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Table 1.

Ampa Ltd. -- Peer Comparison (Mil. — Fiscal year ended Dec. 31, 2025

Industry Sector: Real Estate Investment Trust Or Company

Mega OR Big Gav-Yam
Holdings  Blue Square Shopping Lands
Ampa Ltd. Ltd. Real Estate Centers Ltd. Corp. Ltd.

National Scale Rating iIAA-/Stable  ilAA-/Stable  ilAA-/Stable  iIAA-/Stable  iIAA-/Stable
Revenue 733 422 563 2,866 907
EBITDA 383 369 429 1,716 738
Funds from operations (FFO) 153 220 307 856 513
Interest expense 217 254 276 1,181 431
Cash interest paid 193 147 122 816 153
Cash flow from operations 181 249 457 900 431
Cash and short-term
investments 430 1,161 2,436 2,791 772
Debt 3,332 4,246 3,881 22,687 9,280
Equity 3,344 4,004 4,241 15,701 6,453
Valuation of investment property 6,766 8,807 9,234 31,201 16,879
Adjusted ratios
EBITDA margin (%) 52 87 76 60 81
EBITDA interest coverage (x) 1.8 1.5 1.6 1.5 1.7
FFO cash interest coverage (x) 1.8 2.5 3.5 2.0 4.3
Debt/EBITDA (x) 8.7 11.5 9.0 13.2 12.6
FFO/debt (%) 4.6 5.2 7.9 3.8 5.5
Cash flow from operations/debt
(%) 5.4 5.9 11.8 4.0 4.6
Debt/debt and equity (%) 49.9 51.5 47.8 59.1 59.0
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Table 2.
Ampa Ltd. -- Financial Summary (Mil. NIS

Industry Sector: Real Estate Investment Trust or Company

2025 2024 2023 2022
Revenue 732.9 707.1 829.8 743.8
EBITDA 382.7 369.7 431.7 396.8
Funds from operations (FFO) 153.1 173.7 293.7 312.5
Interest expense 217.2 232.3 217.1 1414
Cash interest paid 192.8 189.5 131.9 77.3
Cash flow from operations 181.2 183.5 113.2 54.3
Cash and short-term investments 429.6 119.7 108.1 193.9
Debt 3,331.6 3,692.4 3,686.2 3,533.5
Equity 3,344.1 2,647.1 2,628.5 2,329.5
Adjusted ratios
EBITDA margin (%) 52.2 52.3 52.0 53.3
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EBITDA interest coverage (x) 1.8 1.6 2.0 2.8
Debt/EBITDA (x) 8.7 10.0 8.5 8.9
FFO/debt (%) 4.6 4.7 8.0 8.8
Cash flow from operations/debt (%) 5.4 5.0 3.1 1.5
Debt/debt and equity (%) 49.9 58.2 58.4 60.3
ni''n

['2 ON'N D 0'9IX X .NN7IND , D TNINAN NINITA NN ,N"Ya X9NX 7w NI7'TIN NN DX 0D1YN X
NNaNN NI NI'N2 .0aNpn 0'wTIND 12-2 1.2x 2y a7y 2w o'wim'w? nnann v nnipznn
NIYPYN 21N D70 7 ,N2Npn N2 9%N NOVIY NI7'YSN DTNN 72V1 DNITAN NN 7V 100NN
[IN1 21N NIEZ9IN IXK? AN 2 ,NN7I00 07227 (1IN0 21W7 NN2NN NIYA1 NIX DDy XK .07

.MINNKXN NIY2 NINYXIN

:2026 Wi 12 17nnw 0'wTINN 12-2 NNann 7w 0 p'vn DI DNpRn 707

D' 7'y D'YIN'Y D'V NN
[ATI X [AT? NIRIZD 7w NIdLVIY AN D70 o | [1'7'0 440-> 7w ' DINITA 'NIYI D'INITA e
W N, (it nnaon 7710 X7) 1NK Al

