (HOILYBKH) U C€ aHaJIU3upa
Jlaii TO3M BHJI MHBECTHULIMU Morar Jia ObJaT ONpeAeseHHd KaTo JO0XOJO0HOCHH.
[IpencraBenn ca ocHOBHHUTE (AKTOpH, KOUTO (HOPMHUpPAT THPCEHETO U
[IPE/UIaraHeTo — TYPUCTUUYECKUAT MOTOK, CE30HHOCTTA, KOHKYpEHTHaTa Cpeja,
peryinaTopHaTa pamMKa M Pa3BHUTHETO Ha OHJIAHH IIaT(GOpMHUTE 3a CHOJEIICHO
HactaHsBaHe. Ha 6a3a na nanuu ot AirDNA, Airbtics, Booking.com, Peructspa
kbM OOmmua Bapna u wuHbOpMamus OT CcHeNHAIM3UPaHd KOMIIAHHH 32
ylipaBJIeHUE Ha MMOTU € U3BBPIICH aHaIMW3 Ha Opos MecTa 3a HacTaHsIBaHe,
LIEHOBH HUBA U FOJIMIIEH IapUUEH MMOTOK OT KpaTKoCpodeH HaeM. Pa3rnenanu ca
KIIIOYOBUTE MPEIUMCTBA Ha KPAaTKOCPOUHUTE HAEMH — MO-BHCOK MOTEHIIMAJICH
JI0XOJl Ha HOIIYBKa, I'bBKABOCT MpPHU YIPABICHHUETO W BB3MOXHOCT 3a JIMYHA
yrnoTpeba Ha MMOTa, KakKTO U OCHOBHUTE HEIOCTaThbLM — CUJIHO H3pa3eHa
CE30HHOCT BBB BapHa, BHCOK oOIepaTHMBEH AaHTaXUMEHT M pa3xoau 3a
NOJIPBKKA, HapacTBallla KOHKYPEHIMs W peryiJaTopHa HecurypHocT. Upes
CpaBHUTEJEH aHan3 Mexxay Bapaa u Codus ce ouepraBaT pa3iuyHu Npoduan
Ha pUCKAa U JOXOJHOCTTa — CE30HEH MOPCKM THas3ap Cpeury Mo-cTabuiieH
LIEJIOrOUIIIEeH OU3HEeC U TypucTHUecKHU nasap. [IpencraBeHu ca npenopbku KbM
WHBECTUTOPH, YIPABUTEIU Ha UMOTH U MECTHU BIJIACTH C LI€J MMOBHILABaHE Ha
MPO3PayHOCTTa U YCTOMYMBOCTTA HAa TO3M CETMEHT OT Ia3apa Ha HEIBUKUMU
HUMOTH.

KurouoBu nymu:
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BB3BpbIIaeMoct, Bapua, Codus
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BLBenenune

[Ipe3 mocaenHOTO AeceTHIeTHE KPAaTKOCPOYHOTO OTAAaBaHE HA MUMOTH IOJl HAaeM
uype3 oHaiH 1argopmu kato Airbnb m Booking.com ce mpeBbpHa B yCTOWUYHNB
rnobGaneH (eHOMEH, MPOMEHSIl TPAAUIMOHHUAS MOJIEN Ha TYPUCTHYECKO
HACTaHSBAaHE M WMHBECTHUIIMOHHOTO IOBEICHHE Ha JOMAKWHCTBAaTa. 3aeJHO C
TOJIEMUTE EBPOMENUCKH CTOJHMIM W MOPCKH KypOPTH, TO3HM IPOLIEC 3acerHa H
OBarapckus Inaszap Ha HEIBH)KMMHU UMOTH, BKIIFOUMTEIHO Tpal BapHa — ocHOBeH
YePHOMOPCKH, KYJITypeH 1 00pa30BaTelieH EHThP Ha CTpaHara.

[ToBumaBaHeTo Ha WHTEpPEeCca KbM KPATKOCPOYHUTE HACMHU BOJH 0 3HAYUTEIICH
MPUTOK HA WHIAWBHYaJTHU WHBECTHTOPH, KOUTO 3aKYIyBaT >KUJIUIIHU UMOTU C
OCHOBHA IIeJ1 OT/JaBaHETO WM 3a HOUIYBKH. B MapKeTHMHIOBHTE TMOCIIaHUS Ha
MOCPEAHMIIA, CTPOUTEITHH TPEANpUEeMadd M TUIATGOPMH YECTO C€ aKICHTHUpa
BBPXY BHCOKaTa BB3BPBIIAEMOCT M Obp3aTa BB3MOXKHOCT 3a H3IUIAlIAHE Ha
uHBecTuIMATa. Ha mpakTika obadye GUHAHCOBUAT pe3yiTar € (GYHKIUS OT PeInIa
pucKoBU (DaKTOPH — CE30HHOCT, 3a€TOCT, HUBO Ha KOHKYPCHIUS, JaHBYHO M
peryIaTopHO TPETHpaHe, KaKTO U M30paH MO/IeN Ha YIpaBJIeHUE Ha UMOTA.

OcHOBHATa 11€J1 Ha CTAaTUATA € 1a CE OLIEHU JI0KOJIKO KPaTKOCPOYHOTO OT/IaBaHE HA
MMOTH TOJI HaeM B rp. BapHa npeacraBiisiBa T0XOJAOHOCHA MHBECTULMS, KAaTO CE
CBIIOCTaBAT UHBECTULMOHHUTE OYaKBaHUs HAa YYAaCTHULWTE Ha Ia3apa ¢ peajiHo
MOCTHKUMUTE (PUHAHCOBU PE3YIITATH.

