AT

N”VY1 NIYypwinl 0'od1 XN 117X

201171 "My 2pyn N”IT

:ann

7121 DO'7IX 0122
nadavg@midroog.co.il

NVUR WX
["7T1 DINN WX ('RawN) Ty, MDwT70 N
rang@midroog.co.il

1721772100 ,|"T 12 70'AX
bardayan@midroog.co.il

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 12X 7N 17 AY2IND ‘N1, DIN7'DN 710

A Subsidiary of Mooby’s



ANTD
N”ya NIypwini 0'031 XN 217X

91 21 (ISSUE) m102nT

212217 POIN A1 (ISSUER)

[Ily'@a n713'7 |31 ATNNAY N”aXA NINTOY7 2'¥' 2T poixa Al a'T 79 wInn AW 7y ay'Tin aNTn
.("mana” YN 217x” :|'7'7) n”ya niypwal 0'031 Xn "1'7x n1an 7w (ISSUER) n'7'713a

:1N2NN 7Y ATNRA N”aX0 NNTO DIN'Y

N90INA WTNNA N"aX 1Y Ny o7y
jive nnv 0I'7 NTRYN 'WI9N nan 31.3.11 nTo
N"axn (m '9'7X) 31.3.2011 NTDYN nmv ( '9'7X) nPoIN TVID | Y”1190D n"ax
2006-2013 326,228 TN 4.75% 263,639 05/11/2001 3900099 1NN
2008-2012 150 TN 45% 126 04/12/2003 3900149 *TN"IX
2011-2019 1,504,493 1D 4.25% 1,305,665 | 25/02/2007 3900206 I N"IX
1,830,871 2o

A12¥N 7Y 01 NIPTNN MY 2pY 2011 X0 WTIN2 IN0NAN [PNN1 WX 1IN NN *

7V NNI22 NNI2 |M9IXNN ,NN2NN 7Y 2100 '011'9N NAIN 7Y 0'IN01 2NN 79IX1 2T 7v wTND YN

-1 NINX ,PSP ninan nx 2p'yva 77120 ,'MI2'R NN2N 171907192 NpTNAN NN YN 217X .N'011'9 NIYMIAI NINX

anon "nwa 7170 NNID NDWN) 1l AI7ty91 71m) AXI N 17X NiNan 1nvn |INNXN 20T TVIND .FCR
'anmn 17100 NP2 '01'9 2IN 0N MDA T Xaw 192 NN NN 19'Y NNaNn DY 21D AXXINd

46% -2131.3.2011 )" IXN2 DJONON WX ,pIY 'Y '97 0'0D1 1YY

[21 @ I"7 650 -N N'7yNY7 7¥ §p'Na NI7¥AN MY721 'XIYX NNI0ON N77120 ,0N122 N'011'9 NiY'Na 112Ny
N710 NIMDA 92'N2 W' 2NTR N2yn7 . TIX7'M 2.5 -3 7¢ 1wl NITAYIYD X7 NINNOo NiMna apinn
IMNA 7Y o My NIMTIAN 7W 0702 02 11200 7W N'011'90 NIY'MIN NX W7 1T NITayivn

11101 112NN 20 NXYINDILMIDX '011'91 'POY 7'9119 NI7Y2 |1'1 112NN NPTNNAY NITIINN NINANN ,1INXD
NIXYIN 11207 ,NXT DY .(NIMXD 7101 '07T [21) 17X NN2NND 07171277 N72p 7y 001200 NI7'Yo9n 1'% 0NN
IXINY7 17122 11'0 WX ,2 -2 7W (ISLIY NIM7YT7 NIMMTN NI012A) '71Y9N 10 ON' 072N §7'n2 NNl non

AT

N71 TIN'X 0'021 7Y DIR2 'DIIPR 0'021 7Y NN NAXD !

