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Table 1

Azrieli Group Ltd. -- Peer Comparison

Industry Sector: Real Estate Investments

Nitsba
Azrieli Holdings Airport City Melisron Kimco Realty

Group Ltd. (1995) Ltd. Ltd. Ltd. Corio N.V. Klepierre S.A. Corp.
Rating as of Oct. ilAA/Stable ilAA/Stable  llAA-/Stable ilA+/Stable BBB+/Negative/A-2 BBB+/Stable/A-2  BBB+/Stable
8,2013
(Mil €) --Fiscal year ended Dec. 31, 2012
Revenues 1.840.8 048 1447 2747 504.3 9882 7136
EBITDA 3164 70.0 1124 1815 350.0 8238 5050
Interest expense 121.0 234 445 100.2 1465 3135 2349
Net income from 100.8 623 643 76.8 16.0 1666 150.0
continuing
operations
Funds from 200.3 417 653 48.6 234.1 484.0 203.7
operations (FFO)
Cash flow from 1335 335 61.3 76.3 2449 504.1 262.3
operations
Dividends paid 48.8 0.0 00 327 1275 146.4 2359
Debt 1.755.7 4506 7809 20277 31462 7,669.6 40029
Equity 24308 6113 668.6 620.8 41305 3.620.7 30635
Valuation of 32251 1.203.5 16844 28739 7.308.7 16,445.0 0.0
investment
property
Adjusted ratios
Annual revenue 20.0 (24.8) (154) 269 30 32 (0.6)
growth (%)
EBITDA margin 17.2 739 776 66.1 712 834 835
(%)
EBITDA interest 26 30 25 18 25 26 25
coverage (x)
FFO/debt (%) 114 03 a4 24 74 6.3 73
Debt/EBITDA (x) 55 6.4 70 11.2 88 9.3 6.7
Total debt/debt 419 424 539 76.6 432 679 56.6
plus equity (%)

TRIRND NI 0'02 7y D' RATY 7w ntiman (%)

1012'9n 7'91N9N

DIN'X 2N 110 '*oNn'l |IN1 qI'n

0'NAN NI'MNN 'MIIA 7Y ,NYT? ,001a1 NN2NN 7V '011'90 120N 7'91ND

72T .2'0N NIN'D 7Y NISIPNA DA ,DNYWN IXKY N qi'n 7y DNIY DNann ,N'011'S NINYTAI N'A0IVONN 7'7N) e
EBITDA -7 ain on'l 30% -n )1min 'ayy [Inl 2IN7 1IN ONA 9PNYnd ,AnTim 1710 0'02 7y 0'oN'N N1'N1] XVANN
.5X -n qmin

AIX? TNI'MA Q1IN UTAM 201 11DNAY D097 M Nap 72V a7 (N1 2n) 0N ['m DNipny nnina niyha e
21T K77 nron' NIdINI NIFAMA NINNTA D727 NWOKRN DA IT NIY'A .D1IYN )X NNNYIY DFTAYIvN K70 0'0210 NInNd
ATNM NMaon2a (71aYN 12N DR K'NINT) TIYYN “RATY 1500 DX DN2ANN DNNNY NINNKY .[IN'AR 0Nyl ‘Miynwn
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Table 2

Azrieli Group Ltd. -- Financial Summary

Industry Sector: Real Estate Investments

~Fiscal year ended Dec. 31--

(Mil. NIS) 2012 2011 2010 2009 2008
Revenues 00554 75473 63439 55300 69102
EBITDA 1,557.1 13631 12521 11,1528 0520
Interest expense 5956 695.5 560.7 5660 5001
Net income from continuing operations 9385 5059 12242 10000 5940
Funds from operations (FFO) 9857 685.8 0302 6472 2226
Cash flow from operations 6569 5228 0822 10551 4730
Dividends paid 2400 2450 10.2 00 0.0
Cash and short-term investments 00 10000 22000 00 20.0
Debt 86366 84245 76497 75884 63464
Equity 119573 114641 115248 76021 62151
Valuation of investment property 158648 147661 122103 108687 97172
Adjusted ratios

