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Table 1
Reconciliation Of Azrieli Group Ltd. Reported Amounts With Standard & Poor's Adjusted Amounts (Mil. NIS)

--Fiscal year ended Dec. 31, 2011--

Azrieli Group Ltd. reported amounts

Shareholders' Interest Cash flow from Cash flow from Capital
Debt equity EBITDA expense operations operations expenditures
Reported 7,910.0 11,033.8 1,244.8 657.3 778.3 T78.3 148.4
Standard & Poor's adjustments
Operating leases 1,146.2 - 107.9 107.9 70.5 70.5 204.0
Surplus cash and near (710.5) - - -- - - -
cash investments
Capitalized interest - - 10.8 10.8 - - -
Index Linked debt annual - - - -- - (175.8) -
accretion
Share-based - - (0.4) -- - - -
compensation expense
Reclassification of interest, - - - -- (325.9) (325.9) -
dividend, and tax cash
flows
Reverse changes in - - - -- - 338.8 -
working-capital
Minority interests - 430.3 - -- - - -
Debt - Accrued interest 100.8 - -- - - - --
not included in reported
debt
Debt - Other (22.0) - - - - - -
Interest expense - Other - - - (142.3) - - -
Total adjustments 5145 430.3 118.3 (23.6) (255.4) (92.5) 204.0
Standard & Poor's adjusted amounts
Interest Cash flow from Funds from Capital
Debt Equity EBITDA expense operations operations expenditures
Adjusted 8,424.5 11,464.1 1,363.1 633.8 522.8 685.8 352.3
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Table 2

Azrieli Group Ltd. -- Peer Comparison

Industry Sector: Real Estate Investments

Nitsba
Azrieli Holdings Airport City Befimmo
Group Ltd. (1995) Ltd. Ltd. Melisron Ltd. Corio N.V. S.C.A. Klepierre S.A.

Rating as of Now. ilAA/Stable ilAA/Stable ilAA-/Stable ilAA-/Negative BBB+/Stable/A-2 BBB/Stable/A-2 BBB+/Stable/A-2
27,2012

--Fiscal year ended Dec. 31, 2011--

(Mil. mix currency) NIS NIS NIS NIS € € €
Revenues 7,547.3 619.6 841.7 1,064.9 489.5 124.8 957.2
EBITDA 1,363.1 429.4 612.7 711.2 395.7 102.8 805.1
Interest Expense 633.8 144.5 251.5 531.4 151.5 18.7 319.4
Net income from 623.0 322.7 300.7 24.8 218.2 62.0 142.4
continuing

operations

Funds from 685.8 307.5 404.2 174.5 257.8 103.7 498.5
operations (FFO)

Working capital (162.9) 56.2 885 127.3 (47.3) (36.5) 11.3
Cash flow from 522.8 363.6 492.8 301.8 210.5 67.2 508.8
operations

Debt 8,424.5 2,013.6 3,687.3 9,690.8 3,467.2 877.2 7,999.9
Equity 11,464.1 2,728.3 2,885.6 3,2949 4,417.3 1,070.5 3,423.2

Adjusted ratios

EBITDA margin 18.1 69.3 72.8 66.8 80.8 82.4 84.1
(“6)

EBITDA interest 2.2 3.0 24 1.3 2.6 5.5 25
coverage (x)

FFO/debt (%) 8.1 15.3 11.0 1.8 7.4 11.8 6.2
Cash flow from 6.2 18.1 13.4 3.1 6.1 7.7 6.4
operations/debt

(%)