15701400 7w 221 87 M3, 0 Anon [nitna 'mv (funds from operation) FFO

(capex) om"j7 D'0212 NIDVIY NIYPYUN o .(n7w n>wn) @ i*' 230-180-> v
o [I"71 120-80-> 7w q7'na nIv0 Nvpwl

NXI7N ATNNE D'INON Y NN N9 e
.(n7w N>wN)

. 1'7'n 300-> 7w qp'na N2 Nann
[I'RY NPT '@'TANY 7970) D'MTA T NRIIN e
. "7 70-60-> 7w (N0 NN

200-> 7w 790 qp'na na NAN? ARNZN NN e

17
1'7'x1 2030 2029 2028 2027 2026 mv
1048 524 0 175 405 | (@ i'27) niin

2025 107 122 ,0'NON 7Y NN NIZ71D1 DFTNIRAN NINITA 0'02 7y [ Nri7nn

NnIMnN NIN"
N'NINNNY7 oN D710 NINN NN2AN7,1N1207 .21INN NNAKX 27T '97) NI'012'S NI'INN 1901 N1anY?

ANpEan NHoA NI'011'Sn A'NINNN 75 7v D710 NN Y AmMwn fnann D 0'oIX 1K .NI'011'ON

AN'T? NINXNN

(nyoswn |I'X) "N01 oy NIT'D

AN'T INWN 2026'xn220 | 8



n"ya XNonx

(nyoswn I'X) "101 (1IN N1an

(nyown I'N) Nn21In N1

(nyoswn |'N) N'7101 0119 NN

(nyoswn |'X) D*7101 TIARN Ywnnl 710

(nyoswn |'N) N'7101 (oIN' NXIARYT ARIYN

TIAND 7Unni Anan ,nNA0 "NIIA

1"y RONX 7Y 'RIUKRN AN'T NN 2y nfninn nyswn '’ ESG mny

AIN DIP'Y NINA

D'y DMIp'Y

K70 N"ARN NNT07 ,7'91nn AanTA NN (‘Y1) AT nnna niaaLiIlAA AN T DR DMNWKRN DR
[M2'N2 D NN DX Qpwnl '2' KINIT NNTO7 2NN DIR'Y AN'T 'K N1T0 ,n"ya X9NK 7w Nnovain
Nn"axn N170 7w aInn Di'w AN'T .90%-70% NNt NN D' Y'Y LPONI9N (1Y WD wnOn
7W 21NN N12AN2 NLAMN 2NN Y'Y NNAND 7Y N'NDIN 912'AN NN YSYWINn NN0AIN X70

D" 'Xj722 21N [1IY1'97 N791NN NMINNA Win'y [N1'N2 ,NNANN

NNLAIN NI'R NMTONY NI'N N722IN 2NN DIP'Y IY'W7 INDIYN ,DMI7YNN 7902 y'omn qr 7y
JNTITNAN 717002 120 I NVAIMN 2NN ' DX 7"TaN7 NYY DNann D DN 7wl
INDWN ONIDA IV WD wNON [N2'N2 N"aARN NNTO 7w AINN DIZ'Y 1IYV'Y DK DN X

790 72v1 'onI9AN IW'9N 7WI37 0T NN 11w 2T 2V N ', N002NN 2NN DIR'Y YWY

.N"YIN NIN'TR 0T0 [N1'N2 D'MI7YUNN

'ONIo'A IV 2> wnanY niMp'y nindn

2031 ronion 1y'd 7w YR MY

DIXNXY7I ["7TIN aya Nawn 17121 n702RN Y'Y DTN ATV NYRIY D770 7y Inm

1021 7¥ NOISNN MNIY'WAI NNDYN MTA AT 1721 AR .anoni D'TwN 'NVYY? Wi '"Mmivnun
.D"NYa N'MIvawn AT nNann

wUTNN [INM 2'WUn7 N7 NWOXN'Y ,N'0D1 7W D'I'MA NDNNIN NdWN LN 70V 71V97 1'wnn nnann
.N1DNN 'MO0NA TINY? 1'wNnn?i n'Nifinnnn 270 yinos? *m