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 112X 7N 17 MY ‘N1, DM7'ON 7710

A Subsidiary of MOODY’S



AT

Equity n1ananptnnn winm'7 NINNXn Nawa n1anan 1700 .01 0120 00200 NIYpwn !N 7Y 1T nnn
NN YN 10% 7Y 27V XA NNT7Y X7 1T ApTNNY X 7Y DXT,'Mn DTN Nx an nTna 710 (EQY) One
77120 PN YN 40% -2 NHNN X'NIEANANN 7Y AN NMynwnn nptnnn 710 PSP jpiv 1y n1nan 77100
NN12 NI012NN 0N 37% -2 N'7 NIX'D X' 112NN 7W 1N NN ApTnn IX NN NIDX 01T N1N2n

AN i7ion

NN NIKPIAN NIXIZON N'Y'Y90 MY 7Y 'MMATN 0DIY X1 1R N'ON' NIDY 11'71 N7aXN 7W 'pI7'0n N7
JIXITAN 9PN 7Y NMIYDYD 171V "W WX NIRTNINN NN2NNN P70 7¥ nMn 7y Tiaywa

nininn niypwn yixa ,N'9'7 12y2 NNaNn NI7'y9 N'MDIDOX 7y 1NTN N00ANN AN TN P9IXI 2T Ny'apa

1272210 0'02'7Y P X7 DD NNANN T 7Y

(n"w9a) Mmon nnna ntnaw NYaN NRIYND NoNs

300,000

250,000

200,000

150,000

100,000

50,000

2011 2012 2013 2014 2015 2016 2017 2018 2018

2011 IXIN29 WTIN2 NY191 WX, @ |I'7'D 185 102’1 1170 N”aX [ 0'7712 2011 MW7 |'p17'0n NI7 ima *

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 12X 7N 17 AY2IND ‘N1, DIN7'DN 710

A Subsidiary of MOODY)S



ML I

‘..
.'..l
.....
[N ]

JINEND

+(m '9'7x%) nIN'XI'0' 'on' - (AN1IN 1710) R”YA NIYpWnl 0'021 XN 17X

IFRS IFRS IFRS IFRS IFRS
31.12.2007 | 31.12.2008 | 31.12.2009 | 31.12.2010 31.3.2011 ™ 197X

78 57 85 88 22 NPTANI NNDY 'NT
212,259 *564,389 218,696 206,396 57,307 NIPTNIN NN NT2A'T
15,839 16,606 19,384 12,078 3.285 210 mT
228,176 581,052 238,165 218,562 60,614 RIS NI023M "0
nisvIY
20,454 16,259 18,526 25,617 5,986 N1 nman
0 4,906 0 0 0 NINNX NINXIN
97,095 95,519 72,570 78,360 25,268 10 "2 [N
8.689 5.970 1.804 0 0 on
126,238 122,654 92,900 103,977 31,254 NIMATN NIXRXID 2o
101,938 458,398 145,265 114,585 29,360 mnTth 9Ty 3"no
1.81 *4.74 2.56 2.10 1.94 **qouiv "71yon 10" on'

0'N1122 1210 NXYINI .10"YA NIYPWA NINX N3N 1NAND @ [1'7'D 354 7 3 7Y 902 01V 1'NY TIT'T 1Nann 0721 2008 N 77002 *

(oni |ID' NN, NI'7721 1'7n10) \ NI9LIY NI*7Iy9N NI01dN - f0IY *71Y9N 10'D ON' ** 2N 91X 10'IN 'on'

