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FOREWORD AND GENERAL DEFINITIONS

Azrieli Group Ltd. hereby respectfully files the Description of the Corporation’s Business Report as of 31
December 2024 (the “Report Date”), reviewing the Group’s activity and describing the development of its
business, as occurred in the twelve-month period ended 31 December 2024 (the “"Report Period”) until the Report
Release Date. The Report is prepared pursuant to the provisions of Regulation 8a of the Securities Regulations
(Periodic and Immediate Reports), 5730-1970. Figures appearing in the Report are true as of the Report Date.
However, in certain cases details appear in the Report reviewing events which occurred subsequently to the
Report Date until shortly before the date of release thereof, on 20 March 2025 (the “"Report Release Date”) and
in such cases the Company notes that these are provided as of the relevant date.

Chapter A of the Report (this chapter) should be read together with its other parts, including the notes to the
Financial Statements.

The Description of the Corporation’s Business chapter includes data based on public studies and surveys,
including information that appears on various websites. It is noted that, except where explicitly stated otherwise,
the Company has not requested, and in any case has not received, the consent of the conductors of such surveys,
studies and websites for the purpose of including information in the Description of the Corporation’s Business
chapter, and such information is information that is publicly accessible and, to the best of the Company’s
knowledge, is public. The Company is not responsible for the content of such surveys, studies and websites.

Materiality

The materiality of the information included in this Report, including a description of the material transactions
and/or material projects, is evaluated from the point of view of the Company. It should be clarified that, in a part
of the cases, the Company, in its exclusive discretion, decided to expand the description necessary, in order to
give a more comprehensive picture of the subject being discussed.

Forward Looking Information

The description of the corporation’s business in this Chapter A partly includes forward-looking
information as defined in the Securities Law. Such information which is presented below and
indicated as forward-looking information, includes goals, forecasts, assessments, estimates or other
information that is deemed as uncertain information which refers to a future event and which relies,
inter alia, on publications of the Central Bureau of Statistics, Bank of Israel, other relevant
professional entities and in addition, on internal estimates of the Company that are based on
statistics, experience and information accumulated by the Company over the years whose
materialization is uncertain and is beyond the Company's control. Actual results may materially differ
from those forecasted in the context of the forward-looking information as aforesaid, as a result of a
large number of factors, including as a result of the risk factors, in whole or in part, as described in
Section 29 of this Chapter A, all as will be specified in the specific references to forward-looking

" ow

information later in the chapter. Sentences which include expressions such as “expected”, “intends”,
“estimates”, “foresees”, “expects” and similar expressions indicate that this is forward-looking
information. The materialization and/or non-materialization of such information reflects the
Company'’s current point of view regarding future events that are based on estimates and therefore

are subject to risk and uncertainty.
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DEFINITIONS

In this Chapter, the following terms shall bear the meaning stated alongside them:

“Board of Directors’ Report”

“TASE"

“Periodic Report” or
“Report”

“Financial Statements”

“Company”
“Companies Law”
“Securities Law”
"Midroog”
“"Ma’alot”

“Nadav Investments”

“Azrieli Holdings"

“Granite Group” or “Granite
Hacarmel Group”

“Azrieli Group” or “"Group”

“Compass”

"Canit Hashalom”

“Azrieli Foundation (Israel)”

“Azrieli Foundation
(Canada)”

“2023 Periodic Report”

The Company’s Board of Directors’ Report on the State of the Company's Affairs
as of 31 December 2024, which is included as Chapter B of the Periodic Report

Tel Aviv Stock Exchange Ltd.

The Company's periodic report for 2024

The consolidated financial statements of the Company as of 31 December
2024, which are included in Chapter C of the Periodic Report

Azrieli Group Ltd.

The Companies Law, 5759-1999
The Securities Law, 5728-1968
Midroog Ltd.

Standard & Poor’s Maalot Ltd.

Nadav Investments Inc., a private company incorporated under Canadian Law,
fully owned and controlled by Azrieli Holdings

Azrieli Holdings Inc., a private company incorporated under Canadian Law,
which is owned and controlled by Mmes. Sharon Azrieli, Naomi Azrieli and
Danna Azrieli

Granite Hacarmel and/or subsidiaries thereof and/or affiliates thereof

The Company and/or subsidiaries thereof and/or affiliates thereof including
consolidated corporations

Compass Holdco, LLC, a Delaware corporation with which Azrieli Data Centers
LLC, a wholly-owned subsidiary of the Company, engaged in an investment
agreement as well as in an operating agreement with the holders of units in
Compass. In 2023, the Company's holdings in the members' capital of Compass
were sold, and the Company no longer holds members' capital in Compass.

