Maalot

S&P Global Ratings

(7A'X NIZThn AIRVONN

2022 1212 30

ANTT JIDTY

a1 nrtnn Ty IA-ATA-2' aneT Aanux
NI'7T'TIN N'012'9N NIYMAN NIYYIN Ywa N
TYR TINYYZ NNann N7 a7 niIxT ' Ywal

AN'Tn

YR 'RIYUN VO'IX

evgeni.silishtian@spglobal.com 972-3-7539733 ,|x'ow*7'0 a2

Q0N YWUp U'R

gil.avrahami@spglobal.com 972-3-7539719 ,mnnax 7

AT |IDTY

D'y |DIN
AN'TN N71Y9 Nvnn
AN'TN N7IY97 0Py 017y
AN'TN N'TAN
279w w'nann
I'NN YNINN

.......................................... NI'012'9 NINNN
........................................... ANT? DNINRNN

"TANN 7Unni NNaN ,N2'0 'MMIA
21N DIP'Y NINY
D"MpP'y DIp'Y
TONI9'N IV 7WD W'NONT NIMp'y Ninan

20221130 | 1


mailto:evgeni.silishtian@spglobal.com
mailto:gil.avrahami@spglobal.com

J72'XR NIPTNN AIRLVONN

. F USSP [IV'on 7wd nya 001 0'Iwn 79n
D DNIYR DNRALNAIITINN
B0 e D'AN'T NN'wN

www.maalot.co.il 20221211230 | 2



J72'R NIPTNN AIRLVONN

AT [IDTY

7w N AT nrtnn TV SYITA-TA-2' AT AnwuX

1227 NIXTI 'R 7wl DIP'TINI N'011'90 NIYINAN NIYIN'D
AN'TA TV TINYY? 21ana N

AN"TA N71Y9 N'Ynn

D'w7n 0"011'o n'on' ("N1ann" IX "IXVOTN") PI'R NIPTAN IRV Na'vn 2022 7w IWUXIN [IYa2
oy .1.1x-27 oXIMNN N2 10D onf NNl 72% 2yn? orinnn qima nty 7710 ,0mirorkn

JN21N ANTA 0DNINEDM7IN 1N QA{RITH 7w D"71VONN DWINYAN  NNT

NIYMNAN 2 D120 X NN 2 .DN7INN NINS X'N NYII nw7Nn1 NnNann 7¢ Ni7'7an nn 90111
NIXIYN] QNN ,'MI7NN [INN 21Y7 NNaNN NI DIY7NN 702 N Ndinl NNann 7w N'011'on

,""0'0 "2") n"ya '0ro Ya Man NNan 7w AN NYPN NNaNn PY1L,N7W 2NN NNAKR 7Y NInRan

SN M mawn IR/ poon g7'na 0'mTarT 7707 (iIA+/Negative

7w NI7'TIN V1 0'0d1N MY 7Y ,NanMn M0 o' 7y '7*9w yn'7 0'7'yon 0'pIlva 0NN D'RINN
D'XINN .[INN Y NI7'YON 'OIX 7Wa N'oN' NINIAA [N7W 2NN NN L|"7Tan DinNa nNan
['2,912'N DTN 770NN NYA0IVOKR 7W N7XIN DIYMYT YA NIXTIN 'K IR D20 DNANKAN
D'790N NNIPN 7Y AT IR M7 IRV 7w AN71D' W1, NN NI7IYSI D'YINM NIYXAN NN

AN 7Y 2% yn'7 0''vont  nrmirannn? ona

NKX 11'YI 22'R NIRTAN IRVONI NN 7Y 'IA-/IlA-2' 'oinn an'T nX MMwx 2022 11 302
7¢ NINLaIM X70 N"aRN NNTOY 'IIA-' ANTN NN 1MWK, D 11D N7 Ay AN Tn NTNN