3a mocturaHe Ha LeNTa Ce IOCTAaBAT CIEAHMTE 33JayM: Jla Ce aHaJIu3upar
TEOPETUYHUTE U NMPAKTUUECKUTE XapaKTEPUCTUKU Ha KPATKOCPOUHUTE HAEMHU KaTO
MHBECTUIMOHEH NIPOJIYKT; Jja CE IPEJICTaBy l1a3apHaTa cpeja BbB BapHa — TbpceHe,
npejiaraie, Ce30HHOCT U LIEHOBHM HUBA; Ja CE€ U3CJIeBAT TUIMYHUTE IPUXOJHU U
pa3xoJHU IOTOLM TpU KpaTKOCPOUEH HAaeM M Ja C€ OLEHUM HEeTHaTa
BB3BPBIIAEMOCT; Ja CE€ HalpaBU CPABHUTEIEH aHaIM3 MEXAy I[a3zapa Ha
KpaTkocpouHu Haemu BBB Bapua m Codus; na ce ¢opmynupar H3BOIU H
IPENOPbKU KbM UHBECTUTOPUTE U MECTHUTE BJIACTH.

TQOPETI/I‘IHH OCHOBHM HA MHBECTUIMUTE B UMOTH 34 KPATKOCPOYECH HAeM

Kpamxocpoqnuﬂm Haem Kamo 4acm om cnooejleHama UKOHOMUKA

KpaTkocpouHnTe HaeMM Ha XKWIMIIHU MMOTH CE€ pasMIekKAAT KaTo E€JIEMEHT OT
T.Hap. cIHojejieHa WKOHOMHKa (sharing economy), Hmpu KOSTO YacTHU JHIa
NPEJOCTaBAT BPEMEHHO JOCTBII /10 CBOS COOCTBEHOCT Cpelly 3aIllalllaHe upes3
qurutaiHu mwiatgopmu. To3u Monen TpaHchopMupa posisiTa Ha TOMaKUHCTBAaTa —
OT MAaCUBHHU NOTPEOUTENM Ha JKWIMIIHM YCIYTM KbM aKTUBHHU JOCTaBUMIM Ha
HaCTaHsIBaHe.

[IpenuMcTBaTa Ha TO3M MOZEN 3a MHBECTUTOpA Ca CBBP3aHU C I'bBKABOCT —
BB3MOKHOCT CaM Jia ONpesess NepUoIuTe Ha OT/aBaHe U COOCTBEHM IOJI3BaHMS;
[10-BUCOK NPUXOJ] Ha €AMHUIIA BPEME CIIPSIMO KIIACHUUYECKUS IBJITOCPOUYEH HAEM; I10-
(hrHa LIeHOBa HACTPOMKa CIPsIMO ThPCEHETO, CbOUTUATA U ce30HHOCTTa. OT pyra
CTpaHa, KpPaTKOCPOYHUTE HAEMHU U3UCKBAT AKTUBHO €KEAHEBHO YIIPABIIEHUE, KOETO
TY paBU MO-0JIM3KHU A0 MaJIbK OM3HEC, OTKOJIKOTO /10 TACUBHA WHBECTULIUS.
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Hueecmuuuonna nepcnekmuea — 00x00HOCM U puck

OT rienHa TOYKA HA TEOPUATA HA MHBECTHIIMUTE KITFOUOBH ITOKA3aTENN 3a OI[CHKA
Ha BJIOXKCHUS B HEJBIDKUMH MMOTH ca OpyTHAa M HETHA JOXOJHOCT (OTHOIICHHE
MEXIy OpYTHHS/HETHUS TOAMIIEH JO0XOA M oOIIara WHBECTHLHSA), CPOK 3a
BB3BPBIIAHE HA MHBECTUIMATA M HETHA HACTOAIIA CTOWHOCT IpPU OINpeeicHa
HOpMa Ha Bb3BPBIIAEMOCT.

[Ipu KpaTKOCpOUHMSI HAeM JOMBIHUTENHU (AKTOPU ca MPOMEHIMBOCT Ha
MPUXOJUTE BBB BPEMETO (BHCOKA CE30HHOCT), OMEPATUBEH PUCK — CBBP3aH C
YIPaBICHUETO, MOJIPHAKKATA U KOMYHUKALUITA C TOCTH, PETyJaTOPEH PHUCK —
MIPOMEHU B MECTHU HapeA0U U aHBYHO OOJIaraHe, KaKTO U CHIIHATA 3aBUCUMOCT
OT peUTHHTa U OT3UBUTE B TUIAT(HOPMHUTE.

MeToa0J10Tusl M1 H3TOYHHUIIM HA JaHHHU

N3cnenBanero ce 6a3upa Ha KOMOMHHPAH MOX0/1, BKIIOYBAIL] aHAIW3 Ha BTOPHYHU
nanau oT AirDNA, Airbtics u apyru miarpopmu 3a Ima3apHa CTaTHCTHKA,
Booking.com, Peructppa Ha MecTara 3a HacTaHSIBaHE U 3aBEJICHUATA 32 XPAHEHE
pasBieueHne, kareropusupanu or OOmwmHa Bapna, kakro u wmHOpMamus or
CrienUaI3paHy KOMITAHUH 32 YIpaBJICHHE HA UMOTH, MIPEAOCTABAIIM TPUMEPHH
OTYETH 3a PUXOJU U Pa3Xo/u.

I[OHBJ'IHI/ITCJ'IHO € HU3BBPHICH JOKYMCHTAJICH AHAJIM3 HAa HOPMATUBHU AKTOBEC U
Hy6JII/I‘-IHO JOCTBIIHM YyKa3aHHsd, CBBpP3aHHM C PperucrpagudaTra M JaHbYHOTO
TPETHPAHEC HA KPATKOCPOUYHOTO OTAABAHC I1OA HACM, KAKTO U CUCTCMATU3HUPAHC U
A0pa3BUBAHC HAa NPCAXOAHH CKCIICPTHU aHAJIM3M 110 TEMaTa.

IIa3ap Ha KpaTKOCpO4YHH HaemMH B rpaa Bapna

Typucmuuecxu nomenyual U C€30HHOCM

BapHa e cpen BojemuTe TYpUCTUYECKH LIEHTpOBE B bbirapus ¢ sCHO H3paseH
JIETEH CE€30H, B paMKUTE HAa KONTO rpaabT (PYyHKIMOHUPA KATO MOPCKA CTOJIMIA U
OCHOBHa BXOJHa Touka KbM Kypoptute mno CesepHoro YepHOoMOpue.
TypruCTHYECKHUAT MOTOK C€ KOHIEHTPHpPA B IEPUOJA FOHU—CENTEMBpHU, KOraTo
TBPCEHETO HAa KPATKOCPOYHO HACTAHSABAHE JOCTUTA TOAUIIHNUA CU MAKCUMYM.

