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Midroog leaves the issuer rating Aa3.il with a stable forecast for Alony Hetz Properties and 
Investments Ltd., as well as the bonds (Series F, G, H, and I) that the company issued. 
 
The bonds in circulation rated by Midroog are: 

Bond Securities No. Rating Rating Forecast Final Maturity Date 

F 3900206 Aa3.il Stable 28/02/2019 

H 3900271 Aa3.il Stable 24/02/2023 

I 3900354 Aa3.il Stable 28/02/2027 

J 3900362 Aa3.il Stable 28/02/2027 

 

Principal Considerations for the Rating 

The company’s rating is supported, inter alia, by the business profile and the prominent financial 

position of the investee companies, primarily Amot Investments Ltd. (henceforth: “Amot”), PSP Swiss 

Property AG (henceforth: “PSP”) and Carr Properties Holdings LP (henceforth: “Carr”), in a way that 

supports their capability to distribute dividends to the company in the future according to the 

company forecasts; the solid nature of the group’s investments, that characterized by mostly 

income-producing  properties in stables markets and economies; good and stable strength ratios 

over time; financial flexibility and adequate liquidity, including, as of the date of this report: a 

guaranteed and unutilized credit framework with a scope of about NID 500 million and negotiable, 

unpledged shares in significant volume in relation to  the company's liabilities. In addition, the 

company and its affiliates have good access to sources for recruiting capital and debt. 

On the other hand, the company has significant holdings in a small number of companies in a manner 

that harms the diversification of dividend sources. In addition, there is company exposure to 

entrepreneurial activities, particularly on Carr, that harm its risk profile. 

 

Assumptions for the Model – the Basic Scenario 

The basic scenario of Midroog takes several principle assumptions into account, among them the 

additional investment in Brockton in the scope of about NIS 150 million and a current cash flow of 

about NIS 247 million for 2017. In accordance with Midroog’s basic scenario, in the short term, the 

debt to Cap ratio is expected to be in the range of 40% to 42% and the operational coverage ratio to 

be higher than 2. 
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Alony Hetz Properties and Investments Ltd. (expanded stand- alone): coverage and financial ratios 

(NIS K): 

 

NIS(K) 31.12.2016 31.12.2015 31.12.2014 

Gross financial debt 3,721,339 3,340,271 3,035,624 

Cash balances 98,946 208,665 257,582 

Net financial debt less cash 3,622,393 3,131,606 2,778,042 

Accounting equity 4,906,767 4,548,430 4,070,823 

Market value of quoted investments 5,746,634 5,040,149 5,045,923 

Total value of investments (unquoted 
and quoted) at market value 
(henceforth: adjusted market value) 

9,469,539 7,794,162 6,881,057 

Book value of total investments 8,727,327 7,788,007 6,920,450 

Total assets 8,888,144 8,147,729 7,347,868 

Equity/ total assets 55% 56% 55% 

Equity/ total assets taking into account 
market value of holdings 

59% 56% 55% 

Gross debt/ equity value of total 
investments 

43% 43% 44% 

Net debt/ book value of total 
investments 

42% 40% 40% 

Gross debt / adjusted market value  39% 43% 44% 

Net debt / adjusted market value  38%1 40% 40% 

Total adjusted investments value /net 
debt 

2.61 2.49 2.48 

Total adjusted investments value/ gross 
debt 

2.54 2.33 2.27 

 

NIS(K) 31.12.2016 31.12.2015 31.12.2014 

Rental and Maintenance fees 0 0 0 

Dividend from affiliated companies 343,810 277,557 272,905 

Management fees and other income 11,744 14,961 12,425 

Total current operating income 355,554 292,518 285,330 

Total cash flow expenses 137,465 119,526 119,812 

Total cash flow surplus 218,089 172,993 165,518 

Current operational coverage ratio 2.59 2.45 2.38 

 

  

                                                           
1
 In April 2017 the company executed an equity issue in the scope of about NIS 320 million, which, according to the 

company, was used to redeem part of the debt. After the above issue, the net financial debt ratio to market value stood at 
about 35%. 
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Details of the Principal Considerations for the Rating 

Business profile and high positioning for the Group's subsidiaries, mitigating risk levels 

