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Market Data

Market Cap (intraday) 8.9B
Enterprise Value (August 13, 2019) 19.1B
Enterprise Value/EBITDA 13.7x

Financial Summary (08/12/2019)

Revenues
EBITDA
Net Income

Financial Analysis

Solvency Ratios

LTD/Total Capitalization 83.50%
EBITDA/Interest Expense: 3.35x
LTD/EBITDA: 6.00x
Profitability Ratios

Gross Margin: 56.92%
EBITDA Margin: 32.95%
EBIT Margin: 17.64%
Return on Assets (ROA): 2.78%
Return on Equity (ROE): 20.04%

Industry: Real Estate Investment Trusts
Employees: 26,000+

Facilities Worldwide: 1,450+

Cubic Feet of Hardcopy Records: 696 million+
Pieces of Media: 89 million+

IRM $37.66 — Buy

Valuation Methodology

$30.98
$45.82

Stock Price

Trading Comparable
EBITDA Multiple

DCF Analysis

Average
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$36.19
$37.66
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Profile

Iron Mountain Incorporated (NYSE: IRM), founded in 1951, is
the global leader for storage and information management
services. Trusted by more than 225,000 organizations around the
world, and with a real estate network of more than 85 million
square feet across more than 1,400 facilities in over 50 countries,
Iron Mountain stores and protects billions of valued assets,
including critical business information, highly sensitive data, and
cultural and historical artifacts. Providing solutions that include
information management, digital transformation, secure storage,
secure destruction, as well as data centers, cloud services and art
storage and logistics, Iron Mountain helps customers lower cost
and risk, comply with regulations, recover from disaster, and
enable a more digital way of working. Iron Mountain is a
component of the S&P 500 Index and a member of the
FTSE4Good index.




Financial Analysis

FY18 vs FY17

Operations:

Net Sales for FY 18 were $4,225,761 an increase of $380,183 or 9.90% compared to $3,845,578 for
FY17. According to the Annual Form 10-K for year end December 31, 2018, the increase in reported
consolidated storage revenue was driven by the favorable impact of acquisitions/divestitures and
consolidated internal storage rental revenue growth, partially offset by unfavorable fluctuations in
foreign currency exchange rates.

Cost of Sales increased by 6.90% from $1,685,318 in FY17, to $1,801,582 for FY'18. According to 10-K
significant Acquisition Costs of Recall were included in cost of sales were $7.6 million for the year
ended December 31, 2018 and $20.5 million for the year ended December 31, 2017.

Operating expenses increased by $273,784 in FY 18, which increased expenses of FY 17 $3,196,469 by
8.60% to $3,470,253 for FY 18. Where other operating expenses decreased by 17.20% from $457,386
for FY17 to $378,532 for FY18.

As aresult of the decrease in other operating expenses and an increase of 96.60% in income from
continuing operations, operating income for FY 18 increased by 97.70% to impressive $363,351 of profit
for FY'18 which is $179,530 more than $183,821 for FY'17.

Cash Flow:

For the year ended December 31, 2018, net cash flows provided by operating activities increased by
$212.3 million compared to the prior year period. According to the Annual Form 10-K for year end
December 31, 2018, the primary factors that impacted the increase in cash flows provided by operating
activities were an increase in net income of $179.6 million and a decrease in cash used in working
capital of $51.7 million, primarily related to the timing of collections of accounts receivable, partially
offset by the timing of payments associated with our accounts payable.

Capex increased from $4,829,000 in FY 17 to $8,861,000 in FY 18 to support growth of company.
The cash flow from investing activities decreased from ($79.95B) in FY17 to ($34.46B) in FY 18.
Financing activities generated $15,082,000 for FY 18 vs a generated cash of $44,557,00 in FY 17
primarily due to payment of dividends and payment of $16.4 million for debt financing and equity
issuance costs.

As a result of the above, cash for FY 18 increased to $18,491,000 from only $120,000 for FY'17.

Leverage:

Total debt increased by $1,099,552 from $7,043,271 FY 17 to $8,142,823. According to 10-K report the
obvious reason for this increased reliance on debt is that as a REIT, Iron Mountain is required to
distribute at least 90% of its REIT taxable income to maintain its status as a REIT. Between the inability
to issue equity at terms favorable to the company and the lack of retained capital to organically support
the company's capex needs, the company must rely primarily on debt.