Debt/EBITDA (x) 6.2 4.7 6.0 13.6 8.8 8.5 9.9
Total debt/debt 42.4 42.5 96.1 74.6 44.0 45.0 70.0

plus equity (%)
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Table 3

Azrieli Group Ltd. -- Financial Summary

Industry Sector: Real Estate Investments

--Fiscal year ended Dec. 31--

2011 2010 2009 2008
Rating history i1AA/Stable i1lAA-/Positive [lAA-/Stable ilAA/Stable
(Mil. NIS)
Revenues 7,547.3 6,343.9 5,530.0 6,919.2
EBITDA 1,363.1 1,252.1 1,152.8 952.0
Interest Expense 633.8 560.7 566.0 590.1
Net income from continuing operations 623.0 1,255.1 1,000.0 594.0
Funds from operations (FFO) 685.8 939.2 647.2 222.6
Working capital (162.9) 42.9 407.9 250.5
Cash flow from operations 522.8 982.2 1,055.1 473.0
Capital expenditures 352.3 332.0 412.0 279.3
Free operating cash flow 170.5 650.2 643.1 193.7
Dividends paid 245.9 10.2 0.0 0.0
Discretionary cash flow (75.4) 639.9 643.1 193.7
Debt 8,424.5 7,649.7 7,588.4 6,346.4
Equity 11,464.1 11,524.8 7,692.1 6,215.1
Adjusted ratios
Annual revenue growth (%) 19.0 14.7 (20.1) 17.3
EBITDA margin (%) 18.1 19.7 20.8 13.8
EBITDA interest coverage (x) 2.2 2.2 2.0 1.6
Return on capital (%) 6.1 6.0 6.7 6.1
FFO/debt (%) 8.1 12.3 8.5 35
Cash flow from operations/debt (%) 6.2 12.8 13.9 7.5
Debt/EBITDA (x) 6.2 6.1 6.6 6.7
Debt/debt and equity (%) 42.4 39.9 49.7 50.5
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Table 4

Azrieli Group Ltd.--Quarterly Data

Industry Sector: Real Estate Investments

--Quarterly data as of end--

September 2012 June 2012 March 2012 December 2011 September 2011

(Mil. NIS)

Revenues 2,318.9 2,299.5 2,209.7 2,004.0 1,931.3
EBITDA 425.9 363.0 391.0 305.0 312.7
Interest Expense 192.4 192.9 156.7 256 156.6
Net income from continuing operations 2111 198.4 184.4 (129.4) 188.4
Funds from operations (FFO) 577.3 817.2 262.5 6.1 210.6
Working capital (103.2) (106.3) (240.6) 344.0 (214.1)
Cash flow from operations 474.2 710.9 21.9 350.1 (3.5)
Capital expenditures 27.2 53.2 53.0 45.5 273.9
Free operating cash flow 447.0 657.6 (31.0) 304.6 (277.4)
Dividends paid 0.0 240.0 0.0 0.0 0.0
Discretionary cash flow 447.0 417.6 (31.0) 304.6 (277.4)
Debt 9,019.3 9,056.8 8,852.5 7,278.3 9,156.6
Equity 11,482.2 11,499.4 11.454.8 11,464.1 11,702.7

Adjusted ratios

Twelve month revenue growth (%a) 23.2 23.8 21.3 19.0 14.8
EBITDA margin (%) 17.2 17.1 17.9 16.6 17.7
EBITDA interest coverage (X) 2.5 2.4 2.3 2.4 2.2
Return on capital (%) 6.7 6.2 6.2 5.7 5.2
FFO/debt (%) 18.5 14.0 7.1 8.5 10.4
Cash flow from operations/debt (%) 17.4 11.6 45 6.2 8.0
Debt/EBITDA (x) 5.9 6.3 6.2 5.8 7.2
Debt/debt and equity (%) 44.0 441 436 388 43.9

