ANT'D

N’y 1171 N'1)

2013 12nNT 2T N7V N7IT

ann

NIX UXI - NN L,TY 711970 |1I7'R

eylong@midroog.co.il

YR WX

["7T1 DINN WX - XAAYN =Ty ,["DWT70 0

rang@midroog.co.il

www.midroog.co.il 03-6855002.079 03-6844700.70 64739 22X 7N 17 NYAINA ‘M1 ,DIN7'DN 710

Asubsidiary of MOODY’S


mailto:amira@midroog.co.il
mailto:rang@midroog.co.il

Se,.,
%0...
...00
.Q...
(NN ]

AT
P”’ya121172 NN

2N 2NT POIX Aa3 (Issue) nnTo T

:AN/1"NT” :|'7n'7) n”ya 2172 N1 112N '7¥ ITNNAY N”aXa NNT0'Y7 2y elhal Aa3 27T wTnn NMwXn aNTn
360 Ty '7¥ D202 ,JNIN"P NNTO N2N1a IX/I n"YTN 71 T0 ]'Ip!)]:'l'7 At 20T 2NT'D NYXD |2 |Nd ("mana”
NopIva nni7yaYi oUp'on'main ATNN'Y7 WNYAN 0190 NINN .Y N'Y |I"7'I‘J

oY 170 OX .24.12.2013 OI'7 TV 27T"07 [17003¥ 03113 7Y 00271132 7917177 71207 on'nn 791707 1T
JTIY VT X Y71 31T 1Y [IT7 DUST AT 7 7101 779271 711203

:(w 197X 1710 121IN1) ATNPAW NITRN N”aXN NINTO D' |77

V'S W TN Tz
7712309.13 NTD¥N AN | (%) N2 MY NN | NNIEDD RN TYm | Y™ 1900 770
n"axa
(m 27x) nTDYN

2013-2017 160,694 AT £.50% 02-'"n 1260165 'KOTT0
2014-2016 148,643 nw E+2% 04-'xm 1260272 'A0770
2014-2018 1,116,166 T 4.95% 05-19X 1260306 10770
2019-2021 2,468,742 T 5.10% 0e-090 1260397 TA7T0

2017 544,940 TNy W7 T+0.7% o7-7r 1260421 n1To
2013-2016 849,330 Tmy Ky 6.40% 0E-1¥T 1260405 110
2015-2018 1,446,004 TN 5.30% Da-11" 1260462 ‘0770
2014-2019 863,524 TN 6.50% 09-119 1260488 1AT0
2018-2024 2,600,950 TN 5.35% 11-090 1260546 W70
2014-2015 40,021 TN A457% 08-19X 19 o9 N7To

10,239,014 J'no
AT Y'Y NNITN X' DAY ('J' TlTI'O) AYTN NNTO1 .1y ¥ |I"7'D 451-2 n0"1 N12NA [TXDA ) IXN anxY7 |3 ID2*
2023-2027 |1'n 2! nToY [Iy2'9n niv nant

'2013 21 WTIND 27 TA N71Y9 NIT7 DY9ID D210 AN TA *7Ip'w ‘7w naninY

WWW.midroog.co.il n’yaanTmnInxa no1ion nim !

www.midroog.co.il 03-6855002.0p9 03-6844700.70 64739 2AX 7N 17 NYAIXN ‘N1 ,DIN7'DA 7720

Asubsidiaryof MOODY’S


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

Se,.,
%0...
.'.00
..0..
(NN ]