Canit Hashalom Investments Ltd., a wholly-owned subsidiary of the Company

The Azrieli Foundation (Israel), R.A. 580503118, a not-for-profit association
registered in Israel, acting, inter alia, to promote education and culture through
projects in the fields of culture, welfare and science

The Azrieli Foundation, a registered Canadian charitable foundation,
incorporated and seated in Canada, whose assets are designated for donations
and for the funding of philanthropic activities in Israel and in Canada, which is
a stakeholder in the Company

The Company’s annual periodic report for the year 2023, released by the
Company on 21 March 2024 (Ref. 2024-01-029448), which is included herein
by reference
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“2022 Periodic Report”

“2016 Shelf Prospectus”

"2019 Shelf Prospectus”

"2022 Shelf Prospectus”

\\GM"

“"GMG”

The Company’ annual periodic report for 2022 released by the Company on 22
March 2023 (Ref. 2023-01-029847), which is included herein by reference.

A shelf prospectus released by the Company on 10 May 2016 bearing the date
11 May 2016.

A shelf prospectus released by the Company on 7 May 2019 bearing the date 8
May 2019. For details, see the Company's immediate report of 7 May 2019 (Ref.
2019-01-044203), which is included herein by reference

A shelf prospectus released by the Company on 17 May 2022, bearing the date
18 May 2022. For details, see the Company’s immediate report of 17 May 2022
(Ref. 2022-01-059968), which is included herein by reference

Green Mountain, AS, a Norwegian company, 100% of whose share capital is
(indirectly) held by the Company, which operates in the DC industry in Norway.

Green Mountain Global Ltd., a private company incorporated in England, 100%
of whose share capital is held by the Company, and in which the Company's
holdings in the DC industry in Europe will be concentrated, as specified in
Section 12.1 of this Chapter A.
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CHAPTER A DESCRIPTION OF THE COMPANY'S BUSINESS

PART ONE: DESCRIPTION OF THE GENERAL DEVELOPMENT OF THE
COMPANY'S BUSINESS

1. The Company's operations and description of the development of its business

1.1 General

The Company was incorporated on January 6, 1983, as a private company according to the laws of the State of
Israel. On 3 June 2010, the Company's shares were issued to the public for the first time and began to be traded
on TASE on 7 June 2010, and the Company became a public company, within the meaning thereof in the
Companies Law. Commencing on 1 July 2010, the shares of the Company are included, inter alia, in the Tel Aviv
35 Index and in the Tel Aviv Real Estate index, and in the EPRA indices, which bring together the public income-
producing real estate companies in Europe. The Company'’s Series B bonds are included in the Bond Max One Year
Maturity Index, the Company’s Series F and Series H bonds are included, inter alig, in the Tel-Bond 20 Index, the
Company's Series D, Series E and Series G bonds are included, inter alia, in the Tel-Bond 40 Index, the Company's
Series | bonds are included, inter alig, in the Tel-Bond Linked Index, the Company’s Series 1 CP are included, inter
alia, in the Tel-Bond CP Index.

As of the Report Date, Mmes. Sharon Azrieli, Naomi Azrieli and Danna Azrieli are the controlling parties of the
Company.?

As of the Report Date, the Group is engaged primarily in the various real estate segments, with most of the Group’s
business operations being in the office and other space for lease in Israel segment, the retail centers and malls in
Israel segment and the data center segment. In addition, the Group engages in the senior housing in Israel
segment, the income-producing property overseas segment (mainly in the U.S.) and in the rental housing in Israel
segment. The Company is also developing several hotels. In addition, the Company has minority holdings in Bank
Leumi Le-Israel Ltd. ("Bank Leumi”).

The Company owns income-producing properties with a total GLA of approx. 1,469 thousand sqm in addition to
approx. 645 thousand sqm of projects under development in Israel. The average occupancy rate in Israel is approx.
98%,? with 80% of the value of income-producing investment property and income-producing properties under
construction (on a consolidated basis) attributed to real estate in Israel.

Azrieli Group, which was founded by Mr. David Azrieli OBM, is the leading real estate group in Israel. In July 2014,
Ms. Danna Azrieli, was appointed as Active Chairman of the Company's Board of Directors, after many years in
which she served in key positions in the Group. Since taking office and under the leadership of Ms. Danna Azrieli,
the Company has grown, increased its status of properties, entered into new areas of operation and is constantly
in a significant development momentum. The operations of the Group are carried out by means of a managerial
head office that is comprised of professionals having a great deal of seniority and managerial experience,
including a number of members of management who have been associated with the Company and the Group’s
companies for many years. The Company estimates that the Chairman of the Board, Ms. Danna Azrieli, the
Company's CEO, Mr. Eyal Henkin, together with the experienced officers and managers in the Company who are
considered professional and industry leaders, are principal and significant factors of the success of the Company's
business results.

