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Important notice
This document does not constitute an offer to sell or issue, or the solicitation of an offer to subscribe for or buy, any securities in XXI Century Investments Public 
Limited (the "Company") nor shall it or any part of it nor the fact of its distribution form the basis of, or be relied on in connection with, any contract or investment 
decision in relation thereto.  

No reliance may be placed for any purposes whatsoever on the information contained in this document or on its completeness.  No representation or warranty, 
express or implied, is given by or on behalf of the Company or ING Bank N.V. London branch, or any of such persons' affiliates, directors, officers or employees, 
advisors or any other person as to the accuracy or completeness of the information or opinions contained in this document and no liability whatsoever is accepted 
for any such information or opinions or any use which may be made of them.  The information in this presentation is provided as of its date, is subject to change 
without notice, may be incomplete or condensed and it may not contain all material information concerning the Company.

This document and its contents are confidential and may not be reproduced, redistributed or passed on, directly or indirectly, to any other person or published, in 
whole or in part, for any purpose.  This presentation is only for persons having professional experience in matters relating to investments and must not be acted or 
relied on by persons who are not Relevant Persons (as defined below).  This presentation is made to and directed only at (i) persons outside the United Kingdom, (ii) 
persons in the United Kingdom falling within Articles 19, and/or 49 of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 and only where 
the conditions contained in these Articles have been, or will at the relevant time be, satisfied, and (iii) those persons to whom it may be lawfully distributed (such 
persons collectively being referred to as "Relevant Persons").  If you have received this presentation, are in the United Kingdom and you are not a Relevant Person 
you must return it immediately to the Company.  

Neither this document nor any copy of it may be taken or transmitted in or into the United States or transmitted in or into Australia, Canada or Japan or to Canadian 
persons.  Securities in the Company have not been and will not be registered under the US Securities Act of 1933 (the "Securities Act") and may not be offered or 
sold in the United States or to, or for the account or benefit of, US persons absent registration under the Securities Act or exemption from the registration 
requirements thereof.  There will be no public offer of any securities of the Company in the United States.  Securities of the Company have not been and will not be 
registered under the applicable laws of Australia, Canada or Japan and, subject to certain exceptions, may not be offered or sold within Australia, Canada or Japan 
or to any national, resident or citizen of Australia, Canada or Japan.  Any failure to comply with this restriction may constitute a violation of United States, Australian, 
Canadian or Japanese securities law.  The distribution of this document in other jurisdictions may be restricted by law and persons into whose possession this 
document comes should inform themselves about, and observe, any such restrictions.

The information contained herein has been obtained from sources believed by the Company to be reliable. Certain statements in this presentation are forward-
looking statements.  By their nature, forward-looking statements involve a number of risks, uncertainties and assumptions that could cause actual results or events 
to differ materially from those expressed or implied by the forward-looking statements.  These risks, uncertainties and assumptions could adversely affect the 
outcome and financial effects of the plans and events described herein.  The Company does not undertake any obligation to update or review any forward-looking 
statements, whether as a result of new information, future events or otherwise.  You should not place undue reliance on forward-looking statements, which speak as 
only of the date of this presentation. 

The images of buildings in this presentation include artists' impressions of the anticipated appearance of the Company's projects on completion. Statements 
contained in this presentation regarding past trends or activities should not be taken as a representation that such trends or activities will continue in the future. By 
participating in this presentation or by accepting any copy of this document, you agree to be bound by the foregoing limitations.
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Date
Confirmed 

portfolio value, 
US$bn

Expected NAV, 
US$ bn NAV growth, % Market cap*, 

US$ mn
Discount  
to NAV*

YE 2007 2.02 1.8 + 20% (2H 2007)
+ 260% (YOY)

1032 -43%
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Leading real estate company in Ukraine

Involved in real estate development 
since 1999 

Listed on AIM since December 2005, 
raised US$139 m at IPO

Free float – 35.7 %

May 2007 – Eurobond, US$175 m 

Company overview

(U
S$

bn
)