MY 7NN

TNAINDA NN KI¥NT [N Xnn X L2011 "anana 24 ,"ann "Y1 ANt DMy Dimnt e

http://www.maalot.co.il/data/uploads/pdfs/main_points_rating_nadlan.pdf

nNan v TaOaY% 0'WNRN DNANKD NXT DY N NN 02102 NI YW aan "7 NNan ('oay van e

.www.maalot.co.il naim>a S&P Maalot 7w anxa xixn'? [na 7'w7 1mn knn nx .2010 Y " nivamn

www.maalot.co.il 2012 manxTt2 | 10



n"ya "“INTY NN

(2012 NanxT? 2 -2 p122) 0'7'D D'ONO

ilAA/Stable "INTY NN
iIAA ' NTO

9102 AN'T N™MIVO'N

ilAA/Stable 2011-nanan-21
ilAA-/Positive 2010-1anxT1-8
ilAA-/Stable 2009-1anvv0-22
iIAA/Stable 2007-yn-8
(@ 21'2'n ,anTmM 1710) 2N NN

:2012,72n00%7 30 -7 [Im

1,627 9/2012-9/2013

350 9/2013-9/2014

598 9/2014-9/2015

161 9/2015-9/2016

2,097 7'~ 9/2016

[oinn npwn ;(RES-n ;npo1nn ANt ;p'omn anT nan? ,("Mnxn") ("S&P") Standard & Poor's Maalot 'nxa yv'oamn pmn
Tn1) S&P 7w mix712n anTA 0710 ' 7Y DANTTA DI DNNANAN ;0721720 DN NI0I9N NIE9INNI NIXIZAN AN'T ;'011'0N
2V D'00IAN NN D'Y'DINN DINARAN AN 110 D N1MRn S&P 2wx 0N nnipnni S&P-n 7apniv yTn 2y oon (“pma" TN
NINRNNI DNIX'P ,NdNY ,0"I'W NAyE  N'721x0 nowa Standard & Poor's 7w ™7a17an wixjznn Nii¥n "y INOI1 1IANJ1 TWX DINNNA
L, X7 N ,NDYY LMY IR INRDI IR DNARA NIRIE72P7NY YTNN IR NPan 01’ S&P .nNayn ndwa 1NN Y'oIn? nn 7y nniw
DN NI7IWD YIXQ T N N2 ,0NNNRN DIRNNn IR DMKRNN ,0NIXY ,NDNY ,0MI'Y YIXaN 0'WANRD DN0IN IX DPINT 'R
X7 2InRd NMayn NDWA INKT? DNNRNNIE DNARAN

D'9123N DNXY 7V 1701W NI'ATANNN A IT'R 7¢ 77NN IN NWYN2 ,NNSNN D'WANRN IX/I DNIYPEN D11D'0 qwn 'R DINN ' NIXT 1NAIN
,PINN N7a77 ®and S&P-7 NNy ny TN NN 0'022W NITAIWN IX ,N7X D912 IA'YAW D'AYAN [ 7' 71'T 'R IX DRI N IR/ D2amn
77 TI202 DANR D7D 7D IR DKIIN IR NN 1IYXIAW 0Y7TNN IR NI7IYS

11'R1,IN1019 TyMY 121 S&P 7w n'uz™MIo NYT Nyan il X DI L'011'9N [0INN N2YNI AN'TA NINIT L, X7 X N7 ,pinn
N1R S&P . [nW nivjpwn yixa Mya nv7nn N7ap? IX,DNYTD Y DN DN IR PTRN7 WY Nx7an IR ,NTAYAY 02T Dinn
nYnwn NI'R S&P .Niyjpwn yana niv7nn ntapa pMmn 72y non? 'R .NI0N9 INKY? DINN DX PTY? Ninn 7 nnxy 7y non

AV WY NN NI NIypwn fay? yvie Ik "nnnim™

IX , VT ITAXK? NDWN IX YT 1ARN2 [ONXY? ,NITIN NOTIN Y¥a7 NnwY ,y'onY7 ,07x%7 ,7'nynY? 'K .S&P-7 nnmw pma nrnt 720

Um'w? nayn wim'y 75 pima niwyy 'R .andal ko S&P nndon nap K77 ,nypn X 17010 0T PN MNon win'y 7> niwyY
I'0I9N NI'TNAI WIN'WN 'RINA ,NT 100N 0IDNN

www.maalot.co.il 2012 manxT2 | 11