Alony Hetz is a holding company primarily exposed to the real estate sector. Along with the absence 

of the sectoral diversity of the company, it should be positively noted that the affiliated companies 

held by the company have strong economic characteristics and activity spread over a number of 

different economies with relative stability. The affiliated companies include Amot Investments which 

is traded in Israel and rated by Midroog at the local rate of Aa3.il with a stable outlook. The company 

also has the largest holding in PSP, one of the largest and leading income-producing properties 

companies in Switzerland. PSP is traded in Switzerland and has a Moody’s A3 international rating 

with a stable outlook. In addition, JP Morgan-Chase Bank N.A. and the company have joint control of 

Carr, which operates in the commercial office real estate sector  in Washington D.C., where Carr has 

local management that is responsible for managing and operating the properties. Carr is not rated. as 

of this report, the Company holds 70% of Energix Renewable Energy Ltd. (henceforth: “Energix”), 

which is engaged in the development and construction of photovoltaic systems and the sale of 

electricity in Israel and in initiating projects to establish wind farms in Israel and Poland. During 2017, 

the company participated in an equity issue of Energix in the sum of about NIS 42 million. The 

company also has holdings in Brockton Funds in England that invests in income-producing real estate. 

In addition, the company has several properties in Boston, held jointly with the Oxford Properties 

Group (the company’s share is 55%). During 2017, the company acquired an additional office 

property valued at USD 190 million (the Company's net investment was USD 55 million). These 

investments contribute to the company by diversifying resources for debt servicing. The affiliated 

companies own income-producing properties in countries that are financially strong and hold a 

prominent position relative to the markets they operate in. As of 31.12.2016, about 67% of the 

company’s investment portfolio is geographically located in countries with Aaa-Aa1 ratings, among 

them Canada, the United States, Britain and Switzerland. 

The graph below is a breakdown of the company's affiliates as of December 31, 2016: 
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The companies affiliated with Alony Hetz show stability over time. Their results and the strong 

financial profile of the company's main subsidiaries provide the company with financial and 

operational flexibility in relative to other rated companies. Midroog notes the financial parameters as 

well as the volume of activity of the above companies positively, in a way that increases the certainty 

of receiving future dividends. Over the past few years, the affiliated companies have paid a stable 

and continuous dividend to Alony Hetz. The total of current operating income for 2016 stands at NIS 

355 million, compared to NIS 292.5 million in 2015; the increase in income is derived mainly from the 

dividend income from Carr, in the amount of NIS 82 million, compared to NIS 57 million in 2015 and 

the dividend income from Amot at about NIS 134 million in comparison to NIS 110 in 2015. 
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The main parameters of the principal subsidiaries are as follows: 

 US Dollar Swiss Franc NIS 

CARR PSP AMOT 

31.12.2016 31.12.2016 31.12.2016 

Rate of holding 47.8% 12.2% 60.9% 

Real estate for investment yield 1,512,593 6,255,728 8,564,623 

Real estate for investment development 616,284 544,360 352,510 

Financial debt 726,849 2,248,436 4,855,249 

Liquidity balance without credit framework 169,542 21,123 292,350 

Liquidity balance + credit framework 379,542 1,301,123 1,092,350 

Equity and minority rights 1,576,151 3,866,754 3,959,218 

Alony share of equity 747,177 472,131 2,411,164 

Total balance sheet 2,499,438 7,041,367 9,801,544 

NOI 83,870 249,241 535,570 

Property occupancy rate 92% 90.7% 97% 

Debt to CAP 31.6% 32.7% 50.7% 

Debt to CAP, net 26.1% 32.5% 49.1% 

FFO 44,882 151,342 335,442 

Equity and minority rights to total balance 63% 55% 42% 

Financial debt to FFO, annualized 16.2 12.5 14.5 

Net financial debt to FFO, annualized 12.4 12.4 13.6 

 
Positively Outstanding Financial Strength and Operational Coverage Ratio   

The company’s financial debt (at the expanded stand-alone level) as of 31.12.2016 stands at about 

