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Pesiome:
JEL: [Ta3apbT Ha THPrOBCKM HEIBWKMMHU UMOTH IPEACTABISIBA KIOYOB CEIMEHT OT
E22; 181 CTpyKTypaTa Ha Ila3apa Ha HEIABWKMMH HMOTH B boirapus. Herosara

YCTOMYUBOCT H crHenupuka TO TMPaBiIT BaXEH MHIUKATOP KakTo 3a
WHBECTUIIMOHHATA AaKTUBHOCT, Taka W 3a MOTPEOMTEICKOTO TOBEJCHUE U
PErHOHAIIHOTO MKOHOMHYECKO pa3BuTHE. HacTosImoTo u3ciaenBaHe IpeacTaBs
CPAaBHUTCIHUTC XapaKTCPUCTUKHU HAa HMHBCCTUIMUTC B THPrOBCKH LCHTPOBC H
THPrOBCKHU IAPKOBE, KaTo JiBaTa BOJCIIM (opMaTa Ha ThProBcKaTa HEABHIKHMA
cobctBeHocT B boearapus. OcHOBHATa 1€ € Ja C€ aHAJIM3UpaT Pa3IMuusATa B
AOXOOHOCTTA, PUCKA U YCTOfIqHBOCTTa Ha ABaTa THUIla aKTHBU, KaTO CE€ OTUHTA
BIUSHUETO HA MPOMEHSIIUTE Ce Ma3apHU U MOTPEOUTEICKH TeHCHIIHH.
[TeproabT Ha M3cIeABaHETO OOXBAIIAa KIFOYOBH €TAld — OT IOCTITAHJIEMUTHO
BB3CTaHOBSIBaHE, Mpe3 MepHo/ia Ha MOBUIIICHU JIUXBEHU MPOIEHTH B bbarapus u
EBpona (2022 — 2024 r.), 1o nocneasailia HopManu3anus. AHaIu3bT 00XBalia
JUHAMHKaTa Ha TOJWIIHATA BB3BPBIIAEMOCT OT WHBECTULMU B THPTOBCKU
HCIBMXNUMHU UMOTU KAKTO B B’I)J'Il"apl/lﬂ KaToO OsJ10, TaKa U B T'OJIEMUTC I'paJOBC —
Codus, [Tnoaus, Bapua u byprac — ¢ 1en ga ce uaeHTUPUINPAT TEHACHIIUNUTE
U pa3IuuMsiTa MEXIY Na3zapuTe U (pakTopure, KOUTO (hopMHUpaAT JOXOJHOCTTA B
CEeKTopa.

AHanu3bT Ha JOXOJHOCTTAa BH3 OCHOBA Ha JaHHM 3a mepuoga oT 2021 r. mo
TpeToTo TpuMmeceuue Ha 2025 r., MO3BOMsIBA J1a c€ UASHTU(PUIMPAT OCHOBHU
nmasapHu TCHACHIIUY, paBHUIA HAa pUCK, MCKAYPECTUOHATIHA pa3Inivd U BbHITHA
(dakTopu, BIUSEIIN BHPXY MHBECTULIMOHHMS HHTEPEC.

KurouoBu nymu:

I/IHBCCTI/IHI/II/I, TBPrOBCKH IMAPKOBE, ThPTOBCKU LHEHTPOBEC, JOXOAHOCT, TBPIrOBCKU
IJI0IIH

[Hutupane:

I'eroBa, M. (2026). [luHamMuKa Ha MHBECTUIIMUTE B THPTOBCKH HEIBHKUMHU
WMOTH — CPAaBHUTEITHA XaPaKTEPUCTUKA HA MHBECTHIIMUTE B THPTOBCKH IIEHTPOBE
. U TBPrOBCKH TMapkoBe. CmpoumenHo npeonpuemavecmeo U Heo8UNCUMA
Copyright © 2026 . .
ot aBTOpa/ coocmeenocm = Construction Entrepreneurship and Real Property, 3(1),
aBTOpHUTe 184-196. https://doi.org/10.56065/p1bda941

184


https://cerp.ue-varna.bg/
mailto:m.gegova@ue-varna.bg
https://doi.org/10.56065/p1bda941

BLBenenune

CTponTeHO MpeaNpPNeMavecTBO M HEABHKHMA COOCTBEHOCT =
Construction Entrepreneurship and Real Property, Tom 3 (1) 2026
ISSN (online): 2683-0280, https://cerp.ue-varna.bg

[TazapbT HaA TBPrOBCKUTE HEABMKMMHM HUMOTH B bbarapus ocraBa €IuH OT
CTaOWJIHUTE CErMEHTH Ha Ia3apa Ha HEeJIBHXMMU UMOTH, KaTO IPEe3 MOCIEeIHUTE
TOJIMHU JIEMOHCTPUpPA YCTOMYMBYU HUBA HA JIOXOJHOCT, BHIIPEKH MH(IAIIMOHHUTE
Y MaKpOMKOHOMUYECKHU IIPEAU3BUKATEIICTBA.

[lenTa Ha HACTOAIIOTO U3CIIEABAHE € /1a CE aHATM3UPAT Pa3INYMUATa B JOXOIHOCTTA,
pUCKA U YCTOWYUBOCTTA B MHBECTUPAHETO B THPTOBCKHU IICHTPOBE U THPTOBCKH
MapKkoBe, KAaTo C€ OTYMUTa BIUSHUETO HA TMPOMEHSIIUTE C€ Ta3apHU U
MOTPEOUTEIICKA TEHICHITUH.

1. OCHOBHHU TeHJAEHIIUH U U3BOM 32 MHBECTUIIMOHHATA AKTUBHOCT HA Ma3apa HA HeABUKUMH
uMoTH B bbarapus

Criopen MoskoBa (2019, p. 145) HKOHOMHYECKHAT PACTEK 3aBHCH OT HATHIHETO U
HauMHa Ha U3I0J3BaHETO Ha MPHUPOJHHUTE M YOBELIKUTE PECYpCH, KAKTO U BCE
oBe4Ye OT Te3W CH3AaZACHH OT 4YOBeKa — (PUHAHCOBH, WH(OPMALMOHHH,
TEXHOJIOTUYHU U Jip. PaKTOpUTE HA UKOHOMHUYECKUS PACTEkK, KOUTO C€ OTKPOSBAT
Ha IbPBO MSCTO ca o0eMa U CTpyKTypaTa Ha MHBecTULUuUTE. Te, OT eaHa cTpaHa,
yBEJIMYaBaT ChBKYINHOTO TBPCEHE, a OT Jpyra — CbBKYIHOTO HpeJJlaraHe Hu
IIPOM3BOJICTBEHUTE MOLTHOCTU. BbIIpeKku ye Te3u nporecu oka3BaT MOJI0KUTETHO
Bb3JIEHCTBUE BBPXY MaKpOMKOHOMHUYECKAaTa Cpela, IPUCHCTBUETO  Ha
MEXYHAPOJIHNUTE HHBECTUTOPU OCTaBa OTPAaHUYEHO Ha MMa3apa Ha OM3HEC UMOTHU B
bearapus. OuakBa ce MeCTHMAT KamuTal Ja [poAbKaBa Ja 3amas3Ba
JOMHMHHUpAIIAaTa CU poJisd, JOKATO YyXJAECTPAHHUTE WHBECTHIIMH BEPOSTHO L€
HapacTBaT MOCTENEHHO Cliel MPUEeMaHeTo Ha eBpoTo. ToBa OOCTOSATENCTBO I
3aCUJIM  JIOBEpPUETO Ha MEXAYHapOAHUTE WHBECTUTOPU B IBJITOCPOYHATA
CTaOMIJIHOCT Ha CTpaHara M I1e MoA00py UMU/DKA Ha bbarapus kato npeaBUIUM U
MHTETPUpaH eBponeiicku nazap. ToBa Ou TpsiOBajgo Aa HampaBU CTpaHaTa IoO-
NpUBJIEKaTeIHA 32 MEXIYHApOJHHs KamuTaj, 0cOOEHO B CEKTOpa HEABHKUMHU
UMOTH, KaTO CTPATETNYECKH 3a CTpaHaTa.