Interest coverage ratio slightly increased to 3.41x at FY 18 from 3.31x for FY 17 primarily due to higher
EBITDA.

Total Debt to EBITDA decreased to 5.84x for FY 18 from 6.01x for FY17, due to increased debt of the
company.




FY18 vs FY17 "

Income Staten{ent

\ Year Ended December 31, Dollar Percentage
2017 2018 Change Change

Revenues S 3,845,578 S 4,225,761 | S 380,183 9.90%
Operating Expenses $ 3,196,469 S 3,470,253 | S 273,784 8.60%
‘Operating Income ) 649,109 § 755,508 | S 106,399 16.40%
!Other Expenses, Net S 457,386 S 378,532 | S (78,854) -17.20%
Income from Continuing Operations | $ 191,723 S 376,976 | $ 185,253 96.60%
(Loss) Income from Discontinued

Operations, Net of Tax S (6,291) S (12,427)| S (6,136) 97.50%
Net Income S 185,432 S 364,549 | § 179,117 96.60%
Net Income Attributable to

Noncentrolling Interests S 1,611 S 1,198 | S (413) -25.60%
Net Income Attributable to Iron

Net Income Attributable to Iron S 183,821 $ 363,351 | S 179,530 97.70%
Mountain Incorporated

LTM 2019 12/31/2018 12/31/2017 12/31/2016

(in 000s)
Revenues:
|Storage Rental $2,648,129 $2,622,455 S 2,377,557 $2,142,905
Service $1,595,121 $1,603,306 S 1,468,021 $1,368,548
Total Revenues $4,243,250 $4,225,761 $ 3,845,578 $3,511,453
| Operating Expenses:
| Cost of Sales $1,828,043 $1,801,582 S 1685318 $1,567,777
|SG&A $1,032,903 $1,038975 & 984,965 $ 988,332
Depreciation & Amortization S 649,530 $ 639,514 $ 522,376 S 452,326
V\Intangible Impairments = S < S 3,011 $ 2
(Gain) Loss on Disposal/Write-Down of PP&E $  (15,945) $  (9,818) $ 799 S 1,412
| Total Operating Expenses $3,494,531 $3,470,253 $ 3,196,469 $3,009,847
Operating Income (Loss) $ 748,719 S 755,508 $ 649,109 $ 501,606
Interest Expense S 417,141 $ 409,289 S 353,575 S 310,662
| Other Expense (Income) S (9,608) S (11,692) $ 79,429 $ 44,300
Income (Loss) from Continuing Operations
Before Provision (Benefit) for Income Taxes |
and Gain on Sale of Real Estate $ 341,186 $ 357911 $ 216,105 $ 146,644
Provision (Benefit) for Income Taxes S 31528 $§ 36,263 S 25,947 S 44,944 |
| Gain on Sale of Real Estate S (4567) § (55,328) S (1,565) $ (2,180)
|Income (Loss) from Continuing Operations '$ 368,147 $ 376,976 $ 191,723 $ 103,880 |
_Income (Loss) from discontinued Operations _$  (11,501) S (12,427) S (6,291) S 3,353
Net Income (Loss) $ 356,646 S 364,549 S 185,432 $ 107,233 |
Less: Net Income (Loss) Attributable to i
Noncontrolling Interests S 1,513 | § 1,198 S 1,611 § 2,409 [
Net Income (Loss) Attributable to Iron |
Mountain Incorporated $ 355133 $ 363,351 $ 183,821 $ 104,824

03/31/2019 12/31/2018

06/30/2019 09/30/2018
(in 000s)