NNIAAN NID'RY AWNNNAL,MP'Y 1DIWAL 0012 NIFTdM 7wa 40%-2 [u?' NNaNn YW 101 D'OdIN 'Y

.0'021N 7w 'O DMl

[21 D'0D1N 7'N |11'Aal 7T1Iaa1 002N DIP!MAI ND'RA Awnnna 40%-22 (v 2'ann "7 TN 'od) 'Y

.0'021 7Y 1'nn win'na TIXa

AN'T INWN 2026 'xna2 20 |



n"ya XoOnx
DNIY'RN NNNAID'0R'N9N "MIRP'N AWNNNA 45%-21 |0 NnEna ["7TIN1E NIYIPnI DN 'R e
JIYEn NIN'97 nwnmn

NIYAY NOTIVA D'INIMMN DNN' 2N NNaNN YNNYN N'0NID'NN hinmMThnn T?TI)’]ZI o

[1v'on 7wd nya '0'oa o'i7wn 79n

W TN 2.9-3 :'001 "W 197 (10NM]) 'N FOYD 'Y e

5% n1'ovoIMIR NINY e

W TIR'7'0 2.8- 22NN 7D 107 o Y e

1" 213-1 :nVaM 'XP1AIDIIAN 0 @

W TIN'?7'N 2.6-D :NLAIM X7 2NN 107 N9 'Y

W TINYM 2.2-3 :(n"ya1 'R N"ARN NNTO) NvamM X721IN0 e

(7v7 1Mxw '92 n72am) 90%-70% ("X N"AR NNTO) NLAIM X7 AIN DIF'Y Y'Y NDWN

JMav-¥n NIax NN o'7m amnn nim

17'9INn ANTT7 on'fa aINA AN'T 7Y aIn DIZ'Y NOYN NYOSYUnN

nnNN/7yn ANTON AN'T  DIP'Y MDA |IY AIN DIP'Y NdWA
'9Inn ATy ain alhg) D'TINNA
n'xyn 3+ 1+ N7 1TNNY 'ox 100%
D'y 2+ 1 TNN NI 21N DIP'Y 100%-90%
'yn 1+ 2 Nida 2N DIp'w 90%-70%
D'¥n 0 3 MIynwn 1IN Dip'y 70%-50%
D'¥n 0 4 yXIinn ain Dip'y 50%-30%
'y 1- 5 VIIX 1IN DI'Y 30%-10%
n''yn 2- 6 N'a7 21N DIZ'Y 10%-0%

78 N1'TA2 D'NNSIN 21N DIRP'Y MI2'0 [1AWN] X'AN7 NN 7V NINYIoN NIYTNA 0'7221n 2IN DIZ'Y "AN'T
NIRPO9 ,6 27w IXY qon yT'nY?) 775 10T |0 DA NI72aM NINLAIM X7 21N NIPOIN 7W AN DIP'Y AN'T
(2016 ,DanyTa 7 ,0"011'D X7 D'TARN 7W Q1IN DIP'W NDWN7 naizmnnn v 90-98

19000 NIFTY? NINKNN
D'vXan 1IX ,NNNKX NIAIT ninanYy NXIYN qNivn 0'01'7 0'"011'SnN 0DININ NX N'an% nin I7_\1
NINNXDNN .0O"011'9N D'ON'N AIY'NA NNIX D'YUNYN YYNX 0O"90D0nN NINITA O'NIMN DIMY NIXNN

