THE CASH FLOW STATEMENT



The Cash Flow Statement

Projecting Remaining B/S Items
Projecting Cash, Debt, and Equity

* The Cash Flow Statement (CF/S) is needed to project the three remaining B/S
items — Cash, Debt, and Equity
* We need the CF/S to track all cash changes occurring on the Model P&L and
Model B/S to ultimately make our Balance Sheet balance.
* The Model P&L already reflects cash-recurring income. Recall we were careful to
filter out any non-cash and non-recurring income during our FFO projections
* The only P&L item we have not yet addressed in terms of its cash impact is
Dividends which we still have to calculate.
* On the other hand, the B/S causes numerous cash-changes that are not yet
reflected in our model. These need to be reconciled so that the B/S balances.
* An important rule to correctly track changes in B/S assets and liabilities is:
a) When an asset increases there is a decline in cash —i.e. an asset increase
is a use of cash. Conversely, a decline in an asset is a source of cash —i.e.
cash rises when assets decline.
b) When a liability increases there is an increase in cash —i.e. a liability
increase is a source of cash. Conversely, a decline in a liability is a use of
cash —i.e. cash declines when liabilities decline.




The Cash Flow Statement

Reconciling Cash Changes on the P&L and B/S
Alstria Model CF/S — Setting up the CF/S

* We set up the CF/S starting with Net Income and Dividend Distributions (which we still
have to calculate) from the Model P&L and tracking changes in each B/S line item

Setting Up the CF/S

Cash Flow Statement 2011E 2012E
Net Income

Dividend Distributions

Operating CF after Dividends Set up lines to track

CFs from B/S Changes changes for each B/S

Change in IP item, except for Cash,

Change in Equity Investments Debt, and Equity
Change in PP&E

Change in Intangibles, Derivatives and Financial Assets

Change in Receivables

Change in Derivatives & Profit Participation Rights

Change in Other Provisions & Liabilties

Change in Trade Payables

Cash Flow from B/S Changes
Operating CF after DIVs & B/S Changes



OPERATING CF AFTER DIVIDENDS



The Cash Flow Statement
Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Dividends

* We next calculate Dividends on the P&L based on the 2010A Payout Ratio & 2010A FFO,
link Dividend Distributions down to the CF/S and calculate Operating CF after Dividends

Calculating Dividends and Operating CF after Dividends

L] [ Y Y Y Y Y Y (R Y (Y
=[S0 0|~ @ o b wlo| 2| o R @ N@QIRQN =

A B C D E

Aldstria Model Income Statemeaent 20098 201048 2011E 2012E
Rental Income - Organic 102,510 859,094 20,876 94,733
Organic rental growith MM -132.12& 2.028 2028
Rental Income - External MT MM 2,000 2,000
Total Rental Income 102,510 89,094 92,876 98,733
Operating Expenses (10,433) (7, 250) (7F,326) (7,541)
MO 92,077 81,2844 85,550 971,193
MNOT N argin B9 .85% 91_.9%2; Q2. 1% Q2 425
Corporate Expense (10,352) (10,355) (10,355) (10,355)
Other Expenses & Income, net (214) 1,655 - -

EBITDMA 21,511 F3,144 F5,195 80,838
EBITDA Margin 9525 82.1% 81.0% 81.92;
D& (473) (570) (600) (650)
EBIT 821,038 72,574 74,595 20,188
Cash Interest Expense, net (52,117) (42,887) (45,000) (50,000)
PBT 28,921 29,687 29,595 30,188
Cash Taxes - - - -

Tax Rate - - - -

W Income & Other (264) (31) (1,484) 363
Add back: D& AT 3 570 200 &50
FFO 29,130 30,226 28,711 31,201
Shares Outstanding (average) 565,833 57,525 57,525 57,525
FFO per Share £0.51 €0.53 €£0.50 £0.54
Dividends €0.52 €0.50 €0.47 €£0.52
Payvout Ratio 1012 2526 2525 2526
Cash Flow Statement 2011E 2012E
Met Income 28,111 30,551
Dividend Distributions (27,321) (29,690)
Operating CF after Dividends Fa0 261



The Cash Flow Statement
Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Dividends

* We next calculate Dividends on the Model P&L so we can net these against FFO and
derive the net cash effects from P&L activity. For simplicity, we assume the 2010A Payout
Ratio stays constant in 2011E and 2012E

Calculating Dividends

FOTTCLTOTT CTEOTdTY

B2G - J= | =B25/8B24
A B L O E
"
¢ Insert 2 |ineS e Statement 20098 20105 @ Llnk 2011E
] icanic LCE,_ELC 29,094 Payout Ratio to
4 itk A -13.1%
R et | 200K
{ AT+H+1+R | ] @ Input 2009A e -
d 526 @ Calculate 2011E
1 F4 to repeat and 2010A F>) Dividends:
1 Label: n @ Calculate 2009A —| Dividends from {33 €0.50 x 95% = éO 47
:: Dividends PaVOUt Ratio: Note 15 of the ;,?E{ ) <:>o - )
1 : 0.52 / 0.51=101% T annual report: 5?-’-:[
| Payout Ratio | | o B P ) D25 = D24 x D26
17 PBT B25 = €0.52 =¥
13 CashfTaxes B26 = B25 / B24 5 = €O 50 - @ Copy across to
23 afeemesomer | (3 Copy across to e o0 s
22 FF 2010A 13? D- 226 28 F11 31,201
res Cutstanding :-F- 233 o F, 325 =3 ?:,_%El‘ oSS od5S
25 | Drvisendie— N\ co.s gé' so! 1 <oy co.52
Payout Ratio I 101%5 | !__-__l__ggf?j; A 552
! | |