TenneHuusATa, KoATO ce 3aTBbpxkAasa oT 2021 r. Hacam e, ye JeNbT Ha MECTHUTE
MHBECTUTOPH Ha Ma3apa MOCTOSHHO HapacTBa B 001K 00eM Ha TPAHCAKIMHUTE U
T€ cTaBaT Bce MO-aKTHBHM Ipe3 MocJeIHUuTe HsAKoiako ronuHu. Ha durypa 1 e
MOKA3aHO pa3Npele]ICeHUEeTO Ha MHBECTUIIMUTE B HEJIBYKUMHU UMOTU (KUIMIIHH,
oduc, MHIYCTPUATHU U THPTOBCKU) MEXIY MEXAYHApOJIHU (UyXIECTpaHHH) U
BBTPELIHU (OBArapcKy) U3TOYHUIM Ha KanuTajl. JJaHHUTE pa3KpuBaT 3HAUUTEIHA
IIPOMsIHA B CTPYKTypaTa Ha MHBECTULIMOHHMS Ia3ap Ipe3 MOCIEIHUTE TOAMHU.
[Ipe3 mepuoma Q4 2021 r. - Q2 2025 r. ce HaOmoAaBa TpalHO M3MECTBaHE Ha
TEXECTTa OT MEXKYHAPOJIHUTE KbM BBTPEIIHUTE HHBECTUTOPU. [JokaTo nipe3 2021
I. YY)KISCTpPaHHMS KamuTal JOMHHHMpa, TO ome npe3 2022 r. BBTPEIIHHUTE
WHBECTUIMHM U3IIPEBApBAT Yy>KIECTPAHHUTE U Ta3u TEHACHILUS CE 3acCUiBa CIE]
ToBa npe3 roguHute. IIpe3 2024 r. BbTpEMIHUTE NHBECTUIIMH Ca HAJl YETUPU IIBTH
MOBEYE OT MEXAYHApOIHHUTE, C KOETO OBJIrapcKUTe HHBECTHUTOPH IIOKa3BaT
YCTOMYMBY M HapacTBAIllM MO3UIMH Ha Na3apa. ToBa € MHAMKATOP 3a MOBULIEHA
YBEPEHOCT HA MECTHHUTE KOMIIaHWHW M (OHAOBE, KAKTO M 3a IMpolec Ha
pEeMHBECTHpaHEe Ha HATpylaHW nedandou B HoBM mpoekTH. [Ipe3s Q2 2025 r. ce
Ha0JII0/1aBa JIEK CI1aJ], KOMTO MOKE /1a € BPEMEHEH U CE30HEH, Thil KaTO ca OTYETEHU
JTaHHYM CaMo 3a I’bpBaTa MO0JOBHHA HA TOAMHA.
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@Duzypa 1. Ilpousxod na uneecmuyuume (M1H. 186.)

2021 . 2022 . 2023 . 2024 r. Q22025r.

B MexayHapoaeH W BrrpenieH
HWsmounux: Colliers Bulgaria

Cnopen nannu ot Haumonanuus crarucrtuuyecku nuHCTUTYT (HCU) nokazatenar
npeku uyxaectpaniu uHBectuuuu (ITYM) B mpeanpusituara oT HePUHAHCOBUSA
CEKTOp C€ 3aAbpkKa Ha CPABHUTEIHO IIOCTOSHHO HMBO, KaTO c€ HaOJI0JaBa JIEKO
HapacTBaHe oT 28 muH. eBpo npe3 2021 r. Ha 6mu3o 34 muH. eBpo 3a 2024 r.
[TokazaTensaT e Mspka 3a pa3Mepa Ha Yy>KJIUs KalluTall, HACOYEH KbM peajHaTa
UKOHOMHKA, M € KIIOYOB 3a pa30MpaHeTO Ha HKOHOMHYECKaTa aKTUBHOCT,
NPUBJIEKATETHOCTTa HA CTpaHaTa U CTPYKTYpHHUTE TEHJIEHIMM B MKOHOMHUKATA.
Te3u nanHM ocUrypsiBaT HHPOpMAIUs 32 00eMa Ha Uy)KIECTPAaHHUTE UHBECTUIIUH
U o0xBamar HEPUHAHCOBUTE MPEANPHUITUS, KOUTO HMAT PErUCTPUPAHO
Yy>KJECTpaHHO yJacTHUe B KaluTaja Ha IPeapUsITHETO, UMAT JbJITOTPACH UHTEPEC
U BJIMSIHUE HA YY’KIECTPAHHUS MHBECTUTOP B YIIPABIECHUETO MY.

[ToBumasanero Ha ITYU 3a mepmonma 2021 - 2024 r. moka3Ba HapacTBaHE Ha
JIOBEPUETO HA YyXAECCTPAaHHUTE HHBECTUTOPU. B KOHTEKCTa Ha OIEHKaTa H
aHaJIM3a Ha na3apa Ha HeaBkuMHU UMoTH [TUM nokasBart pazmepa Ha ThPCEHETO U
Ha WHAYCTPUAIHHU, OQHC U THProBCKM IuTOIM. B Ta3m Bpb3ka Ha ¢urypa 2 ca
npeacraBenu [TYU 3a cextopute ,,Ctpoutenctso® u ,,Onepanuu ¢ HEABUKUMU
UMOTH‘ B IPOLIEHTHO CHOTHOIIEHUE KbM 001mus pazmep Ha [TYU 3a nepuoga 2021
- 2024 r. Habnronasa ce, ue aensT Ha [TYU B cextop ,,CTpoUTEICTBO € MaJika 4yacT
0T oOuMTe WHBECTULMH, Bapupama Mexnay 1,4% u 1,8% 3a nepuona. Tosa
MOKa3Ba, Y€ YYXKAECCTPaHHUAT HUHTEpEeC KbM CTPOUTEIHMSI CEKTOp OCTaBa
OTpaHUYEH, BEPOATHO TMOPOJEH OT KoJeOaHUs B IEHUTE HAa CTPOUTEIHUTE
MaTepuaiy, peryjaTopHa HECUTYPHOCT U 3a0aBsiHE Ha HOBUTE IPOEKTHU, JTIOKATO
nensT Ha [TYU B cexropa ,,Onepanuu ¢ HEABUKUMHU UMOTH' € 3HAUUTEIHO I0-
BHCOK, 33]TbPKaiiku ce okoJio 12% mpe3 nenus nepuo. 3abernsa3Ba ce OTHOCUTEHA
YCTOMYMBOCT HAa WHBECTUIMOHHHUS Ias3ap, KOETO II0Ka3Ba, Y€ Ia3apbT Ha
HEJABM)KMMH UMOTH MPOIBJIKABA J1a € aTPAKTUBEH 32 YYKJIUTE MHBECTUTOPH.
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@Duzypa 2. ITYHU 3a cexkmopume ,,Cmpoumencmeo* u
»Onepayuu c neosusxcumu umomu “ 3a nepuooa 2021 2. — 2024 ..
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= CTPOUTEIICTBO e (QIepalli} ¢ HEJBIKUMU UMOTH
Hsmounux: HCH u uzuucnenus na asmopa