.nann

NIXTIN 'R DRI IRVONN 7V NI7'TINI N'011'ON NIYMAN NIY7N'N DX NOPWN NN AN TN N'TNN
'NAWNRN NN LD 10D .0"ANZN D'YWTINN 12-2 2NTn NIX D'MXINN 0'011'S 0'0ON' A'¥N7 NN713' 127
72V "My N N7 qimn DX N'N9nY n"'ya '0'o YA Nan NNaN 7w N7 N AI7N IRLVoNN Y
N'A0IVONRN DIYMY 727N ,911'n NTIIN? D'PO0N D'A'VPN DTYX NIYXANL DAY D'71VON DWYINA

.DMANXNN PZIYN 'RXIN nonY ,NIYPYNN N'DINI NYPOVN

AN'Th N71YeY oy oY

N'D NY2I AYN AN D nndAYan AN A L,yvan 'Y Aakvonn e antTa N'Thn 'y

77081 12 17nnw 0'wTinn 12-2 0'win'y'? nnann nNiMm 'a on'n 'S 0'DMyn X Jn71nn nino

www.maalot.co.il 2022 212 30 |

3



J72'R NIPTNN AIRLVONN

2NN NNA'X 7Y NINRAN NIRIYNA NYNnd ,NY7N] 1IN0 PIY7? nnann niwal .1.2x-on ma nn ,2022
NIY™NAN 2 D120 1IX,'0'0 YA NAN NNAN NINNA NPTRN T2 N'RNYY NI 'K 0NN Nif a9
10'0 "2 7W NN71D121 ,N'RIAN NOWNTIINN PIY7 NN NIDY AY7N NNE7T,N73am 07w n'o11'on
D"IYY X ,U7N'N7 'Unn NNI'TIEINND! AIRVONN 7Y IN'MN NNIPNA DX 790N 97'N2 D' TAMT P7n7

AN IR NNR ('yn) aN'T nnna antTa DR TINY

Vi) 7y ,20Th NN D'71Ia0 0'oN'Aan ANNN NNANN D YWND DX DA N9pYn N'7'"Ywa nrtnnn

'oN' TIN'R D'Y¥AN 1IX 17¢ NINYA L JIYKRIA [IV212 N'AND 0D ONf ANyl §I'na a*un

2 IUXIN (1Yvan DN 52.1%-> 7y Tny N2 AIRVOTN 7Y NPTRNN MIY'YY ,'0'0 A NAN NNAN NIRXING
NPTAN 7713 'NDIIN NXIAPZN N1aN DY ,NNANN |2 DNYRN DR N1 9pPwn AT TIN'RY D120 1K .2022
NIXRPOYYT '0N1 91'AN 'ON' 7Y NIY AN DX NTTNN IT DY INYT7,]D 11D .'0'0 *A2 NL'7WI N'MIynwn

J'Yaunn N9'YNal npPThnn N1ana DI7an [12'0N NKX NOYNI Nan NNaN2d NI'NinnN

69.1%-> Nn1v'7 ,72.1%-> 2y AXVONI 7 MYV [IN1 2IN7 21N DXINND ontn Ty 2022 yana 31-a
NN7WUN Y0 7V p'va ,myyn 1IN 0T [N OXRINNN 2N 21man [0 nval qima ntyn 2021 qioa
oo a1 v ("ATR") Atrium European Real Estate nT21n nnana (25%-3) vivmin nirm nuod
2022 7w luxn 1iyana 1.1x-3 7y Tyw in nixkxin? EBITDA oxinnn ona n'ny n7n qona
n"7uni oxinnn EBITDA-2 10 NRXIND Ny21 N'ann 10D on np'nwin 2021 mwa 1.4x-3 nniy?
on NI7'vonN NIYauna nP'nwn 1'va yal oxinnn EBITDA-1 1070 .nmMRIMNN (1IN NIXXIN
N{ZoyN 1YW NIMTY 7w 'wa  TRNWKR 7200 (1v217 onm N1 n7ninn NIRXINA 21mant pwh
NYOWN 7712) Immin Nirva nvynni NN 97'02 2mann 1'va nyal (infnn NIRXNA ntvn ATR