IFRS IFRS IFRS IFRS IFRS
31.12.2007 | 31.12.2008 | 30.12.2009 | 31.12.2010 31.3.2011 'O
3,383,376 3,224,021 2,425,866 2,507,166 2,410,938 1UIN2 '01'D AN
691,644 819,699 55,284 56,043 6,600 Im nnne
2,691,732 2,404,322 2,370,582 2,451,123 2,404,338 DINITA 1D 101 1011 AN
2,171,385 1,702,346 2,272,110 2,714,172 2,808,822 WI2WN XY [IN
4,611,803 3,189,637 4,064,631 4,989,812 4,992,496 NI'NO NIYPYA 7IY TIY
X7) npwn v >"no
4,780,027 3,355,302 4,275,255 5,264,275 5,265,895 71U 1Y 19Y (N0 NIN'NO
(DN 71w 'Mw :170%)
5,029,354 4,147,017 4,520,656 5,261,957 5,275,043 NIVPWUNN 70 7w ITRN Y
5,786,146 5,035,817 4,768,406 5,342,340 5,324,077 [Txn
NIN'X 'on’

58% 64% 51% 47% 45% [TXNY 10N '011'D 2N
53% 57% 50% 46% 45% 102 ,|TRNY 101 '01'D 2N
38% 34% 48% 51% 53% [T XY (1N
35% 21% 45%, 51% 53% avnnna |TNYJ'7 mxy |In
NIPTNN PIY 1Y
67% 78% 54% 48% 46% ITRA YT 10102 '011'9 AN
NIYpwn 10 v
54% 58% 529, 47% 46% 7w TN YT 101 '002'9 1IN
NIYpYn 10
71% 96% 57% 48% 46% Y Y7 10172 '011'0 2IN
DNNIN
56% 72% 55% 47% 46% v MmwY 101 '012'0 2N
DXNIN
1.78 1.40 1.80 215 219 DANIN NIYZUN 1Y 5"N0
101 '021'9 2INY

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 112X 7N 17 MY ‘N1, DM7'ON 7710

A Subsidiary of MOODY’S




AT

20T P9IX

AT POIX DX IX2N'TA DX 19v'7 DMwyn 0NN

aoIvn 171ly9nin 0'thn nNipnarioan'ona 19y e
niypwnn p'n 7V 192'N2ITIN NNDIANIY'Y e

A1'nn'onN Y'Yl Nt 11IN'7 n1ann 7y nIpTNXn w2 n'"7y NI117,'011'90 7'9191119'y - e

AN'TA V97 0'717vin oMl

NI7'T121 N'011'9N NIY'MA2 1T JIN NIYTN NIYPYN VIXIA INXT '011'901 'poyn [12'01 71T e
.60% 7V NIIDA TINY'Y 72 ,OXNIND NIPTNN PIY 11Y7,101,'011'90 2NN ONM DWW X @

NI0127 2’N02 1 TN ,ID1 ,fDIWA '71IVDNA 102N ON' .2 ~ 7 NNNR,ID1 DIV '7IY9NN 10N on AT @
0'901Y 0'0'M NIXXINI DI [INM,(NININN 7'712) 27NN NIXXINYT 707 NIY7IYON NIMNTN

112NN NITIX

, 7' 21900 77710 'PINN2 NID NIDNX NIYPYN2A 'Y DTPRNn D°ya Niypwnl 0'031 XN 217X N1an
N7y19 ;AT 20T N7 TYINY 121 .NIIyN NN 19002 ,771N2 NIYpYUnal |"711 7¥ navnl NiIN'S niany
110M21 270X, NTIP XY, 7Y T NP 19002 112NN

NINX .(60% - 27U NPTNN YY) 7XIWI AXIApN 7W 1100 77710 YT X Q1IND D”Y2 NIYpwn NINK 112N
,XN 117X N1'N2 N12001 .NND'7WAY O'TIXN NIYXDXAI YD1 ,0'001 7V NIN'9I DIT, 710" ,n12wna Npoly
.(2an71In 1710) NINX 112N 71ND21 N'XNXYN NNI7'YD 0'02 7Y 112NN '21N1 01011

* NN2N 1901021 NY{PY NIY¥NXA 112NN N7vI9 71N

DINN2 NI A7IMn nNIaxn n1ann PSP Swiss Property AG. nimnn 17% - 22 N1ann np'tnn Myl
.PSP -2 n1'7iman nimnn 7ya nx aumnn 112ann .X'Nva Inon'7 anivan,21ann 7710