:2025 w7 n"ya Xonx 7w DrTNIRAN D2IN17 NIMP'YN

.NITNAN '012'9N AINNNA LIINNTAN '97 ,0'1'AT DNITA [T

.ONINNN 2IN7 NYDN NFRYNANN NO90IN @

AN'T INWN 2026 'xn220 | 10



n"ya XNonx

Table 2.
Ampa Ltd.--Reconciliation Of Reported Amounts With S&P Global Ratings' Adjusted Amounts
Mil. NIS) for the Fiscal Year Ended Dec 31, 2025
S&P Global
Ratings- Cash flow
Shareholders’ Interest adjusted from
Debt equity EBITDA expense EBITDA operations
Reported Amounts 2,137.3 2,842.5 357.6 208.2 382.7 192.0
S&P Global Ratings
adjustments
Cash taxes paid -- -- -- -- (36.8) --
Cash interest paid -- -- -- -- (192.8) --
Reported lease liabilities 1,624.0 - - - - -
Accessible cash and
liquid investments (429.6) - - - - -
Capitalized interest -- -- 6.2 141 -- --
Reclassification of
interest and dividend cash
flows - - -- -- -- (10.8)
Noncontrolling
interest/minority interest - 501.7 -- -- -- -
EBITDA: Share-based
compensation expense - - 8.1 - - --
EBITDA: Dividends
received from equity
investments - - 10.8 - - -
Interest expense: Other
(situational) -- -- -- (5.0) -- -
Total adjustments 1,194.3 501.7 25.1 9.1 (229.6) (10.8)
S&P Global Ratings adjusted amounts
Cash flow
Interest Funds from from
Debt Equity EBITDA expense operations operations
Adjusted 3,331.6 3,344.1 382.7 217.2 153.1 181.2

D"IYE D'INXNAL NAIITINN

2011 QX291 16 ,S&P 7w an'tn ninnpy 7% - nnaminn

2013 ,yanana 19,01y (12'0 770 - DAIITINN @

2013 ,hanana 19,011 (12'0 N7 NAIITINNA NAIZITINN e

2014 NanyTa 16 ,0'TAXN 7w NI7'TIN 79119 DWW nAITINN NAIITINN e

2018 xnaoa 26 ,1"7171 NNan AN'T7 NN9N '"MIA NA7ITINN e

2019 ,779x2 1 ,nIiNXNNI 0'011'S 0'ON' AIW'NT7 NAIZITINA NA2ITINN e

2019 ,"7ra 1 ,n¥Ea nNAN 2AN'T 7' - AITINN e

2021 ,mawpixa 10 ,'TaRN 7wnni NNaN ,N2'20 'MNIAN D'WANRN 'RIWK 1I1D'0 770 - NAIZITINN e

2023 112 8 ,0'nign NiN7102 'KIWKXR AN'T 7D - 2AITinn e

2024 AN 7,0 TARN AN'T? N 2T CGNAIITINN e

2024 Axi'a 7 ,n1'011'o X7 nNan v TR 'wnnil 7101 n2wn7 ni7imnn niimnn e

2025 "7 7 ,0'TaRN AN'T7 N0 nAITINNA NARITINN e

AN'T IMNYUNR 2026 'xm220 | 11


http://www.maalot.co.il/PDFViewer/Criteria/29
http://www.maalot.co.il/PDFViewer/Criteria/15
http://www.maalot.co.il/PDFViewer/Criteria/18
http://www.maalot.co.il/PDFViewer/Criteria/2
http://www.maalot.co.il/PDFViewer/Criteria/433
http://www.maalot.co.il/PDFViewer/Criteria/457
http://www.maalot.co.il/PDFViewer/Criteria/467
http://www.maalot.co.il/PDFViewer/Criteria/491
http://www.maalot.co.il/PDFViewer/Criteria/522
http://www.maalot.co.il/PDFViewer/Criteria/529
http://www.maalot.co.il/PDFViewer/Criteria/530
http://www.maalot.co.il/PDFViewer/Criteria/548