AT

(v '97x) NI'T2n N NNan v 0Ty Dima

ATR CTY FCR EQY
30.09.2013 | 30.09.2013 | 30.09.2013 | 30.09.2013 (D'9'7x2)
39.9% 49.3% 45.3% 45.2% npINN Y'Y
11,369,366 13,048829| 23,074,172| 12,863,113 29D nYpwn7 |71
2,898,830 129,470 1,543,370 182,353 NIN'91 nypwn7 ['71
4,013,338 7,152,009 12,497,159 50242477 '012'9 21N
1,588,800 120,000 268,482 94,870 XWX NINI0N X77 Ni7'11 nnt
1,549,248 1,944,182 2,521,066 1,304,380 INIUX NINI0D+ NI7'T DN
11,057,093 6,286,046| 11411536 8577404 DIY'™ T 'DYY |1
4,411,780 3,099,021 5,169,426 3,876,986 nmp7n
16,387,934 14255314| 26,078,114| 14,168,142 |[TXD 10
915315 812,467| 1,364,107 874,559 NOI 'mw ni72
879,680 772,058| 1,258,453 848,289 NOIn7:2pn n9ipn7 'mv 072
97.5% 95.8% 95.0% 92.4% 0'031 NOI9N Y'Y
97.1% 95.4% 95.6% 91.9%| N7'2pnN N9IPN7 0'031 NOISN Y'Y
613,805 414,080 732,578 567,725 'mwv 017221 FFO Q1-Q3 2013
67% 44% 44% 61% |TXD 107 DIY'D 11 'DXY [IN
6.5 17.3 17.1 9.2 mwv 1721 FFO -7 10119 2in
4.0 17.0 16.7 9.1 'mwni722 FFO -7 103 '012'0 210
nnya
ni7x¥nn X7 xawx nnaon n770 FCR -1 EQY, CTY ni7n mne
TIT2'T NPI7N 1IX7 D903n NINTA N1ana 2iw'n ' 7y 010 FFO nim

30.09.13D1'7 N"VY 21'7'N2 ,N"ax |'pi'7'o ni7

3,000

2,500

2,000

1,500

mN7X

| ninaon

1,000

[ RalkAls]
500

www.midroog.co.il 03-6855002 .09 03-6844700.70 64739 21IX 7N 17 NY2INN ‘N1 ,DIN7DN 710

A Subsidiary of MOOD



AT

AYXIAY ANIDND 0'02 7V DIMUK 'oNn! TIN'X 7712 (v 1'y'!) D'y 0'"022'9 D'on' — n"ya a17a N'1a

31.12.2009 | 31.12.2010 | 31.12.11 |30.09.2012| 31.12.12 30.9.13 ™ "21I'7'n D'V DFTNINN D''01X'S DM
4,680 5,287 6,496 5,556 7,454 5,548 nionn >"no
2,729 3,058 3,509 2,871 3,856 2,846 NOI

42 69 58 68 84 106 VXY NITIAYNI D' NN M7 NN
2,757 3,114 3,657 2,936 3,937 2,949 m471a niN 3"no
2,984 2,496 2,905 2,597 3,375 2,641 DONyY 7n01a EBITDA

-1,841 999 1,787 1,514 1,905 520 NI'011'D Pl nypwn'? 712 va 'y
700 1,608 2,056 1,969 2,534 1,605 (on WnxY) 'y nin
34,511 33,297 40,928 42,805 42,770 41,723 '012'9 1IN
2,314 1,596 2,703 2,314 2,675 2,292 ni?'m nnn
32,197 31,701 38,225 40,491 40,095 39,431 101 '012' AIN
49,340 50,396 63,069 69,272 68,462 67,782 Cap
47,026 48,800 60,366 66,958 65,787 65,490 101 _Cap
5,189 5,915 7,309 8,321 7,849 8,186 (v1ym nIrRT X77) NN Jin
13,266 15,169 19,724 23,548 22,675 23,061 I NIRTI'ANY [IN
42,174 43,634 54,627 59,731 59,177 58,343 nypwn? "
51,412 52,470 66,352 72,970 72,159 70,974 niNTpn 7NV jTRN 10
25.8% 28.9% 29.7% 32.3% 31.4% 32.5% |TXN 107 LIV NI'IDTI 'NXY [IN
69.9% 66.1% 64.9% 61.8% 62.5% 61.6% CAP-7 ain
68.5%) 65.0%) 63.3%) 60.5%) 60.9%) 60.2%) 101 CAP-7102 aIn
887 904 1,426 1,287 1,615 1,069 *FFO
38.9 36.8 28.7 24.9 26.5 29.3 * FFO -7 aIn
36.3 35.1 26.8 23.6 24.8 27.7 * FFO-%101 ain
10.8 12.7 13.2 11.7 11.9 11.2 DNyw 7nv1a EBITDA-7 101 ain