S 669,288 S 662,974 $ 658,894 $ 656,973
S 397,619 $ 390,889 $ 402,595 $ 404,018
S 1,066,907 $ 1,053,863 $ 1,061,489 $ 1,060,991
(S 465,102 $ 461,544 $ 453,379 § 448,018
S 252,764 $ 270,559 § 260,449 $ 249,131
S 164,331 $ 162,483 $ 164,919 $ 157,797
S (8,405) $ 602 S (9,102) $ 960
$ 873,792 $ 895,188 $ 869,645 $ 855,906
$ 193,115 $ 158,675 $ 191,844 $ 195,746
S 105,314 $ 102,436 $ 105,715 $ 103,841
S (15,192) $ 15,210 $ (13,113) $ 325
$ 102,993 $ 41,029 $ 99,241 $ 91,580
$ 10,646 $ 10,553 $ (5,610) $ 14,300

_ 5 S (53,980) $ (1,348)
$ 92,347 $ 30,476 $ 158,831 $ 78,628
$ 128 $ (24) $ - |s (11,605)
$ 92,475 $ 30,452 $ 158,831 $ 67,023
S 34§ 891 $ 713 $ (125)
$ 92,441 $ 29,561 $ 158,118 $ 67,148
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: Conolidated Balance Sheet

LTM 2019 2018 2017 2016

_ (in 000s)
| Assets:
| Current Assets

|Cash and Cash Equivalents S 161,996 § 165,485 § 925,699 § 236,484
| Accouts Receivable, Net S 852,330 S 846,889 S 835,742 § 691,249
|Prepaid Expenses and other Current Assets S 200,777 S 195,740 § 188,874 S 184,374
__Total Current Assets S 1,215103 | S 1,208,114 S 1,950,315 S 1,112,107
PP&E

__PP&E S 7,840,423 S 7,600,949 S 6,251,100 S 5,535,783
Less; Accumulated Depreciation S (3,281,864) S (3,111,392) § (2,833,421) S (2,452,457)
__PP&E, Net S 4,558,559 S 4,489,557 S 3,417,679 S 3,083,326
|Other Assets, Net

Goodwill S 4,473,424 S 4,441,030 S 4,070,267 S 3,905,021
Customer Relationships, Customer Inducements

and Data Center Lease-Based Intangibles

S 1,467,025 S 1,506,522 S 1,400,547 S 1,252,523

| Operating Lease Right-of-use Assets S 1,793,807 S - S - S -
__Other S 213,064 S 211,995 S 133,594 S 133,823
Total Other Assets, Net S 7,947,320 S 6,159,547 S 5,604,408 S 5,291,367
Total Assets S 13,720,982 $ 11,857,218 § 10,972,402 S 9,486,800
Liabilities and Equity:
| Current Liabilities
| Current Portion of Long-term Debt S 123,527 S 126,406 S 146,300 S 172,975
Accounts Payable S 303,988 S 318,765 S 289,137 § 222,197
|Accrued Expenses and Other Current Liabilities  $ 920,493 S 752,684 S 653,146 S 450,257
|Deferred Revenue S 268,779 S 264,823 S 241,590 $§ 201,128
__Total Current Liabilities S 1,616,787 S 1,462,678 S 1,330,173 S 1,046,557
'Long-term Debt, Net of Current Portion S 8,390,183 § 8,016,417 S 6,896,971 S 6,078,206
| Long-term Operating Lease Liabilities S 1,655,477 S - S - S -
__Other Long-term Liabilities S 131,909 S 111,331 S 73,039 S 99,540
__Deferred Rent S - S 121,864 S 126,231 S 119,834
| Deferred Income Taxes S 194,532 § 183,836 § 155,728 S 151,295
|Redeemable Noncontrolling Interests S 73,113 S 70,532 S 91,418 S 54,697
_Total Long-term Liabilities S 10,445,214 S 8,503,980 '$ 7,343,387 [ S 6,503,572
__Total Liabilities S 12,062,001 S 9,966,658 § 8,673,560 S 7,550,129
| Equity
_.Total Stockholders' Equity S 1,657,821 S 1,884,180 S 2,297,438 S 1,936,547
|Noncontrolling Interests S 1,160 § 1,409 § 1,404 S 124
Total Equity $ 1658981 $  1,885589 $  2,298842 $ 1,936,671
Total Liabilities and Equity $ 13,720,982 $ 11,852,247 $ 10,972,402 $ 9,486,800

