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Disclaimer

• The Company (as defined hereinafter) is furnishing this Business Plan solely for the 
consideration of eligible financial institutions who have the knowledge and experience in 
financial and business matters and the capability to conduct their own investigation in 
connection with the investment outlined herein. Prospective financial institutions are 
urged to conduct an independent evaluation of the Company.

• The Business Plan includes technical, business, and financial information and forecasts 
provided by the Company. It also contains forward-looking statements involving known 
and unknown risks and uncertainties that may cause the Company’s actual results to be 
materially different from any future performance suggested herein. Ernst & Young 
(Israel) undertake no responsibility on the information provided herein, nor to update or 
revise any forward-looking statements.

• The Company, Ernst & Young (Israel) and their respective affiliates, employees and 
representatives expressively disclaim any and all liability relating to or resulting from the 
use of the Company Business Plan or such other information by a prospective financial 
institution or any of its affiliates or representatives.



February 20083 Draft

Table of Contents

I. Executive Summary

II. Introduction
Ø Project Overview

III. The Project
Ø Location
Ø Description
Ø Valuation
Ø Developer
Ø Promoter
Ø Management
Ø Marketing Strategy

IV. Business Environment

V. Financial Analysis



February 20084 Draft

Executive Summary

• Misintz Holdings has procured 75 hectares of land in Mihailesti, a suburb near 
Bucharest.

• Misintz intends to build a closed neighborhood of over 1,890 housing units on the land 
(hereinafter, “the Project”).

• Marketing efforts will be held in co-operation with the Prolex syndicate, Romania’s 
leading association of policemen, firemen, and customs personnel.

• Housing units of the Project will be offered exclusively to members of the Prolex 
organization.

• Project costs are expected to be €225M.

• Projected revenues of the Project are €315M.

• Annual Internal Rate of Return (IRR) is estimated at 55%.
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Introduction

• SC Misintz Holdings S.R.L. (hereinafter: “the Company” or “Misintz”) is a company which 
specializes in the entrepreneurship, development, and realization of large-scale 
construction operations in Eastern Europe.

• The Company’s management is comprised of developers who, between them, have 
decades of experience in the Eastern-European real-estate market.

• Members of management contribute experience to the project’s success, having 
functioned as project managers, legal and financial advisors, and general managers of 
similar projects. 

• The developers’ experience will enable the Project to be performed adhering high 
standards of performance, while simultaneously reducing costs.

• SC Misintz Holdings S.R.L. is registered according to local laws of Romania.
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Project Overview

• The Company has managed to procure real-estate on the outskirts of Bucharest, 
Romania.

• On this property, the Company plans to enter a joint venture with Prolex, Romania’s 
syndicate of Policemen, Firemen, and Customs personnel.

• Prolex has approved the purchased land as the designated area of the Project.

• The Project will include over 1,890 detached, semidetached, or multilevel housing units 
for the inhabitance of Prolex members.

• Prospective financial institutions 
accompanying the Project will be 
responsible for providing Prolex 
members with financial solutions 
for the purchase of the housing 
units.
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Project Overview – Cont. 

• The Project presumes to be the first of its kind in the Bucharest area, elevating the 
standards of construction and living in the area.

• Pre-marketing efforts have shown that the Project has created high interest levels by 
Prolex members, with hundreds of members inquiring about the purchase of housing 
units in the project.
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Project Location

• The Project is located in the town of Mihailesti, a mere 25 Kilometers from the 
commercial city-center of Bucharest, off the highway leading to the city of Giurgiu.

• Commuting to Bucharest’s city center will take no longer than half an hour from 
Mihailesti, due to the vicinity of the four-lane highway connecting Bucharest to Giurgiu.

• The proximity to Bucharest is a primary attraction factor for the prospective tenants of 
the Project.

• Mihailesti is situated upon a natural mount, geographically higher than the surrounding 
area, a crucial advantage in the flood-prone area of South-East Romania.

• The population of Mihailesti - currently at 7,500 - is destined to multiply by the end of the 
Project.
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Project Location – Cont.

Mihailesti
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Project Description

• The Project spreads over 75 Hectares (over 185 Acres) of land, situated in Mihailesti, 
near the city-center of Bucharest.