NIS 3,721 million, where 78% is for bonds and the rest is secured bank debt. As of 31.12.2016 the 

debt to cap ratio at the expanded stand- alone level is approximatly 42% and the equity to total 

assets ratio is at about 55%, that is high relative to the level for the rating. During the course of 2017, 

the company has executed equity issue in the scope of about NIS 320 million, which, according to the 

company, was used to redeem part of the financial debt. After the equity issue, the LTV ratio is at 

about 35%. In addition, the operational coverage ratio is at about 2.59, a ratio appropriate to the 

rating level. The principal affiliated companies of the company show very good strength and 

coverage ratios, as can be seen in the table above. In addition, the increase in the volume of the 

company’s equity while maintaining low levels of leverage, should be noted. The surplus in current 

cash flows stands at about NIS 218 million as of 31.12.2016. 
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High Financial Flexibility, High Liquidity and High Access to Financing Sources Contribute to the 

Company’s Risk Profile 

Midroog’s estimate  that the company has a good financial flexibility, derived from holding 

unencumbered quoted shares worth as of 31.12.2016 at about NIS 3.5 billion (PSP, Amot, FCR and 

Energix) and about  NIS 3.7 billion in other unquoted unencumbered investments s (mainly Carr and 

investments in the Brockton Fund). Immediately prior to this report, the ratio of unencumbered 

investments to unsecured debt was about 2.5  

In addition, as of 31.12.2016, the company has a liquidity balance of about NIS 100 million and 

underwritten unutilized credit facilities of about  NIS 550 million. Bond repayments during the years 

2017-2018 expected to  be at about NIS 350 million for each of those years. Also, the equity issue 

executed during the course of 2017 and used to repay loans and release shares from liens in the sum 

of about NIS 1 billion has also contributed to the company’s financial flexibility. Midroog estimate, 

that the company has sufficient liquidity and financial flexibility in comparison to the annual bond 

redemption, including the stable current cash flow that it received as dividends from the companies 

it holds. Additionally, the company has good access to the capital market as expressed by the equity 

and bond issues executed in recent years. 

The repayment schedule for bonds as of 31.12.2016 is shown below: 

 

  

Repayment Schedule of the Bond Fund 31.12.2016 (Thousands of NIS) 
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Rating Forecast 

Factors that could improve the rating and outlook 

 Long-term improvement in the level of leverage. 

 Financial profile improvement, including increase in the level of company's holdings in the 

long term, diversification. 

 Factor that could lead to a rating downgrade: Reduction in the company’s financial 

flexibility and liquidity. 

 Increase in the ratio of net financial debt to adjusted market value exceeding 50%. 

 Increase in the company’s business and financial risk, including a significant increase in the 

rate of initiation. 

About the Company 

Alony Hetz Properties and Investments Ltd. focuses mainly on long-term investments in income-

yielding real estate in Israel, including the development and improvement of real estate and 

investments abroad in a number of countries. As of the date of this rating report, the company 

operates in several countries, including Israel, Switzerland, the USA, and the UK. The company has a 

holding in Amot Investments Ltd. (at the rate of about 60.9%), which is the group’s yielding real 

estate arm in Israel. Amot deals in renting, managing, initiating and developing properties, directly 

and through companies it controls. Within the framework of evaluating Alony Hetz, the company’s 

information is examined on the basis of its independent activities and by neutralizing Amot activities 

(expanded solo). In addition, the company holds about 70% of the shares in Energix Renewable 

Energy Ltd., which operates in the field of renewable energy (photovoltaic and wind) in Israel and 

Poland. The company also operates in several countries abroad through investment in several 

companies, among which are company holdings of about 12.2% of the shares in PSP Swiss Property 

AG in Switzerland, the largest public company in the field of profit-yielding real estate, listed for 

trading in Switzerland. The company is the largest shareholder in PSP. From the third quarter of 

2013, the company also began activity in the US, where it holds about 47.8% of Carr Properties 

Partnership LP, a private company in the profit-yielding real estate field – mainly in offices around 

Washington DC. Beginning in 2015, the company is also active in the profit-yielding real estate field 

in Boston. In Britain, the company holds varying levels of Brockton Capital funds. 
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Rating History 

 

 Related Reports 

Real Estate Companies Analysis – Methodology Report 

Maintenance Company Rating – Methodology Report 

Midroog Rating Scales and Definitions 

The reports are published on the Midroog web site: www.midroog.co.il 

 

General Information: 

Rating report date:   08.05.2017 

Most recent rating update:  04.12.2016 

Date of first rating publication: 27.06.2005 

Rating initiator:   Alony Hetz Properties & Investments Ltd. 