[0a] |




| Ratio Analysis 7

:Soivency Ratios
LTD/Total Capitalization

LTD/EBITDA

 Profitability Ratios
Gross Margin

EBITDA Margin

EBIT Margin

Return on Assets (ROA)
Return on Equity (ROE)

iTrend Analysis
Revenue Growth

EBITDA/Interest (Interest Coverage)

4 Years

2019 2018 2017 2016 Average
83.50% 80.97% 75.01% 75.84% 78.83%
3.35 341 3.31 3.07 3.29
6.00 5.75 5.89 6.37 6.00
56.92% 57.37% 56.18% 55.35% 56.45%
32.95% 33.01% 30.46% 27.17% 30.90%
17.64% 17.88% 16.88% 14.28% 16.67%
2.78% 3.18% 1.80% 1.32% 2.27%
20.04% 17.37% 8.68% 8.57% 13.66%
0.41% 9.89% 9.52% 16.74% 9.14%

Peer Analysis

Direct Competitor Comparison in REIT industry
| VER NNN EQIX SPG IRM
Market Cap (in 000s) $ 9,390,000 $ 9,040,000 $ 47,140,000 S 36,480,000 $ 9,160,000
| Revenue (in 000s) S 1,260,000 S 642,810 § 5,340,000 nfa § 4,240,000
Qtrly Rev Growth -1.10% 6.00% 9.70% 15.40% 0.60%
|EBITDA (in 000s) S 1,070,000 S 579,560 S 2,370,000 S 4,200,000 $ 1,398,249
Net Income (in 000s) S 238,180 S 242,440 S 496,450 nfa $ 366,630
| Gross Margin 24.66% 43.14% 9.295 19.19% 8.37%
|Operating Margin 39.80% 62.40% 20.99% 0.00% 17.88%
|Full Time Employees 180 68 8,090 3,300 26,000
Stock Price S 965 S 55.27 S 555.73 S 104.22 S 31.90
Company's Name Symbol

|Vereit, Inc VER

| National Retail Properties, Inc NNN

|Equinix, Inc EQIX

|Simon Property Group, INC SPG

|Iron Mountain, Inc IRM




Projection Analysis

Projection Analysis

Income Statement

- _ . . - m 06

PERIOD ENDING a_bm ﬂ-M 31-Dec-18 Jun-19
(in 000s)

Total Revenue $ 3,511,453 S 3,845578 S 4,225,761 S 4,243,250
Cost of Revenue $ 1567777 $ 1,685318 S 1,801,582 S 1,828,043
Gross Profit $ 1,943,676 § 2,160,260 5 2,424,179 $ 2,415,207
Total Operating Expenses $ 1442070 S 1,511,151 S§ 1,668,671 S 1,666,488
EBIT S 501,606 $ 649,109 S 755,508 S 748,719
Interest Expense s 310,662 $ 353,575 S 409,289 § 417,141
EBT s 190,944 S 295,534 S 346,219 S 331,578
Income Tax Expense s 44,933 S 25,847 S 36,263 S 31,528
Net Income $ 104,824 S 183,821 $ 363,351 S 355,133
Income Statement Assumptions
Revenue Growth 9.52% 9.89% 0.41%
Gross Margin 55.35% 56.18% 57.37% 56.92%
Operating Exp as % of Revenue 41.07% 39.30% 39.49% 39.27%
Tax as % of EBT 23.53% 8.78% 10.47% 9.51%
Other A ions % of Revenue
Depreciation s 452,326 $ 522,376 S 639,514 $ 649,530
Capex S 328,603 S 343,131 $ 460,062 S 609,592
Depreciation 12.88% 13.58% 15.13% 15.31%
Capital Expenditures 9.36% 8.92% 10.89% 14.37%
Debt Schedule
Short Term Debt s 172,975 S 146,300 S 126,406 S 123,527
Long Term Debt S 6078206 $ 6,896971 S 8016417 S 8,390,183
Total Debt Outstanding S 6,251,181 S 7,043,271 S$ 8,142,823 S 8513710
Increase/Decease
Interest Payment 5.66% 5.81% 5.12%
Ratio Analysis - Assumptions