Ha ¢urypa 3 ca mokasaHu [JaHHU 3a TOIUIIHHMS 00€M Ha WHBECTHUIIMUTE B
HEIBKUMHM HMOTH (KWIMIIHM, O(UC, MHIYCTPUAIHH M TBPIOBCKU) CIIOPE]
rio0anHaTa BOJEIIAa KOMITAHMS 3a MpodecHOHANHU YCIyrn B cdepara Ha
HenBrwxkumuTe umotu Colliers 1 npecTaBisBaT TEHACHLUS 32 IPUTOKA HA KAITUTAJ
npe3 nocieaHuTe roguHu. [Ipes3 pasriexxaanus nepro; ce HabaroaaBaT KojaeOaH s
B o0emMa Ha MHBECTHLIMUTE, 0€3 ICHO M3pa3eH TpaeH pacTex. 3abeinsi3Ba ce pbeT
npe3 2022 r. cupsimo 2021 r., ot 240 MiH. eBpo Ha 294 MIIH. €BpO, KOMTO ce ABIKU
Ha BB3CTAaHOBABAaHE HAa MKOHOMHUKATa CleJ] NaHAEMHUsATa U IOBHILABaHE Ha
AaKTUBHOCTTa B CTPOMTEICTBOTO M HeABMkUMUTE uMOTH. [Ipe3 2023 r. mma
3HAUUTENEH cnaj 10 221 MIH. €Bpo, KOETO MOXKE Ja CE CBBPXKE C MO-BUCOKUTE
JMXBEHU MPOLEHTH U HECUTYPHOCTTa B OM3HEC cpenaTa npe3 To3u nepuon. I1pes
2024 r. 0o0eMbT Ha WHBECTULHMUTE JOCTUTa Hal-BUCOKAaTa CTOWHOCT Tpe3
pasraexaanus nepuoa — 380 MITH. €BpO, KOETO MPEICTaBIIsABA PBCT OT 72% CIIpsSMO
npeaxonHaTa rofuHa. Te3w JaHHM NOKa3BaT BH30OHOBSIBAaHE Ha HMHTEpeca Ha
MHBECTUTOPUTE U CTAa0WIM3MpaHE HAa MKOHOMHUYECKHUTE YCJOBHS. 3a IMbpBaTa
nojoBrHa Ha 2025 1. 001 06eM Ha MHBECTUIIMOHHUTE TPAHCAKIIMY Ha Ta3apa Ha
OuszHec uMoOTH ca Ouim okoso 160 muH. eBpo, kKaro Ham 7% oOT TIX ca Owin
peructpupanu npes3 BToporo tpuMeceure Ha 2025 r. Jlannute 3a 2025 r. Bce ouie
ca HeIMbJIHM, HO MOKAa3BaT 3ala3BaHe Ha aKTUBHOCTTA Ha Iasapa.

Duzypa 3. Obem na uneecmuyuume (MaH. J16.)
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®durypa 4 oTpassiBa MPOLIEHTHOTO pa3lipe/ieieHle Ha MHBECTUIIMOHHATA aKTUBHOCT
0 TPUTE OCHOBHU CETMEHTA Ha IMa3zapa Ha OM3HEC UMOTH - OUC, UHAYCTPHAITHU U
THProBcku, 3a mepuoga Q4 2021 r. - Q2 2025 r. Hamg 70% ot obema Ha
WHBECTUIIMHUTE CE IBJDKU Ha CACIKH ¢ O(UC IJIONIH, CIEABAHN OT MPOMHUILICHU
(28%), xato camo 1% ce maja Ha CIENKU C THProBCcKHU Iuiouy. JensbT Ha oduc
TUTONIHUTE € IOMUHHPAII, KaTO 00XBaIIa JIBE TPETH OT OOIIHS HHBECTUIIMOHEH 00EM.
ToBa noka3Ba, 4ye 0pUCHUAT Ma3ap OCTaBa BOCII B MHBECTHUIIMOHHATA AKTUBHOCT
B bparapus. UaaycTpruanHusaT cCErMEHT MMa BTOPH 110 TOJIEMMHA J511 (OKOJIO €/1Ha
YEeTBBPT OT MHBECTHIIMUTE), TOJYEpTaBaliku HapacTBalll MHTEpPEC KbM
JIOTUCTUYHUTE W CKJIQJIOBU HUMOTH. VIHBECTHIIMHTE B TBHPrOBCKH TUIOIIU Ca
MUHUMANHU, ¢ efBa 1% s, KOeTo CBUAETEICTBA 32 CBHUBaHE HAa MHTEpeca KbM
THPTrOBCKUTE IICHTPOBE, KAKTO W 3a MPEHACOYBAHE HA KamuTajia KbM MO-T'bBKABU
dbopMaT — THPrOBCKH MAapKOBE U THPIOBCKH 30HU C OTKPUT AocTbhi. Huckara
AKTUBHOCT MOXE Ja c€ OOSCHM M C HAcUIIaHe Ha Ia3apa W MPOMsSHA B
MOTPEOUTENICKUTE HABHIIM, KOWTO BCE IOBEUYE CE€ OPHUEHTUPAT KbM OHJIAMH
na3apyBaHETO.

QDuzypa 4. Obem na uneecmuyuume no cezmenmu Ha nasapa na ousnec umomu (%)

® Oduc mromyn 8 PupycTpranau wiomyu “ THProBeKH MmIomm
HWsmounuxk: Colliers Bulgaria

Kakto Beue cnomeHaxme, crnopen OJaHHM OT HanuoHamHUS CTaTHUCTUYECKU
uHctutyT (HCH) u EBpoctar, obmio 3a ctpanara, [TUM B mpennpustusita ot
HepuHaHCOBHs cekTop KbM 31.12.2024 r., o craTUCTUYECKU palloHu U 00JjacTu,
ca TouHo 33 904 703 xwi. eBpo. Pasnpenenennero no paiioHu € NPEICTaBEHO HA

durypa 5.

JlanuuTe TmMOKa3BaT BHCOKAa CTENeH Ha uHTerpanus Ha bearapus B
MEXIyHapOJAHUTE MHBECTHIIMOHHU TMOTOLM, HO C SICHO M3pPAa3eHU TEPUTOPHAIHU
pazmuuust. Hudpure nokassart, ue 611130 64% ot odurure [TUU xbMm kpas Ha 2024
r. ca O HacoueHW KbM tOrozanagaus paiion. PaiionsT BrimtouBa Codus-rpas,
IpeJICTaBIsIBallla OCHOBEH LIEHTHP 38 MHBECTUINH, PUHAHCH, YCIYTH U UHIYCTPHUSL.
Tyk ca pasnonoXeHW LEHTPAJIUTE Ha IOBEYETO MEXAYHAapOAHH KOMIAHUM U
KopropatuBHu oducH. FOxHUAT neHtpaneH u HOrOM3TOYHHSAT pailoHU ca ChC
CpeIHM HMBA Ha UHBECTUIIMH OT 0KoJ10 10-11%. Te BkimtouBat rpanosere [nosnus,
Crapa 3aropa, byprac. Te3um peruoHu mNpUBINYAT HMHBECTUTOPU HPE3
WHAYCTPUATHUTE 30HU C pa3BUTHE B MPOHU3BOJACTBOTO, JOTHCTUKATa U
enepretukata. B CeBepousroueH u CeBepeH EHTpalleH pailoHW UMa OrpaHUYeHA
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WHBECTHIIMOHHA akTUBHOCT. ['pan Bapna, Hamupair ce B CeBepOU3TOYHHS PaiioH,
CBIIO KaTo Tpan byprac, € MoOpcku Trpajg, KOETO YJIeCHSBa JIOTUCTHKAaTa W
eKCIIOPTHUTE YCIayrd. To3u palioH MpUBIMYA MHBECTUTOPU YpPE3 WHIYCTPUATHU
30HM W TPAHCHOPTHA JOCTBITHOCT, C Pa3BUTHE B MPOU3BOACTBO M JIOTHCTHKA.
CeBepozanagHuAT pailoH uma easa 2% Jsj1, KOETO MOKa3Ba, Y€ TO3H paiioH ce
HaMHUpa B HMKOHOMHYECKara Tmepudepuss M Ue JHICBAa J00pe H3rpajeHa
nH(ppacTpykTypa B pernoHa. J[aHHWTE SICHO O4epTaBaT yCTOWYHMBH PETHOHAIHU
nucOanaHCH ¥ CUITHA KOHIIGHTpanus Ha MHBecTHIMK B FOro3anaaHus paiioH, KOWTO
aKyMyJIUpa MO-ToJIIMaTa 9acT OT OO HHBECTHIIMOHEH 00EM.