2190|7712 ApTNnn NXpnx iy nan  Equity One INC. nimnn 2% - 21 n1ann ap'tnn 2”nxa

nasl/hy
2190|7712 NpTNRN N'Tp i n0an First Capital Realty INC. ninn 13% - 22 n1ann np'tnn nTapa
nP'TNNN N'Mp NI n1an ,Gazit America INC nnann 10% - 31 N12Nn Ap'TNN 50112 .0 TP N1dwnY

TP (DUXI91 0 TIWN) 210 77711021 1900211 Equity One INC 7w nimnin [inn 13% - 22
N1V 71010 N12N2 9% ~ 21 §0121,70'9 |I0P1NA ,N'DMA 7771 PN 25% T 21 112NN NPTND 11022

I '70'9p |1B21M122 5% -21 PN 7Y 70Inn qnivn

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 112X 7N 17 MY ‘N1, DM7'ON 7710

A Subsidiary of Mooby’s



AT

omI7Iminn onpnn

.2009 DONIX ™ I7ITIND NIT~[”7T1 N1NAN NN

.2008 12N21,NI7ITINN - Y771 nNan

www.Midroog.co.il 2NT'N 1NX2 D'N01I9N DPNNN

AT NMIDo«

Aa3d

A1

A2

A3

Baa1 = ——t— At +—— S | —t —— = +—— i—t —
S F T E G S

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 12X 7N 17 AY2IND ‘N1, DIN7'DN 710

A Subsidiary of Mooby’s




AT

:0"pP'Vv 0"011'D 0'NIIN ND'YA

.TO9NI NI NITD |IN'D NIXXIN

IRV [ID'D TNIXXINYT NINDXNN INX7 TO9NI NN NITD IN'D NIXXYIN
.DIDITD 0'Th NIT IND NIt

.0'"NY9 TN O'NIN/NIXYIN +]ID'D + 0N 197 NN

.0"WNIN X7 10'021 7¥ NINN9A +'7Iy9N NN

.O"YNIN X7 0'021 7¥ NINN9N +NN9+ '71y9N NIN

+ NNV T+ 0"WNIN X7 0'0J1 7U NINN9A + NIN9 + '71Y9N NIN
.O"71y9n NN mT

JTXPN2NN2NN 0310

[PT7 21N +NX NT7 NIXI7A 7w NIDOIY NI7N ¥ PT7 2N
QY7190 170N 22 NM2YNNN +NX

X |RT7 NIYpWN - DITD 1YL DITD - '011'9 1IN

[PT7 O'NT1 O'0N + (DIY'D NIDT 7712) [TXN2 'DXY [INN )0 +2IN
JTXD2 X

.0"YNIN 'M'72 0'02121 NN, TIYA 101N NIYpWn

91y 01 O"I1'W 1971 TN [IN2 O™'W 1197 NI7'Y9ON DINITD DTN
ONX NMA'NNNTYION

DTN 7Y O'TRIXD NINIT '97 NOVIY NI7'YIN DINITHD 0NN
.0'INDITD

nmnn f7ya7 m7ivw ommaT iona (FFO) nizyan nnipn

- nmin aypwn - (CFO) nopiw ni7yan nanim 0
o7

"2 NIXXIN
Interest

NIMNTN NN NIXYIN
Cash Interest

'7ly9n niN
EBIT

NINN9N 197 '71ly9n NN
EBITA

NINN9AINNS 197 '71IY9N NN
EBITDA

'7iyan NN
n1'oN/nnRv

EBITDAR

DT NINN9n ,nN9 197

0'00]
Assets

1012'9 1IN
Debt

ID1'012'9 AIN
Net Debt

[Inn 002
Capitalization (CAP)

nMm nypwn

Capital Expenditures (Capex)

* NI7'yoan nNipn
Funds From Operation (FFO)