0'011'9 DT 7W DTPID [IY'9 22 @ |I'7'D 118-2 7V N2 NI'DYD TN NIXXIND N'7'7¢7 Dyowin 30.09.13 017 FFO-7 101 2inni ainn ront FFO-n *

*.2012 MW7 00IT ONI I 17X DHON! 1INXA 7IND12 .012NN 7w nrann oi7wnn p7na mwi wx, Citycon n1ana

anam 1710 (W '97X) D'p'v 0"011'S n'on' — n"ya a17a n'na

31.12.09 31.12.2010 311211 309.12 31.12.12 309.13 197X
18,293,342 17,883,338 21,434,625 22,728,440 23,057,671 22,962,307 CAP
5,189,142 5,914,824 7,136,240 8,321,281 7,848,634 8,186,261 DY |IN
13,104,200 11,968,514 14,298,385 14,407,159 15,209,037 14,776,046 DN '012'D 2IN
839,100 428,405 947,566 358,836 1,049,360 224,964 NNITR'SI DINITD NN
12,265,100 11,540,110 13,350,819 14,048,323 14,159,677 14,551,082 1D1'012'9 1IN
18,984,521 18,706,188 22,458,365 23,616,311 23,966,421 23,836,186 IX1I2WN [TXD 10
nanwX 'on!
27% 32% 32% 35% 33% 34%| 'Xa1awn [TXD 707 DIY'D NINDTIDYY [IN
29% 31% 28% 37% 36% 34% NIPTNN PIY 'Y 197 [TXDYT 'DXY [IN
71% 66% 69% 62% 63% 66% P'n w7 101 2N
75% 69% 74% 64% 67% 67% P'N w7 1IvNn22in
72% 67% 67% 63% 66% 64% CAP-72in
70% 66% 65% 63% 64% 64% 101 CAP-7 103 2In

www.midroog.co.il 03-6855002.0p9 03-6844700.70 64739 2AX 7N 17 NYAIXN ‘N1 ,DIN7'DA 7720

Asubsidiary of MOODY'S



ANT'D

AN'TA POIX

AT POIX NIX IX2'TA DX 19YY7 nMwy WX DMmIn

NIPTAIND NNANNI(1710) N11aNn 7w 177100 M0 NP2 NMIynwn T e
77INDN TIT'21T7 0N 0IYN 0NTNANI9Y @

[PT X7 102N 'ON MIYyRYND 119y e

127N POIX IXN2N'TA Y97 0717y WX 0NN

N'01'9N NIY'NAAINI7'TIa Ny e
NIPTNINN NIN2NA IX/1 112NN 7Y NIINNKN'ONTA N'MMIYDYND nyIn e

172NN 7¥ '10'20 '0N' 1Y19' WX OMNITNAINIPTNINN NINANN 7Y '011'9N AXN'DI NMMINN NY'I9 - e

21'Ta N"MIbo'a

Aal

Aa2

Aa3

Al

S o8 W8 N N N W D W W D
0‘@dﬁ &\@ c\@f @@ ¥ 0@‘\ @}" 0'& é}\ @}\ Q\\\ @N @N ¥ 0@‘\ @}"

mana ‘79119

NIYYDX1) 2"NIX2 0'21I0 0'02] 7¢ 7In01 NIND ,NW'I712 NI NNAN NIYYDXAI YDA Npoly 1172 N
noinx (First Capital Realty naan niyynxa) nmp (ProMed Properties-1 Equity One ninan
,( Atrium European Real Estate Limited -2 naniwn nptnini nainx nima ,Citycon nian niyxnxa)
0'T2I0N 91¥2 P'Va NTPRND A¥IApa 77221 (07y2 (NIN'9) 7XIW' 2172 N2 112N NIYYDX) 7XY!
AT 21 APINX 19X] O'XI9 DFTIWD NID §1YA A¥Iapn N7VI9 50111 .0'0pINI9I0 1alyD 0" INoNN
AXDOTI NI 2172 N'TA2 N7V N7V .N9DIX NITNAI 7KW 77710 DINNA D'0P'N9 7w VIXKAL 710 ,ninD
no12ar NYSE-2 ,x"na no11aa ninnol nann ninan L[n¥d 0N 0 7Y IND'7WA NIXYDI WX ,PIX NIPTNN