• Upon completion, the Project will include over 1,890 housing units, built in one of the 
following housing configurations per individual lot:

• The Project’s design contains 23 Hectares of 
public areas, including children’s daycare, a 
school, a community center, public lawns, an 
infirmary, a commercial area, and a luxurious 
country club.

Figures are estimated and may be subjected to changes.
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Project Description – Cont.

• The area is to be broken down into approximately 540 individual plots, each containing a 
housing unit in one of the aforementioned configurations (single, double, triple, or 
multilevel units).

• A plot containing a dual-unit house will be 450 – 500 SQM in size.

• Houses of the Project will be designed as duplex buildings, with slated rooftops.

• Detached and semidetached houses will have an option to include an attic and a 
basement, as customary in Romania. All necessary expansion permissions are in order.

• The total built area of a detached or semidetached unit may reach up to 340 square 
meters.

• On the perimeter of the project, multilevel housing units will be built, five stories high, 
each containing 20 apartments, situated on plots of 1,250 square meters.

• Apartment configurations in the multilevel complexes will range from 3 rooms to studio 
apartments and approximately 85 to 130 square meters, respectively.
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Project Description – Cont.

• Each housing unit will be entitled to a private parking space, with an option to purchase 
an additional parking space.

• A central boulevard will pass through the center of the neighborhood, concentrating the 
main public attractions. These include pedestrian and bicycle paths, kiosks, commercial 
areas, as well as other public facilities which will be located alongside the boulevard.
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Property Valuation

• SHM Smith Hodgkinson (Romania) S.R.L performed an independent valuation of the 
property of the Project.

• For valuation purposes, only the 62.3 hectares of land currently owned by the Company 
were considered.

• In the opinion of SHM, the estimated Market Value of the property at the effective date 
of valuation (19 December 2007) is: €7,470,000

• Valuation performed with the current status of the property being extravillan agricultural 
(outside the city limits of Bucharest), reflects a market value of €12 per square meter.

• SHM estimates that once the land is rezoned as intravillan buildable the market value 
could reach €18-20 per square meter.
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Developer

• Misintz Holdings SRL is a consortium of reputable investors, coming from a  
multidisciplinary background, ranging from project development, management, 
procurement, and entrepreneurship, to finance and litigation.

• Misintz management team is knowledgeable and experienced in real estate projects, 
particularly in Eastern Europe.

• Management has located a piece of real estate on the outskirts of Bucharest and 
managed to procure the property.

• Management is working in co-operation with the Prolex syndicate, offering Prolex 
exclusivity to the Project.
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Developer – Cont.

Following is a short description of Misintz Senior Management members;
• Mr. Dan Shamir – Over two decades of experience in management of elaborate 

construction operations. Manager and developer of real-estate projects in Europe 
(construction and asset melioration) starting in the early 90’s. Mr. Shamir has experience 
in the real estate market of Eastern Europe, including the Czech Republic, Ukraine, and 
Prague. Mr. Shamir is the majority shareholder in the Project, with 67% of shares.

• Mr. Aharon Azulay, Attorney – Member of the Dr. Shlomo Nass & Co. law firm. Managed 
the financial operations of a local authority in Israel for over a decade, has experience in 
real-estate projects in Turkey. Mr. Azulay provides consulting services to the Company 
in the legal and financial aspects, as well as during negotiations. Investors from the 
Nass Group hold a combined share of 33% of the Project.

• The Nass Group, headed by Dr. Shlomo Nass, is a business group with a financial and 
legal orientation, specializing in business development and corporate rehabilitation. The 
Nass Group specializes in real estate and commercial law, both in Israel and abroad. Dr. 
Shlomo Nass & Co. has provided management and business consultancy to companies 
and organizations for over 20 years, especially in projects which require expertise in 
financial and legal aspects.
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Management and Architectural Developers

• Project Manager – Mr. Izhac Shilo, a registered practical engineer, has over 25 years of 
experience in general project management of large scale projects (the first Israeli 
Autobahn, etc.). Mr. Shilo was the general manager of the North office of Gadish – The 
largest Project Management group in Israel. Mr. Shilo will personally overview the 
operations of the project.