1H 2007 2007

NAV, US$ mn

3

(Expected)

* As at April 15, 2008 



Key differentiating factors

Diversified quality
portfolio
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Recognized industry 
leader

Public company 
with track record

Conservative 
valuation



Public since 2005

Buy BuyBuy Buy

Second best performing development company 
on AIM in 2007: +102% growth in stock price 
(Property Week magazine)
Liquidity: average daily volume of about $980,000 
for the last six months

Good value and liquidity

Buy

XXI Century
PFTS
FTSE-350
AIM All-Share

%

Target price for 2008 
according to latest reports:

Buy

Current price: 

$40-44

$27.7

5
Buy
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Best developer in Ukraine - Euromoney
Developer of the year 2007 in Ukraine – Europaproperty
Among TOP 100 best developers in Europe - PropertyEU

66

Leadership position in Ukraine

Recognized leader

High qualified team

Reliable partners

Cooperation with reliable partners: Accor, Intertop and others

Outsourcing from leading international specialists: 
Jones Lang LaSalle, Colliers, DTZ, CBRE, 
Chapman Taylor, Bofill, John Seifert, BENOY and others

Among TOP 10 Companies that inspire – Companion 
magazine 
Among TOP 10 best employers in Ukraine – Hewitt
Among TOP 10 leading Companies in Ukraine –
Adam  Smith Institute
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Company strategy
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Our goal is to be leading real estate developer in Ukraine by 
market capitalization, quality of projects, corporate development 

Retail: Develop and operate a national chain of 
shopping centers in hypermarket gallery format

Offices: Develop and operate А and В+ class 
offices in Kyiv and principal cities in Ukraine

Hotels: Develop and operate with an 
international hotel operator a chain throughout 
Ukraine 

Residential: Develop, build and sell quality 
residential properties throughout Ukraine

Logistic: Develop and operate with a strategic 
partner a chain of modern warehouses in 
Ukraine 

Cities, where we are currently present

Cities, where we believe further 
potential exists 
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Diversified portfolio  
By value* By area
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Portfolio value US$ 2.03 bn*Total area 6.0 mn sq. m. YE 2007:

* - based on portfolio value appraised by Jones Lang LaSalle as at 31 December 2007



Kvadrat Perova shopping center

Valuations vs Market realities
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Conservative assumptions in valuation

Discount rate for projects at concept approval or project 
approval stages: 19-30%
Discount rate for projects under construction: 11-16%
Capitalization rates for exiting projects in 2010: 8.75-11.5%

Example of Appraisal value vs Market value 

$88 mn $50 mn

Appraised value 
as of 31.12.2007

Value at 43% market 
discount to NAV

$15 mn

Appraised value 
at IPO 31.12.2005

Construction 
cost

$120-125 mn

Market value

$41 mn

Fully leased – opening in 2Q 2008
Total area – 40 728 sq m, GLA – 19 018 sq m
Expected NOI – approximately USD 11.5 mn

9



10

Appraiser’s valuation assumptions

Discount rates
Floating discount rates used to reflect different 
phases of project development

Discount rate at each phase represents the 
required investor yield considering risks at that 
phase 

Risks and yield are dependent on the
development phase and on type of project

Capitalization rates (yields)
Operating properties and properties under 
construction: 9.5-10% (Kyiv)

Properties under development and completion 
expected in 2009-2011: 8.75 (office in Kyiv) -11.5% 
(retail in minor regional centre)  

0%
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6%
8%

10%
12%
14%
16%
18%

2000 2001 2002 2003 2004 2005 2006 2007

Eastern Europe Central Europe Western Europe

Vacancy
Average vacancy rates range between 5%-10%

Source: Cushman & Wakefield, September 2007

Discount rate for projects at 
concept approval or project 
approval stages: 19-30%

Discount rate for projects under 
construction: 11-16%

Entrepreneur profit factored in 
project costs: 25-30%

Сost inflation and revenue growth
Cost inflation reflected in projected costs 

Revenue growth not assumed

Yield convergence



Financial strategy - 2008

Revenues from operating retail and office centers

Residential  sales and presales

Possible sale of operating assets

Possible JVs with major financial and strategic investors at 
construction stage

Leveraging and project financing from local banks

1111



Credit crisis: little impact so far
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Credit crunch impact on prime yields (2H 2007)

Moody’s: Ukrainian banking system has less 
chance to suffer from the global financial crisis.  