The Cash Flow Statement
Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Operating Cash Flow After Dividends

* We next calculate Dividend Distributions from Dividends and Shares Outstanding and net
this against Net Income on the CF/S to derive Operating Cash Flow After Dividends

Calculating Operating Cash Flow After Dividends

D115 -

i= | =D22-D21

|

ammwmmawm -

Aldstria Model Incor

Rental Income - Org
Organic rental grow
Rental Income - Extg
Total Rental Incomes
Operating Expenses
NI

MNOT N argin
Corporate Expense
Other Expenses & I
EBITDA
EBITDA NMargin
D&

EBIT

Cash Interest Expeaen
PBT

Cash Taxes

Tax Rate

IV Income & Other
Add back: D&M
FFO

Shares Outstanding
FFO per Share
Dividends
Payout Ratio

Cash Flow Stateme

Operating CF aftter [

Met Income
Dividend Distributid

(D) Link 2011E Net Income on Model P&L to
CF/S:
28,711 - 600 = 28,111

&

D115=D22-D21
@ Calculate 2011E Dividend Distributions:
- €0.47 x 57,525 = (27,321)

&

D116 =- D25 x D23
@ Calculate 2011E Operating CF after

Dividends:
28,111 -27,321 =790
&

D117 =SUM (D115:D116)
@ Copy across to 2012E

D E

h, 2011E 2012E
0 90,876 94,733
2 2.0% 2.0%
i 2,000 4,000
n 92,876 58,733
) (7.326) (7.541)
Ly 85.550 91,193
3 92 19 EYry
) (10,355) (10,355)

o N N
0 75,195 80,838
g 81.02% 81.92%
} (600) (650)
mn 74,595 80,188
} (45,000) (50,000)
7 29,5905 30,188
) (1,484) 363
D . 600 650
5 + 28,711 31,201
8 57,525 57,525
£ £0.50 £0.54
b €0.47 £0.52
g g5e5 9585
| J”gg}’:& E ¢zo 12E
¥ o211 30,551
(27.321) (29,690)
790 861




CALCULATING CHANGES IN B/S
ASSETS & LIABILITIES



The Cash Flow Statement

Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Changes in B/S Assets & Liabilities

* We now calculate changes for all B/S assets & liabilities on the CF/S. Recall, a positive
move in an asset leads to a negative CF. A positive move in liability leads to a positive CF.

Calculating Changes for B/S Assets

22  Alstria bodel Balance Sheet 207105, 201E 2012E
29  Inwestment Fropertu 1. 249000 o 1.421.500 1494 000
20 Eguiituy lnwvestments AW =] 2,385 =20 901 21264
21 FPFaE F.BZE 10, 257 12,569
22  Inmtarngible=s. Derivativwes arnd Financial Assets 1= 116 1= 116 1. 116
22 Feceivables 14 221 14 225 15. 7O
24 Cash 120,788

25  Total Assets 1.495. 599 1.571.709
36

27 Debt

=282  Derivatives & Frofit Participation Right= A3 204 43 204
29  Otklher Provisions 8 Liabilties 29.5932 2.875
40  Trade Pawables A Z.056 2145
41 | Total Lisbilities \

42 Eqguiibu

4= Total Liabilities 8 Eqguiibu

45

14 | Cash Flow Statement 201E 2012E
1S | ket lncome 2‘28,111 20.551
e | Oividernd Distrib_tiorns [2AF. 2321 [=Z9.6390)
113 Dperating CF after Dividernds 261
1D | o S s SRS X e e mew

120 | Charnges im I 4 [F2.500)
121 | Charnge in Equity [hvestments [363]
122 | Charnges im PPEE [2.3212]
122 | Changes in Intangibles. Derivatives amnd Financial SAsseks -
124 | Changes in Receivables [93=5]
125 | Charnge in Derivatives & Frofit FParticipation Righits -
126 | Charnge it COther Provisions & Liabilties 282
127 | Charnges imn Trade Pawvables a0
128 | Cas=h Flowe From B'S Change= [F=3.920] [F5.7329)]
120 | Operatimng CF after DW= 2 B'YS Changes 721200 74,2721



The Cash Flow Statement
Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Changes in B/S Assets & Liabilities

» We start with changes to B/S assets: rises in assets = neg. CFs; declines in assets = pos. CFs.
NOTE: Change in PP&E thus nets a negative CF for the rise in PP&E (i.e. PP&E Additions)
against a positive CF for the decline in PP&E (i.e. D&A). In this way, the CF/S adds back the
non-cash D&A by which Net Income (the first line of the CF/S) was previously reduced.
CF/S lines are set up in the same order as B/S assets to facilitate copying formulas.