! For further details, see an immediate report on the status of holdings of interested parties and officers of 7 July 2024 (Ref.: 2024-01-
069613) which is included herein by reference.
2 Excluding areas in properties whose construction has been completed and which are being leased-up for the first time.
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1.2 Chart of the Group's main holdings as of the Report Release Date*

1.2.1 Below is a chart updated as of the Report Release Date:

Azrieli Group Ltd.

100% 2.3% | 100% 100%
100%
: Bank Leumi » o Azrieli
Otzem Enterprise Lo tsrasl Ltd. Azrieli Data Canit Hashalom Investments Ltd. Loos Global Ltd.
and Investments Green Mountain
(1991) Ltd Centers, LLC. Global Limited
. 99.95% 99.95% obal Limite 100%
(GMG)(*****)
100% 100% Gemel Tesua Otzma & Co. Green
- o Investments Investments 100% Data AS
International Menachem 92.3%|  three Galleria Office Ltd. (**) Maccabim Ltd. (** Global Data
Consultants Milstein Estate Buildings, LLC () o 100%
(iConsult) Ltd. Ltd. (++) : 100% AZ Ltd.(****) Ceon
Palace Ra‘anana - :
0, [o)
100% 99.8% AG Plaza At 0.2% Senior Housing Ltd. Mountain AS
Enclave, LLC (")
Urban A.AR Ltd. 100% South Post Oak |1oo% | 100% .
o 0.2% General, Inc. Senior 100%
99.8%| AG 8 West Centre, LLC | 0-27° 1% Palace America Housin Green Mountain
100% (%) ° Senior Housing Ltd. Modi‘in L%d Innlandet AS
990A) *kkkkk
Mul Hayam 99.8%| ) 0.2% South Post Oak 0.01% | 99.99% ( )
Eilat Ltd. AG Sandtl>lrl1dge, Holdings, LP Palace Lehavim
(1978) LLc Limited
Partnership
100%
99.8% AG Two Aspen, 0.2% Rivercan GP, LLC
LLC (9
1%
99.8%| AG San Clemente 3700, 0.2% | 99% .
LLC () Rivercan, LP

Main holdings only. The chart does not include companies that are inactive as of the Report Release Date or asset management companies.
0.05% of these companies is held by International Consultants (iConsult) Ltd.

) Indirectly, through companies and/or partnerships.

Holds companies operating in the data center sector in England. For details see Section 1.3.6 of Chapter A

“) The Company is working to consolidate its holdings in the data center sector in Europe under GMG.

) Holds the Tik Tok project




1.2.2 As of the Report Release Date, the Group’s asset holdings chart, in the final holdings structure, by
operating segment, is as follows:

100% Modi‘in
residential
100% Spiral Tower
(under
construction)
100% o
Azrieli Town
100% " Modi‘in West
., Rental housing
100% in Herzliya - Glil
Yam (in
planning)

Palace Ra‘'anana

Palace Modi‘in

Palace Tel Aviv

Palace Lehavim

Palace Rishon
LeZion (under
construction)

in Sde Dov (under
planning)

Others

Investment in
Bank Leumi Le-
Israel Ltd.

Red Rock Hotel
(in planning)

100%

100%

100%

100%

100%

Senior home project  100%

Data Centers

(7‘:7‘:7‘:7‘:)

GM Properties

(Norway and
Germany)

The English
companies

Mount Zion Hotel (under

construction)

100%

100%*****

Holding rate determined after deduction of stores not owned by the Company.
The Holon Municipality holds the remaining 17% of the property.
) The property does not include offices with a total area of approx. 450 sqm.