Ce30HHOCTTA BIIHSIC CHIIHO BBPXY 3a€TOCTTA M IICHUTE: Mpe3 MHKOBUTE JICTHH
MeceIl HOIYBKHTE CEe OT/AaBaT Ha 3HAYMTEIHO MMO-BUCOKHU LIEHH, JOKATO B U3BBH
CE30HHHTE Mecell (OKTOMBPU—AIPHII) TOJIIMA YacT OT MIMOTUTE OCTAaBaT HE3aeTH
WM CE OTJaBaT Ha CHIIECTBEHO MO-HUCKH IIeHU. TOBa MpaBW yNpaBJICHUETO Ha
HapryYHKs TOTOK KPUTUYHO 32 OIICHKA Ha JIoxoaHocTTa. [IpeacTaBenu BbB Gurypa
1 ca Opost Ha perrucTpUpaHl UMOTH 3a KPaTKOCPOYHO OTJaBaHe B Tp. BapHa (okomo
2 600 umora) kbM Kpas Ha 2024 r. B uiatdopmata Ha Airbnb, kakro u 3aetocTra
UM Tipe3 cboTBeTHHA nepuo] (51%). MHOro 4ecTo MHBECTUTOPU U MEHUKBPH
U3M0JI3BaT 3a aHamu3 JaHHU OT caiita AIrDNA 3a HYXHHTE UM MPOTHO3H H
OIpe/ieTIsIHe Ha TeXHHUS WHBECTHIIMOHEH UHTEPEC.
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QDucypa 1. Ilazapen 0an na Kpamkocpounume naemu 6v6 Bapna
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Hsmounux: AirDNA, 2025a

Ilpeonazane — opoit mecma 3a Hacmanagane

Cnopen cUHTE3WpaHU [aHHU OT OHJIaWH MIaTGOpMU M BIHCAHUTE HMOTH B
OOIIIMHCKYU PETUCTB), OpOSAT HA MECTaTa 3a HaCTaHsIBaHe B Tp. BapHa e 3HaunTeNeH
U pa3npeieNieH MeKIy KIaCUYECKH TYPUCTUUECKH OOEKTH, alapTXOTeu U UMOTH
Ha YaCTHU MHBECTUTOPH. PeamHusT Opoil MMOTH, paboTeld Ha KPaTKOCPOUEH
HAeM, € 3HAUYUTEIHO MO-BUCOK OT XOTEINUEPCKUTE OOEKTH M BKIIOYBA TOJSMO
KOJIMYECTBO allapTaMeHTH, CTyIUa U KbIIH 32 TOCTH.

Tabnuua 1. Obexmu 3a Kpamkocpouno nacmansneaue ¢ zp. Bapna kom kpas na 2024 ..

HN3T0ouHNK IMpubau3uresnex 0poii 00eKTH
Airbnb ~ 2600
Booking.com ~ 2 800
Peructep kpM OOmumna Bapna ~ 3000

HM3mounuk: coocmeenu usuucieHus no OaHHU om OHIAUH nﬂamqbopmu u 06WMHCKM peaucmvp

Ilenoeu nusa

[To madopmanus ot Booking.com cpemnaTa 1ieHa 3a MPeCcToil B amapTaMeHT BbHB
Bapna xbM kpas Ha 2024 1. e okono 128 nB. Ha Bedep, KaTo 3a YUKEH]I lleHaTa
noctura npubmusutenHo 144 nB., a 3a pesepBamnms ,,3a gaaec” (last moment)
cpeaHara cTOHHOCT € okoJo 136 nB. Te3u CTOHHOCTH NpeAcTaBiIsIBaT OpyTHHM IICHH,
KOUTO HE OTPa3sBaT KOMHUCHOHHUTE Ha IJIATHOPMHUTE U areHIIMUTE 3a yIpaBJIeHUE,
KAaKTO M Pa3XOAMTE 3a MOJIPHKKA.
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Tabnuya 2. Cpednu yenu na Houwgyexka 6 anapmamenm 6vé Bapna cnopeo Booking.com (ne.) 3a 2024 2.

IMoka3aTten Cpenna nena (JB.)
CpenHa 1ieHa 3a IIPEeCTOoit 128
CpenHa 11eHa 3a ITPECTO Mpe3 YUKeHIaa 144
CpenHa 11eHa 3a IPeCcToi 3a TeKYIUs IeH 136

H3zmounuk: Booking.com, cnpaska 3a cpednu yenu 6v6 Bapna

IIpaBHM M peryJaTOPHH acCHeKTH HAa KPAaTKOCPOYHOTO OTAaBaHe BbB Bapna

KpaTrkocpo4yHOTO OT/1aBaHE HA UMOTH I10J1 HaeM B bbirapus € 00eKT Ha HIKOJIKO
IPYIH peryiamnuH.

e V3uckBaHMs 3a PETUCTPAIUS U KaTErOpU3allis Ha MecTaTa 3a HaCTaHsABaHEe
cbrilacHO 3akoHa 3a Typu3ma (Zakon za turizma, 2025) u mectHHTE
napenou (Obshtina Varna, 2024).

s [IpuxomuTe OT KpPAaTKOCPOYHO OTJaBaHE ce oOjaraT ¢ JaHBK BBPXY
noxoautre Ha (usmyeckure smna, karo HAII mpennara mexaHu3mu 3a
JIeKJIapupaHe Ha OCThIUICHHUsATa OT oHaitH riathopmu (NAP, 2024). Ipu
MO-TOJISIM 00eM  JIEHHOCT MOXE Ja BB3HHUKHE HEOOXOJIUMOCT OT
peructpanus o JJIC, ocobeHo koraTto mperocTaBsSHETO HA HACTaHSIBaHE
npu00MBa XapaKTep Ha CTOMAHCKA JICHHOCT.

s B penuna crpaau ¢ eTaxxHa COOCTBEHOCT Bb3HUKBAT KOH(JIMKTH, CBbP3aHU
C IIyMa M MHTEH3UBHOTO JBM)KEHUE HA TOCTH, KOETO BOJIU JIO BHBEXKIIAHE
Ha BBTPEIIHM IIpaBUja U OrpaHUYECHUSA. MECTHHUTE BIIACTH BCE IO-YECTO
JMCKYTHPAT Bb3MOXHU OTPaHUYEHUS BBPXY OpOsI UM MECTOIIOJI0KECHHUETO
HAa HMMOTH 3a KpAaTKOCPOYECH HaeMm, KoeTo ¢GopMupa TOIMBIHUTEIICH
pEryliaTopeH pUcK 3a HHBECTUTOPHUTE.