Calculating Changes for B/S Assets

D120 ~ I | =—(Dz2o-c29)

28 Alstria Model Balance C | I 0 ch H . 2011E 2012E
2 INnvestment Property @ a Cu ate 2 11E ange In IP' ¥l 321, 500 1,999, 000
30 Eqguity Inwvestments (J 20,201 31,2649
o - (1,421,500 — 1,349,000) = (72,500) pe e
32 Intangibles, Derivatiw 128,11 128,11
33 Receivables <:> 143,825 15, 760
354 | Cash

35 Total Assets 1,495,599 1,571,709
36 D120 =- (D29 - C29)

37 Delbt

S8 Derivatives & Profit P @ Copy down for a” B/S assets 43,204 a3,204a
39 Other Prowvisions £ Lid 9,593 9,875
A0 Trade Payables h h Ch H H bl 3,056 3,145
21 | Total Liabilities throug ange in Receivables

A2 Ecpuity

43 Total Liabilities & Equf @ Copy across to 2012E

15

114 Cash Flow Statement Z2011E Z2012E
115 MNet Incormea 258,111 30,551
116 Dividend Distributions (27,321) (29,690)
‘! ‘Iz O perating CF afrter Dividends sc1
119 | CFs from B8/s5 Changes M

120 Change in 1P _ Y (72.,500); (72,500)
121 Change in Eguity Investments 1,484 (363)
122 Change in PP&E (2,431) (2,.,312)
123 Change in Intangibles, Derivatives and Financial Assets - -
124 Change in Receivables (504a) (935)




The Cash Flow Statement
Reconciling Cash Changes on the P&L and B/S

Alstria Model CF/S — Calculating Changes in B/S Assets & Liabilities

* Analogously, we calculate changes for B/S liabilities. A positive move in a liability leads to a
positive CF. Again, CF/S line items are ordered the same as B/S liabilities.

Calculating Changes for B/S Liabilities

=D38-C38

D125 - I
| A B C D E
38 | Derivatives & Profit Participation Rights 43,204 * 43,204 43,204
39 | Other Provisions & Liabilties \ 9,494 9,593 9,875
40 1 (@ calculate 2011E Change in Derivatives & Profit Participation Rights: 3,024 3,056 3,145
41 (43,204 — 43,204) = 0 3“;‘9!928
42 o 2,408
43 D125 = (D38 — C38) 1,542,336
a5 T .
114 (@ Copy down for all B/S liabilities through Change in Trade Payables >O11E 5012E
112 (3) Copy across to 2012E 58,111 30,551
116 (@ Calculate 2011E Cash Flow from B/S Changes: (27,321) (29,690)
117 (72,500) + 1,484 + (2,431) + 0 + (604) + 0 + 99 + 32 = (73,920) 790 861
S o
1;2 D128 = SUM (D120:D127) (73.500) (72.500)
= (5 Calculate 2011E Operating CF after DIVs & B/S Changes: i,484 E363}
1292 790 + (73,92(3) =(73,130) (2,431) (2.312)
123 - -
- D130=D117 + D128 A\l [Teoay. \11{935}
125 Change in Derivatives & Profit Participation Rights _:___i _______ -__: -
126 Change in Other Provisions & Liabilties | 99 282
127 Change in Trade Payables 32 90
128 Cash Flow from B/S Changes Copy across |' (73,920) (75,739
— 1
130 Operating CF after DIVs & B/S Changes !_I___i?_’?;,}g,g}_ & (74,878
| |




THE CASH AND DEBT SCHEDULES



The Cash Flow Statement
The Cash & Debt Schedules

Alstria Model CF/S — Calculating Cash & Debt Balances

* Having calculated Operating CF after DIVs & B/S Changes, Cash and Debt can be modeled
on separate, related schedules. On these schedules, positive CFs either add to Cash or go
to Debt paydown, while negative CFs either reduce Cash or add to the Debt balance

The Cash & Debt Schedules

131

132 Cash Schedule 201048 2011E 2012E
133 Cash - Beginning of Period

134 Aadditions / (Reductions) from Operations and B/S Changes

135 Excess Cash / (Cash Shortfall)

136 Minimum Cash Balance

137 Cash Raised from MNew Debt Issuance Set up Separate
138 Cash Used for Debt Paydown
139 Cash - End of Period

schedules to track Cash

140 Interest Rate on Cash and Debt with line
141|Interest Income items as Shown
142

143 Debt Schedule

144 Debt - Beginning of Period
145 additions / (Reductions)
146 Debt - End of Period

147 Average Interest Rate

143 Interest Expense




The Cash Flow Statement
The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* We link up to the Cash and Debt Schedules to historical 2010A Cash and Debt balances

from the B/S to the
Calculating Changes for B/S Assets

35

28 Aldstria Model Balance Sheet 2000 A, 2011 E 201 2E
29 Inwvestment Properity A, 349 00 A A2 S0 . S e S
220 | Eguity Investments (IWs) =2,.2285 0,90 21,2659
=1 PP EE T B2 Ao, 257 12, 5569
32 Imtangibles, Deaerivatives anmnd Financial Assets 138,116 1S, . 116 1= 116
33 Receivables 12,220 12 825 15, 7e0
4 Cash A 20, FEE

35 Total Aassets A, 592 I35

27V | Dbt = s Bl 1o

8 Derivatives & P e e = — — A3, 20O-E A, 20 AT, 20
39  Other Prowvisiomn . . L= s B 9. 593 =
R 1+ acte oy ben @ Link 2010A Cash — End of Period to - ooa g = 1as
41 Total Liabilities B549 925