Income-
producing

property in the
U.S. Offices

Three Riverway
(Houston, Texas)

One Riverway
(Houston, Texas)

Southern house 529
York Road
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(Houston, Texas)
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(Houston, Texas)
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(Austin, Texas)
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3700 San Clemente
(Austin, Texas)

70%

67%

100%

92.3%

100%

100%

100%

100%

100%
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100%
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Holon
100% -
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100% - Hol
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1009  Spiral Tower
(under Givatayim Offices
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o .
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Industrial Park
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100%
100%

100%

Azrieli
Holon Mall

Azrieli Haifa Mall

Modi‘'in West

Azrieli Akko Mall
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1.3 Summary of the main developments occurring in the Group's structure and
business in 2024 and until the Report Release Date

1.3.1 Development pipeline

During the Report Period the Group continued to invest in the development and construction of new properties
and in the expansion and renovation of existing properties. For details regarding the developments in the Group's
development pipeline during the Report Period, see Section 7.7 of this Chapter A and Section 4.1 of the Board of
Directors’ Report.

1.3.2 Update to agreement for the provision of DC services to TikTok and engagement in an
agreement to finance the project

In March 2023, GM, through a wholly-owned subsidiary thereof (the “Service Provider”), entered into a service
agreement with TikTok Norway AS, a Norwegian company which is part of a group of companies with global
operations (the "Customer”), which is not affiliated with the Company, for the provision of DC services on a 90
MW campus built by GM in Norway (the “Agreement” and the "Project”, as the case may be).

In the Report Period, the process of handover to the Customer of the full 90 MW was completed.

On 18 December 2024, the Service Provider engaged with two foreign banking corporations (the “Finance
Providers”) in a non-recourse loan agreement (the “Loan Agreement”) for the financing of the Project, in the sum
of €371 million. Provision of the loan was contingent, inter alia, on the signing of an amendment to the Agreement
with the Customer. On 14 January 2025, the amendment to the Agreement was signed, and on 6 February 2025,
the loan was provided.

The Customer also gave notice of exercise of the option to increase the capacity in the Project by another 30 MW
to a total of 120 MW. GM is examining the exercise notice and there is no certainty that expansion of the capacity
will indeed go ahead.

For further details regarding the Agreement with the Customer and the amendment thereto, the Loan Agreement
and the terms and conditions thereof and exercise of the option to increase the capacity, see immediate reports
of the Company of 8 March 2023 (Ref.: 2023-01-024873), of 3 July 2024 (Ref: 2024-01-068701), of 19 December
2024 (Ref.: 2024-01-625507), of 15 January 2025 (Ref.: 2025-01-004247), of 28 January 2025 (Ref.: 2025-01-
007395) and of 6 February 2025 (Ref.: 2025-01-009240), which are incorporated herein by reference.

1.3.3 Changes in the office of senior officers of the Company

For changes that occurred in the office of senior officers of the Company during the Report Period and until the
date of release hereof, see Section 18.3 of this Chapter A below.

1.3.4 Negotiations with an international tech company for the provision of DC services by
GM

On 21 December 2023, the Company released an immediate report, incidentally to considering the possibility of
raising bonds, regarding negotiations conducted by GM with a leading international tech company (in this section:
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the "Customer", and together with GM: the "Parties"), for engagement in an agreement for the provision of DC
services to the Customer, at a scope of approx. 120MW, on a campus to be built by GM in Norway.

On 19 February 2025, the Company reported that following a decision not to grant a regulatory permit that is
required with respect to the land on which GM considered building the campus, GM is examining other
alternatives for land for the construction of the project.

As of the date hereof, there is no certainty that the negotiations with the tech company will be successfully
completed and/or that a binding and detailed agreement will be signed between the Parties in connection with
the terms and conditions of the transaction and/or its scope and/or chances for or date of closing of the
transaction.

For further details regarding the negotiations, see immediate reports of 21 December 2023, 3 July 2024 and 19
February 2025 (Ref.: 2023-01-138762, 2024-01-068701, and 2025-01-011820 respectively) which are included
herein by reference.

1.3.5 Financing transactions

On 7 July 2024, the Company released a shelf offering report for the issuance and listing of up to approx. NIS
714,000 thousand par value of the Company's Series 1 CP, by virtue of the 2022 Shelf Prospectus. On 8 July 2024,
the Company announced that, in accordance with the results of the offering, approx. NIS 638,017 thousand of
Series 1 CP had been issued, in consideration for approx. NIS 638 million (approx. NIS 637 million net of issue
expenses). For further details, see the Company's immediate reports of 7 July 2024 and 8 July 2024 (Ref.: 2024-
01-070594 and 2024-01-071518, respectively), which are included herein by reference.

On 23 July 2024, the Company released a shelf offering report, as amended on 24 July 2024, for the issuance and
listing on TASE of up to approx. NIS 1,095 million par value of the Company's Series | bonds, by virtue of the 2022
Shelf Prospectus. On 25 July 2024, the Company announced that, in accordance with the results of the offering,
approx. NIS 990.5 million par value of Series | bonds had been issued, in consideration for approx. NIS 990.5
million (approx. NIS 976.6 million net of issue expenses). For further details, see the Company's immediate reports
of 24 July 2024 and 25 July 2024 (Ref.: 2024-01-078292 and 2024-01-078781, respectively), which are included
herein by reference.