n"ya XNonx

2025 ,yana 27 ,mipnn 2NN 07107 221720 2NTN D710 ' Ywpn DNNTANEAN'T NINTI0

2025 HanyTa 16 ,S&P Global Ratings 7w an'1h nin710 nNTAD NNTANAN'T DIRY10 e

D"AN'T NNn'v"
R JNNXYIXN DO DY V" IRN nya XOnKx

ANTY DTV nwY2 MIYUXY? AN TN

7'omn ()anrT
30/07/2025 30/07/2025 ilA-1+ ¥ NIY
07/05/2025 07/05/2025 ilAA-\Stable KR NIO

npoIn ()anrT
D'"NON 1Y NN

30/07/2025 30/07/2025 ilA-1+ 1 n110
09/02/2026 09/02/2026 ilA-1+ 2 nnT0
NLAIN 'M711'D1 AN

11/08/2025 11/08/2025 ilAA N NTO
'9100 AN'T NMIVO'A

QX NIV

iIAA-\Stable 2025 ,07 'Nn

JXp NIV

iIA-1+ 2025 ,30 '

20/05/2026 14:42 VYIN'RN WUNONN 12 AT

20/05/2026 14:42 YIN'RD 7V DIWRI7 yTID 1 nt

NAITAN NN2ANN AN 0TI

AN'T IMNYUNR 2026 'xn2 20 | 12


http://www.maalot.co.il/PDFViewer/index/18098
http://www.maalot.co.il/PDFViewer/index/18610

n"ya XNonx

D2AN'TN NN'wAY ."n"va nityn 0a1'0' 72172 ' Tk oX” n1an Yw mnonn nnw Xin nityn S&P
72172 '9 TIX OX ANKT NIIOT7 W' 'RAUKRD AN'T INXK 27NN NI NITIR 901 Y171 NI DD TIVAN
.maalot.co.il naim»2a n"va nityn oa1'um

qANND [ONKX7 IX T 72221 MY 702 y'9n7 ,790w7 AINKY noTIn yxa? ,ninwy 'K .© nnmw nirnT D
,NIDYN ,0N'T? DNIYED YT NITYIR ,0AN'T NI2YY7) DINN DX YT ITARY? NDWN IR VTN

OX 7w andaI WX nNndon NX a7 "an ,("pma" e ,170%) 1nn 270 901, (Amximi nim L0 Tin
nNnun? wnw' X7 pimn .("S&P" ,1rTn' ,|'707) N7 nNiwpn nnan Ik n"ya nityn 021'0' 72172 ' TIX
2p2 ,0"70MN ,0NI0TN NIDYY ,0NN'Y D7 DONRN 0'YYY 0T S&P .niwaim X7 I nipin X7
NIMYY 1p1rT? 02y DR ("oawpn ol S&PY TR, 1707) onw 0'niwn IN DTV NMNN
NIYaNn [0 0K |'2) NIVAYA IX NI'YOYT7 D'RINK DI'R DDIYEN D TTYNE S&P . pImn 7w iminmr IX mirdTy
72U INPITAN IXN INNVANT IX 21N YIN'YN NIYANN NIRXINYG ,X'NY N2'0 700 ,(IX7 DX 21 nnwan
D'INN X7 DNIYEn DTN S&P (XInw nind) AS-IS 0'0a 7y 7910n DINN .D'YNNYAN NONY VTN
TIX7 ANRNA IX NFOONN NID'NA ['MYA i X7 X ,NIANYT ,YyNNUn IX ¥II9N ,A¥n IX Dia'nna '
oy 29" PINAY IX WAIY' X7 DINN 7Y ITIPONY ,0'NA9 IX NN NIFIYL ,D'ANA VTV NN IX AT
IN/I D' DYPTI7 NIMINR 700 IR KT DNIwpn DTN S&P N 752 .aamin I 21D naixn o
,D"TNIM DYIX'O IX DV'WIIY DTIN'D ,NNAIT? DMIX'D ,0YNIRXIN IX D171 D72 NIAYY7 L2101 ' 700 D9y
TOON ['A2 D'IX'D NINKRN NIM?7on yNa7 *an ,nT 77511) D'T09N IX NI'UOWN NIXXIN ,NIRXIN ,NIM7Y
YIN'Y DY Y2 1IN721 WK L(NN7WN 1NN2W D090 IX NIFZ0Y NIFIINTTA [ TAX ,0'NIN IR NI0DN
2NN D'PT7 NNYWORND 7V RN DN7 10N N TN DA LDINA