31-Dec-16 31-Dec-17 31-Dec-18  YTM 30-Jun-19
EBITDA 5 953,932 $ 1,171,485 $ 1,395022 $ 1,398,249
Trend Analysis
Revenue Growth 9.52% 9.89% 0.41%
Solvency Ratios (Leverage Ratios)
Total Debt / EBITDA (Incl. CPLTD) 6.55 6.01 5.84 6.09
EBITDA / Interest Coverage Ratio 3.07 331 3.41 3.35
EBIT / Interest Coverage Ratio 1.61 1.84 1.85 1:79
Profitability Ratios
Gross Margin % 55.35% 56.18% 57.37% 56.92%
EBITDA Margin % 27.17% 30.46% 33.01% 32.95%
EBIT Margin % 14.28% 16.88% 17.88% 17.64%

Z-year Operating|

Average Assumpt.

6.61%
56.45%  57.00%
39.78%  40.00%
13.07%  30.00%
14.23%  10.00%
10.88%  10.00%
5.00%
5.53% 5.50%

Projections

30Jun-20 30Jun-21 30-Jun-22 30-un23  30-Jun-24  30-Jun-25

(in 000s)
4,497,845 4,767,716 5,006,101 5,256,407 5,519,227 5,795,188
1,934,073 2,050,118 2,152,624 2,260,255 2,373,268 2,491,931
2,563,772 2,717,598 2,853,478 2,996,152 3,145,959 3,303,257
1,799,138 1,907,086 2,002,441 2,102,563 2,207,691 2,318,075
764,634 810,512 851,037 893,589 938,269 985,182
468,254 444,841 421,429 398,016 374,603 351,191
296,380 365,670 429,609 495,573 563,665 633,991
88,914 109,701 128,883 148,672 169,100 190,197
207,466 255,969 300,726 346,901 394,566 443,794
6.00% 6.00% 5.00% 5.00% 5.00% 5.00%
57.00% 57.00% 57.00% 57.00% 57.00% 57.00%
40.00% 40.00% 40.00% 40.00% 40.00% 40.00%
30.00% 30.00% 30.00% 30.00% 30.00% 30.00%
449,785 476,772 500,610 525,641 551,923 579,519
449,785 476,772 500,610 525,641 551,923 579,519
10.00% 10.00% 10.00% 10.00% 10.00% 10.00%
10.00% 10.00% 10.00% 10.00% 10.00% 10.00%
8,088,025 7,662,339 7,236,654 6,810,968 6,385,283 5,959,597
(425,686) (425,686) (425,686) (425,686) (425,686) (425,686)
468,254 444,841 421,429 398,016 374,603 351,191
30-Jun-20] 30-Jun-21] 30-Jun-22| 30-lun- 30-Jun-24] 01-Jun-25
1,214,418 1,287,283 1,351,647 1,419,230 1,490,191 1,564,701
6.00% 6.00% 5.00% 5.00% 5.00% 5.00%
6.66% 5.95x 5.35x 4.80x 4.28x 3.81x
-2.59% -2.89x -3.21x -3.57x -3.98x -4.46x
-1.63x -1.82x -2.02x -2.25x -2.50x -2.81x
57.00% 57.00% 57.00% 57.00% 57.00% 57.00%
27.00% 27.00% 27.00% 27.00% 27.00% 27.00%
17.00% 17.00% 17.00% 17.00% 17.00% 17.00%

Assumptions:
e Revenue growth will fluctuate between 6.00% to 5.00% for upcoming years of 2020 to 2025 because of

historical healthy average of 6.61%. Even though previous years data show growth rate up to 9.89%,

challenges in the global market, as a company operates in about 50 countries throughout the world, Iron

Mountain is exposed to not only the currency exchange risk that tends to even out over time, but the
more serious risk of a number of regulations different from the United States, increased political

instability in some countries and the change in preferences towards the digitalization.

e Gross Margin will improve from 56.45% to 57% as a result of margin improvement from efficiencies.
e Operating Expenses as a % of Revenue will increase slightly from 39.78% to 40.00% due to

development of other sectors of the business, such as digitalization.

e Depreciation and Capital Expenditures will stay consistent with historical levels of 10%.