A3 Total Liabilities A, 532, Z33

131 C139 = C34

132 Cash Schhedule 2000 0, 2011 E 201 2E

133 Cash - Begimnming
134 aAadditions J/ (Red
135 Excess Cash J (d
136 NAfirm LT Corsh
137 Cash Raised froy
138 Cash Used for DEDT Fay o wd i

(2 Link 2010A Debt — End of Period to
2010A Debt on Model B/S:
C146 = C37

139 Cash - End of Periad
140 Imterest Rate on Cash

120,788

141 Imterest Income
142
1453 Debt Schedule

144 Debt - Begimning of Period
145 sdditions J {Reductions)

146 Debt - End of Period
147 Awverage Interest Rate
148 Inmterest Expanse

Fa= s el




The Cash Flow Statement

The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* We calculate the Excess Cash / (Cash Shortfall) using CFs calculated on the CF/S. We then
choose a Minimum Cash Balance below which Alstria’s cash balance shouldn’t fall

Calculating Excess Cash / (Cash Shortfall)

=SUM(D135,D137,D138)

D139 -~ o
A B C D

114 4 @ Link 2011E Cash — Beginning of Period to 2010A Cash — End Z011E
= . 28,111
116 of Period : (27,321)
117 D133 =C139 Zan
112 { () Link 2011E Additions/(Reductions) from Operations and (@) Input Minimum Cash Balance:
1201 B/s Changes to Operating CF after DIVs & B/S Changes on CF/S: D136 = 10,000
121
152 D134 = D130 @ Calculate 2011E Cash — End of
123 @ Calculate 2011E Excess Cash / (Cash Shortfall): Period:
= 120,788 + (73,130) = 47,658 47,658 + BLANK + BLANK = 47,658
126 & &
127 D135 = SUM (D133:D134) D139 = SUM (D135,D137,D138)
128 e
130 | Operating CF after DIVs & B/fS Changes (F73,130)
131
132 Cash Schedule 20104 I 2011E
133 Cash - Beginning of Period /'i 120,788
134 Additions J (Reductions) from Operations and BSS Changes (F¥3,130)
135 Excess Cash J/ (Cash Shortfall) AT, 658
136 Ninirmurm Cashr Balance 10,000
137 Cash Raised from MNew Debt Issuance
138 Cash Used for Debt Paydown
139 | Cash - End of Period « 120,788]| a7,658]




The Cash Flow Statement
The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* Cash Raised from New Debt Issuance automatically raises sufficient cash to maintain the Minimum

Cash Balance
* Note: Cash Raised from New Debt Issuance will be:

a)ZERO if Excess Cash is equal to or above the Minimum Cash Balance (as in 2011E) or

b)positive for a negative Cash Shortfall or Excess Cash below the Minimum Cash Balance (as in 2012E)

Cash Raised from New Debt Issuance

Functomn Libra ™y

L remnimned Narmes

D137 -~ I =MMAX(-D135+D136,0)
P B Lo~ [} E

114 Cash Flow Statement 2011E 2012E
115 MNet Income 28,111 30,551
116 Dividend Distributions (27.,321) (29,690)
117 Operating CF after Dividends Calculate 2011E CaSh Raised 790 261
119 | CFs from B/S Changes

120 Change in IP from New Debt Issuance: (72,500) (72,500}
121 Change in Equity Investmeants 1,984 (363)
122 | Change in PP&E The maximum of (2,431) (2,312)
123 Change in Intangibles, Derivatives and Fi - -
124 Change in Receivables _47 658 + 10 OOO (604) (935)
125 Change in Derivatives & Profit Participati L L - -
126 Change in Other Provisions & Liabilties or ZERO — ZE RO == 282
127 Change in Trade Payables — 32 90
128 Cash Flow from B/S Changes <:> (73,2920) (75, 739)

130 | Operating CF after DIVs & B/S Changes

131 D137 = MAX (-D135 + D136,0)

132 Cash Schedule

133 Cash - Beginning of Period

134 | Additions / {Reductions) from Operations and BYS Changes
135 Excess Cash J (Cash Shortfall)

136 Nirvirmurm Cash Balance

137 Cash Raised from New Debt Issuance

138 Cash Used for Debt Paydown

(73,130)

(74,878)

20 2012E

139 Cash - End of Period

: 120,788 47,658
: (#3,130) (74,878)
: 47,658 (27,220)
: 10,000 10,000
L ___=_k 37,220
120,788 47,658 10,000



The Cash Flow Statement
The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* |f Cash Raised from New Debt Issuance (D137) is ZERO this means that there is Excess Cash (D135) above the
Minimum Cash Balance (D136). If a “1” is entered in the Excess Cash Switch to activate automatic debt paydown:
a) Cash Used for Debt Paydown (D138) will use Excess Cash over the Minimum Cash Balance (D135-D136) to repay

debt, but only

b) up to a maximum of last year’s Debt — End of Period (D146). This ensures no more than the total debt is repaid.

Cash Used for Debt Paydown

D138 v

fe =IF(D137=0,-MIN(D135-D136,C146),0)*$G$138 <€

] A

If D137 = 0 <> there is excess
cash that can be used for debt
paydown, then...