N11D1 NI'NY NYT NYaN 011NN L[N 71790 AINK YTl 0AN'TH NIAYY ,0NXR 010'7IX D'NINYAEDAN'T
D'1INN D1'R S&P 7w 0NN 00'7a8N DYNINNINTEDANTY .QTAIYAY 12T 0NN DI'RENNIeND TNy
DI'NI,NIYPYN VI [*1Y2 N07NN 17227 IR ,DNYT7 1Y NNMDNT IR 2'TNN7 ,WID17 nx7nn

ANX7 DINN DX [DTY? NIatnn 73 nnyy 72y n70in Nk S&P .0nw's 1w NNt W onimixa? no'ont'nn
,NNNKR NI'POY NIV7NN IX NYPYN NIV7NN N72p2 DINN 7Y JANoN7 'K .UNID IX MY 721 INI0NY
DANINE? IR/ DAYV, DN'TAY ,DN701N ,D'WUNNYAN W 10" IK IWT 217'Y ,0NIWDY7 970N 1'K KNI
DIPN X7X .V DN IRA DIYRYN [1Y7 Yy IR "nnnim™ nunwn nrk S&P .n7xd nivsnn n7apa
27YNn NIV ANTN NINT DX NDTYN S&P .0Nn1019 v 01101 AN'T NINIT .NRTD NNIYY RN 1
STV 27un IX D'YN'R INKR QUIY

N{'TA Y¥27 NAINN NI'R KDEYTNN DR NNpan N2 X ,NNIWNY DMK DNipnn yTn nooixk S&P
['RY NRIY NI2'ON AN'T? DNIYWEN NINT NNo1on S&P .n7apn X'nw yTnn 7w 'RNxY NINMK IX NININ)
.DNIYR D'NINAILRIYNR AT 1227 MDIEN [1DTY DIOND AT 77921 ,ANT NTVI 7w AXRXIN NNdNA

2y nniw S&P ,S&P 7w nimiwn nimnn 7w [nMI71vo 7w NimropraiRni NINNXYN DX w7 Nan 7y
72U NNNKR NIT'NY AT 1'K WK VTN DD DIMoN NI DN .90 ARXIND LI7K NI7IYD |2 nT19N
757 WWpA 72NN 'anig 1KY D'IoN YT NIFTIo 7y Ninw? nan-7y nYani 07 nwana S&P .S&P
JyXan XY '0MN N

775 10T ,nyxan X'y D'0*7ARN D'NINDNEANTY NN [N 1IAY N'90) MmN n7apn S&P

DX Y'907 N DX Nnyy? nhniv S&P .orarnnn IX,0001mn 1vn NNM 7Y 0nnnn IX 0D'p'9Innn
ni7yn S&P 1nxa oo nir'axnl S&P 7w nranion 0Nt .0"o'7aRn D'NIMNANEN7Y NYTA NN
D'VXNN] D'¥9IN NI'n? 0a 07121 ,spglobal.com/ratings nam>a S&P 'nxa ix maalot.co.il nam»a
.0"wvy o1y 7w S&P 7w nmio1oa 7710 ,0nX

AN'T INWN 2026 'xn220 | 13


http://www.maalot.co.il/
http://maalot.co.il/
http://www.spglobal.com/ratings/

		2026-05-20T11:54:27+0000
	Not specified