AHaJIU3 HAa J0X0JHOCTTAa HA KPaTKOCPOYHUTE HACMHU BbHB BapHa

HPMXODHCI yacm — zaemocm u cpedlm Uena

3a menuTe Ha aHaJIM3a MOXKE Jia ce pasrie/la TUIIMYEH €JHOCTACH WM [IBYCTacH
amapTaMeHT B 100pa Jiokanus (HeHTHp, 630 10 MOpCKaTa rpajuHa), OTAaBaH Ha
KpaTtkocpodeH HaeM. Ha 6a3a Ha cpeTHUTE LIEHU U Ha CE30HHMS XapaKTep Ha 1a3apa
Morar aa ce 000co0sT Tpu MepHoja: BUCOK CE30H (IOHM—CENTeMBpH) C BHCOKA
3a€TOCT U BUCOKH LI€HH, CE30H C yMEpEeHa 3aeToCT (Mail U OKTOMBPH) U MEXIUHHU
[IEHU M HUCKAa aKTUBHOCT (HOEMBpPU—ANpHII) ChC 3HAYUTEIHO MO-HUCKA 3a€TOCT U
POMOIIMOHAIHY HUBA.

[Ipu uirocTpaTUBEH CLICHAPH MOKE J1a Ce MPUEME, Y€ TOAUIITHATA 3a€TOCT € OKOJIO
35-40% (oxomo 130—145 HONIYBKH TOJUIIIHO), a cpeaHaTa eheKTHBHA I[eHa CIe]T
OTYMTaHE Ha CE30HHOTO pasmnpeaeneHue e okono 120 nB. Ha HomyBKa. ToBa BoaU
JI0 TOAMIIIEH OpyTeH nmpuxo/ B auamnazon 15 500 — 17 500 ns.

Pa3zxoona uacm — Komucuonu u nooopvIcKa

Pasxosute mpu KpaTKOCPOUYEH HAEM BKJIFOUBAT KOMUCHOHHU KbM ILIAT(HOPMHU H/HIIH
ynpasisBan komnanuun (Flat Manager, 2025; Homdy, 2025), omnepartuBHM
pa3xo/u 3a MOYKMCTBAHE, Pa3XxOH 3a MpaHe U KOHCYMAaTHBH, Pa3XOad 38 PEMOHTH
U aMopTH3alus Ha 003aBEeXJaHETO, KaKTO M aJIMUHHCTPATUBHU pPa3Xoaud —
CUYETOBOJICTBO, JaHbBLIM, TakCH U 3acTpaxoBku. Ilmardpopmu karo Airbnb u
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Booking.com oOuyaifHO HauucisBaT KOMHCHOHHM B pamkuTe Ha 12-18% ot
CTOMHOCTTA Ha pe3epBallusaTa, a CHelUaIu3UpaHd KOMIIAHUU 3a YIPaBJICHUE Ha
MMOTH TpeajaraT MbJIHO yIpasieHue cpemy okono 21,6% or nmpuxomute 3a
KpaTKocpodeH HaeM. B tabmumna 3 u ¢urypa 2 ca npeicTaBeHd NaHHU U aHATU3U
OT peaJIHM UMOTHU U TEXHUTE MoKa3aTenu KbMm 2024 1.

Ta6nuua 3. Hnrocmpamuena cmpykmypa Ha 200UtiHUme RPUXOOU U PA3X00U

npu Kpamkocpouen Haem 66 Bapna (6 n6.) kvm 2024 2.

IToka3areJ Croiinoct (JB.) Jsa oT npuxoguTe

BpyTen npuxoa 0T HOIIYBKH 16 000 100%
Komucnonu xbm 3200 20%
miatdopmu/areniun (20%)

[TouncrBane, npaue, 2400 15%
koHcymatusu (15%)

Pemontn n amopruzanus (10%) 1600 10%
Jawbny u takcn (<6%) 1000 6%
Heten onepaTtBeH pe3ynTar 7 800 ~49%

Hsmounuk: cobcmeenu uzuucieHus Ha asmopa, 6a3upaHu HA MUNUYHU OUANA3OHU OM nasapHu OaHHu
u qubopMauuﬂ ont KomMnarnuu 3a ynpaejierue Ha umomu

Quzypa 2. Ilpumepen 2o0unien napuuen nomox u Hemua napuuna no3uyus (BG Properties)

VN BG Properties - Your advisors on the property market
Varna, 22 Tzar Kaloyan str.; E-mail: bgproperties apartments@gmail.com; Mobile: +359 889 695 686
rROPRIETIES Appec: yn. Koten 13|
Month Season Occupancy Price per night Number of days Total Rent Agent fees Net rental amount
Jan Low 0,0% € 60,00 31 € € €
Feb Low 0,0% € 60,00 28 € - £ - € -
Mar Low 20,0% € 60,00 31 £ 372,00 | € 74,40 | € 297,60
Apr Mid 30,0% € 60,00 30 € 540,00 | € 108,00 | € 432,00
May Mid 40,0% € 75,00 31 £ 930,00 | € 186,00 | € 744,00
Jun High 50,0% € 90,00 30 € 135000 | € 270,00 | € 1080,00
Jul High 70,0% € 90,00 31 € 1953,00 | € 390,60 | € 1562,40
Aug High 70,0% € 90,00 31 € 1953,00 | € 390,60 | € 1562,40
Sep Mid 50,0% € 90,00 30 € 1350,00 | € 270,00 | € 1 080,00
Oct Low 10,0% € 60,00 31 € 186,00 | € 37,20 | € 148,80
Nov Low 0,0% € 60,00 30 € - e - € -
Dec High 10,0% € 90,00 31 £ 279,00 | € 55,80 | € 223,20
Average 33% Average per month 742,75 148,55 594,2
‘ Total € 8913,00 | € 1782,60 | € 7 130,40