Standard & Poor’s: Ukraine benefits from 
relatively low external imbalances

Financing enters via Western European 
parent banks

Ukraine placed in the least vulnerable group of 
EMEA sovereigns in Emerging Economies’
Liquidity Vulnerability Index (Nov. 2007)

Mortgage debt as % of GDP,  2006

Source: Morgan Stanley

Colliers: Strong fundamentals and the 
prospect of higher returns fed demand 
and led to continued yield compression  
in EMEA sector

Source: Colliers International



Market potential
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Analysts expect  further market growth
Comparative retail floor plate per 1 000 
residents, 3Q 2007 (sq. m.)

Comparative office supply per 1 000 
residents, 3Q 2007 (sq. m.)

Supply of quality rooms in European cities        
(number of rooms)

Comparative warehouse supply per 1 000 
residents, 3Q 2007 (sq. m.)



High yields
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Kyiv Moscow Budapest Prague Warsaw Madrid Stockholm Frankfurt Paris London Copenhagen

Prime rental yields, %

office warehouse retail

Source: DTZ

Current yields correspond to levels in 
Budapest and Warsaw in 2001-2002

Price of 1 sq. m. of residential floor plate in Kyiv

Residential supply in Kyiv by class on primary 
market and average price 

ECONOMY
85 objects,
US$1 866

BUSINESS
58 objects,
US$2 647

PREMIUM
10 objects,
US$5 980

DE-LUXE
5 objects,
from US$7 000

Source: Company data



Largest contributors to growth in value
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Virlytsia, Kyiv (mixed-use)
XXIC’s largest development, representing 18% 
of the total portfolio in terms of value (US $ 354 mn)

Total area: approximately 969 000 sq m

Construction permit received for the fist stage

Pre-leasing negotiations commenced with prospective international and 
national anchor tenants  

Lisnyky, Kyiv region (suburban residential development)
Valuation increase from US$129.4m 1H 2007 to US$204.8m YE 2007
Represents approximately 10% of the total portfolio in terms of value
Total area of site: 55.49 ha
Lisnyky town council approved rezoning of the site

Berezneva, Kyiv (mixed-use)
Project appraised at US$116.5 mn at YE 2007
Represents approximately 6% of the total value of our portfolio 
Total area: approximately 238 800 sq m  
Kyiv City Council approved the concept of the project in November



Largest contributors to growth in value
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Brovarsky, Kyiv (business centre) 
Appraised at US$ 91.1m, representing approximately 5% of 
the total portfolio in terms of value

Total area: approximatelly 131 000 sq m

Project design approved by Kyiv City

Concept approved by Kyiv City

Kvadrat-Perova, Kyiv (shopping centre)
Represents approximately  4% of the total 
portfolio in terms of value (US$ 88.3 mn)

Total area: 40 728 sq m

100% of the floor plate is pre-leased 

Operation start planned for 1Q 2008

Voznesensky Yar, Kyiv (residential)
Represents approximately 4% of the value of the 
total portfolio (US$ 87.6 mn)

Total area: 95 984 sq m

Construction to commence in 2008 year

Project design approved by Kyiv City



Portfolio comprises high quality projects

Professional management

International consultants, architects, partners

Conservative valuations

Trading at 43% discount to NAV  

Low leverage

Growing cash flow from internal sources

Attracting financial and strategic partners 

Time to invest with us

17

Conservatively valued shares

High quality company

Quality assets and projects 
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XXI Century

Hrushevskoho Str., 3
01001 Kyiv, Ukraine

T. +380 44 2000 457
F. +380 44 2000 458

Email: ir@21.com.ua

www.21.com.ua