Gy D = F

hnd B/S Changes

35 Excess Cash / (CasE_i Shortfall)

36 Minimum Cash Balgnce

37 Cash Raised from I\'n_ew Debht Issuance
38 Cash Used for Debt Raydown

39 Cash - End of Period‘:‘

otherwise, if D137 # 0
<& there is no excess cash for debt
paydown, then pay down ZERO...

H

Entering G138 =1 turns the
Excess Cash Switch on, by
multiplying the whole
formula x 1

47658  (64,878)
10000 10,000
74,878

Excess Cash Switch
1 |

Lia £ ynass Cash for Dl Faucbwn /1= Yag 8= A/

1437,
120,788 / 10,000 10,000

.
\J
.

41 Interest Income S
42
43 Debt Schedule

subtract the lower of (Excess Cash minus Minimum
‘> Cash Balance or last year’s Debt — End of Period)

&

— MIN of (47,658 — 10,000 or 794,206) x 1 = (37,658)

44 Debt - Beginning of Period
45 Additions / (Reductions)

1

1

1

1

1

140 Interest Rate on Cash
1

1

1

1

1

146 Debt - End of Period

/

J

794,206



The Cash Flow Statement
The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* A “0” entered into the Excess Cash Switch deactivates automatic debt paydown

Cash Used for Debt Paydown

FUNCUon L :.'lr.‘,ll:'," LIENIned MNdines I'L'I']I‘.:J.H_.L]l']g
D138 . fe | =IF(D137=0,-MIN(D135-D136,C146) 0)*$G5138 €
| A B C D E F G H
132 Cash Schedule 2010A 2011F 2012E '
33 Cash - Beginning of Period 120,788 47658 | Entering G138 =0 turns the

Excess Cash Switch off, by

1

134 Additions / (Reductions) from Operations and B/S Changes (73,130) (74,878) multiplying the whole
135 Excess Cash / (Cash Shortfall) 47,658  (27,220) formula x 0

136 Minimum Cash Balance 10,000 10,000

137 Cash Raised from New Debt Issuance - 37,220 Excess Cash Switch

138 Cash Used for Debt Paydown - 0

139 Cash - End of Period 120,788 47,658 10,000 s e Cashr for Dot Fatwan /1= Vs, = My

140 Interest Rate on Cash
141 Interest Income

142

143 Debt Schedule 2010A 2011E 2012E
144 Debt - Beginning of Period

145 Additions / (Reductions)

146 Debt - End of Period 794,206

— MIN of (47,658 — 10,000 or 794,206) x 0 = ZERO




The Cash Flow Statement

The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Cash & Debt Balances

* Formulas can now be copied across and the Debt Schedule can be linked up to the Cash

Schedule

Linking Cash and Debt Schedules

D157 v

fe =D211

A
130 Operating CF after DIVs & B/S Changes
131
132 Cash Schedule

133 Cash - Beginning of Period

134 Additions / (Reductions) from Operation
135 Excess Cash / (Cash Shortfall)

136 Minimum Cash Balance

137 Cash Raised from New Debt Issuance
138 Cash Used for Debt Paydown

139 Cash - End of Period

140 Interest Rate on Cash

141 Interest Income

142

143 Debt Schedule

@ Link 2011E Debt - D E G
Beginning of Period to (73,130)  (74,878)
2010A Debt - End of
Period: A 2011F 2012F
D144 = D146 120,788 47,658
@ Calculate 2911E (73,130) (74.878)
Additions/(Reductions) on 17 658 37 220
Debt Schedule: ! (27,220)
0+0=0 10,000 10,000
® 37,220 Excess Cash Switch
D145 = SUM (D137:D138) ) 0
@ Calculate 201.1E Debt - 38: 4?;658 10,000 L Favass Cash fv Dabt Fapdbwn (1= Yas (7= Mol
End of Period: LI .
794,206 + 0 = 794,206
“ Copy across
D146 = SUM (D144:D145)
2010A

144 Debt - Beginning of Period
145 Additions / (Reductions)
146 Debt - End of Period

794,206!

L] 20E 2012E

794,206
37,220

794.206!

831,426



The Cash Flow Statement
The Cash & Debt Schedules (cont’d)

Alstria Model CF/S — Calculating Interest Income and Expense

* With the Debt and Cash Schedules complete, we can now calculate Interest Income and Interest Expense

* The 2011E Average Interest Rate on debt is assumed at 4.4%, declining by10-20bp in 2012, depending on whether
cash is retained or used to pay down debt. The interest rate on cash is assumed at 0.5%.

* Note: Average interest rates are modeled within the AOX Model, but not discussed in detail due to complexity
beyond the scope of this case study. The interested analyst may browse the Interest Rate Schedule for further details.