High

Price Variation

Mid
Low
FPM rate

€ 90,00
15,00%
€ 7500
€ 60,00
20%

Jan Feb Mar Apr

NET CASH POSITION

o NET CASH

May Jun  Jul  Aug

Sep Oca  MNov Dec
POSITION

Hzmounux: BG Properties — npumepen omuem 3a npuxoou u pasxoou npu KpamxocpoueH Haem

[Tpu wuuBectunus Hampumep ot 160 000 5B. (BKIIOYMTETHO MOKYIHA IIEHA,
o03aBex/laHe M pa3XxoaM MO cJeNKkaTa) HeTHAaTa ONepaTUBHA JIOXOJHOCT € OKOJIO
4,8-5% roauirHo, 0e3 Jja ce OTYNTA EBEHTYAIICH PacTeX Ha CTOMHOCTTA HA UMOTA.

Cpagnenue ¢ 0b120CpOUHUA HAEM

3a cpUIMs UMOT alTepHATHBaTa € JIBJITOCPOYHO OTAaBaHe MpU MPHUOIU3UTENEH
MmecedeH HaeM oT 900 mo 1 000 sB. u 3aeroct okono 95-100% rogumno. ITpu
OTIPOCTEH pazuer OpyTHHAT moxon noctura okoio 11 000 mB. — 12 000 nB., HO
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KOMHCHOHHUTE KbM MMOCPEAHUK Ca CAHOKpATHU HUJIKM 3HAYUTCIIHO IIO-HUCKH, OII€pa-
TUBHUTC pasxoau Ca MHOT'O IMO-MaJIKH, @ PUCKBT OT IIPA3HU NICPUOJU € ITO-HUCHK.

B penuna cirygan HeTHaTa TOXOAHOCT IPU ABJITOCPOYCH HAEM MOJKE J1a Ce OKaxe
B CBIIOCTaBUM JAHara3oH (4—5%), HO ¢ MO-HUCHK ONEPATHBEH PUCK M HEOOXOIUM
AQHTQKUMEHT OT CTpaHa Ha MHBECTUTOPA. KpaTKOCPOUHUAT HaeM OCHTypsiBa IIO-
BUCOK MOTEHLHMAJI 3a JOXOJHOCT, HO IpPH YCIOBHE Ha IO-BUCOKO HHUBO Ha
YIIPaBJICHUE U TO-TOJISIM PUCK OT KOJIEOAHUs B 3a€TOCTTA.

CpasBHuresen ananus mexny Bapua u Cojpus

Codusa u Bapna morar na ce pasriiexaarT Karo JBa pa3iU4yHU TUIA Ia3apu.
Cronuiiata € OCHOBEH MKOHOMHYECKU ¥ OM3HEC IIEHTHP C YCTOMYUBO ThPCEHE Mpe3
nsajgara  roadHa — OW3HEC IIBTYBAaHUA, MEXAYHApOAHH KOH(EpeHIUH,
LEJIOTOIMIIICH TPAJACKU Typu3bM. BapHa € MOPCKM U TYpPUCTHUUYECKH Tpajl, CHIHO
3aBUCHM OT JIETHUS CE30H U MOPCKUS TYPU3ZBM.

Hannnte Ha AirDNA moka3BaT, 4e KpaTKOCpOYHUTE HaeMH BbB BapHa mocrurar
Cpe/IHa 3aeTOCT 0KOJI0 55% W cpeHa THeBHa 11eHa okoJio 138 nB., mpu okosio 2 600
akTUBHH 0o0OekTa, fnokaro B Codusi cpemnara 3aeroct € okoino 60%, cpemnara
JTHEeBHA IIeHa — 126 7B., a akTuBHUTE 00ekTH ca Hax 4 200. ITnardopmara orunrta u
M0-BUCOK Cpe/ieH MeceueH mpuxoj 3a uMoT B Codust — okono 17 500 nB. cripsimo
12 800 nB. BB Bapna.

ITogo6en n3BO/ 32 aKTUBHATA POJIS HA JIOMaKWHCTBATA Ha [1a3apa Ha KPaTKOCPOUHHU
HAEeMU Ha XUIIMIIA, YPe3 AUTUTAIHY IUIATPOPMHU, CE OTKPUBA U B U3CIICABAHETO HA
CroenueBa u bo6ues (Stoencheva, Bobchev, 2024: 26-39), kouTto nokasear, 4e B
Codus HapacTBaHETO Ha OOSBHTE 3a KPAaTKOCPOUYCH HAEM BOJM IO CHIIECTBEHO
IIOBUIIIABAHC HA LTCHUTC Ha XUJIUIIATA U }I’BHFOCpOLIHI/ITe HacMu B KBapTaJ'H/ITe C
KOHIICHTPAIIMS HA TO3H THIT HACTaHsSBaHE.

@Duzypa 3. Ilazapen nanen na kpamxocpounume naemu ¢ Cogusn
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Jombnautenau ganau ot AirDNA u Airbtics 3a mepuoga 2024 r. mo3BossiBar 1a
ce 0000IIAT KITFOYOBH MMOKA3aTeNH 3a Ma3apa Ha KpaTKOCPOYHU HaeMH BB BapHa,
npejacraBeHu B Tabnuma 4.

Tabnuua 4. Knwouosu nokasamenu na na3apa Ha KpamKocpounu naemu 6vé Bapna (2024 2.)

Ilepuon AKTHBHHU UMOTH Cpenna 3aeTocT Cpenna nena IIpuxox Ha MMOT
HA HOIIIYBKA
2024 r. 2602 55% 138 nB./HO1LL 12 800 nB./mec.

Msmounux: AirDNA 2025a, Airbtics 2025b

[To anamormuen HaumH B Tabmmma 5 ca o0oOmeHM JaHHW 3a Ia3apa Ha
KpaTKocpouHu HaemMu B Codus, KOUTO MO3BOJISIBAT TUPEKTHO CPABHEHUE MEXKITY
JIBaTa rpaja.