@Duzypa 5. [TYU no cmamucmuyecku paiionu 3a 2024 2.

2.2% 5,2% = CEBEPO3AIIAJIEH PAIIOH

"
o = CEBEPEH LIEHTPAJIEH
4% PAMOH

9.7% CEBEPOM3TOYEH PAIOH

FOrOM3TOYEH PAMOH

= FOTO3AITAJIEH PAVIOH

64,3%

= FOXKEH LIEHTPAJIEH PAMOH

Hsmounux: HCH u usuucnenus na asmopa

M3BBpHICHUAT aHaNW3 TMOKa3Ba, Y€ WHBECTHIMUTE ca KIIOYOB (akTop 3a
MKOHOMUYECKHSI pacTeX, KaTo OKa3BaT €JIHOBPEMEHHO BIIMSHHE BBPXY
CBBKYIIHOTO TBPCEHE W Tpenjarae. VIHBECTUIIMOHHATa AaKTUBHOCT B
pasriiexaaHus MePHoJ] Ce XapaKTepu3upa ¢ omnpeeneHa [UKINYHOCT, 00yCcIOBeHa
OT MaKpOMKOHOMHUYECKATa Cpe/ia, KaTO Hal-BUCOKUTE CTOMHOCTH C€ JOCTUTAT Mpe3
2024 r. O6eMbT Ha MHBECTUIIUHU B HEJIBUKUMH UMOTH OCTaBa CHIIHO KOHIIEHTPUPaH
B OQUCHMS cerMeHT U reorpadcku opueHtupan B fOrozamagHusi pailoH, KOETO
MoJ4yepTaBa HATMYNETO Ha CEKTOPHU M PErHOHANHU aAucOanaHncu. Bonpeku ToBa,
nazapbT Ha HEJIBIKUMHU MMOTU B bbirapusi 3ama3Ba cBOsSITa MPUBJIEKATETHOCT,
KaTo pa3BUTHETO My € CBBP3aHO C MOJM0OpsSBaHE HAa MaKPOUKOHOMHYECKHUTE
YCJIOBHSI M OYAaKBAaHOTO TMPUCHEAUHSIBAHE KBM €BpPO30HATAa, KOETO OW MOTJIO Ja
3aCHJIM MHTEpeca Ha UyKIECTPAHHUTE UHBECTUTOPHU.

2. AHaJM3 HAa MHBECTHMLMHUTE B TBPrOBCKH LIEHTPOBE M ThPIrOBCKHU NMapKOBe

Bcesika uHBecTHIMA B HEABMKMMHU MMOTH HOCH ompefeneH puck. OneHkara Ha
PHUCKOBETE U Bb3MOKHOCTHUTE 3a ETUMUHUPAHETO UM Ca OT ChIIECTBEHO 3HAUCHUE
3a BCEKM IpeanpueMad. PUCKBT pu HHBECTUPAHE B HEABUKUMU UMOTHU CE€ OTHACS
JI0 TIOTEHITHATHA 3ary0a OT MHBECTUIIMATA WJIM HaMaJIsIBaHE BH3BPBIAEMOCTTA Ha
uHBeCcTUIMATAa. [IpuuynHHUTE 3a TOBa MoraT Aa OBAAT pa3jiM4HA OT HaMaJeHO
THhPCEHE Ha UMOTH, CIIaJl B MA3apHUTE IIEHU WJIU OTJIMB HAa HA€MaTelu, 10 MPOMEHHU
B 3aKOHOJATEJICTBOTO WJIM CTPOUTETHUTE HOpMU. OCBEH TOBA MHBECTUPAHETO B
HEJBIKMMHA UMOTH MOXeE J1a ObJle CBBP3aHO C BUCOKU PA3XOJH 3a MOJAPHKKA,
TPYIHOCTH BHB (DMHAHCHPAHETO W HECHUTYPHOCT OTHOCHO Pa3BUTHUETO Ha Ma3apa.
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BroIipeku puckoBeTe, HHBECTUPAHETO B HEABMXKMMU UMOTH MOXKeE J1a IoHece A00pa
BB3BpBIIAEMOCT. [Ipu u300p Ha MOIXOMAIIM MMOTH C MOOpH JIOKAlMM M Ha
MPUEMJTUBY TA3apHU LEHH, CHUIUTE MOTaT Jia JOHEeCaT YCTOWYMBHU IbITOCPOUHH
JIOXOJTH.

TpaguMoHHO TBHProBUsiTa Ha JApPeOHO ce BIHUsAE€ OT MaKPOUKOHOMHYECKUTE
dakropu KaTo uHGIANNS, PBCT HA MOTPEOICHUETO, OM3HEC AKTHBHOCT M BEPUTH HA
noctaBkute (Credanos, 2022). Ilom BB3aelicTBUETO HAa Te3u (HAaKTOPH U B
YCIIOBUSATA HA MPOMEHSIIN CE MOTPEOUTEIICKU MPEANOYUTAHUS U PA3BUTHUETO HA
rmazapa Ha TbHProBUsATa Ha ApPeOHO, KOHKYPEHIMSATa MEXKIYy TpPAAUIMOHHUTE
THPTrOBCKUTE LIEHTPOBE U THPTOBCKUTE IMAPKOBE ce 3acuiiBa. JloKaTo ThProBCKUTE
LEHTPOBE IIBJIT0 BpPEME 3aeMaTr BOJEIIO MSICTO B IpajJicKaTa ThProBCKa cpena,
THPTOBCKUTE IMAPKOBE MOCTEIICHHO CE YTBBPIKAABAT KATO aNTEPHATUBEH (opMmar,
npenaraiku  yaoOCTBO, JIECHA JOCTBIIHOCT M TMO-I00pa aJanTUBHOCT KbM
CHBPEMEHHHUTE MOJICIIH Ha TIOTPEOUTEICKO TIOBECHNUE.

