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Table 1.

Melisron Ltd -- Peer Comparison

Industry Sector: Real Estate Investment Trust or Company

Bayside - Big Brack
Amot Gav Yam - Shopping Capital
Melisron Gazit Globe Azrieli Group Investments Land Corp. Centers Properties
Ltd. Ltd. Ltd. Ltd. Ltd. Reitl Ltd. Ltd. N.V.
. iIAA- iIAA-
ggﬂ;’ga' Scale IStable/ iIAA- IAA+/Stable/  iIAA/Stable/ IAA/Stable/  /StablefilA-  iIAA-
iIA-1+ /Stable/ilA-1+ iIA-1+ iIA-1+ ilAA/Stable iIA-1+ 1+ /Stable
Financial Data
(Mil NIS) 2018 2017 2017 2017 2017 2017 2017 2017
Revenues 1,556.5 2,831.0 2,592.0 662.6 457.2 282.8 743.1 160.1
EBITDA 1,085.7 1,958.5 1,510.0 582.6 408.5 244.0 474.6 63.0
Funds From
Operations 5445 817.5 1,140.0 412.9 236.7 199.3 298.3 36.2
Interest Expenses 477.3 1,012.0 212.0 159.9 142.2 45.2 168.7 19.5
Cash Flow From
Operations 648.8 766.0 1,078.0 385.4 221.1 177.6 263.3 58.5
Capex 2.8 20.0 86.0 35.0 5.6 .0 1.5 .0
Free Operating
Cash Flow 646.0 746.0 992.0 389.8 2155 177.6 261.8 58.5
Discretionary Cash
Flow 391.4 -130.0 512.0 16.0 -14.4 79.3 177.0 47.0
Cash and Short
Term Investments 527.4 1,694.0 1,209.0 314.1 1,345.7 15.6 314.0 114.1
Debt 9,944.7 24,865.9 8,107.0 4,829.5 2,618.2 2,136.6 5,030.6 692.2
Equity 6,648.5 18,117.0 16,321.0 4,297.4 3,091.4 2,098.7 3,235.7 698.6
Valuation of
Investment
Property 18,017.1 40,670.0 25,206.0 10,059.8 6,281.7 4,195.1 8,000 1,431.6
Adjusted ratios
RoC (%) 6.0% 5.1% 5.7% 5.8% 6.7% 6.0% 6.9% 4.6%
EBITDA Margin
(%) 69.8% 69.2% 58.3% 87.9% 89.3% 86.3% 63.9% 39.3%
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Bayside - Big Brack
Amot Gav Yam - Shopping Capital
Melisron Gazit Globe Azrieli Group Investments Land Corp. Centers Properties
Ltd. Ltd. Ltd. Ltd. Ltd. Reitl Ltd. Ltd. N.V.
EBITDA/Int.
expense 2.3 1.9 7.1 3.6 2.9 54 2.8 3.2
Debt/EBITDA 9.2 12.7 54 8.3 6.4 8.8 10.6 11.0
FFO/Debt (%) 5.5% 3.6% 14.1% 8.5% 9.0% 9.3% 5.9% 5.2%
Cash Flow From
Operations/Debt
(%) 6.5% 3.1% 13.3% 8.0% 8.4% 8.3% 5.2% 8.4%
Free Operating
Cash Flow/Debt
(%) 6.5% 3.0% 12.2% 8.1% 8.2% 8.3% 5.2% 8.4%
Discretionary Cash
Flow/Debt (%) 3.9% -0.5% 6.3% 0.3% -0.5% 3.7% 3.5% 6.8%
Debt/Debt + Equity
(%) 59.9% 57.9% 33.2% 52.9% 45.9% 50.4% 60.9% 49.8%
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Table 2.

Melisron Ltd. — Financial Summary (Mil. NIS)

Industry Sector: Real Estate Investment Trust or Company

Fiscal Year 2018 2017 2016 2015 2014
Revenues 1,556.5 1,547.5 1,473.1 1,417.9 1,413.3
EBITDA 1,085.7 1,073.7 1,052.2 1,018.7 997.3
FFO 544.5 579.0 663.8 644.0 571.2
Interest Expense 477.3 464.5 345.5 311.6 359.2
Net income from continuing

operations 584.4 775.7 926.8 684.7 531.3
Cash flow from operations 648.8 496.5 612.9 642.6 584.5
Discretionary cash flow 3914 248.5 386.7 424.7 403.3
Cash and short-term investments 537.4 756.6 368.4 445.3 400.2
Debt 9,934.7 10,002.7 9,840.3 9,039.4 9,208.2
Equity 6,648.5 6,236.1 5,627.2 4,697.9 3,912.2
Adjusted ratios

EBITDA margin (%) 69.8 69.4 71.4 71.8 70.6
Return on capital (%) 6.0 6.2 6.9 7.2 7.0
EBITDA interest coverage (X) 2.3 2.3 3.0 3.3 2.8
FFO cash interest coverage (x) 2.9 2.7 2.6 2.4 2.2
Debt/EBITDA (x) 9.2 9.3 9.4 8.9 9.2
FFO/debt (%) 5.5 5.8 6.7 7.1 6.2
Cash flow from operations/debt

(%) 6.5 5.0 6.2 7.1 6.3
Free operating cash flow/debt (%) 3.9 4.9 6.2 7.1 6.3
Discretionary cash flow/debt (%) 59.9 2.5 3.9 4.7 4.4
Debt/debt and equity (%) 59.9 61.6 63.6 65.8 70.2
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Table 3.
Reconciliation Of Melisron Ltd. Reported Amounts with S&P Global Ratings Adjusted

.EBITDA-7 nnunn [ NIRXIN 7¢ no0In

Amounts (Mil. NIS) for the Fiscel Year Ended Dec 31, 2018

Melisron Ltd. reported amounts

Debt

Shareholders'
equity

EBITDA

Operating
income

Interest
expense

EBITDA

Reported

10,281.6

5,996.7

1,119.8

1,262.8

471.4

1,119.8

S&P Global Ratings
adjustments

Interest expense
(reported)

(471.4)

Interest income
(reported)

(5.3)

Current tax expense
(reported)

(58.6)

Surplus cash

Capitalized interest

L)

Share-based
compensation expense

1.7

Non-operating income
(expense)

Non-controlling
Interest/Minority interest

Debt - Accrued interest
not included in reported
debt

Debt - Guarantees

EBITDA - Income
(expense) of
unconsolidated companies

(36.6)

EBITDA - Other

0.8

D&A - Asset Valuation
gains/(losses)

(145.8)

EBIT - Income
(expense) of
unconsolidated companies

36.6

Interest expense - Other

(5)

Total adjustments

840.7

(7%.7)

(1,5;1-6.4)

(43.0)

28.5

S&P Global Ratings adjusted amounts

Debt

Equity

EBITDA

EBIT

Interest
expense

Funds from
operations

Adjusted

9,934.7

6,648.5

1,085.7

1,121.2

477.3

544.5
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