Entity paying for the rating:  Alony Hetz Properties & Investments Ltd. 

 

Information from the issuer 

Midroog relies, among other things, on information received from entities authorized by the issuer. 

  

https://www.midroog.co.il/upload/infocenter/info_images/nadlan-metoda%208.2009.pdf
https://www.midroog.co.il/Upload/Documents/%D7%9E%D7%AA%D7%95%D7%93%D7%95%D7%9C%D7%95%D7%92%D7%99%D7%94%20%D7%9C%D7%93%D7%99%D7%A8%D7%95%D7%92%20%D7%97%D7%91%D7%A8%D7%95%D7%AA%20%D7%90%D7%97%D7%96%D7%A7%D7%94%201211.pdf
https://www.midroog.co.il/SitePage.aspx?l=1&id=8
http://www.midroog.co.il/
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Local Rating Scale for the Long Term 

Aaa.il Issuers or issues rated Aaa.il represent, according to Midroog’s judgement, the highest 
ability to repay credit compared to other local issuers. 

Aa.il Issuers or issues rated Aaa.il represent, according to Midroog’s judgement, very high 
ability to repay credit compared to other local issuers. 

A.il Issuers or issues rated Aaa.il represent, according to Midroog’s judgement, high ability to 
repay credit compared to other local issuers. 

Baa.il Issuers or issues rated Baa.il represent, according to Midroog’s judgement, a medium 
ability to repay credit compared to other local issuers and may have certain speculative 
characteristics. 

Ba.il Issuers or issues rated Ba.il represent, according to Midroog’s judgement, a weak ability to 
repay credit compared to other local issuers and have certain speculative characteristics. 

B.il Issuers or issues rated B.il represent, according to Midroog’s judgement, a very weak 
ability to repay credit compared to other local issuers and have significant speculative 
characteristics. 

Caa.il Issuers or issues rated Caa.il represent, according to Midroog’s judgement, the weakest 
ability to repay credit compared to other local issuers and have highly significant 
speculative characteristics. 

Ca.il Issuers or issues rated Ca.il represent, according to Midroog’s judgement, an extremely 
weak ability to repay credit and are very close to default of any chance to repay principle 
and interest. 

C.il Issuers or issues rated C.il represent, according to Midroog’s judgement, the weakest 
ability to repay credit and are generally in default with slim chances of repaying principle 
and interest. 

 
Note: Midroog uses numerical variables 1, 2 and 3 in each of the rating categories from Aa.il to Caa.il. 

The variable ‘1’ indicates that the bond is located in the upper end of the rating category attributed 

to it, indicated in letters. The variable ‘2’ indicates that it is located in the center of the rating 

category and the variable ‘3’ indicates that the bond is located in the lower part of the category of its 

rating, indicated in letters. 
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Copyright © All rights reserved to Midroog Ltd. (hereinafter: “Midroog”). 
 
This document, including this paragraph, is copyrighted by Midroog, and are protected by copyright and by intellectual property law. This document 

may not be copied, scanned or photocopied, amended, distributed, duplicated, translated or displayed for any purpose whatsoever, commercial or 

otherwise, without advance written consent from Midroog.  

Caveat regarding the limitations of a rating and the risks of relying on a rating, and caveats and reservations in respect to the activity of Midroog 

Ltd. and the information appearing on its website 

Ratings and/or publications by Midroog are subjective opinions about future relative credit risks of entities relative to their credit obligations, debts 

and/or debt-like financial instruments that apply on the date of their publication, and as long as Midroog has not changed the rating or has 

withdrawn from it. Midroog's publications may contain assessments based on quantitative models of credit risks, as well as related opinions that 

served it in the rating process. Ratings and publications by Midroog do not constitute a statement about the accuracy of the facts at the time of the 

publication or in general. Midroog makes use of rating scales to issue relative prognoses of credit risks and/or entities risks and/or the risks of 

financial assets according to definitions detailed in the scale itself. The choice of a symbol to reflect credit risk reflects solely a relative assessment of 

that risk. Midroog defines credit risk as the risk that an entity may fail to meet its contractual financial obligations on schedule and estimated 

financial loss given default. Midroog's ratings do not address any other risk, such as risks relating to liquidity, market value, change in interest rates, 

and fluctuation in prices or any other element that influences the capital market. 