• Project lead architect – Mr. Avi Toledano, Architect and Town Planner.  Mr. Toledano
has over 30 years of international architectural experience and is the founder of 
Toledano Avi – Architects Ltd. Mr. Toledano is a member of the Israeli Fellowship of 
Architects, currently residing as the Chairman of the Northern branch until 2010. The 
office of Toledano Avi – Architects, currently employs 10 architects.

• Urban landscape architect – Miller-Blum Environmental Planning. Founded in 1960, 
Miller-Blum is the largest office of landscape architecture and environmental planning in 
Israel, with offices in Haifa, Jerusalem and Tel-Aviv. Miller-Blum currently employs 35 
architects and has led over 5,700 projects since its founding. The offices of Miller-Blum 
are owned and managed by landscape architects Yoram Miller and Amir Blum.
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Promoter – Prolex Romania

• Prolex Romania was established in 2004 and has since been operating to improve the 
welfare of its members, through extensive social activity.

• Prolex Romania is a syndicate uniting nearly 13,000 members of law-enforcement, fire 
department, customs and medical personnel.

• Of Prolex members, 3,600 reside in Bucharest.

• Employees of public institutions who are eligible to be members of Prolex will be 
required to join the syndicate in order to participate in the Project.

• Prolex will provide independent transportation services from the
Project to places of employment in Bucharest or the surrounding 
areas.

• In pre-sale events that have already taken place, over 600 Prolex 
members have shown interest in purchasing housing units of the 
project.
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Marketing and Advertising

• Target customers of the housing units are the members of the Prolex syndicate (i.e. 
policemen, firemen, and customs personnel), who reside in Bucharest or its surrounding 
areas.

• Advertisements will run in the local media (e.g. television, radio, and newspapers), 
offering members of the Prolex syndicate the opportunity to take part in the Project.

• The Prolex syndicate will be responsible for marketing the Project to Prolex members, 
while utilizing the aid of a professional marketing agency.

• Misintz will provide finance for publications on public billboards, in newspapers and on 
the television, while using the Prolex brand name.

• Prolex will hold conventions in hotels and in the workplace of members to display the 
Project to prospective customers.

• Attractive financial solutions will be provided to buyers by the accompanying financial 
institutions.
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Marketing Strategy

Marketing strategy will emphasize the following key points:
Ø Proximity to the cities of Bucharest and Giurgiu.
Ø Higher quality of life offered by moving to spacious dwellings with luxurious 

surroundings.
Ø Community activities, combined with a rural lifestyle.
Ø High-quality educational facilities.
Ø Nearby commercial centers and public facilities built as part of the Project for the 

welfare of the Project’s residents. (e.g. bank, post office, gas station, etc.)
Ø Mortgages of up to 100% of property costs.
Ø 50% aid in rental costs from the Ministry of Internal Affairs, for Prolex members 

seeking to lease, rather than purchase, the housing units.



February 200821 Draft

Project Highlights

Success Factors:
Ø Successful co-operation with Prolex, a leading organization with strong public

following and a good reputation.
Ø Risk management limits exposure to the cost of only 189 units (rather than the 

entire 1894 units of the Project).
Ø A “Cost + 40%” agreement signed with Prolex assures the Company high profit 

margins in most market conditions.
Ø Strong demand for quality housing in the Romanian real estate market.
Ø Proximity of the Project area to Bucharest.
Ø High Potential IRR figures (see sensitivity analysis).
Ø While being on the low end, prices are still in compliance with the accepted price 

range, according to market research data (see Market Analysis – Sales and Prices).
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Project Highlights – Cont.

Potential Upturn Factors:
Ø The current composition of cost/revenue does not include the option to expand the 

built residential area (by the addition of a cellar or attic). Such additions will 
increase revenues as well as earnings.

Ø For conservative reasons, no revenues were assumed for the public areas of the 
Project.

Ø High Project costs were assumed, in accordance with the high-quality construction 
of the Project. Actual costs may be lower than presented.

Ø Misintz has an option to procure an additional 20 hectares of land, adjacent to the 
Project, expanding the commercial potential of the Project.
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Romania – General Information

• With a population of over 17 million inhabitants, Romania is one of the most densely 
populated countries in Eastern Europe.
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Romania – Economical Overview

• The GDP per capita in Romania was approximately $202.2 billion in 2006, with a growth 
rate of 7.7% and an inflation rate of 6.6% (Source: CIA).