On 23 July 2024, the Company released a shelf offering report, as amended on 24 July 2024, for the issuance and
listing on TASE of up to approx. NIS 275,212 thousand par value offered by way of expansion of the Company's
Series G bonds, by virtue of the 2022 Shelf Prospectus. On 25 July 2024, the Company announced that, in
accordance with the results of the offering, another approx. NIS 226,593 thousand par value of Series G bonds
had been issued, in consideration for approx. NIS 214.8 million (approx. NIS 213.3 million net of issue expenses).
For further details, see the Company's immediate reports of 24 July 2024 and 25 July 2024 (Ref.: 2024-01-078292
and 2024-01-078781), respectively, which are included herein by reference.

On 17 December 2024, the Company released a shelf offering report, for the issuance and listing on TASE of up
to approx. NIS 2,461 thousand par value of the Company's Series | bonds, by virtue of the 2022 Shelf Prospectus.
On 18 December 2024, the Company announced that, in accordance with the results of the offering, another
approx. NIS 2,292 million par value of Series | bonds had been issued, in consideration for approx. NIS 2,471
million (approx. NIS 2,404 million net of issue expenses and accrued interest). For further details, see the
Company's immediate reports of 17 December 2024 and 18 December 2024 (Ref.: 2024-01-625079 and 2024-
01-625486, respectively), which are included herein by reference.

For further details regarding the Company’s bonds, see Section 20.5 of this Chapter A.

In addition, during the Report Period, the Company engaged with several other banking corporations for credit
facilities in the sum of NIS 1,500 million. As of the Report Date, the Company did not use these facilities.
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1.3.6 Submission of a proposal to conduct negotiations for the acquisition of shares of Z.M.H
Hammerman Ltd.

On 31 October 2024, the Company submitted a proposal to Z.M.H Hammerman Ltd., a public company whose
securities are traded on the Tel Aviv Stock Exchange Ltd., and which engages, inter alia, in the initiation,
development and construction of residential real estate projects for sale in Israel ("Z.M.H Hammerman"), to
negotiate engagementin a triangular reverse merger transaction for the acquisition of some of the shares of Z.M.H
Hammerman.

Z.M.H Hammerman informed the Company that on 1 November 2024, Z.M.H Hammerman'’s board of directors
decided to negotiate with the Company for engagement in the transaction, through an independent board
committee established thereby. As of the Report Release Date, the parties are negotiating the transaction and its
terms, and there is no certainty that the transaction will be closed and/or with respect to the forecast for the
closing thereof.

For further details, see the Company's immediate report of 3 November 2024 (Ref.: 2024-01-613198), which is
included herein by reference.

1.3.7 Award of a tender for the construction of a senior housing project in Sde Dov

On 19 February 2025, the Company (through a wholly-owned subsidiary) was awarded a tender of the Israel Land
Authority (the “Tender") for the purchase of leasehold rights in a lot in Tel Aviv, for the construction of a senior
housing project and retail areas, in consideration for approx. NIS 550 million plus VAT. According to the terms and
conditions of the Tender, the Company shall bear payment of development expenses in the sum of approx. NIS
46 million.

On 19 March 2025, the Company received final confirmation of the award from the ILA.

For further details regarding the Tender and final confirmation of the award, see immediate reports released by
the Company on 19 February 2025 (Ref.: 2025-01-011815) and on 19 March 2025 (Ref.: 2025-01-018468)
respectively, which are included herein by reference.

1.3.8 Swords of Iron war

For details on the impact of the War on the Company's business, see Section 2.2 of the Board of Directors’ Report
and Section 6.1.1 of this Chapter A.
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2. The Group's main operating segments

As of the Report Date, the Company reports to the public on six operating segments:

1.

Retail centers and malls in Israel segment: In this operating segment, the Group is primarily focused on the
development, acquisition, lease-out, management and maintenance of malls and retail centers in Israel. As of
the Report Release Date, the Group owns 23 malls and retail centers in Israel, of a total leasable area of
approx. 379 thousand sqm, which are leased to some 1,850 tenants, with most of the malls and retail centers
spread throughout the large cities in Israel. In the context of this operating segment, the Company provides
management services to the retail centers and malls maintained thereby, with the management being
performed by the Company and/or designated management companies for each mall or retail center that is
owned by the Group, and enters into management agreements with the tenants. All of the malls and retail
centers include (aboveground or underground) car parks that serve the visitors and the tenants. See Section
8 of this Chapter A for additional details regarding the retail centers and malls segment.