1D1NIb2

www.midroog.co.il 03-6855002.079 03-6844700.70 64739 22X 7N 17 NYAINA ‘M1 ,DIN7'DN 710

Asubsidiaryof MOODY’S



ANT'D

omI7imnn o"fpnn

.2009 DONIX = I7ITIND NIT ~[”7T1.NIN2AN NIN'Y

.2008 12N21,N2AI7ITINN - [“7T1 N1NAN

www.Midroog.co.il 2NT'N INX2 0'N0I9N 0NpPNRN

2013 21" AT N71Y9 NIT DT NIT
2013 12NXT2 24:N1T "IXN

www.midroog.co.il 03-6855002.079 03-6844700.70 64739 22X 7N 17 NYAINA ‘M1 ,DIN7'DN 710

A Subsidiary of MOODY,S


http://www.midroog.co.il/upload/infocenter/info_images/715200941138PM@%EE%F6%E2%FA%20%F0%E3%EC%EF%20-%20%EE%FA%E5%E3%E5%EC%E5%E2%E9%E4%20%F0%E5%E1%EE%E1%F8%202008%20%5B%EE%F6%E1%20%FA%E0%E9%EE%E5%FA%5D.pdf

ANT'D

:0Mpy 0"o1'o 0'NIIN NN'YA

TO9A1 NI NI [IN'M NIXXIN

[IRY [IDM NIXYINT NIDXNN INXT7 TO901 NN T [IND NIXYIN
.DINITD DTN NIT )N NI

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

.0"wNIN X7 0'021'7¥ NINN97N +'71y9N NIN

.D"wNIN X7 0'021 7¥ NINN9N +NN9+ '71Yy9N NN

+ NNV DT+ O"WNID X7 0'0J1 7W NINN9A + NN9 + '71y9N NIN
.0"71y9n NN mT

JTXD2N12nn ‘02170

|PT7 2N +)INX PT7 NIXIZN 7Y NI9LIY NIM70 ¥ [PT7 2N
JIY71V9N N7'IN |22 NAYNNN +NX

JXP [RT7 NIYPYN - RITD YT DITO - '011'9 1IN

|PT7 O'NTI D'ON + (DIY'M NIIDT 7712) [TXNDA DYV [INN 70 +2IN
JTXN2 X

.O"YNIN 'M'72 0'02121 NIIDNA,TIYA 10112 niypwn

19'y01 0"I'Y 11971 77N |lna o'y 1197 NI7'Y90 0INITD DTN
onnx nrrtnnnl vion

DTN 7y D'TNIXD NINIT '97 N90IY NI7'Y9N DINITD 0NN
.0"nITn

Dimnn 7ya7 n7ivw ormaTaT 1911 (FFO) nizyan nnipn

- nrin aypwn - (CFO) nooiw ni7yan panirn 0th
DTTaT

N NIXYIN
Interest

NIMMTN NN NIRNIN
Cash Interest

'71y9N NN
EBIT

NINN9N 197 '71y9nN NiN
EBITA

NINN971 NN9 197 *71y9n NiN
EBITDA

7lyan NN
n1'on/nnnv

EBITDAR

DT NINN9n ,NN9 197

0'0M
Assets

1012'9 1IN
Debt

ID1'022'9 1IN
Net Debt

[Inn 002
Capitalization (CAP)

N niypwn

Capital Expenditures (Capex)

* NI7'y9n nNIpn
Funds From Operation (FFO)

* N9LIV NI7'YOD DINITD DTN
Cash Flow from Operation (CFO)

*119 DINITD DTN
Retained Cash Flow (RCF)

*1y9IN DINITD DTN
Free Cash Flow (FCF)