• Strong domestic activity in construction, agriculture, and consumption has consistently 
kept GDP growth above 4% for the past five years.

• The Romanian economy grew by 6.4% in 2006, the strongest growth for the Romanian 
economy in the past decade.

• Romania joined the European Union on 1 January 2007.
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Bucharest

• Bucharest is the capital city of Romania. Population is estimated at 1,940,500 making it 
one of the most populated cities in Europe.

• Bucharest is Romania's industrial and commercial center. The country's largest banks 
and financial institutions are situated in the city.

• Bucharest produces approx. 21% of the Romanian GDP.

• Strong economic growth has revitalized the city's infrastructure and led to the 
development of many shopping malls and modern residential towers.
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Bucharest – Cont.

• The city serves as the headquarters of 186,000 firms, including nearly all large 
Romanian companies.

• An important source for growth since 2000 has been the city's property and construction 
boom, which has led to significant growth in the construction sector.

• Bucharest is home of Romania's largest stock exchange, the Bucharest Stock 
Exchange, which was merged in December 2005 with the RASDAQ (Romanian Over-
the-Counter Share Market).
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Market Analysis

• According to the National Institute of Statistics, the residential stock in Bucharest had 
increased by the end of Q3 2006 with only 731 housing units.

• In 2006, the majority of development activity was in the county of Ilfov, where new 
completions have reached 2,252 units, almost matching total completions for the 
previous year (2,262 units).

• Approximately 14% of all new residential properties completed in Romania, in the first 
half of 2006, (20,730 units) were in Bucharest and IIfov. 

• Towards the end of the 2005 year the total residential stock in Bucharest stood at 
784,112 units, while the number of existing residential properties in Ilfov County 
amounted to 104,419 units.

• In 2006, real estate projects were almost exclusively addressed to upper-middle to high-
income customers. New villas priced around €1,200 to €1,500 per SQM and apartments 
ranging between €2,000 and €2,500 per SQM represented the majority of properties 
offered for sale.
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Market Analysis – Demand

• Considering the imbalanced 
supply to demand ratio and 
incentives offered by developers, 
customers prefer to acquire 
residential properties off-plan or in 
early stages of development.

• Demand is mainly driven by 
customers between the ages of 
30 and 45 years who currently 
own a residential property within 
older buildings, who can afford 
mortgage loans.
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• The strongest demand for buy-to-let properties is shown in the high class segment, with 
the most sought after locations being in the northern suburban areas.
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Market Analysis – Sales and Prices

• In 2006, selling prices for 
new villa-type properties 
have increased by approx. 
10-15% reaching €1,200-
€1,500 per SQM.

• In the city centre and 
northern areas, the average 
prices for new residential 
units fluctuate between 
€2,000 and €2,500 per 
SQM calculated using gross 
external area.

Asking Sales Prices in the Bucharest area
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• Selling prices for apartments addressing medium-income customers range between 
€1,000 and €1,500 SQM, depending on the location, number of units sold and the 
development phase of the relevant residential projects.
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Market Analysis – Rentals

• The rental market is almost 
exclusively dominated by 
foreign citizens, who prefer 
to rent smaller apartments 
(for 1 year leases) or larger 
villas (for longer lease 
agreements).

• Rental fees for a 2-3 
bedroom apartment in the 
northern area of Bucharest 
can reach up to 
€4,000/month while for villas 
the rent is €5,000-
7,000/month

• Despite a minor fall in supply and demand for luxury residential properties, overall 
stability has been maintained.

Source; CBRE
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Source: CBRE

Market Analysis – Future Outlook

• Demand for apartments in the upper-medium segment will remain strong as residential 
mortgages and increased purchasing power support the development of this market 
segment.

• Average sale prices for projects addressing medium income customers will have the 
highest increase, up to 20% compared to 2006. 

• Prices for luxury properties located in villa-type developments or low rise buildings will 
only slightly increase (5-10%) in the next 12 months as this market is witnessing a 
relative equilibrium. 