Annual revenue growth (%) 200 19.0 147 (20.1) 173
EBITDA margin (%) 172 18.1 19.7 208 138
EBITDA interest coverage (x) 26 20 22 20 16
FFO/debt (%) 114 8.1 123 85 35
Debt/EBITDA (x) 55 6.2 6.1 66 6.7
Debt/debt and equity (%) 419 424 309 497 50.5

NIS—-New lsraeli shekel

npoon nirnm
N1'N 2NTIMN 17100 NN NN2ANN 7Y NI7'TIN DR L RNDWAY (N1 X77) anamain 17100 TN NN NI7'T DR DN DR
X7 D'021 7¥ 7IMa qp'nal DYIX'D I NNIAY7 D210 NIYR1 ,NAY0 NITYsn 'R QuIY DMt nonnal "npson”
NN’ 2V MWD 002NN D 0'9I¥ X .12 N'011'9 Niwma a7 mpnn ,2013 7anwvsoY b1 mw Tk 13 7yn ,0rmavivn

W D1 1''n 200-300 -> 9w 7w NNt nit
.07I0 NINN NN2NY N2 7RIV 190 TA1D NANNKY N7apNnY ARI7NN Ta10 N'011'S N'InNn Nany

,2014 NanxT? 2013 *21* 2w N9IpNY ,ANimn 17100 1NN NNANN NIYAY7 DFTIYN DYRTIN D'YIN'YRT DNZAN L,1IN0wnY

DN
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Table 3
Reconciliation Of Azrieli Group Ltd. Reported Amounts With Standard & Poor’s Adjusted Amounts (Mil. NIS)

~Fiscal year ended Dec. 31, 2012--

Azrieli Group Ltd. reported amounts

Shareholders’ Interest Cash flow from Cash flow from Capital
(Mil. NIS) Debt equity EBITDA expense operations operations expenditures
Reported 8,133 11,8748 14174 497.0 9427 0427 1819

Standard & Poor's adjustments
Operating leases 1,168.4 - 1157 115.7 741 741 96.4

Surplus cash and near (743.9) - - - - — -
cash investments

Capitalized interest - - 223 23 - -- -
Index Linked debt annual - - - - - (78.5) -
accretion

Share-based - - 16 - - - -
compensation expense

Reclassification of - - - - - - -
nonoperating income

(expenses)

Reclassification of interest, - - - - (350.9) (359.9) -

dividend, and tax cash
flows

Reclassification of - - - - - 4073 -
working-capital cash flow
changes

Minority interests - 825 - - -- -- -

Debt - Accrued interest 953 - - - - - -
not included in reported
debt

Debt - Other (21.6) - - - - — —

D&A - Asset valuation - - - - - — -
gains/(losses)

Interest expense - Other - - - (30.4) - - -
Total adjustments 4982 825 130.7 986 (285.8) 430 96.4

Standard & Poor's adjusted amounts

Interest Cash flow from Funds from Capital
Debt Equity EBITDA expense operations operations expenditures

Adjusted 8,636.6 11,9573 1,557.1 5056 656.9 085.7 2783

YR Inn
:Nan WA Standard & Poor's Maalot 'nxa Xixn7 [N 107N mynn DX "N - antimnn” e

http://www.maalot.co.il/data/uploads/pdfs/1.Methodology And Assumptions_Liquidity Descriptors For Glob

al _Corporate Issuers.pdf

:Nan NIwpa Standard & Poor's Maalot anxa Xixn% [nt xnn X ."ann 7771 AT nmyey nimgnt e

http://www.maalot.co.il/data/uploads/pdfs/main_points rating nadlan.pdf

:Nan w'jpa Standard & Poor's Maalot 'nxa Xixn? [N nxnn DX .MINona 1570 1Tan -'oly van” e
http://maalot.co.il/publications/SR20130609100540.pdf

www.maalot.co.il 2013 ,Daivpixa 16 | 9



n"ya "“INTY NN

(2013 ,hanvix? 16 -7 1121) D711 n'vYO

www.maalot.co.il

n"ya "INTY n¥iag
ilIAA/Stable 'o1n AN'T
iIAA ' NNT0

17'91na AN'T NMIIVoN

ilAA/Stable 2012-1anxT-2
ilAA/Stable 2011-2anan-21
ilAA-/Positive 2010-7anxT-8
iIAA-/Stable 2009-12nuo0-22
iIAA/Stable 2007-yn-8