Results:

e The company generates FCF of $1.21B to $1.56B in the future five years. The cash flows are healthy to
support ongoing deleveraging and re-investing in development of the company.
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Valuation Analysis

METHOD #1 - Stock Price

Calculations — 1 P [ 50 [ sprso=Ea_ | D [ c [ Ea+D-C=EV
Stock Price
Company Symbol (8/13/2019) Stocks Outstanding Equity Value Debt (ST&LT) Cash Enterprise Value
(in 000s)
ron Mountain
Incorporated IRM $ 3098 286,820 | 8,885,683.6 | 5 10,380,000.0 | $ lsz,nno.ol $ 19,103,683.6
Iron Mountain Inc's

METHOD #4 - Average EBITDA Industry Trading Multiples

Calculations — [ SP | 50 [ sp*so=eq | D I [ [ EQ+D-C=EV_ | E [ ev/E ]
Stock Price Stocks O di Equity Value Debt (ST&LT) Cash Enterprise Value EBITDA
Company Symbol (8/13/2019) (5000) | ($000) | (5000) | ($000) | (5000} ‘ EBITDA ($000) |[Multiple Beta
(in 000s)

Vereit, Inc. VER s 9.61 968,260 $ 9,304,9786 $ 6,260,000.0 $ 12,7900 $ 15,552,1886 $ 1,070,000 14.53 0.26

National Retail Properties,

Inc. NNN S 54.22 162,680 $ 88205096 § 2,930,000.0 $ 22100 $ 11,748,299.6 579,200 20.28 0.15

Equinix, Inc. EQIX $ 543.08 80,390 S 43,658,201.2 % 1,220,000.0 $ 1,610,000.0 $ 43,268,201.2 $ 2,370,000 18.26 0.68

Simon Property Group, Inc. SPG S 154.43 308,990 S 47,717,325.7 § 23,320,000.0 $ 479,780.0 S 70,557,545.7 $ 4,200,000 16.80 1.06

Iron Mountain

Incorporated IRM S 3098 286,820 S 8,885,683.60 S 10,380,000.0 $ 162,000.0 S 19,103,683.60 $ 1,398,249 13.66 0.70|
Average 16.71x 0.57x]

EBITDA * Average

Multiple S 1,398,249 16.71

METHOD #6 - Discount Cash Flow Valuation Analysis

Calculating WACC

|amount | % Cap ] Return/inter ] After Tax [ WACC I
Market Value of Equity (Trading) 8,885,684 45.8% 1.95% 7.95% 3.64%
Total Debt 10,380,000 54.2% 6.00% 4.20% 2.28%
Total Capital 19,265,684 100.0% 5.92%
6-year Treasury Note = 1.65% (given)
Historical Market Premium = 9.00% (given)
Company Beta = 0.70x
Historical Tax Rate = 30.00%
Discount Cash Flow Valuation Analysis year (n) = 1 2 3 4 5 6
Projected (yr1-yr6) Input Actual EXIT YEAR
p 30-Jun-19 30-Jun-20 | 30-Jun-21 | 30-Jun-22 ] 30-Jun-23 30-Jun-24 30-Jun-25 |
Revenues $ 4,243,250 | & 4,497,845 S 4,767,716 $ 5,006,101 $ 5,256,407 | 5 5,519,227 | 5 5,722,886
Revenue Growth Assumptions 6.0% 6.0% 5.0% 5.0% 5.0% 4.7% 80%
Cost of Revenues (CoGS) 43.0% S (1,828,043) S (1,934,073) S (2,050,118) $ (2,152,624) $ (2,260,255)| $ (2,373,268)| 5 (2,460,841)
Operating Expenses 40.0%| $ (739,380)| (1,697,300} & (1,799,138) & (1,907,086) S (2,002,441)| & (2,102,563)| $ (2,575,299)
EBIT S 748,719] $ 866,472 S 918,460 S 946,392 S 993,711 | § 1,043,397 | § 686,746
Less Taxes / % of EBIT 30.0% s (259,941) S (275,538) § (283,917) S (298,113)| § (313,019)| §  (259,941)
Plus Depreciation 10.0% $ 449,785 $ 476,772 $ 500,610 $ 525,641 | & 551,923 | § 449,785
Less Capex 10.0% 5 (449,785) $ (476,772) $ (500,610) $ (525,641)| $ (551,923)| $  (449,785)
Cash Flow 3 748,719 | $ 606,530 [ § 642,922 [ § 662,474 [ § 695,598 | § 730,378 | $ , 606,530 |
EBITDA $ 1,398,249 $ 1,316,256 $ 1,395232 $ 1,447,002 $ 1,519,352 | § 1,595,319 915,662
Terminal Value Assumptions
EBITDA Multiple Method 16.71x (EBITDA x Market EBITDA Multiple) S 26,653,652
Perpetuity Method 5.92% Next Yr Cash Flow / (WACC - Next Yr Rev Growth) $ 30,947,773
Average 2 25,331,844
Less Debt Outstanding (at Exit) S (7,785,000) | +—75% of orginal Debt)
Plus Cash (at Exit) $ ]
Equity Value at Terminal $ 17,546,844
Equity Cash Flows $ 606,530 $ 642,922 S 662,474 S 695,598 | § 17,896,553
PV Table or (1/[(1+i)An] —s 0.9263548 §$ 0.8581332 § 0.7949358 $ 0.7363926 | $ 0.6821608
Present Value of Equity s 561,862 $ 551,713 $ 526,624 § 512,233 [ § 12,208,327