• It is anticipated that the sale prices for old apartments will increase by 10-15% as the 
completion rate of new projects cannot satisfy existing demand in the short to medium 
term.



December 2006

Corporate FinanceCorporate Finance

February 2008 Draft

Financial Analysis



February 200834 Draft

Assumptions – Costs

• The land on which the Project will be constructed was purchased for a price of €8 per 
square meter, contingent upon a fully approved Urbanistic Zone Plan (PUZ).

• Costs per unit, including construction, land, development, and planning & consulting can 
be summarized as follows:

• Additional costs which were taken into consideration are:
Ø Management and inspection outsourcing (7% of construction and development)
Ø Marketing and advertisement (5% of construction, planning, and development)
Ø Overhead (at a constant €5.4M per year)
Ø Management, marketing, and overhead costs total at an expected €28.3M.

Figures are estimated and may be subjected to changes.



February 200835 Draft

Costs – Cont.

• Loans accounting for 80% of Project expenses will be granted by the accompanying 
financial institution to Misintz, at an annual interest rate of 6.5%.

• A €1M down payment on the land was due in December 2007, the remainder to be 
completed in February 2008. Total land costs are €7.9M (considering a total of 92 
hectares – see Additional Information).

• Planning costs are expected from May to August 2008, totaling at €7.2M (5% of 
construction costs).

• Construction costs are expected to commence in July 2008, running throughout the 
project, for a total of €144.8M (residential built area: Detached - 150,560 SQM at €530 
per SQM; Multilevel - 96,000 SQM at €650 per SQM; open area: 58,600 SQM at €45 per 
SQM).

• Development costs are set to begin in March 2008 by two payments of €2M each, for 
gas and electrical infrastructure. Development costs will then be spread out until 2010, 
amounting to an estimated €36.6M (23,000 SQM built public area at €1000 per SQM, 
215,250 SQM open public area at €45 per SQM).

• Management, marketing, and overhead costs are set to begin January 2008, lasting 
throughout the entirety of the Project, totaling at an expected €28.3M.

• Total Project costs are estimated at €225 Million, or €913 per built residential SQM.
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Assumptions – Revenues

• Selling price is set at €1,278 per square meter (Cost +40%).

• Project revenues can be segregated as follows:

• Sale of the housing units is to be performed in 10 biannual stages, over a period of five 
years, each stage comprises the sale of 189 housing units (see Additional Information).

• Of the revenues received for each housing unit, a 10% down payment will be received 
upon signing of the contract. The additional 90% will be paid upon completion of 
construction.

Figures are estimated and may be subjected to changes.
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Revenues – Cont.

• Sales of housing units will begin April 2008 (construction set to begin July 2008).

• Construction of each phase of the Project is contingent upon completion of orders for 
the entire 189 units of each stage.

• Receiving finance for the Project is contingent upon individual buyers being members of 
the Prolex syndicate.

• No revenues from public areas (open or built) were assumed in the Project.

• Revenues per built residential SQM were calculated on the basis of total build cost (not 
including finance costs), with an addition of 40% gains, as per the existing contractual 
agreement with the Prolex syndicate.
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Additional Information

• Assuming high demand for housing units in the opening stages of the project, the 
financial model assumes the sale of 284 housing units in the first phase of the Project 
(second half of 2008). The final stage of the Project (first half of 2013) includes 
construction of 95 units.

• Misintz has the option to procure an additional 20 hectares of land adjacent to the land 
of the Prolex Project. This land is unrelated to the Prolex Project and therefore housing 
units built on this land will not be sold for the same discounted price.

• Should the option to purchase the land be exercised, Misintz intends to build additional 
housing units and a commercial shopping mall on the land.
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Projected Cash Flow

Following table describes the expected Cash Flow of the Project.

Figures are estimated and may be subjected to changes.
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Sensitivity Analysis

• Following table presents IRR sensitivity to changes in projected costs.

• Following table presents IRR sensitivity to changes in projected revenues.

• IRR sensitivity to changes does not take into account the agreement with Prolex (of 
Cost+40%). Revenues are set to a fixed level of €1278 per SQM.

Figures are estimated and may be subjected to changes.

Figures are estimated and may be subjected to changes.