Taobnuya 5. Kniouosu noxazamenu na nazapa na kpamrkocpounu naemu ¢ Cogusn (2024 2.)

Iepuon AKTHBHHM MMOTH CpenHa 3aeTocT Cpenna nena Ha | Ilpuxox Ha UMOT
HOILYBKA
2024 1. 4 385 60% 125 nB./HO1I 17 500 nB./Mmec.

HMzmounuk: AirDNA 2025b, Airbtics 2025a

CrnennuTe TaONUIU pa3IIUpSBAT CpaBHUTENHUS aHanu3 mexay Codus u Bapna
Yype3 AMHAMUKA Ha aKTUBHUTE UMOTH M CE30HHO paslpeleICcHUE Ha 3a€TOCTTa U
IIPUXOJUTE.

Tabnuua 6. /lunamuxa na o6posa akmuenu umomu ¢ Cogus u Bapua (2023-2024 2.)

I'oguna BapHa — akTHBHM UMOTH Co¢usi — aKTUBHU UIMOTH
2023 r. ~2 400 ~3 900
2024 r. =2 800 ~4 400

Hzmounuk: cobcmeenu 0600wenua Ha agmopa no OarHu Om CReyuaIu3upanu NIam@popmu 3a KpamkoCpouHu Haemu
U npe3eHmayUoOHHU Mamepuau

Taonuya 7. Ilpumepno ce3onno paznpedenenue Ha 3aemocmma u RPUXoOume om Kpamrkocpouynu naemu 6v6é Bapna

Ilepnon JsJ1 OT HOLILYBKHTE Cpenna 3aeroct JsJ1 oT roguHns

NPUX0J

Bucok ce3oH (toHr— ~45% ~75-85% ~65-70%

CENTEMBpPH)

Ce30H ¢ ymepeHa 3aeToCcT ~20% ~40-50% ~20-25%

(Maif, OKTOMBPH)

Hucwk ce3oH (HoeMBpr— ~35% ~10-20% ~10-15%

anpui)

Hz3moynux: cobcmeenu oyenKku Ha agmopa, 6a3upaHi Ha ce30HHUA NPOQUIL HA MYPUCIONOMOKA
u nazapuu oanHu 3a Bapna

O60611eH0 MOXe N1a ce 3akioun, ye Codus ce xapakrepusmpa c mo-BUCOKa U T0-
cTabmiiHa 3aeTocT, Jokaro BapHa mpezsara mo-BHCOKM LIEHM Ha HOILYBKa IIpe3
Ce30Ha W CHJIHO H3pa3eHa ce30HHOCT. VM B fBara rpaga o0adye TUIUYHUTE
CTOMHOCTH 3a MPUXOJ Ha HMOT ca CpaBHUMHU 0pU J00pU JIOKaluu U
npo¢eCUOHAITHO YIIPaBICHHE.
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OCHOBHU NpeIUMCTBA U HEAOCTATHIM HA KPATKOCPOYHHUTE HAeMH BbB BapHa

Ilpeoumcmea

* CiJieH TYpUCTUYECKHU TIOTOK — FPabT MPUBIMYA 3HAUUTEIICH Opoil TypuCTH mpe3
JSITOTO, KOETO MO3BOJISIBA BUCOKH IIEHU M JOOpa 3a€TOCT B MUKOBUTE MECELIH.

* 'bBKaBOCT Ha IMPUXOAUTE — Bb3MOXHOCT 3a JTUHAMUYHO HCH006paSYBaHC criopen
TBPCCHCTO, CHLOUTHSATA U CE30HA.

* Bucoknu II€HU Ha HOLIYBKa IIPE3 CE30HA — 0CO0EHO 3a UMOTH C z[06pa JJOKalusAa U
BHCOKO Ka4€CTBO Ha O633BC)KI[3.HC.

e JIumica Ha ABJITOCpOYHa O6B'Bp3aHOCT — COOCTBEHUKBT MOXKE Ja U3I10J13Ba UMOTa
3a JIMYHU HYKAW U3BBH CC30HHHUTC ITUKOBC.

Heoocmamuvyu u puckose

e CuitHo n3pas€Ha CE30HHOCT — CPABHUTCIIHO KPAThbK INCPUOJ Ha MHOI'O BHCOKa
34CTOCT U ABbJI'K IICPHUOJU HAa HUCKO TbPCCHE.

* Bucoka KOHKypeHIHsI — rojsiM Opod 00ekTH B miatopMuTe, KOETO Hajara
HOCTOSIHHO IOJUTbp>KaHe Ha BUCOKO Ka4eCTBO U KOHKYPEHTHA LieHa.

* Hucku MMPpUXO0JH IpeE3 3nMaTa — 4€CTO HCJOCTATHYHHU 3a ITIOKPHUBAHE HA Pa3XOJUTEC
10 NOAAPBIKKA, AKO HC CC OCUTYPSAT AJITCPHATHUBHU (1)OpMI/I Ha 3a€TOCT.

* BUCOKM ONEpaTHBHU Pa3XOAM M AHTa)KMMEHT — YIPABJICHHE Ha PE3epBalLlUH,
[IOCPELLaHe Ha TOCTHU, IOYUCTBAHE, MOAAPHKKA U KOMYHUKALUA.

* PerynaTtopHa HECUTypHOCT — NOTEHIMAIHU ObJICIIN OrPAaHUYEHUS OTHOCHO Oposi
U MECTOMOJOKEHHUETO Ha MMOTH 32 KPaTKOCPOYEH HaeM, KakTo U TMPOMEHH B
IaHBbYHOTO OOJIaraHe.

(He)10X010HOCHA HHBECTHIINS JIM € KPATKOCPOYHHSIT HaeM BbB Bapna?