[('9'¥90 ITA TIT'PA [2IX7 DYY'NNN TTAY? NTXN Y

TY'2 NT'AY D D120 DXL NIMTIRN 1'NIFTANA NHUNN D 2N NNANN NA'YAY 10'IN1 §i'Mn 'on?
D'02] 'YIn'i NI NI7IY9 NN |2 ,N177100 ,Ux2%7 AXIazn NINAY NITRA NI7IYo] 217N AN TN
NNYPN DY T22 Ta 21NN NI7Ya 11212 02y 070 0NNKRD D'YWTINA .0'POYN NA'Y72 DI'RY NIRTNNI

7Y , N2 10 'ont 7Y "W yn'? 0'7'won 0NN D'RINN L[INN PIYA AN DIMTIANE NN 'KIN
NI7'WoN '9IX 7w N'oN*' NINIAA [N7W 2NN NN L["7Tan DINNA NN2aN 7w Ni7'Tn 2y 0rooin 'y

D'Oj'NA 0'02IN 'YIN'N NN7WUN] NIYPNNT N'IYWY AXIAPZN 17X DANKA D'RIND,NDWAYT Inn 'y

S10Din onfa jln]’]")l niaan Qi'Mmn NX TAIN? 'O D'WATIN

ANI7'Yo 2w nrzoyn DMLVNISAI (YVAVN NIYOSYA 71NVIA) AXIAEN 7Y D' NN D'2IY9NA DWYINA
NLANNY ,NN2NN 72U D"21VONN NI NI9'W 70 2022 7¢ IWURIN [1V20] ANTTA MNYRA DDNIN

[N1'N2 D7IXR) TPNWKR 72700 127 nxiwna (net operating income) NOI-a 5.8%-> 7w "k 71T

www.maalot.co.il 20221230 | 4



J72'R NIPTNN AIRLVONN

niwown 72nv1 9'wn L(NOI-a 2.1%-> 7w nT' n'7n ,NI7'won Niyaon? on 7pwn NiprnnNn
Qw1 ,NINIZN N9AN NIARYA 1701INY NI72aNN 7w TPNWKR 1IN1IY NI7Enn NNN9NN 17'Ya Y1l ,yaon
7Y [IUXIN [IY2IN 1M1 9 7Y .N97INN NIYA NDNIY 0021 NNNNN TIT'P2 D'YTN 0'02IMN NNINN
72min |1yan7? ARNIYN N7V nXpn 7Y Ni'ysn NITK 117N 0n? nNDwn T yxinn ,2022
yXINNN NOISNN NIY'WA 77 19w 7n 2022 v IwxIN [1ya1a .(N'oN' 2% NN KIN 7RIW) TPNWKR
NXRIIYND 1N TV RIN X, N'0N' NI W'Y INT .94%-> 7y Ty KInt,TRNWKR 72apnn (1ival? ona
.96.6%-> 7v Ty ™ ,2019 107

,L70UN NAIX'™ L'0'0 Y2 NAN NNAN 7W NIFZIYONN NIRXINN D DMI20 IR ,'NDIN NIPTNNN N1an |N1'na
7'91M190 Nd>IYN DDONIN NNIZ'YO 7 NI9AIR'AN NOMIDNI INID'RI N7W 0'0IN ’'n v 1man Qi'nn

RLVONN 7V POYN

AN"TA N'TNN

NIRTHN 'R IRIIRVONN 7V NI7'TINI N'011'ON NIYMAN NIY7N'N DX NOPYN N'7'7N AN TN N'TNN
¢ 'RAWKRND NN LD 10D .0"ANEN D'YWTIND 12-2 AN T IR DMNXINN D7'011'9 0'ON* A'¥N7 NN7I3' 1127
2V "My In N qimn DX N'N9nY7 n"ya '0'o Ya Nan NNan 7w AN NinY NN IRLvoN
N'ALIVONRN DIY'Y 72PN ,911'N NTIIN? D'PO0N DMA'VPN DTYX NIYXAN] DAY D'7IVON DWYIND