* NDDIV NI7'Y9N DINITN 0NN
Cash Flow from Operation (CFO)

*1119 DINITD DTN
Retained Cash Flow (RCF)

*1Y9IN DINITD 0T
Free Cash Flow (FCF)

2w'N1 1772' NIPTAIMD 72pnny 11T on ,nan 7w oyiapni oni7en IFRS ninima o a7 owy v *
NIV NI7'Y9N 0'ITNA 0'DYI1 DX DX 01 D'90IYN DINITRN 't

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 12X 7N 17 AY2IND ‘N1, DIN7'DN 710

A Subsidiary of MOODY)S



AT

nirnannNn 2T 0710

"N IX D 797 0'WI7{ OYID'0 DY

NIDIN21 NI DA NIYNAD ANTH 7w ADI9W '9 7y |0 Aaa anTanpuTea nmatnnn | Aaa | nvpwn nnt
1701 XWX (12102
[12'02 NI2INDI,NNIA NIZXRP ,ANTD 7w NDI9WY 19 7y |0 Aa 2N T2 NDAITRN NN Aa
JTXD 1N 'YX
QIWYDND DT 7Y (1'7Y0 2702 20T T 7Y niawna A 21T Nnn nravnnn A
N1 AWK [12'02 NIDNDI
N2772 NINATNNNI NIAYN [.[IND 'XIWX [12'02 NI2IN2 Baa anma namn nimarnnn | Baa
.0'D'ION O"2'D'7I790 D'IM9XD NI7Y2A NIMYT NI7I7Y [0 N'7X21,N1102
,0M11D7IP90 D'DINTX NI7Y2 20T 7w nLI9W 19 7y |0 Ba 2172 N nirnarnnn Ba | nypwn na
JNIYNDYN 'XAYKX |12'02 NIDNDI nman7ipao
INIWX |12'01 NI2N2I,NIMID7IP90d 2NTR 7y niawna B anrTa nonmmn nirarnnn B
(b
NI2M21 7N TRYN Ni7ya aNTm 7w npiow 9 7y |0 Caa an1a namannmarnnn | Caa
JTIND 1122 'XIWX |12'0]
IX|IY19 NI7TN 7¥ 2¥N1 NIMY NI7I7Y1TIXD N0'71ip90 (7 Ca 21T namna nirnarnnn Ca
NN p 7w 197 nnw'7d oo oy )37 nianp
,I¥19 NI7TN 7¥ 2¥N1 2”721 NI 12110 2T 1112 [0 C a2 nonrnn nrarnnn C

["¥D 1" NINYDN .Caa 11 Aa -nanrTn NIMRBPN NNX 721 3 -1 2,1 0™M9Y0NN 0'INYN1 NYNNYND 2NTN
['¥D ‘2’ NINWYNDN NIMIXA NYIIXDA ,NI'TNYND XN NY7XY TR NNR0R 7w (I'7yn N¥pa NIXD 2NN NNIXY
NMNLP 7Y INNNN P702 NIXXDI 21NN NNIXY XD ‘3’ NINYNRA 17'X15300TN NNIDP YYNXA NIXXDY XY

JIMIXA NN, N7Y 20T

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 112X 7N 17 MY ‘N1, DM7'ON 7710

A Subsidiary of Mooby’s




ML I

‘..
.'..l
.....
[N ]

AT
CRA110711000M :sonn”1T

64739 2'AX-7N 17 NY2IXN ‘N1 0IN7'DN 770 0"V 201D

www.midroog.co.il ,03-6855002 0j9,03-6844700 |197D

22011 (INTD”;'7n7) D”Y22NTDY NNIDY NI ‘70 ©

['X .1INND M3pR 2T DN DT T 7Y 2D XINEANT'D 7Y Y720 AYIDT NI LIT Npo'9 Niany Nt non
.ANJ22NT'N NNJ0N X77 'NW'73 NMIN0N NDNYT NTP0N 21'¥N7 IX '790W7 X'9N7 ,NiY'7 ,07Y7 ,p'nyn7