OTroBopbsT Ha NPOM3THYAIIMS OT 3arjlaBUETO BBIPOC HE € enHo3HaueH. [lpu
npodeCHOHATHO YIPaBIsBaH UMOT B Haii-100paTa Bb3MOXHA JOKALHUs, C BUCOKA
3a€TOCT B TUKOBUS CE30H, CUJIHO OHJIAMH NO3UIMOHUPAHE U BUCOK PEUTHUHT, KAKTO
U ONTHUMH3MPAaHU PA3XOAM YPE3 MNapTHHOPCTBO C YIpaBisgBalla KOMIIAHMS,
KPaTKOCPOYHHUSAT HAEM MOXKE J]a OCHUTYpH HETHA TOXOTHOCT Haj 5—6%.

3a CpemqHOCTaTUCTUYECKH UMOT C JIOOMTENCKU TMOIXOJ KbM YIPaBJICHUETO, TO-
HUCKa 3a€TOCT ¥ MO-BUCOKH OTICPATUBHU PA3XOJU JIOXOJHOCTTA MOXKE JIa CIaJIHe
1m0 3—4%, kaTo peasTHOTO HETHO HHUBO Ce€ AO0OJMKaBa A0 TOBA HA ABITOCPOYHUS
HaeM, HO TIPH 3HAYUTEIHO IIO-TOJIIM aHTAKUMEHT W pHUCK. [lpm mMOTH C
HeOIaronpusITHA JTOKAIUS WM HETTOAX OIS TPO(UIT € Bh3MOKHO KPAaTKOCPOUHHSIT
HaeM Jia Ce OKaXKe MO-MaJIKO M3TOJICH OT JIITOCPOYHUS, KATO HE CE TIOKPUBAT JIOPH
OTIEpaTUBHUTE PA3XO0JH U aMOPTHU3AIIHSITA.

KpaTtkocpounoto otTaaBane BBB BapHa criemoBaTenHO He € TapaHTHPaHO
JIOXOJIOHOCHA MHBECTHIIMS, a4 BHCOKOPHCKOB M aKTUBEH OW3HEC MOjed, KOWUTO
BB3HArpaxxaaBa npodecruonaau3mMa u He ONpaBaaBa HEPEAUTUCTUYHNUTE OYaKBaAHUS.

3ak/roueHue (M3BOAU M NIPENOPBKH)

[TazapbT Ha KPaTKOCPOUHHU HaeMU BbB BapHa e JuHaMHuU€eH U CUITHO CE30HEH, KaTo
KOHIIEHTpALUsATa HA TBPCEHETO B JIETHUTE MECEIH Cbh3JaBa BB3MOXHOCTH 3a

145


https://cerp.ue-varna.bg/

C’l‘pOH’l‘t‘;lHO npeanpueMavyecTBso M HEIBUKMMA COOCTBEHOCT =
Construction Entrepreneurship and Real Property, Tom 2 (2) 2025
ISSN (online): 2683-0280, https://cerp.ue-varna.bg

BUCOKA JIOXOAHOCT, HO U 3HAUUTENEH PUCK OT HHUCKA 3a€TOCT IPE3 OCTaHAJIOTO
BpEME.

Peannara HeTHa JTOXOJHOCT 3a THIIMYEH UMOT MPU KPATKOCPOYHO OTIABaHE € B
nunamna3zoHa 4-6%, B 3aBHCUMOCT OT JIOKAIMATa, KAdeCcTBOTO HAa HMOTa U
npodecHoHaIM3Ma Ha yIpaBiICHHETO. TOBa HUBO € CPABHUMO C JOXOJHOCTTA OT
JBJITOCPOYEH HAEM, HO C€ TIOCTUTA IPH MTO-BUCOK ONEPATHBEH U PETYIATOPEH PHCK.

VM HBECTULIMOHHUTE OYAaKBaHMUs YECTO ca MPEKOMEPHO ONTUMHUCTUYHM, OCOOEHO
Korato ce 0azupar Ha OpyTHH (a HEe HETHU) MPUXOIM U HE OTYUTAT PA3XOAMTE 3a
KOMHMCHOHH, IIOAAPBKKA, JaHBLU U aMOPTH3ALIHA.

CpaBuutennuar ananu3 cbe Codusi mokasBa, 4e CTONMIATA TPEJOCTaBs IIO-
cTaOujieH LeNOTOIUIIEH Ma3ap U MO-BUCOK CPENleH TOAMILIEH MPUXOJ] Ha HUMOT,
Jnokato BapHa mpeqnara KOHUEHTPUPAHU BbB BPEMETO, HO MOTEHIIMATHO MHOIO
BUCOKM JIeTHU Tmpuxonud. M30opbT Mexay JaBaTa mazapa 3aBUCH  OT
MPEANOYUTAHUATA HA MHBECTUTOPA 110 OTHOIIIEHUE HA PUCK U YIIPABIICHUE.

Perynaropnara pamka B bearapus, BkiatountenHo BbB BapHa, Bce olle € B mpoiiec
Ha ajantanus KbM (EeHOMEHAa Ha KpaTKOCPOYHUTE HaeMmH. ToBa Ch3JaBa
HECUTYPHOCT, HO U BBb3MOXKHOCT 32 BBBEXKJAHE HA MO-SICHU MpaBUIia, KOUTO Aa
3aAIIUTAT MHTCPECUTC Ha BCHYKHU YUACTHHULIHU — CO6CTBCHI/IIII/I, I'OCTH, ChCEAU U
MECTHH BJIACTH.

Hpenopbku KbMmM UHeecmumopume

® I[a HU3TOTBAT I[eTaﬁJ'IHPI (1)I/IH8.HCOBI/I MOJCJIH, KOUTO BKIKOYBAT BCHYKHU IIPCKHU H
KOCBCHH pa3xodH, KaKTO U pCAIMCTUYIHU CHCHApPHU 3a 3a€TOCT U LICHU.

* Jla n36epar JOKaIuu ¢ JOKa3aHO BUCOKO ThpCeHe (IEHTBP, OJIM30CT 10 MOpcKaTa
rpajauHa, TPAaHCIIOPTHU BB3JIN).