Interest Expense and Interest Income

D148 - J= | =AVERAGE(D144,D146)*D147
A B e D E F G H

125 Change in Derivatives & Profit Participation Rights - -
126 Change in Other Provisions & Liabilties 99 282
127 | Change in Trade Payables 32 a0 @ CalCU|ate 2011E lntereSt
128 Cash Flow from B/S Changes (73,920) (75,739) Income:
130 Operating CF after DIVs & B/S Changes (73,130) (74,878) 84,223 x 0.5% =421
131 o
132 Cash Schedule 20104 2011E 2012E _
133 |Cash - Beginning of Period * 120,788 47,658 D141 - AVERAGE (D133'D139)
134 | Additions / (Reductions) from Operations and B/S Changes (73,130) (74,878) x D140
135 Excess Cash / (Cash Shortfall) 47,658 (27,220)
136 Minimum Cash Balance 10,000 10,000 @ CalCU|ate 2011E IntereSt
137 Cash Raised from New Debt Issuance - 37,220 E)(pense:
138 Cash Used for Debt Paydown - - o/ —
139 Cash - End of Period 120,788 ¢ 47,658 10,000 794,206 x 4.4% = 34,945
140 Interest Rate on Cash 4 0_50% 0_50% @
141/ Interest Income I 421 124 | D148 = AVERAGE (D144,D146)
142 EEEm——
143 | Debt Schedule 20104 2011E 2012E X D147
144 Debt - Beginning of Period ¢ 794,206 794,206 (2 Copy across 2011E to
145 Additions / (Reductions) - 37,220 2012E
146 | Debt - End of Period 794,206 * 794,206 831,426
147 Average Interest Rate 9 4. 4% 4. 2%
148| Interest Expense | 34,9451 34,289

149
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The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Linking Remaining ltems to the P&L

» With all B/S items and their related P&L effects now calculating dynamically, we link D&A
and Cash Interest Expense to the Model P&L completing the FFO calculation

Finalizing the Model P&L

2 Alstria Model Income Statement 20094 20104 2011E 2012E
3 Rental Income - Organic 102,510 59,004 an, 876 Q4,723
4 |Organic rental growth A -13.1% 2.0% 2.0%
5 Rental Income - External M M 2,000 4,000
& Total Rental Income 102,510 89,004 92,876 98,733
7 |Operating Expenses (10,433) (7,250) (7.326) (7,541)
g MNOI 92,077 81,844 85,550 91,193
a |NO Margin B29.8% 01.9% 92.1% O2.4%
1  Corporate Expense (10,352) (10,355) ({10,355) (10,355)
11 Other Expenses & Income, net (214) 1,655 - -

12 EBITDA 81,511 73,144 75,195 80,828
13 EBITDA Margin 79.5% 82.1% 81.0% 81.9%
14 | DEA (473) (570) (689) (808)
= EBIT 81,028 72,574 74,506 s20,029
1 | Cash Interest Expense, net (52,117) (42,887) (24,523) (24,129)
7 PBT 28,921 29,687 29,984 45,890
12 | Cash Taxes - - - -

13 | Tax Rate - - - -

20 |V Income & Other (264) (21) (1,484) 363
21 Add back: D&A 473 570 629 B08
22 FFO 29,120 20,226 29,189 47,062
22 Shares Outstanding (average) 56,833 57,525 57.525 57.525
24 FFO per Share £0.51 £0.53 €£0.68 €£0.82
25 |Dividends £0.52 £0.50 £0.65 €£0.78
26 | Payout Ratio 101% a95% 95% a5%



The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Linking Remaining ltems to the P&L

» With all B/S items and their related P&L effects now calculating dynamically, we link D&A
to the Model P&L

Linking D&A to the Model P&L

D14 -~ J= | =D9s8

] A B C D E
3 Rental Income - Organic 102,510 89,094 20,876 94,733
4  Orgarnic rental growth MNMNA -13.126 2.02%8 2.0%
5 Rental Income - External MMNA MAAT 2,000 4,000
& Total Rental Income 102,510 89,094 92,876 98,733
¥ Operating Expenses (10,433) (7,250) (7.,326) (7,541)
8 MNOI 92,077 81,844 85,550 91,193
9 NOI Margin £9.8% 91.92%; 94— =g A28
10 Corporate Expense (10,352) (10,355) (10, Copy across PB55)
11  Other Expenses & Income, net (214) 1,655 -
12 EBITDA 81,511 73,144 75,1p5 0,838
13 EBITDA Margin 79.5%; 82.1% SI.CE &1.9%
14 D&A (473) (570)} _a___ (689): (808)
15 EBIT L. | 74,506 80,029
16 Cash Int tE T H i 45,000 50,000
16 Cash Interest Expense, ne Link 2011E D&A on .| (45000 (50,000)
18 Cash Taxes - -
L i Model P&L to ) )
20 [V Income & Other L) (1,484) 363
21 Add back: DEA 2011E TOtaI D&A O 689 308
22 FFO 6 28,711 31,201
23 |Shares Outstanding (average) on PP&E SChedUIe- 5 57,525 57,525
24 |FFO per Share 3 €£0.50 €£0.54
25 | Dividends D14 - D98 0 €0.47 €0.52
26 | Payout Ratio e a5%; 5%
27
a5 |DEA from existing PP&E (570) (570) (570)
a6 DEA from 2011E PPE&E Additions MNMAA (119) (119)
97 DEA from 2012E PP&E Additions NN MNMNT (119)
28 Total DEA (570) - (689) (808)




Linking Cash Interest Expense to the Model P&L

The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Linking Remaining ltems to the P&L

* Completing the Model P&L we calculate Cash Interest Expense, net from Interest Income
and Interest Expense projected on the Cash and Debt Schedules