2w'N1 1772 NIPTNIDN 72pNny TaTarT on ,n'an 7w o'7iapni omi7wn IFRS ninma o 27 ow7 wr *
9DIV NI7'Y9N 0'ITNA O'HYI1 D)X OX 01 D'90IYA DINITRN NNt

www.midroog.co.il 03-6855002.079 03-6844700.70 64739 22X 7N 17 NYAINA ‘M1 ,DIN7'DN 710

Asubsidiaryof MOODY’S



Se,.,
%0...
.'.00
..0..
(NN ]

AT

nrarnnn an'T nvio

NID2N2I NI N2DA NIDRAN 2NT'D 7V NDI9WY '9 7Y o Aaa 2112 nnTnn niMAarnnn Aaa aypyun T
2701M XWX |I2'02

[12'02 NI21N21,NNIA2 NI2RD ANTN 7W NDI9'WY '9 7y [0 Aa 2N T2 NDTRN DIMAYNNN Aa
JIXRD DY 'RAUX

SJUYNDXD NTN 7Y IY7Y0 P'7N22NT'0D T 7Y NIavna A 2N NpNTRn niMarvnnn A
N1 XWX [12'02 NIDNDI

N2772 NIMATANND NIAYND [ .[IND XWX [12'02 NiDND Baaanma noima nnatnnn | Baa
.0'D'0ON 0"2'D71P90 0"IXN NI7YA NIMYT NI7I7Y |0 N7X31,N1111

,O0"1'D71P90 O'DINTX NI7Y2,2NTD 7V NBI9'WY '9 7y |0 Ba 21172 noimon ninarnnn Ba | nypwn nmn
JNIYDYD 'YX (12'02 NIDINDI n'n'7190
XWX [12'02 NI, NI'DT71P90I ANT0 1T 7Y niavna B 2 Ta niainn ninarnnn B
kb

NI2N31 Y70 TRYN NI7ya,2NT'0D 7¥ nuiow 9 7y |0 Caa 21'T2 NiITRa NiNa'Nnn Caa
JTIXD 1122 'IWX (1202

IX |IVI9 NI7TN 7¢ 2¥D2 N7 NI7I7Y1 TIXD N2'0'71790 [0 Ca an'Ta nmna niratnnn Ca
a1 7 (IFT97 Dnw'72 0™o'o oy )27 nianp

V19 NI7TN 7w 2¥N1 3”721 1N 1211 2N TR N7 T2 |0 C 272 NITRn NifaNnn C
M IX P (197 D'WI7p O11D'0 DY

|"¥D 1" NINWNDN .Caa 1v1 Aa -nan'n NP nNxX 731 3 -12,1 0'™M0NN DINYNA NYDNWYN 2NT'D
|"¥D '2’ NINYDA .DNIMIX2 N1'I¥NA ,N2'NYND XN NY7RY 2NN nnnop 7y |I"7Vi'] X721 NYXD 21NN NNIXY
nnnop 7y [Innnn p'7n:1 TIXXD] 21NN NNIXY |"¥D '3’ NINYDn I7'X1 ;27T NNRDPR YXDX1 NXXDY XNy

JIMIXA NYDAL,NT7W TN

www.midroog.co.il 03-6855002 .09 03-6844700.70 64739 21IX 7N 17 NY2INN ‘N1 ,DIN7DN 710

A Subsidiary of MOODY’S



Se,.,
%0...
...00
.Q...
(NN ]

AN0TD
CRG101013360M :1son niT

64739 2'AX-7N 17 NY2IXN’'N1 DIN7'DN 77a0,0”y2 2NTN

WWW.Mmidroog.co.il ,03-6855002 0j9 ,03-6844700 197D

.2013 ("aNT'0” ;[70'7) N”ya anTNY7 nNinv Nt 712 ©

['X INMAN MR TTEDNNE DT T 7Y 2 XINENT'R 7Y Y720 AWIDT XIN T Npo's NI Nt non
N2 20T NPJ0N X77 'NW'73 NMNON NNDN'YT AT NON A'¥N7 IX 792WY7 X'9n7 NiY'Y7 ,07¥7 ,p'myn7