.DMANKNA PIYN 'NIN NDIRY ,NIYPWAN NN N0V

7290 wnOnn

NIX D'M7INN 0'012'9N D'ON'NN AT IX7 ANNN IXVONII DX N'7'7W ANYT NIV V177 DYIYY 11X
,1.3X-n m1 n'nr nranin 1o ontt 70% vn nrr qirmnw )3 ,'0'o YA 7w ron TIN'RA ,'N2IN AN
' 7MW INXNUX' NNANN 7Y [IN'AN DDA OX ,90112 .07¢ 0"71Y9NN 0WIN'Y] NYIN 7INN DX IR

AN IR NNR ('yn) 2aNTT NNN2 AN DR TN DYIYY 1R ,NY7N] NN

N12N2 DYN'Y 17IN' DX IX W70 NXIAPA NNANN 7W 'RIWKRND NID'R OX DA D779 20T N71Yo 71w

ARVONI 7W 'RAWKND NIDR 7V "7 91X 1Y'OW'Y NXIapN

nr'nn ¥'ninn

on'l 65%-> 7w mxy [IN1 2IN7 21N DXINA ON' A'¥N NNANN DX N2AX'7 AN'TN N'TNN DX NNRYY 21w
NNIPA 21 0"721y9NN DMVNI9] NI 7Y DY 1IN L1.3x-3 7w Inm nixxin? EBITDA oxinn
D"7'7UN D'¥N70 NNNS9N2 DA N'17N DAY ANTN NITAN 12'Y .NI'011'9N N'NIFIAMYNNNYT 0N D'PO0oN

Jan nan an'Thy

www.maalot.co.il 2022121130 | 5



J72'R NIPTNN AIRLVONN

NN IR

,(51.5%-> 7w "y'wa nprnimn) '0'o M1 NL'7YN 7V N00ANN NNIZ'YSI N'RNAXY NI7'VY |'R NNaNnY

D'0211 D'INON DTN 7W 71N NNAYWN ,NIN'S ,NYDI] NNU'WA NINAN NIYXAXAI NNXY npoivn

,NON'X NOTAI 72701 NO9IN'R |I9X ) alJl L gkt ,N'NK I9X] NIXAIYN? '0012N D'ANIVN D'YIM'Y DY

'TOAIN DMV D'NNIX 02X DITRA DIT/MnNn N

TRV 7713 ,27.5%-3) [nXd 0N N T 7Y NITnm Amirami X'Na 0y NNt no1ina nNnol nnann

naIL(5%-2) 17 ' it (5%-2) v70 PRyt n L,(21.8%-3) n"va nTap-7xawr nnan L, (IMV'wa nNan

S&P Global ni'tnn '9 7y nxiapn NI [N2 NIFMINAN NRFTAY DMP'VR DIV TIRD 707
:2024-2022 n1aw"? Ratings

DR Ty

o'oan ¥U'nn

nx7192x n70aN WYY NN A"nn nnmy

2024 2023 2022 2024 2023 2022 | 2024 2023 2022

2.0% 2.5% 3.8% 40% 4.0% 42% | 3.5% 35% 55% r etk
22% 2.7% 4.2% 34% 3.7% 40% | 23% 24% 3.4% A"nN
3.7% 5.0% 10.5% | 10.4% 10.7% 10.9% | 2.0% 1.4% 1.2% p gkl
25% 43% 11.0% | 26% 2.7% 28% | 23% 4.0% 1.8% nn'y
41% 5.1% 8.6% 26% 2.7% 28% | 27% 3.1% 3.6% "9
2.2% 2.5% 3.8% 3.7% 38% 40% | 20% 25% 3.7% | nnaamn
1.7% 2.0% 2.5% 6.5% 6.7% 7.0% | 1.5% 2.0% 2.8% mno
1.9% 2.3% 4.9% 70% 75% 80% | 22% 2.1% 2.3% AL {11J]