‘MUK 'RIUN N'VO'IN

hila_perelmuter@standardandpoors.com (03)7539727 ,num79 n7'n

‘NIYN 'RIYNX N'VO0'MIN

alice_kedem@standardandpoors.com (03)7539739 o7 0'7x

2013 Mawpizva 16 | 10



n"ya "“INTY NN

[oinn npwn (RES-n ;npoinn an'T ;p'oan an'T N L ("inkn”) ("S&P") Standard & Poor's Maalot 'nxa y'omn pimn
Tn1) S&P 7w mix712n AanTA 0710 ' 7Y DANTA DI DNONRRAN ;07721720 DN NI0I9N NIE9INNI NIRIZAN AN'T ;'011'0N
2V D'00IAN NN D'Y'DINN DINANAN AN 10 D N1MRN S&P 2wx 0N nnipnni S&P-n 7apniv yTn 2y oon (“pmn" TN
NIMKNNI DAIX'R NNV 0" NAyl  N72IRD nowa Standard & Poor's 7w 21720 wixpnn nuxn "y IN0I1 12121 TWX DINKRNA
L, X7 X, NIDY7 MY IX NP DR DNAKNA N1RIE727NY yT'AN IR DNpan 2R S&P .nNayn ndwa N y'oint nin ' nniw
DIAON NI7WYD YIXA "D IN AN 2 ,0NNRNRN NN IR/ DMKND 0NNy ,NdNY ,0M'Y YIX'an 0'WANRD 0N0IN IX DPINT 'R
S Ao NMavn N9WA INKY DNNRNNE DNINRAN

D'912N DNXY 7V 1701 NIA'ANNN N IT'R 7W 7TNNA IX DWYN2 ,NNSNN 0'WANRN IX/I DNIYRN D11D'0 QPwn 'K DINN D NIXT 1N2Im
,PINN N72R7 Xand S&P-7 nNw Ny TN NN 0'022W NITAIWN IX ,N7R D'91A IA'YNY D'AXAN [ 17'K2 21'T 'R IR DI 'K IR/I D2Amn
"7 T2 NONKR D71V9 7D IK DRKAIN IR NN VXY DY TNN IR NI7IVD

1'R1,N1019 TyNY 121 S&P 7w n1'up™I0 NYT NYan il X DN L'011'9N [0INN NI AN'TA NINIT L, X7 X N7 ,pimn
1R S&P . [nW nivjpwn yixa Mya nu7nn N7ap? IX .0 Y NN ODNY IR PTNN7 WY Nx7an IR ,NTAYAY 02T Dinn
nYnwn nI'R S&P .Niyjpwn yana niv7nn ntapa pMn 7Y Jnon? 'R .09 INKY7 DINN DX PTY? Ninn 7 nnxy 7y non

Y W DN NI NIypwn fay? yvie Ik "nnnim™

IN ,VT™M 1ITAR? NDYN IR YT 1aNN2 [ONX7 ,NITIN NOTIN Y¥A7 ,nnw? ,y'onY ,07%x7 ,p'nyn? 'k .S&P-7 nnmw pma nrnm 720

Um'w? nayn wim'y 75 pima niwyy 'R .andal ko S&P nndon nap K77 ,nypn X 17010 0T P2 Non win'y 7> niwyY
I'0I9N NIN'TAAI WIN'WN 'RINA ,NT 100N 0IDNN

www.maalot.co.ll 2013 ,qawvpiva 16 | 11