D16 t o =D141-D14a8
] A B [ D E

D MNOY N g S9.8% o1.9%25 Q2126 Q2 426
10 Corporate Expense (10,352) (10,355) (10O p,355)
11  Other Expenses & Income, net (214) 1,655 Copy across -
12 EBITDA 21,511 73,144 ik 0,838
13 | EBITDA NMargin 9. 52 82.12: 81. 21.92%
14 | DEA (A7 3) (57 0) {£9} :I' (2808)
15 | EBIT 821,038 2,574 74,506 20,029
16 |Cash Interest Expense, net (52,117) (az2,887)F (34,523} (34,139)
17 | PBT 28,921 29,687 39,984 45,890
18 Cash Taxes = = — -
Ao | ate e Other Calculate 2011E Cash Interest Expense, net: .
21 Add back: DEA 422 — 34’945 = (34’523) 208
22 [FFO AT, 062
23 Shares Outstanding (average) & 57,525
24  FFO per Share €£0.82
25  Dividends D16 = D141 - D148 co.7s
26 Payout Ratio e e v P 9528
27
132 Cash Schedule 20108 2011E 2012E
133 Cash - Beginning of Period 120,788 48,076
1392 Cash - End of Period 120,788 148,076 10,000
140 Interest Rate on Cash 0.50%0 0.50%0
141 Interest Income - A2 145
142
143 Debt Schedule 20105 2011E 2012E
144 Debt - Beginning of Period F94,206 794,206
145 aAadditions / (Reductions) - 36,192
146 Debt - End of Period 794,206 To4a,206 230,398
147 Average Interest Rate .42 q.2%
148 Interest Expense - 34,9495 34,284




The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Copying Down Formats

* We remove yellow highlights by copying down the format from previously formatted cells

Copying Down Formats

Rent
Orga
Rent
Total
Open
NOI
NOT
Corp
Othe
EBIT
EBITH
D&A
EBIT
Cash
PET
Cash
Tax R
WV In
Add
FFO
Shar
FFO
Divid

B

Pay

Paste Special

Paste
All
Formulas
Values

)

Comments
Validation

Operation

None
Add

Subtract

Skip blanks

e

All using Source theme

All except borders

(HOLD DOWN SHIFT + ARROW KEY

Highlight & Copy Cells:

(@HOLD DOWN CTRL +C )

O A 92 B76 98,733
=) (7 W2E) (7,541)

(3 Copy Down Format:
HOLD DOWN CTRL & ALT & V rnats
+ T+ ENTER afs
+ F4 to repeat ofmats
Multiply
Divide
Transposg
OK | | Cancel

14 85,550 91,193
% 92.1% 92.4%
5) (10,355) (10,355)
55 - -
14 75,195 20,838
81.0% 81.9%
é (689) (808)
74 74,506 80,029
= (34,523) (34,139)]
27 39,984 45,890
1) (1,484) 363
70 689 808
D6 39,189 47,062
DS 57,525 57,525
53 €0.68 €0.82
50 €0.65 €0.78
% 95% 95%




The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Linking Remaining Items to the B/S

* We now link Cash and Debt from the Cash and Debt Schedules to the Model B/S

Link Cash and Debt to the Model B/S

=8
=9
=20
=21
=22
=2
=4
=25
pe{ =1
37
=8
=39
40
41
4=
4=
121
=22
=3
134
135
136
137
135
133
140
141
142
142
144
145
14E

D34 a o =D1329
2 = [ [ E
Alstria Model Balance Sheet 20108 2011E 2012 E
Investment Property 1.2499 000 1, PR s B S Y T
Equity Inwvestments (IWs) 32.285 | COpy acCross 21,2649
PPEE F.82a 12,569
Intangibles, Derivatives and Financial Assets 12,116 12,116 12,116
Receivables 14,2221 j 14,225 15, 70
Cash 120,722k 4. 48,0761 10,000
Total Assets 1,542,3365 E
o L
Debt 7o4,206f | 794.206] 220,298
Derivatives & Profit Participation Rights A2 2049 A3 22049 A3 22049
Other Provisions & Liabilties . Q. 593 Q875
Trade Payables @ Link 2011E Cash on Model B/S to = 056 5 145
Total Liabilities 2011E Cash — End of Period
Eguity
Total Liabilities & Eguity on CaSh SCthUlQ:
D34 = D139
Cash Schedule . 2011E 2012E
Cash - Beginning of Period @ Link 2011E Debt on Model B/S 120,738 48,076
Additions / (Reductions) from Operations t H (F72,712) (F¥4.268)
0 2011E Debt - End of Period
Excess Cash / (Cash Shortfall) 458,076 (26.192)
AAinimurr Cash Balance on Debt Schedule: 0,000 10,000
Cash Raised from MNew Debt Issuance D37 _ D146 - 26,192
Cash Used for Debt Paydown - - -
Cash - End of Period 120, 7883 -* A4S8.076 10O, 000
Interest Rate on Cash 0503 0503
Imnterest Imncome 422 145
Debt Schedule 200050 2011E 2012E
Debt - Beginning of Period T, 2206 T4, 2206
Additions / (Reductions) - 26,192
Debt - End of Period T4 206 & Jag 206 S20.2928




The Cash Flow Statement

Finalizing Links to the P&L and B/S

Alstria Model CF/S — Calculating B/S Totals and Equity

We calculate Total Assets and Total Liabilities on the Model B/S

Equity, the final B/S item, rises with Net Income and declines with Dividend Distributions —i.e. with Operating CF after

Dividends on the CF/S.
NOTE: Equity also fluctuates with various other items, including share issuances, option vesting and non-cash valuation
changes. For simplicity, we ignore these effects in our model.