O'P'ITNI D''RXT NV 01aAYNIN NNIPR 'T'7Y 17 100D 2T N2DN0oN I'7YWI 0T JP0N2A DN YT'NN 72
10mv ("yTMN”:707) YT'RN 7Y ININMDX IX P17 ,INDXNNININT7Y N0 DX 'XDYY [9IX2 NPTIA N1X 2NT0
NI 12NN T 7Y 2NN NY'AR IX7 17 1001W YTRN 7Y NDDNOD X'l N7

NINNX N2'0 700 IN/1 WTN YT'D N72p0D NXXIND IX/I 72pNnn Y1101 0'11'WD AXXIND NINYAT7 1YY 2NN
09T WWW.Midroog.co.il :inamow 1nTm 7w DIIIXN NN OY'DIN DA DU X/ DAIDTY
YN NIYIN'MY7 IX NYII7 NX70N D'NND 0N 'K N20RMAI0 NYT NIN 1T 010 2070 T 7Y 0'YXInnn
NYT NINYT IX 01IN17 YR 2070 T 7V 0'WYIN 0N NIRYT 'X.ONX 097170 000N IX 21N NNIX 7V
ON'7X oN'NNY7 |'X1,]3 7Y VN7 IX 'NY'73 012N 7Y '9000 N2XN7 N'XDYY N21yn YXA7 NIRF0MD IX [NW'7)
20T AT .OMNX D20ITH 000N 7V IX 21N NNIX 7Y [NXKIYD X NN NIRTI7 WX QYT Nyan 112
0"2'W 2pY T 2T 2NN 7Y PIWn Y 1D [12'00 [123 10X [12'0 727 X71 'KIWX 1112'07 1 W'D 0'oN'Nn
0'2X 2R NPIYDY NINX NYT NN X 20T 72 100 PIY 7y D'Y'9YNDN 0NINX 0010 2py IX NN Nywa
,IDYDD M TH7Y IX T IPO0NA 71720 VTN WDNYD 'T' 7y N'WyIN nypwn NB70N 732 TT1I2 20702 7pwinT
73 1227 IDYLD AYPYN NIKTI 7¥ N127yn YNAT71 TINT7 2N 0T ROoNA 71700 YT'Da WDnwn 73 ,0XNNal
D'DXNIND DI'X 2NT'D 7W NPT 1007 IX WIDNT7,2'TNNY7 INADAY 10X 21T P00 IX 2N NIX 27 ,7'910
WIXPD MY 72 DY IX [T DY NIYPYN DY R WIXPD X1V YINoN7 Y'pwunn 7y1 0'on Y'pwun 7y 1171x7
DNP91N DY WPAY IX ONINX 021D 0'IP0ND 7Y IX 21N NNIX 7W 0'P'9INNY NXT 171NY0D ANTD aNX
ANTD 7Y 0NN 2NN NINY 2 O1I7WN 200 YINAT7 0TI TIV 20707 07W7 12NN 20T Ul

7w 2T 12'70 INT DY TR .AINT0A 51% n7w ("o Tin” ;|7n7) (Moody's) o"Tin 7w na n1an nan anTn
¥ NIMI7ITINNAY P12 12 .0"TIN 7Y NIW'XY7 0'919] DIXI 0" TIND 7Y N7XN 071911 D'XNDXY D10 1NTD
JUXDYY AT DTV NT7W0 07031 NN WnTng 0TI 7w N'7X 7Y NIooian anT'n

AINT'D ANXA 0'DIN7IN OYTINY'Y7 0910 0210 ,N7Y 2N TN NTYE7Y IXANT'D 7¢ 2T Y701 7Y 01 yT'nYT

www.midroog.co.il 03-6855002 .0p9 03-6844700.70 64739 112X 7N 17 MY ‘N1, DM7'ON 7710

A Subsidiary of MOODY’S