Karo Bua HeIBMKUMH UMOTH C THPTOBCKO MpEAHAa3HAUYECHUE, ThPTOBCKUTE MApKOBE
MPEJICTaBIISIBAT CHBKYITHOCT OT Mara3uHM ¢ TOJIsIMa OT/IaBaeMa TUIOIII, TpeIaraiiu
pa3zHooOpas3ue OT CTOKH M yCIyTd, BKJIIOUUTEIHO JIPEXU U aKCECOapH, CTOKHU 3a
JIOMa, CJICKTPOHMKA, Mara3uHu 3a JIOMAIIHU JTFOOUMIIH, allTeKH, ONTHKHU, KAKTO U
dbuTHECH U PECTOPAHTH, PA3MOJIOKEHU B MOKPAWHUHUTE HA Tpaj WIK HACEICHO
MSICTO, C M3TPAJICH OTKPUT MAPKUHT ¢ HAIMYUE HA JIOCTAThYCH OpOi mapkomecTa
3a kiaueHTH. [Ipu nzbopa Ha HaemaTen UHBECTUTOPUTE B THPTOBCKHU MAPKOBE CE
(dokycupaT BBpPXy KIIOYOB, OCHOBEH Haemarell, WM T.Hap. ,,korBa™ (anchor).
,»,KOoTBaTa“ e royisiM, monyJsipeH HaemarTes, KOMTO MpUBINYa KyIyBauu U OCUTypsBa
3HAYUTEJICH TIEMICX0/IEH W aBTOMOOWIICH TpaduK KbM KoMIuiekca. Te3u OCHOBHH
HaeMaTelu Hai-4yecTo ca TroJieMH YHHUBEPCAIIHM MarasuHU WMIU MarasuHd 3a
XpaHUTETHH CTOKH, KOUTO CIIOMaraT 3a OCHUTYypsiBaHE Ha KIMEHTOIIOTOKA.
THproBckuTe MapkoBe MPUBIWYAT AUCKAYHT MarasMHHUTE W THPTOBIHU C big-box
dbopMaT Ha Mara3uHUTE CH, KAaTO TOJIEMUTE XPAHHUTEITHH BEPUTH, CTPOUTCITHU
XUTMEpMapKeTH U MarasuHu 3a JomamiHu cToku. [lorpedburenute B brarapus Bce
M0-Y€CTO THPCAT OBP3 JOCTBHII, JIECCH MAPKUHT, HUCKU IICHW M Mara3uHu, KbJIETO
MoOraT Ja HaMepsT CTOKH, C KOMTO Ja 3a/I0BOJIAT €XKEAHEBHHUTE CU HYXIu. ToBa
HACOYBAa WHTEpPECa HAa WHBECTHTOPUTE KBM TBPTOBCKHTE TIAPKOBE, KOUTO
00CITy>KBaT UMEHHO TE€3U IPyNH NOTpeduTenn. 3a pa3inKa OT 3aKPUTHTE ThPTOBCKU
[IEHTPOBE, THPTrOBCKUTE TAPKOBE pa3IojaraT ¢ OTKPUTH IPYIH OT Mara3uHu, KOUTO
ce ¢okycupaT BBpPXY IMO-TOJIEMH TBPrOBCKH IIJIOMM M YIOOEH MJOCTBI 3a
NOTPEeOUTENUTE, ThPCEUIH Pa3HOO0pa3re OT CTOKU U YCIIYTH Ha €IHO MSCTO.

Ot gpyra crpaHa, THPrOBCKHUTE IUIONIM B THPTOBCKUTE IIEHTPOBE Ca 3aeTd
MPEeIMMHO OT Mara3WHH Ha MOJHH BEPWUTH, Pa3BJICKaTCIIHU IICHTPOBE, KWHA U
3aBe/ICHHUs 32 XpaHEHe, a TOBa 03HAaYaBa, 4e ToJsiMa 4acT OT MPUXOJUTE UM 3aBUCST
OT MOJIHUS M pa3BJIeKaTeNIeH CEKTOp. ToBa MpaBu TO3U CETMEHT YyBCTBUTENIEH KbM
CnajJi B JIOXOJWTE Ha HACEJICHHETO, NMPOMEHU B IOTPEOUTEIICKHTE HABUIH W
3aBUCHUMOCT KbM BCE MO-3aCHJIBAIINS PACTEXK HA OHJIANH ThPTrOBHUSATA.

B tabnumna 1 e mpencraBeH oOmusi 00eM Ha THPTOBCKH IUIOIIM B CTpaHaTa 3a
nepuona ot Q4 2021 r. no Q3 2025 r., KaTo € U3YKCIIECH U JIETBT B MPOLIEHTH HA
TBPTrOBCKUTE IIEHTPOBE W THPrOBCKUTE MapkoBe. OT JaHHUTE ce HAOJIF0/IaBa, de
oOmaT 06eM Ha ThProBckUTe miomy HapacTta ot 1,071 muH. kB.M (Q4 2021 1.)
mo 1,47 mnn. xB.M (Q3 2025 r.), win yBenuuenue ¢ 6im3zo 400 xui. KB.M 3a
nepuoa. ToBa npeacraBisBa pbCT OT 37% 3a YETUPHU TOJUHH. Y BEIUUYEHHETO Ce
JUBJDKY W3IS0 Ha U3TPAJICHH HOBH THPTOBCKH MApKOBE, TOKATO 00OEMBT IUIONIH B
THPTOBCKUTE IEHTPOBE OCTaBa cTabuieH. J[enbT Ha THPrOBCKUTE IICHTPOBE
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HamazsBa oT 76% npe3 Q4 2021 r. va 55% npe3 Q3 2025 r., qokaTo mpe3 ToBa
BpeMe ce HalJtoJlaBa CHJICH PBCT IPU THPTOBCKUTE MapkoBe. TeXHHAT As1 ce
yBeJIMYaBa MOYTH JBOIHO - oT 24% (Q4 2021 r.) na 45% (Q3 2025 r.). ToBa
[I0Ka3Ba U3MEHEHHE B CTPYKTypaTa Ha Ila3apa Ha ThbPrOBCKH ILIOLM B beirapus u
OTpa3sBa MPOMSHATA Ha HArJIACUTE HAa MOTPEOUTEITUTE U MHBECTUTOPUTE, KOUTO CE
OpUEHTHUPAT KbM TIO-T'bBKAaBH, JOCTBIIHM M OTKpUTH Qopmartu. Buzgen e
HENPEeKbCHAT pPACTeX Ha Jella Ha THPrOBCKUTE MapKoBe B 0OLIUs o0eM Ha
THProBCKUTE IUIOIM B bbiarapus u ce odepraBa TeHIEHIUS KbM Kpas Ha 2026 r.
TOM MOYTHU J]a ce U3paBHU C TO3U HA ThPTOBCKUTE IICHTPOBE.

Tabnuya 1. O6wy 06em na mvpzosckume nnowu 6 bvnzapus (04 2021 2. - 03 2025 2.)

s Ha s Ha
Topnuu O6o THPrOBCKHTE THPrOBCKUTE
(XHJ1. KB.M)
LIEHTPOBE apKoBe
Q4 2021 1071 76% 24%
Q42022 1156 71% 29%
Q4 2023 1322 61% 39%
Q42024 1388 58% 42%
Q32025 1467 55% 45%

Hzmounux: Forton Cushman & Wakefield u usuucienun na asmopa

Ha ¢urypa 6 e npeacraBen 060eMbT, B KB.M, Ha TPTOBCKHTE ILIOLIH B bbarapus no
CErMEHTUTE THPrOBCKH LIEHTPOBE U ThPrOBCKH MapKoBe 3a nepuoaa ot Q4 2021 r.
10 Q3 2025 r.