NYNIN NNNNENANIR nnmy 7'l qpwnn ,2023-2022 nnawa NOI-a 2%-1%-> 7w miw 71T

2NNY DYDY IX NDNMIY 0'02IN NNNNN Tirpa ,0"NONY7 '19¥ DNIN'OSY D'0d1NI D'YTN D'0D)

¥ NOI9N MIY'WI 071N '9IAIN'A VIT'D ,0MII'N D70V 7W 'MINN 77wn DY N2 DY |1 7Y Ny

.wximna 94% ninosY

NIXRXIN ,DIT" 'OR'N9] NYpPWN 17'wa ,2023-2022 nawa @ TR 4.5-4-> 2w 770 nvpwn qp'n

olymn NI'DT DYDY NYpYnn NX 2710 AT NIV .D'YTN D01 NWDI o'm"p 0'od1a (capex) niMimn

(TnMm mTarT 197  TIRM 1.3-2) 2022 AxiN29a wivd nnwinw ATR-

www.maalot.co.il

2022 1112 30

niMpP'yv ninin

6



J72'R NIPTNN AIRLVONN

,2023-2022 pnwa i TIR'7'n 4.5-4-5 7w 7710 qp'na N ni7ysi NIprNnE0'od1 win ,7'\apna e
X 7715 0T NNV .NXIN DN NNAYNN 7R'¥IVISY IX D'70YN NA'72 DI'RY NIPTANI 0'0D) 7'V

(v "7 470-5) 2022 7w n1IURIN N'XNNA IN7YINY NIYDIRD YINMI NIMANN Njpoin

D' 'y D'on'
.2023-2022 n1wa 1.3x-1.1x-> 7w n'm nixxin? EBITDA on' e
.2023-2022 n1wa 70%-68%-> 7w mxy |In1ain7 ain on' e

ni'rn

7Y ,NN7Inn NIN9> N7W NI'TIN NNY DX 0'2"MYnN 1K L1710 0'01 7V IXVONI 7W NIT'TIN NX DN 11X
qma i 2022 99X 1-2 17nnw o' Tinn 12-2 0'wim''y'? nnann DN 2 0Nt D 1NN o
NIYA NIYIN'D 7W2 NN 2, TRRWRN NDIN] NNANN 7W N'011'90 NIYMAN D D20 1K .1.2X-n
ANI* DNANNA (1A' 'KINTL,N7W 2NN NNAKR 7Y NINRAN NIKIYN] QPNYN) ,MIpnn (1NN 2IY7 nnann

.071va1 v

719X 1-2 17nnw D'wTINN 12-2 NNann NIWA? D TAIvN DNEENRN D 0NN X 17 0'0aN U'nINa
:0n 2022

. 1'7' 185-1 7w qprna p'mIta il DnIm - e

17" 44-5 5w 7710 102 NitXIM K71 NNINN 'ROYKR DNaon. e

7101 M1 0T 79710) nnownY 17 90-80-> 7w nitna (funds from operation) FFO e

.(|IYJ'YJI NIM7201 N7NIN NIRXIN DDA iaann MIY'Y? DXNN2 NN NNann

N N9IPN NNIR2 NNANN 7v D'wm'yn a7 N7 ninann

(N"ax M 17 226-1 pimn) ' 316-3 7w g'na ain NN DIUn e

NI'oin's NninNn

' 2020 yana 31-7 121 ,11M1207 21NN NNAKR 'R'TNNIE D12 '970 NI'011'9 NIYINN 190N IXVOIYT
,'0'0 "2 NI"IN 7V TIAYWA D'A1aN INVONI 7Y 'RIWKD IR .NI'011'ON NIFANNYZ ON'a 071N NN N1an?
N'MINN 70 7Y D710 NN 7Y DMyn nNann INdwN7 071K ,NNn 1'NNnY Nntion NN nntpl