The ratings and/or publications issued by Midroog do not constitute a recommendation to buy, hold, and/or sell bonds and/or other financial 

instruments and/or make any other investment and/or forgo any of these actions.  

Nor do the ratings and/or publications issued by Midroog constitute investment advice or financial advice, nor do they address the appropriateness 

of any given investment for any specific investor, or constitute a recommendation for investment of any type whatsoever relying on the rating. 

Midroog issues ratings on the assumption that anybody making use of the information therein and of the ratings will exercise due caution and 

conduct the appropriate tests required himself and/or through authorized professionals, in order to personally assess the merit of any investment in 

a financial asset that he is thinking of buying, holding or selling. Every investor should obtain professional advice in respect to his investments, to the 

applicable law, and/or to any other professional issue. Any rating or other opinion that Midroog issues should be considered as just one component 

in any investment decision by the user of information contained in this document or by anybody on his behalf, and accordingly, any user of 

information contained in Midroog ratings and/or publications and/or in this document must study and reach an assessment of the merit of 

investment on his behalf regarding any issuer, guarantor, bond or other financial instrument he intends to hold, buy or sell. "Investor" – an investor 

in a financial asset that has been rated, or in a financial asset of a rated corporation. 

All the information contained in Midroog ratings and/or publications, and on which it relied (hereinafter: "the Information") was delivered to 

Midroog by sources that it considers credible, inter alia the rated entity. Midroog is not responsible for the accuracy of the Information and presents 

it as provided by the sources. Midroog exercises all reasonable means, to the best of its understanding, to assure that the Information is of quality 

and of adequate extent and that it originates from sources Midroog considers to be credible, including when relying on information received from 

independent third parties, if and when appropriate. However, Midroog does not carry out audits and cannot therefore verify or certify the 

Information. 

General reviews that Midroog publishes are not intended for use in assessing investments of any kind, but to provide general information and/or 

data in Midroog's possession, under the limitations set forth above in respect to the Information that served in their preparation. The provisions of 

these reviews do not constitute part of any methodology by which Midroog works. Midroog may deviate from anything said in a general review and 

change its position regarding its provisions at any time. Nothing said in any general review shall be viewed, treated or relied on as an opinion or 

advice in any way. A general review does not constitute part of Midroog's professional methodology. It reflects the personal opinion of the author of 

the document, and does not necessarily reflect Midroog's opinion. 

Subject to the Law, Midroog, its directors, its officers, its employees and/or anybody on its behalf involved in the rating shall not be held responsible 

under law,  for any damage and/or loss, financial or other, direct, indirect, special, consequential, associated or related, incurred in any way or in 

connection with the Information or a rating or a rating process, including not issuing a rating,  including if they were advised in advance of the 

possibility of damage or a loss as said above, including but not confined to (a) any loss of profit in present or future, including the loss of other 

investments opportunities; (b) any loss or damage caused consequential to holding, acquisition and/or selling of a financial instrument, whether it is 

a subject of a rating issued by Midroog or not; (c) any loss or damage caused consequential to the relevant financial asset, that was caused, inter alia 

and not exclusively, as a result of or in respect to negligence (except for fraud, a malicious action or any other action for which the law does not 

permit exemption from responsibility) by directors, officers, employees and/or anybody acting on Midroog's behalf, whether by action or omission.  

Midroog hereby declares that most of the issuers of financial assets that it rates, or entities for whose issue a rating was conducted, undertook to 

pay Midroog for the rating prior to the rating process. Midroog maintains policy and procedures in respect to the independence of the rating and 

the rating processes.  

Midroog is a subsidiary of Moody's (hereinafter: "Moody's"), which owns 51% of Midroog's shares. However, Midroog's rating processes are 

independent and separate from Moody's and are not subject to approval by Moody's. Midroog has its own policies and procedures and its rating 

committee is independent in its discretion and decisions. 

A rating issued by Midroog  may change as a result of changes in the information on which it was based and/or as a result of new information and/or 

for any other reason. Updates and/or changes in ratings are presented on Midroog’s website at www.midroog.co.il, which also has additional 

information on Midroog’s Policies and/or the operation of its rating committee. 

 

http://www.midroog.co.il/