D'P'1TN1 0''OX7 N1 0'AVWNIN NNIPR T 7Y 17 1001 2NT'0 N2DNOoN I'7YW1 1T JNona DA9NA VTN 7
q0mY ("YT'0N”:707) VTN 7Y INIMMX IX 1PIT,INDXNNLININ7Y ,INRID1 NIX KDY 91X NPTIA NIXINTD
J2ITDN NN T 7Y MR DY 11IX7 17 100V YT'DN 7V NDDNoN X'l 07

INNX N2'0 720 IX/1 WTN YT'D N72p0 NXXIND IX/1 72pNNn YyT'N2 0'1'YWND AXXIND NNNYAY7 Yy 200
D9 TN WWW.midroog.co.il :mamaw anTm 7w D1LIRN INXA DY'DID DIN'TA DY X/ DIDTY
NYIDIN NIYINMY7 IX NYDI7 X700 01NN 0N |'XI N2'0PHAI0 NYT NN 1Ta2 010 2NT'D T 7Y 0yNannn
NyT NINYT IX 02IN17 21YX 2NT'0 T 7Y 0'WYIN 0272 NIXA7 'K .0NNX 097170 09000 IX 2IN NNIX 7Y
on'7xX oN"NNY7 |'XI,72 7Y N7 IX 'NW'73 1NN 7Y '9030 NAXN7 N'XNXY N2yn YXA7 NNretid IX [NY'7)
ANT'D 2NYT .0NNX 09T 0N0N 7V IX AN NNIX 7V [NXIYD IX [1'ND NIKTIY7 TWX2 YT Nyan 12
O"I'Y 2Py T 2TRN 2NN 7W PIYN 71V 1D 12'00 |12 ,INX (120 '72'7 X71 'XIWX 112'07 p1 'w'mMa 0'on'nn
0'2X 2NT'D NPIYRY NINX NYT NN IX 20T 72 100 Py 7Y 0Y'9YNN 0NNX 0010 3pY IX NN Nywa]
DYLN D FT7Y IX DT NONA 71700 YT'NA WRNWN 'T' 7Y N'WyIN nypwn NB7Nn 731 7712 2'2103 7puin?
72 1227 Imypn nypwn NIXTI 7W N2Yn YNAT7I TIDT7 2'N 0T P0on1 71720 YT WNnwn 73 ,0XNnal
O'MXNIND DI'X ANTN 7Y 12NT A1DRY7 IX WID17 ,pTNNYT INJIDAY 1NX 27170 JNoN IX 2N NNIX 1Y ,2'910
WINPD MY 72 DY IX TN OV NIYPYN DY WP2A WINPD X1V Yy"Non7 Y'pwnn 7y1 010N Yipwun 7v 111Y7
ON{7910 DY WPAY IX DINX D21IT0 D0'DN0N 7V IX 2N NNAX 7Y 0'P'9IDNY NXTA N1¥D 2070 JNX
21T T 7Y 0NN 2T NN MNY 92 0I7WN 20TR YINGYT OTIR TIY 20707 077 12'NN0 ,2NnT nuyl

7w 2T Y70 NNT DY TN ANTNA 51% n7w ("o Tin” :7n7) (Moody's) o' Tin 7w na n1an nan anTn
7Y NIMI7ITINDAY [DTA 12 .0"TIN 7¥ NMIIY'XY7 D'919) DI'XI 0TI 7¥W N'7XND D'T1911 OYXNXY DN 2NTN
JIXDYY 2T DTV AT7WN 07021 DR WNTR7 ,00TIN W n'7X 7V NIooIan aNT'n

AINTM INXA O"DAI7IN D'TINY'7 01910 021,07V 2N'TA NTYIE 7Y IXANT'D 7¥ 2N'TR Y701 7Y 9011 Y107

www.midroog.co.il 03-6855002.0p9 03-6844700.70 64739 2AX 7N 17 NYAIXN ‘N1 ,DIN7'DA 7720

Asubsidiaryof MOODY’S


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