Calculate B/S Totals and Equity

=C4a42+D117

Daz2 -~ M
[ ) E [ D E
27
zz | Alstria Model Balance Sheet @ Calculate 2011E Total Assets: 20108 2011E 2012E
29 | Investment Property 1.249,000 . 421,500 1,494,000
+ + +

=0 | Equity Investments (IWs) 1,421,500 + 30,901 + 10,257 32,285 30,901 31,264
31 PP&E 18,116 + 14,825 + 48,076 7.826 10,257 12,569
3z | Intangibles, Derivatives and Fin - 1,543’675 18,116 18,116 18,116
=2 | Receivables S 14,221 14,825 15,760
=4 | Cash D35 - SUM(D29D34) 120,788 45,076 10,000
35 Total Assets e 1,542,336 1,542 675 1,581,709
-5 (@ Calculate 2011E Total Liabilities: I
=7 Debt 794,206 + 43,204 + 9,593 + 3,056 794,206 ¢ 794,206 830,298
a8 | Derivatives & Profit Participatidg = 850.058 43 204 43,204 43,204
29  Other Provisions & Liabilties - @’ 9,499 a, 593 Q9,875
40 | Trade Payables 3,024 3,056 3,145
41 Total Liabilities D41 = SUM(D37:D40) 849,02zl 850,053 886,622
4z | Equity (3 Calculate 2011E Equity: : 693,616 695,087
1z Total Liabilities & Eqguity 1,542,326
. 692,408 + 1,208 I
114 Cash Flow Statement =693,616 2011E 2012E
115 | Met Income A 28,499 16,254
116  Dividend Distributions D42 = C42 + D117 (27.291) (44,783)

Operating CF after Dividends - 1.208 1.470

117"

(@) Copy across 2011E to 2012E




The Cash Flow Statement
Finalizing Links to the P&L and B/S

Alstria Model CF/S — Calculating B/S Totals and Equity

* The final step is to calculate Total Liabilities & Equity and verify that our Model B/S balances

* NOTE: Total Assets must equal Total Liabilities & Equity, otherwise a mistake has occurred somewhere within the
model. Also note that we have left the “Excess Cash Switch” switched to ZERO, meaning that cash is retained instead
of using it for debt paydown. If the switch were set to “1”, the model would still balance, but final B/S and P&L
amounts would be slightly different.

Verify that the Model B/S Balances

D44 -~ B | =D43-D35
] A B C D E

27

28 Alstria Model Balance Sheet 2010A 2011E 2012E
29 |Investment Property (D Calculate 2011E Total Liabilities & Equity: 1,421,500 1,494,000
30 Equity Investments (JVs) 850,058 + 693,616 30,901 31,264
31 PP&E _ 10,257 12,569
32 |Intangibles, Derivatives and Finar B 1'533’675 18,116 18,116
33 Receivables SUM(D41:D42) 14,825 15,760
34 Cash 48,076 10,000
35 Total Assets @ Calculate 2011E Balance Check: 91,543,675 1,581,709
36 1,543,675 -1,543,675=0

37 Debt @ 794,206 830,398
38 Derivatives & Profit Participation D44 = D43 - D35 43,204 43,204
39 Other Provisions & Liabilties 9,494 9,593 9,875
40 Trade Payables 3,024 3,056 3,145
41 Total | 849,928 850,058 886,622
42 Equity] €t up Balance Check 692,408 693,616 695,087
43 ! 1,581,709

44

Total Lrabilrtiefl Equity
Balance Chec

1,542,336}

b 1,543,675
r 3

I— Copy across

e




The Cash Flow Statement
Complete the Model as Described in Part |V

Open Full Model file to complete cells highlighted in red

Alstria Model Income Statement

2009A 2010A 2011E 2012E
Rental Income - Organic 102,510 89,094 90,876 94,733
Organic rental growth NM -13.1% 2.0% 2.0%
Rental Income - External NM NM 2,000 4,000
Total Rental Income 102,510 89,094 92,876 98,733
Operating Expenses (10,433) (7,250) (7,326) (7,541)
NOI 92,077 81,844 85,550 91,193
NOI Margin 89.8% 91.9% 92.1% 92.4%
Corporate Expense (10,352) (10,355) (10,355) (10,355)
Other Expenses & Income, net (214) 1,655 - -
EBITDA 81,511 73,144 75,195 80,838
EBITDA Margin 79.5% 82.1% 81.0% 81.9%
D&A (473) (570)
EBIT 81,038 72,574 74,595 80,188
Cash Interest Expense, net (52,117) (42,887)
PBT 28,921 29,687 29,595 30,188
Cash Taxes - - - -
Tax Rate - - - -
JV Income & Other (264) (31) (1,484) 363
Add back: D&A 473 570 600 650
FFO 29,130 30,226 28,711 31,201
Shares Outstanding (average) 56,833 57,525 57,525 57,525
FFO per Share €0.51 €0.53 €0.50 €0.54
Dividends €0.52 €0.50 €0.47 €0.52
Payout Ratio 101% 95% 95% 95%

** Unhide "Full Model - Complete'" to compare your results by pressing: ALT +H + O + U + H + Enter