Duzypa 6. Obem na mopzosckume naowu no ceznenmu 6 bvneapus (04 2021 2. - Q3 2025 2.)
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Hzmounuxk: Forton Cushman & Wakefield

3abemns3Ba ce, ye B mepuoaa ot Q4 2021 r. go Q3 2025 r. 06emMbT Ha MJIOUTUTE HA
THPTOBCKUTE IIEHTPOBE OCTaBa TMOYTH HEMpPOMEHEeH — oKkoyo 810-823 xwui. kB.M.
ToBa mokasBa, 4e ma3apbT B TO3U CETMEHT € CTaOUIN3UPaH, TOCTUTHAI € 3PSUTIOCT
U HE Ce M3TpakJaT HOBH TOJIEMH MPOEKTH. VHBECTHIIMUTE B TO3M CETMEHT ca
HACOYEHHW TJIABHO KbM PEKOHCTPYKIIMH, MOACPHU3ALMU U Pa3IIUPEHUs Ha
ChIlecTBYBaIIM 00ekTH. MHBecTHTOpUTE ce (POKYCHpAT BHPXY H3IBIHCHHE Ha
JIeiHOCTH MO OOHOBsIBaHE, ThPCEHE HAa HOBH HaeMaTelud M MOoJ00psBaHE Ha
MapKEeTHHTOBUS MHKC. HapacTtBaHeTo Ha o0OemMa Ha TBPTOBCKUTE IUIOUIM TIPH
THPTOBCKUTE IIEHTPOBE € OTPAHUUYEHO MOPAJIA CPABHUTEITHO BUCOKHUTE PA3XOIH 3a
CTPOWTEJICTBO W TPEHACHIIAHETO Ha Ia3apa Ha THPTOBCKH MMOTH, OCOOEHO B
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CTOJIUIIATa U TOJIEMHTE IpafioBe Ha bbirapus.

OueBu/IeH € CUJICH U TMOCTOSTHEH PAaCcTeX Ha Jiejia Ha ThPrOBCKUTE IMApKOBE, KaTo 3a
nepuonaa ot Q4 2021 r. no Q3 2025 r. 06eMBbT, B KB.M, HapacTBa OoT 256 XUjl. KB.M
10 656 Xui. KB.M, UJIM TOBa € yBEJIWYEHUE C OKOJIO 156% 3a 1mo-Manako OT meT
roguuu. Cpeanorogumuuar temn Ha pactexk (CAGR) e okono 26%, koero e
HU3KJIFOYHATEIHO BUCOKA CTOMHOCT 38 UMOTEH cerMeHT. ToM Imoka3Ba, ue 00eMbT Ha
THPrOBCKUTE MapKOBE ce € yBelnyaBal cpeaHo ¢ 26% Bcska ToAuHa B MepHoza
mexay Q4 2021 r. u Q3 2025 r. YBenuueHusT Opoii MPOESKTH B THPrOBCKH MApKOBE
ce ObJDKM Ha MO-HUCKU CTPOUTETHH pPAa3XOAU B CPAaBHEHHE C THPrOBCKUTE
LIEHTPOBE, MO-BUCOKA JIOXOJHOCT M MO-KPAaTKU CPOKOBE 3a peanusanus. B mukca
UM OT THPTrOBCKU OOEKTH ce 3abemsizBa BCe MO-CUIIHO MPHCHCTBUE HA BEPUTH 3a
JIOMaKMHCTBO, TE€XHUKA, CIIOPT U JUCKAYHT ThproBus. Hail-rogemute ThpProBCcKu
napKoBe ca KOHIIeHTpupaHu B rpagoBete Codus, [Inosnus u BapHa, Ho mo-rpBKaTa
KOHIICTIIIHS Ha TO3U BUJ UMOTH T'Y MIPABH MOAXOSIIIN 32 U3TPAXKIAHE U B CPETHUTE
U MaJIK¥ rpajioBe Ha bparapus, kbaeTo Beue ce HaOMro1aBa eKCIaH3msl.

B tabnuna 2 e mpeacraBeHa J0XOIHOCTTA HA ThPTOBCKUTE LIEHTPOBE B TOJIEMHUTE
rpajnoBe Ha bbrarapus Ha roguinHa 6a3a 3a nepuoga Q4 2021 r. — Q4 2024 r. u 3a
mbppBUTEe TpuMeceuns Ha 2025 r. JluncBar myOnMYHHM TAHHM 3a TOXOJHOCTTA OT
ThpProBckuTe nmapkore npeau Q4 2024 r. u Taka 3aJI0KEHUTE IIEPUOIN B TaOIHMIIaTa
JlaBaT BB3MOXXHOCT 3a CPaBHUTEJICH aHAJIU3 Ha JOXOJHOCTTa Ha THPTOBCKUTE
IUIONIM OT JBaTa BHJA CerMeHTta. M3mon3BaHu ca JaHHU OT JOKJIAgu Ha
KOHCynTaHTckata ¢upma B cdepata Ha OuszHec mmotru Forton Cushman &
Wakefield 3a moxazarens ,,shopping centre prime yield”, koiiTo mokasaren e
WHIUKATOpP 3a JIOXOJHOCT OT Hal-KaueCTBEHUTE, IbPBOKIACHU THPIOBCKU
[IEHTPOBE Ha Ma3apa - TaKMBa ¢ OTIMYHA JIOKALKs, BUCOKA 3a€TOCT HA ThPTOBCKUTE
TJIOMIH, ABJITOCPOYHH JIOTOBOPH M HUCHK WHBECTUIIMOHEH PUCK.

Tabnuua 2. /loxoonocm na muvpzoeckume yeHmpoee 6 zonemume zpaooee na bvazapus

Tpajtone Joxonnoct (B %)
Q42021 | Q42022 Q42023 Q42024 Q12025 Q22025 Q3 2025
Codpust 7,50 7,50 7,75 7,50 7,50 7,50 7,50
IToBuB 8,00 8,00 8,00 - 8,50 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25
Bapua 8,00 8,00 8,00 - 8,50 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25
Byprac 8,00 8,00 8,00 - 8,50 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25 8,00 - 8,25

Hsmounuk: Forton Cushman & Wakefield

3abenszBa ce, ye HUBOTO Ha noxoxHoctra B Codust ocraBa cradbumuo (7,50%)
IIOYTH TIpe3 LEeNus pasiekaad nepuon, ¢ n3kimodenue Ha Q4 2023 r., koraro ce
nokauBa 710 7,75%. Ilo-HuCcKaTa TOXOJHOCT B CTOJUIIATA, B CPABHEHHUE C JIPYTHUTE
rojieMu rpajsiose B bbiarapus, mokassa mo-BUCOKa JUKBUIHOCT, MO-HUCHK PUCK U
3aCUJICHO ThPCEHE OT CTpaHa Ha MHBECTUTOpUTE. JIEKOTO MoKayBaHe Ha HUBOTO Ha
noxogHocT B kpas Ha 2023 r. e CBBp3aHO C MOBUILIEHATa HECUTYPHOCT Ha
MHBECTUIMOHHUS T1a3ap U JIMIICAaTa Ha CAEJKHM Ha Ma3apa ¢ ThProBCKa HEJBUKUMA
coocrBenoct. Crnen kpas Ha 2023 1. goxomnocrra B Codus ce Bpbla Ha
paBHuIETO OT 7,50% 3a creaBanuTe ABE TOAUHHU.