Office and other space for lease in Israel segment: In this operating segment, the Company primarily engages
in the development, acquisition, lease-out, management and maintenance of office buildings and parks for
offices and high-tech industry, logistic areas and storage in Israel. As of the Report Release Date, the Group
owns 17 income-producing properties in the office and other space for lease in Israel segment, with a total
leasable area of approx. 655 thousand sqm, leased to around 690 tenants. Most of the Group’s income-
producing areas in this operating segment are in projects that integrate retail areas. See Section 9 of this
Chapter A for further details regarding the office and other space for lease in Israel segment.

Income-producing property in the U.S. segment: As of the Report Release Date, the Group owns 8 leasable
office properties outside of Israel, with a total leasable area of approx. 253 thousand sqm (the Company's
share is approx. 245 thousand sqm), leased to some 140 tenants. See Section 10 of this Chapter A for further
details with respect to the income-producing property in the U.S. segment.

Senior housing segment: The Company has four active senior homes with an above-ground built-up area of
approx. 115 thousand sqm (excluding areas attributed to the LTC unit and to retail space), which comprise
approx. 1,141 apartments. The Company is also building a project in Rishon LeZion for the construction of
approx. 274 apartments with a total area of approx. 31 thousand sqm (excluding areas attributed to the LTC
unit and to retail space). See Section 11 of this Chapter A for further details regarding the senior housing
segment.

Data Centers segment: The Company holds (indirectly) 100% of the issued and paid-up share capital of GM,
which operates in the DC industry in Norway and in Germany, and all of the share capital (100%) of two
companies operating in the DCindustry in England. For further details regarding the acquisition of the English
companies, see Section 12.1 of this Chapter A. For details regarding the DC segment, see Section 12 of this
Chapter A.

Rental housing in Israel segment: In this operating segment, the Company is primarily engaged in the
development, acquisition, lease, management and maintenance of rental housing in Israel. As of the Report
Release Date, the Company has 3 income-producing projects in the rental housing segment in Modi'in and Tel
Aviv, which comprise approx. 357 residential units with a gross leasable area of approx. 34 thousand sqm.
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The Company also has two more projects under construction. For further details regarding the rental housing
segment, see Section 13 of this Chapter A.

7. Other assets and operations:

For details with respect to other assets and operations which are not included in the operating segments
described above, including the construction of properties in the hospitality sector and holding of Bank Leumi
shares, see Sections 14 and 15 of this Chapter A.

3. Investments in the Company's capital and transactions in its shares

To the best of the Company's knowledge, no investments were made in the Company's capital in the past two
years and no other material transaction in the Company's shares was performed off-TASE by an interested party
during the two years preceding 31 December 2024, as well as until the date of release of this report.

For further details, see an immediate report on the status of holdings of interested parties and officers of 7 July
2024 (Ref.: 2024-01-069613) which is included herein by reference.
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4. Dividend Distribution

4.1 Details regarding dividend distributions during 2023 and 2024 (until the
Report Release Date):

Amount of Dividend Amolntiof
Resolution Date Distribution Date ) Dividend
P (NIS in millions)
21 March 2023 11 May 2023 5.77 700
20 March 2024 9 May 2024 8.25 1,000
19 March 2025 12 May 2025 6.60 800

(a) The aforesaid distributions did not require approval by the court.

(b) The balance of the Company'’s distributable profits as of 31 December 2024 is approx. NIS 21.1 billion
(this balance also includes real estate revaluation profits).

(c) For further details about dividend distributions by the Company and the restriction on dividend
distributions, see Notes 18B-18C to the Financial Statements.

3 Considering previous distributions made by the Company and the Company's financial results, including the sale of the Company's
holdings in Compass, which generated therefor a significant cash flow of approx. NIS 3.2 billion gross (net cash flow after provision for
tax and expenses of approx. NIS 2.7 billion), on 20 March 2024 the Company's board considered a dividend distribution of NIS 1 billion
and concluded that such distribution meets all the distribution tests.