ANpEn NHV NI'01Y'ON

AN'T? NInkNN
019 POy 1IT'D

ralvih] JJin N1an

www.maalot.co.il 202211130 | 7



J72'R NIPTNN AIRLVONN

2701 N1
270" :N'011'9 NIN'TN
2701 TN 7wUnni n'ABIVOK L71IN1

701 joIn" NXIAP7 AXRNWN

TIANDN 7UNnni NN2aN ,N2M0 '
G-3,S-2 ,E-2 :'"xawux anrma ESG Nnivprmax

'R NPTNN AIRVONI 7Y 'RIYKD AT NINYI 720 Nninn nyswin 'k ESG mank

aIN DI7'Y NIN"Y
D'V D'7I7'Y
[I'RY .72'R NIPTNN IRVONN 7Y N"ARN NNTOY ,i7'9MN AN T7 nnT iIlA-" AN TN INDMYURN IR @
N1'NA D NN DX qpwnt '3 NI 17X NNTo7 ainn o'y an'T .(Q™-1 X" DINT0) NiNvAIN
[ [
AINN DIR'Y MY'w7 NN .70%-50% n'nr ainn D'y 'Y 'onisa 1y 7w w'nn

N"YIN NINYTR 20T0 [N1'Na D'ni?wnn 790 2v N |'2,N002NN

1VNI9'N (1Y 7Y UINANY? NNy Ninan

2025 onion IO WO YNIR MY e

N2AN' 727N .N'015N NDMI¥A NTN AT NN 2 ,X0AN' NIZ'YON NI'TNA Iy I e
'MNOYY YI7'aN NNO'L|IZAN IN0ONN TN 'V NIKAIYARD 92Y2 D'NNNNN D'¥YN70 N'Nivawn
N'MIYAYN NTIY71 0'021N 7 NOIDSNN NIY'WAI NNDWA MTA AT 1721 178 DNMN .09 1Non
.0'0d1N w2

UTNN [INM 2'UN7 07 NWOX'Y N'021 7W D'MIPZ'MA NONNIN NN LN 70YD 7197 J'wnn nnann e
NTTYNNNN 270 YINe7

71N WA NIPTRIN DN2NN NR'RA AwnNNa ,70%-1 0! '0'0 YA NNAN NYPYAN Y @
JIMM Ny 2U9XN NIFMTINA NYINN 7Y NIN'NON NnNa ,0*71Y9Nn D'0dINN

NNYIRAN 'RIWKRN NNaonn 85% 7w 711 0NN 12X ,NN2NN 2¥N2 'ONID'NN NNTYTNAN 17NN e

J0'0 "2 NN 7y D'TIAYWA NINLAIMN

Iva'on 7wd nya '0'oa n'i?wn 719n
@ 1712 900-> :'021 'y 97 (1IVN2) 'N POYD MY e
5% nrrrvnvom IR NIy e

@ [1'7'n 850 -1 :nvaIM aIN 107 1D MY

www.maalot.co.il 2022131130 | 8



J72'R NIPTNN AIRLVONN

(*)wKR nNaon 71¥ p'wva) w2 280-> :nvam 11 IN0 e
™ [1'7'n 570-> :nvaM M7 2N 'OD7 MO Y e

o (1" 860-> :nVAMN X71IN 0 ®

70%-50% :nvam 'n72 21N DIP'Y V'Y NDYN e

3 :(6 v 1) nLam M7 N7 2N DIP'Y AN'T e

JMAY-YN NNIaY NN 070 ainn ima

'91N AN'T? 0N AINA AN'T %V AN DIP'Y MDA NYSYA

nnNn/7yn AYTON AN'T - DIP'Y NDYYA |I'Y AIN DIP'Y NDYN
'9100 AN'TY ain NN D'TINNA
n'xn 3+ 1+ N'm TNNY 'ox 100%
n'yn 2+ 1 TNN N2 2N DIP'Y 100%-90%
'yn 1+ 2 niaa aIn DIp'y 90%-70%
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