B nepuona Q4 2021 r. - Q4 2022 r. B rpanosere Ilnosnus, Bapna u byprac ce
3a0esi3Ba M0-BUCOKA JOXOIHOCT OT Ta3u B rpaj Codus, B pamkure Ha 8%. Ilo-
BHCOKaTa JOXOHOCT MPEATOoJara u o-BUcoKa Bb3BpbIIa€MOCT 32 HHBECTUTOPUTE,
KOUTO MU3UCKBAT Ta3U M0-BUCOKA BH3BPBIIAEMOCT MOPa/IY MO-HUCKATa JINKBUIHOCT,
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no-Majkus Opoil cHenKd, Mo-cilabusi MOTPEeOUTENCKU MOTOK, B CPaBHEHHE CbhC
Cous, KakTO U MO-BUCOKATa YYBCTBUTEITHOCT KbM HaGMHHUTE HUBA U 3a€TOCTTA B
te3u rpagose. M B Tpute rpana - [lnosaus, Bapna u byprac, - camo B Q4 2023 r.
ce HaOJIro1aBa JIEKO IIOKaYBaHe Ha HUBOTO Ha IOXOIHOCT B nHarazoHa 8% - 8,50%,
MOCJIE/IBAHO OT CIaj Ha paBHUIIETO 10 8% - 8,25%. Criopen maHHUTE OT TadJMIa
2 rpanoBere Ilnosnus, BapHa u Byprac umar cxoJHu CTOMHOCTH Ipe3 LEIUs
pasriiex/aH Mepuoj, KOeTo O3HauaBa, ye Ia3apuTe ca CTAOWIHU U C elHAKBa
OIICHKA Ha PUCKa, HO MO-PUCKOBU CIPSIMO Na3zapa B croyuiara. JfoxogHocrra oT
TO3U TUIl UMOTH HE TIOKa3Ba CE30HHU KOJIe0aHus, TOPaIu KOETO MEXAY OTACITHUTE
TpUMeceuus He ce HaOJto1aBaT 3HAYUMU U3MEHEHUSI.

B Tabnuua 3 e mokazaHa JOXOJHOCTTa Ha ThPrOBCKUTE IJIOUIM B ThPIOBCKUTE
apKoBe B rojeMute rpajnose Ha boarapus 3a nepuoga Q4 2024 r. - Q3 2025 r.

Tabnuua 3. /loxoonocm na mvpzoeckume napkoege 6 zoaemume zpaooge na bvnzapusn

Hoxoanoct (B %)
Q42024 Q12025 Q22025 Q32025
Codust 7,50 7,50 7,25 7,50
[lnosau | 8,00 —10,00 | 8,00—10,00 | 8,00—9,75 7,75 8,75
Bapna 8,00-10,00 | 8,00—10,00 | 8,00-9,75 7,75 - 8,75
Byprac N/A N/A N/A N/A
HUsmounuk: Forton Cushman & Wakefield

I'panose

[lepuoabT € CpaBHUTENHO KpaThbK MOpaad JIMICA Ha MyONWYHH JaHHH 34
JIOXOJIHOCTTa Ha Thbproeckute mnapkose npean Q4 2024 r. Kparkust BpemeBH
00XBaT OTpazsiBa MO-CKOPO CTATUYHO Ma3apHO PaBHOBECHE, OTKOJIKOTO JMHAMUYHO
pa3BuTHEe. AHAIM3BT HA JJAaHHUTE CIIe[Ba Jla C€ UHTEPIPETHpa KaTo MHAUKATUBEH,
a HE KaTo pe3yiTarT OT aKTHBEH WHBECTHUIIMOHEH ma3ap. /lanHute ot Tabnuima 3
MOKa3BaT, ue npe3 pasriexaanus nepuoa B Codus J0XOAHOCTTA Ce TBUKU B TECEH
nuanas3oH 7,25% - 7,50%. HabmromaBa ce BHCOKa CTAOMIIHOCT, C JIEKO IMOHMIKEHUE
npe3 Q2 2025 r. (7,25%), mocnenBano oT Bb3cTaHoBsiBaHe 110 7,50% B Q3 2025 r.
ToBa oTpa3siBa HMCHK MHBECTHIIMOHEH PHUCK, BUCOKA JIMKBUIHOCT U YTBBPJECH
nasap Ha ThpProBCKU MapKoOBE B cTonuaTa. KakTo npu TbproBCKUTE LIEHTPOBE, TaKa
U TIpU THPTOBCKUTE MApKOBE ce HaOJt0aBa MACHTHYHA JUHAMUKA B TPaJOBETE
[InoBauB m BapHa, KakTO MO HHMBa Ha JOXOJHOCT, TaKka U MO TEHACHLIHMH Ha
pazBuTue. JJoXoqHOCTTa € MO-BUCOKA OT Ta3uW B CTOJIMIIATA, HO C€ JIBMXKU B TI0-
mupok auana3ol — ot 8,00% mo 10,00% B kpast Ha 2024 1. u Havanoto Ha 2025 1.
[Ipe3 BTOpOTO W TpeToTo Tpumeceune Ha 2025 T. ce HaOMOAaBa CBHBAaHE Ha
nuanaszona 1o 7,75% — 8,75%, KoeTo € curHai 3a HaMajsiBaHe Ha Bb3IPUEMaHUs
PHUCK ¥ TIOCTETICHHO Ta3apHO cTa0uan3upane. BCHUkuTe T€3M NaHHU MpesnoiaraT
CXOJIHa MHBECTUIIMOHHA Cpella B JBaTa rpaja. 3a rpaj byprac numcBaT naHHH,
KOETO TOKa3Ba OTPAaHWYEH WJIM JIMIICBAI Ta3ap HAa WHBECTHIIMOHHH THPTOBCKHU
MapKoBE.

B pazrnexpanusa nepuon ot Q4 2021 r. no Q3 2025 r. THProBCKHUTE MapKOBE
OenmexarT MHOTO TO-MHTEH3UBEH PBCT B CTPOUTEICTBOTO Ha HOBH OOEKTH B
rOJIEMUTE M CPEIHU TPaJOBE B CPaBHEHHE C TBHProBCKUTE LeHTpoBe. [Ipe3
U3CTIeIBAaHMSI TIEPUOI O0EMBT Ha IUIOIIUTE Ha ThPTOBCKUTE IIEHTPOBE OCTABA MTOYTH
HENPOMEHEH, Thil KaTO HE ca peaJu3upaHy HOBU OOEKTH Ipe3 MOCIEIHUTE JEeCeT
TOJIMHU, I0KaTO ThPTOBCKUTE MapKOBE OeeKaT MOCTOSHEH PacTeX B pe3yJiTaT Ha
HOBU MPOEKTH U TAKKMBA B MPOIIEC HA CTPOUTEIICTBO. ToBa ce IbDKM Ha (dakTa, ue
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THPTOBCKUTE NApPKOBE HM3HMCKBAT I10-MAJIKO KAalMTAJIOBU BIIOKEHUS, IO-HUCKHU
CTPOUTEITHU PA3X0u (OTBOPEHH IIOIIH, TO-MAJIKO TEXHUYECKU UHCTATAIMH U T10-
IpoCTa apXWUTEKTypa), MO-KpaTKh CpPOKOBE 3a pealnu3alusi M IO0-HUCKH
eKCIUIOATAllMOHHU pa3xoau. ToBa r'v mpaBW MO-IOCTHIIHU 3a MO-IIUPOK KPBI OT
WHBECTUTOPHU U HaMaJIsiBa IbPBOHAYAIHNS UHBECTULIMOHEH PUCK.