A-12



PART TWO: OTHER INFORMATION

5. Financial information regarding the Company's operating segments

Below are financial figures of the Company, as specified in the Company'’s Financial Statements (NIS in millions)
for the years 2022-2024:

Y2024:
Retail Office and Income- Senior Data Rental Adjustments Consolidated
centers other producing housing centers housing
and malls space for property in in Israel
in Israel lease in the U.S.
[HEL
Revenues
Total external income 1,285 1,064 222 267 417 26 - 3,281

Total revenues from

other operating

segments of the

Group
Total 1,285 1,064 222 267 417 26 - 3,281
Attributed costs

Costs not

representing

revenues from other 276 199 130 180 187 7 - 979
operating segments

of the Group

Costs representing

revenues of other

operating segments

of the Group

Total 276 199 130 180 187 7 - 979
Income from

operations

attributed to

operating segment 1,009 865 92 87 230 19 - 2,302

(NOI in the income-
producing real
estate segments)
Variable costs
attributed to the 257 185 88 167 165 5 - 867
operating segment
Fixed costs attributed

to the operating 19 14 42 13 22 2 - 112
segment

Increase (decrease) in

the fair value of 267 142 7 127 310 60 - 913

investment property
Income from
operations
attributable to the 1,009 865 90 87 230 19 - 2,300
shareholders of the
parent company
Income from
operations
attributable to non-
controlling interests
Total assets
attributed to the 16,145 17,282 1,858 3,751 8,966 2,056 571 50,449
operating segment
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Y2023:

Adjustments

Consolidated

Revenues

Total external income

Total revenues from
other operating
segments of the
Group

Total

Attributed costs

Costs not
representing
revenues from other
operating segments
of the Group

Costs representing
revenues of other
operating segments
of the Group

Total

Income from
operations
attributed to
operating segment
{(NOI in the income-
producing real estate
segments)

Variable costs
attributed to the
operating segment

Fixed costs attributed
to the operating
segment

Increase (decrease) in
the fair value of
investment property

Income from
operations
attributable to the
shareholders of the
parent company

Income from
operations
attributable to non-
controlling interests

Total assets
attributed to the
operating segment

Retail Office and
centers other
and malls space for
in Israel lease in

Israel
1,197 1,009
1,197 1,009
256 188
256 188
941 821
239 176
17 12
24 335
941 821
15,523 16,625

Income- Senior Data Rental
producing housing centers housing
property in in Israel
the U.S.
239 246 290 18
239 246 290 18
129 174 136 3
129 174 136 3
110 72 154 15
83 162 87 3
46 12 49 2
(240) 90 718 (22)
108 72 154 15
2 - - -
1,821 3,287 7,395 1,887

(56)

(56)

58

58

114)

41

17

(114)

525

2,943

2,943

944

944

1,999

791

153

912

1,997

47,063

* Adjustments to the consolidated statement mainly derive from the discontinued operations in the e-commerce
segment — for details, see Section 1.3.9 of Chapter A of the 2023 Periodic Report, and from adjustment to the
consolidated statement of results of a company presented in the financial statement according to the equity

method.
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Y2022:

Retail
centers
and malls
in Israel

Office and
other
space for
lease in

Data
centers

Rental
housing
in Israel

Adjustments

Consolidated

Revenues
Total external income
Total revenues from
other operating
segments of the
Group
Total
Attributed costs
Costs not
representing
revenues from other
operating segments
of the Group
Costs representing
revenues of other
operating segments
of the Group
Total
Income from
operations
attributed to
operating segment
{(NOI in the income-
producing real
estate segments)
Variable costs
attributed to the
operating segment
Fixed costs attributed
to the operating
segment
Increase (decrease) in
the fair value of
investment property
Income from
operations
attributable to the
shareholders of the
parent company
Income from
operations
attributable to non-
controlling interests
Total assets
attributed to the
operating segment

1,106

1,106

230

230

876

214

16

362

876

15,121

Israel

933

933

164

164

769

153

11

1,128

769

15,875

Income- Senior
producing housing
property in

the U.S.

231 221

231 221

120 161

120 161

111 60

67 150
53 11
(378) 195
109 60
2 -
1,945 3,122

227

227

94

94

133

68

26

(21)

133

8,033

223

1,666

(35)

(35)

68

68

(103)

34

34

(28)

(103)

(2,396)

2,690

2,690

840

840

1,850

688

152

1,481

1,848

43,366

* Adjustments to the consolidated statement mainly derive from the discontinued operations in the e-commerce
segment - for details, see Section 1.3.9 of Chapter A of the 2023 Periodic Report, and from adjustments to the
consolidated statement of the results of a company presented in the financial statement using the equity

method.
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6. General environment and the effect of external factors on the Company's
business

Following are the assessments of the Company as to the major trends, events and developments in the
macroeconomic environment of the Company, which to the best of its knowledge and estimates, have or are
anticipated to have material effect on the business results or the developments in the Group's operating
segments. For details with respect to regulatory restrictions on the Company, see Section 24 of this Chapter A.