+ Jla oOMucnaT npodecHoHaIHO YIpaBieHHe Ha UMOTa, OCOOEHO IpH JIUIca Ha
BpEME U OIMHT 33 CAMOCTOSTEIIHO aAMUHUCTPUPAHE HA Pe3epBaLIUUTE.

e Jla mnnaHupar aiuTEpHATUBHU CTPATETHMH 3a M3BBH CE30HHUS IIEPUOL —
CPEIHOCPOYHU HAEMH, KOPIIOPATUBHU KJIMEHTHU U IpYyrd (OPMU Ha 3a€TOCT.

Hpenopbku KbMm mecmnuume ejiacmu

N3Tounnnm

® I[a pasBuUBAT MNpO3padyHUu U MNPECABUIHMMHU pPEryjlalvid, KOUTO HaACbpdaBaT
ACKIIApUPAHCTO U TUIAIAHCTO Ha JaHBIIH, oe3 Ja 6J'IOKI/IpaT Pa3BUTHUCTO Ha I1a3apa.

* Jla momo0OpsAT MHGOPMAIIMOHHOTO O0e3leyaBaHe Ha COOCTBEHHIIUTE OTHOCHO
M3HMCKBAHUATA 32 pEerucTpars, 0€30MacHOCT U IaHBYHO O0JIaraHe.

* Jla crnenar edekra BbpXY JKWIMINHMA Ta3ap W rpajackara cpeia U Npu
HE00XO0/IMMOCT J1a BbBEeXXAaT OajlaHCHUPaHU OTPAHUYEHUS 32 ONPEIACTICHH 30HH.

Airbtics. (2025a). Best Airbnb markets in Bulgaria — Sofia and Varna. Available at:
https://airbtics.com (accessed: 27/11/2025).

Airbtics. (2025b). Tourism statistics: Varna, Bulgaria. Available at: https://airbtics.com
(accessed: 27/11/2025).

AIrDNA. (2025a). Varna overview — Airbnb & Vrbo data. Available at:
https://www.airdna.co (accessed: 27/11/2025).

146


https://cerp.ue-varna.bg/
https://www.airdna.co/?utm_source=chatgpt.com

C’l‘pOH’l‘t‘;lHO npeanpueMavyecTBso M HEIBUKMMA COOCTBEHOCT =
Construction Entrepreneurship and Real Property, Tom 2 (2) 2025
ISSN (online): 2683-0280, https://cerp.ue-varna.bg

AIrDNA. (2025b). Sofia overview — Airbnb & Vrbo data. Available at:
https://www.airdna.co (accessed: 27/11/2025).

BG Properties. (2024). Primerni formulyari za analiz na prikhodi i razkhodi pri
kratkosrochno otdavane na imoti [Sample templates for analysis of income and expenses
for short-term letting of properties]. Internal working materials.

Booking.com. (2025). Average apartment prices in Varna. Available at:
https://www.booking.com (accessed: 27/11/2025).

Flat Manager. (2025). Upravlenie na imoti — kratkosrochen, srednosrochen i dalgosrochen
naem [Property management — short-term, mid-term and long-term rental]. Available at:
https://flatmanager.bg (accessed: 18/07/2025).

Homdy. (2025). Upravlenie i otdavane na imoti pod naem [Property management and
letting of properties]. Available at: https://homdy.bg (accessed: 18/07/2025).

Natsionalna agentsia za prihodite — NAP. (2024). Kratkosrochno otdavane pod naem prez
onlain platformi — danachno tretirane [Short-term letting via online platforms — tax
treatment]. Available at: https://nra.bg (accessed: 03/12/2024).

Obshtina Varna. (2024). Registar na mestata za nastanyavane v obshtina Varna [Register
of accommodation establishments in  Varna Municipality]. Awvailable at:
https://www.varna.bg (accessed: 03/12/2024).

Stoencheva, Y., Bobchev, K. (2024). Vliyanie na kratkosrochnoto otdavane pod naem
varhu tsenite na zhilishtnite imoti v grad Sofiya [Impact of short-term rentals on residential
property prices in the city of Sofia]. Stroitelno predpriemachestvo i nedvizhima sobstvenost
[Construction Entrepreneurship and Real Property], 1(2), 26-39.

Zakon za turizma. DV, br. 30 ot 26 Mart 2013 g., ..., posl. dop. DV, br. 80 ot 30 Septemvri
2025 g. Available at: https://lex.bg/bg/laws/Idoc/2135845281 (accessed: 27/11/2025).

147


https://cerp.ue-varna.bg/
https://www.airdna.co/?utm_source=chatgpt.com
https://www.booking.com/
https://flatmanager.bg/
https://homdy.bg/
https://nra.bg/
https://www.varna.bg/

CrpouTe/IHO IpeaAnprueMadecTBO U HeABUKUMA COOCTBEHOCT

Construction Entrepreneurship and Real Property
ISSN (online): 2683-0280, https://cerp.ue-varna.bg

Short-Term Rental of Properties in Varna
—a (Non-)Profitable Investment

Yavor NIKOLOV!

1ORCID iD 0009-0007-8531-7179, University of Economics — Varna, Bulgaria, e-mail: yavor_nikolov@ue-varna.bg

DOI: doi.org/10.56065/c7hbm364

JEL:
R31: R33;
Z32; G11

Copyright © 2025
by author(s)

Abstract:

In this article, the market for investment residential properties in the city of Varna
intended for short-term rental (overnight stays) is examined, and it is analysed
whether this type of investment can be considered profitable. The main factors
shaping demand and supply are presented — tourist flows, seasonality,
competitive environment, regulatory framework and the development of online
platforms for shared accommodation. Based on data from AirDNA, Airbtics,
Booking.com, the Register of accommodation facilities of Varna Municipality
and information from specialised property management companies, an analysis
is carried out of the number of accommodation units, price levels and the annual
cash flow from short-term rentals. The key advantages of short-term rentals are
examined — higher potential income per night, managerial flexibility and the
possibility for personal use of the property — as well as the main disadvantages,
such as pronounced seasonality in Varna, high operational engagement and
maintenance costs, increasing competition and regulatory uncertainty. Through a
comparative analysis between Varna and Sofia, different risk and return profiles
are outlined — a seasonal seaside market versus a more stable year-round business
and tourist market. Recommendations are presented to investors, property
managers and local authorities with a view to enhancing the transparency and
sustainability of this segment of the real estate market.
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