Total Present Value of Equity $ 10,380,000
+PVofDebt= $ 10,380,000
- Less Cash = § (162,000)
I Iron Mountain Inc's EV $ 20,598,000 |




Valuation Analysis Discussion:

Analyzing Iron Mountain’s (IRM) current trading Enterprise Value (EV) with trading EV of their competitors,
IRM is undervalued at EBITDA multiple of 13.66x versus average of 16.71x for selected peers in Real Estate
Investment Trust’ Industry, adding that the peer companies were chosen to have the closest EBITDA multiple
to the multiple of IRM. The results of Peer Analysis Method show that the company should be valued at $45.82,
higher than current $30.98.

DCF Analysis method shows that company is undervalued as well. Projecting a moderate low growth on the
future cash flows brings smooth line of cash flows in the future which evaluate IRM at $36.19, higher than
$30.98 of current price.

Valuation Analysis Results:

ENTEPRISE VALUATION ANALYSIS

I EV Debt Cash Eq Value Shares Outs Stock Price
Method #1 - Current
Market Price S 19,103,684 S 10,380,000 S 162,000 $ 8,885,684 286,820 | S 30.98
METHQOD #4 - Average
EBITDA Industry Trading
Multiples S 23,361,116 S 10,380,000 $ 162,000 $ 13,143,116 286,820 | S 45.82
Method #6 - Discount Cash
Flow Valuation Analysis s 20,598,000 $ 10,380,000 $ 162,000 $ 10,380,000 286,820 | S 36.19
Average of methods § 21,020,933 $10,380,000 $ 162,000 $ 10,802,933 286,820 | S 37.66

Based on the results of three methods of valuation, such as Valuation by Current Market Price, Valuation by
comparing the company to its main peers in the industry and EBITDA multiple and Discounted Cash Flow
Valuation methods, the conclusion is that [ron Mountain Corporation is trading at undervalued price. Iron
Mountain is one of the largest records and information management companies in the world. The company
serves a variety of industries, including banking, healthcare, accounting, entertainment, insurance, and
governments around the globe to provide them with their information storage and information destruction
needs. Adding to the company's resilient business model is the fact that the company boasts a 98% customer
retention rate, which is in large part due to the fact that the economics of physical document storage generally
make it more feasible for companies to stick with Iron Mountain than to switch to another company. Although
Iron Mountain offers data protection services, shredding, digital solutions, and data centers, the company's
physical document storage segment accounts for 63% of its total revenue and over 80% of its gross profits. The
company also is diversifying into data centers and while the segment is only 6% of the company's revenue, it is
the company's fastest growing segment with the highest margins. The efforts to bolster its data center segment is
in the early innings of what will be a years long process to establish itself as a major data center company, on
top of its status as a leading physical storage company. While the company is facing a risk increasing cost of
operations due to increase focus of government and customers on the protection of data security, I still believe
the company will successfully drive growth going forward.