3a pa3nuKa OT TAX ThPrOBCKUTE LIEHTPOBE M3UCKBAT 3HAYMTEIHU IIbPBOHAYAIHU
MHBECTULIUH, CII0)KHU MHCTAJIALMK U TAPKOBU 30HHU, FOJIEMH €KUIIH 32 yIpaBlIeHUE
U TIOCTOSIHHM pa3XoAu 3a TPHUBIMYAHE HA I[IOCETUTENH 4Ype3 ChOUTHS,
MapKETUHITOBU CTPAaTeruu M pekinamMa. Te MpeincTaBisiBaT CTaOMJIHU aKTUBU, HO
npeJlaraT OrpaHM4YeH MOTEHIUAl 3a pacTeX Ha JoxonHocTra. IlasapsT um e
JOCTUTHAJI €Tall Ha 3psulocT, KOETO OrpaHMYaBa MHBECTHLIIMOHHATA WM
IIPUBJIEKATEITHOCT.

TBproBckuTe NapKkoBe ca MO-UHBECTULIMOHHO MPUBJIEKATEIHH, 3al10TO IIpeuiaraT
I10-BUCOKA JOXOAHOCT, U3UCKBAT II0-HUCKU UHBECTULIMOHHU PA3X0H, PEAIU3UPAT
ce 1o-Obp30 Ha HMHBECTULMOHHMS IMa3ap, ChOTBETCTBAT HAa IPOMEHSIIUTE Ce
NOTPEOUTENICKM HABUIM, IO-yCTOMYMBH ca B YCJIOBUsA Ha UWHQIANUA W
MKOHOMMYECKA HECUTYPHOCT U CE€ Pa3BUBAT aKTUBHO KAKTO B TOJIEMUTE, TaKa U B
CPEIHUTE rpaJioBe HA CTpaHarTa.

JlaHHUTE OT M3CJIEBaHETO SICHO MOKAa3BaT MPEOPUEHTALlMsl HA MHBECTUIIMOHHATA
aKTUBHOCT OT MEXAYHAPOJHM KbM BBTPELIHM M3TOYHMLU. bbirapckute
MHBECTUTOPH 3aeMaT BOJIEIIIA POJIsl Ha Ia3apa, KOETO MOXKE Ja CE ThJIKYBa KaTo 3HaK
3a ctabuiM3MpaHe U BBTPEIIHA YBEPEHOCT B MKOHOMMYEcKaTa cpefa. B chioro
BpEME IOCTENEHHOTO BB3CTAHOBSIBAHE HA YYKJIECTPAHHUTE WHBECTHIMM IIPE3
2024 - 2025 r. e uHAUKATOP 32 Bb30OHOBSIBaHE HAa MHTEpeca KbM OBJIrapcKus nasap,
0CO0EHO TpH MOAOOpsBaHE Ha MAaKPOMKOHOMHYECKHMTE ycloBus. B mepuona
2021 - 2024 r. o0eMbT Ha WHBECTHIIMUTE IIOKAa3Ba IIUKIMYHA, HO BBH3XOJSINA
TeHJeHIus ¢ nukoBu HuBa Tipe3 2024 1. ToBa oTpa3siBa BH3CTaHOBSIBAaHE Ha
JIOBEPHETO Ha UHBECTUTOPUTE U 3aCHIICH MHTEpEC KbM Obarapckus nasap. Jlanaure
3a MbpBOTO Hoayroaue Ha 2025 r. mpeanosarar 3aabp’kaHe Ha aKTUBHOCTTA, HO
0e3 TocTUraHe Ha PeKOPIHUTE CTOMHOCTH OT MpeIXoAHaTa roJuHa.

HabmronaBa ce cuinHa KOHIIEHTpAIMsl Ha MHBECTULMOHHUAT Na3ap B bbirapus B
Oo(HCHUS CErMEHT, JOKaTO HWHAYCTPHATHUTE HMOTH HaOWUpaT CKOPOCT Karo
QITEpHATHBA C JBITOCPOYEH NOTEHIHUAIL. TBPrOBCKUAT CETMEHT OCTaBa B
nepugepusaTa Ha UHBECTULIMOHHATA aKTUBHOCT IMOPaJU CTPYKTYpHHU MPOMEHU U
TpaHcopMals Ha MOTPEOUTENCKOTO MTOBEICHHUE.

B nepuona Q4 2021 r. - Q3 2025 r. ce 3a0ens13Ba U NPOMsIHA B CTPYKTypaTa Ha
THPTrOBCKUTE IJIOUIH. THProBCKUTE MapKOBE CE€ MPEBPBIIAT B OCHOBEH JIBUTaTel Ha
na3apHUs pacTex, JOKATO ThPrOBCKUTE LIEHTPOBE MOAIbpXKAT cTabuiieH 06eM. AKo
ce 3ama3u TeHICHIIMATA Ha YBeJIMYaBaHe Ha Jiejla Ha ThPrOBCKUTE MapKOBE B OOLIHS
00eM Ha ThPTrOBCKHTE TUIOIIH, C€ ouepTaBa 70 kpas Ha 2026 T. 1BaTa ceTMEHTA Jia
JIOCTUTHAT paBeH As1 — o okosio 50% oT o0mus ThproBeku (HOHI Ha CTpaHara.
TBprockure ImapkoBe B bbiarapus JAeMOHCTpUpaT IO-BHCOKA, HO IIO-
nudepeHIpana JOXOAHOCT B CPaBHEHUE C TPAJAUIIMOHHUTE ThPrOBCKU LIEHTPOBE.
Cous ce oTnMyaBa cbc CTAOMIIHOCT U MO-HUCHK PUCK, 1oKkaTo [lnoBaus u BapHa
npepiaraT  MO-BHCOKAa  BB3BPBINAEMOCT, KOMIIEHCHpAllla I[0-OrpaHHuYeHaTa
nukBUIHOCT. Jluncara Ha nanHu 3a byprac noguepraBa HepaBHOMEPHOTO Pa3BUTHE
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Ha TO3U CETMEHT B CTpaHaTa. ThbproBCKUTE MapKoOBE pacTaT 1mo-0bp30, mpeiarat
M0-BHCOKA JIOXOJHOCT M OTTOBAPAT IMO-I00pe HAa ChBPEMEHHHUTE MOTPEOUTEIICKH
HABUIIU, IOKATO THPrOBCKUTE LEHTPOBE OCTaBaT CTAOWJIHU, HO 3pelid aKTHUBU C
OTpaHUYEH IMOTEHIMA 3a HOBO pa3BuTHe. HBeCcTHUTOpUTE c€ IMpeHacoyBaT KbM
THPrOBCKUTE TMAapKOBE IOpaau TAXHATa TI'BbBKABOCT, IO-HUCKH DPa3XOAH U
CHOTBETCTBUETO CH C HOBUTE MMa3apHU U MOTPEOUTEIICKHU TCHICHIIUH.
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Abstract:

The commercial real estate market is a key segment of Bulgaria’s real estate
market structure. Its sustainability and specificity make it an essential indicator
of investment activity, consumer behaviour and regional economic development.
This study presents the comparative characteristics of investments in retail parks
and shopping centres as the two leading forms of commercial real estate in
Bulgaria. The main objective is to analyse the differences in profitability, risk and
sustainability between the two asset types, while accounting for the influence of
changing market and consumer trends.

The research period covers key stages — from the post-pandemic recovery, during
the period of increased interest rates in Bulgaria and Europe (2022 —2024), to the
subsequent normalisation. This analysis examines the dynamics of annual returns
from investments in commercial real estate across Bulgaria and in the major cities
— Sofia, Plovdiv, Varna and Burgas — to identify trends, differences between
markets and factors shaping profitability in the sector.

The profitability analysis, based on data for the period from 2021 to the third
quarter of 2025 enables the identification of key market trends, risk levels, inter-
regional differences, and external factors influencing investment interest.
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