The estimates of the Company below in this section and in this Report are based, inter alia, on data published by
third parties and not independently examined by the Company. Every reference appearing in this section should
be considered data not under the control of the Company and uncertain, and the said estimates are based, inter
alia, on data published by the Bank of Israel, as specified below.

6.1 Operations in Israel

As a company operating in the Israeli market, with its various industries, the Company is exposed to macro-
economic changes in the condition of the economy in general and in the income-producing real estate sector in
particular. The central economic factors affecting the business of the Company and the Group companies in Israel
are specified below.

lsrael For the Year Ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022
Macroeconomic parameters
GDP (PPP)* $541 billion $525 billion $497 billion
GDP per capita (PPP)* $54,446 $53,810 $52,000
Growth in GDP (PPP)* 3.1% 5.7% 13.9%
Growth in GDP per capita (PPP)* 1.2% 3.5% 11.8%
Inflation rate ** 3.4% 3.3% 5.3%
gsf/:rr: ;r;:gr;ge ;‘:rm‘j(‘,’\l’l‘;‘§5t'c 44T% 4.14% 3.59%
Eztt‘:ri g;gzgf;gigrg)ggng“mem debt A/Negative AA-/Negative AA-/Stable
Domestic currency to dollar exchi[\ge 3.647 3.627 3519

Source: The International Monetary Fund website — www.imf.org - World Economic Outlook Database The figures
are based on a publication of October 2024 and include a forecast in respect of the entire year of 2024 and are
stated in current prices.

** Source: The Central Bureau of Statistics: www.cbs.gov.il and the Bank of Israel: www.boi.org.il.

*** Synthetic bond yield calculation, with an average duration of 10 years based on data from the Kav Manche
software.

#*x% Source: S&P rating report at www.standardandpoors.com.
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6.1.1 General

1. 2024 was a challenging year globally, and in the State of Israel in particular. While the world faced the
continuing effects of the inflation crisis , a high interest rate environment, a credit crisis and a slowdown
in growth rates, Israel faced additional material challenges as specified below.

While the Israeli economy was facing the said challenges, on 7 October 2023 Hamas terrorists carried out
a brutal and murderous attack which launched the Swords of Iron war (the "War"). The War led to a
shutdown of some of the commercial activity in Israel, impairment of production capacity in fighting zones
and areas under threat, a decrease in consumption and an increase in State expenditure and government
deficit. The uncertainty in the market about the scope, length, intensity and outcome of the War led to a
decrease of the growth forecast, an expected increase in the national security budget and an increase in
the debt-to-GDP ratio.

Nevertheless, the second estimate for 2024 of the Central Bureau of Statistics, in 2024 compared with
2023, the GDP rose by 0.9% and private consumption expenditure rose by 3.7%*.

According to the macroeconomic forecast released by the Research Department of the Bank of Israel in
January 2025 (in this section: the “Forecast”), which analyzes the key macroeconomic variables (GDP,
inflation and interest rates) under the assumption that the direct economic impact of the Swords of Iron
war (the “War"”) will continue until the end of Q1/2025 at a moderate intensity level of fighting also at the
beginning of 2025. The downward risk to the growth forecast has decreased due to geopolitical
developments in Q1/2025, particularly the relative calm on the Lebanon front, which led to a reduced
probability of more severe economic consequences. However, this risk still remains at a very high level
compared to usual, and therefore the level of uncertainty surrounding the forecast remains high. Based on
the said assumptions, the GDP is expected to grow by 4% and 4.5% in 2025 and 2026 (respectively), the
inflation rate in 2025 and 2026 is expected to be 2.6% and 2.3% (respectively) and the monetary interest
rate in Q4/2025 is expected to be 4.0%-4.25%°.

2. Security and geopolitical situation — The Company’s business is affected by the geopolitical and security
situation in Israel. The War impacted the Israeli economy with, inter alia, the temporary closure of
businesses, restrictions on work on building sites, restrictions on the education system, considerable
mobilization of reservists, an increase in State expenses and the government deficit. The repercussions of
the War on the Israeli economy led to an increase in the State's risk premium, along with negative rating
actions by all of the international rating agencies. Thus, in February 2024, the rating agency Moody's
removed Israel's credit rating from its watchlist, downgraded it from A1 to A2, changed the rating outlook
to negative, and further thereto, in September 2024, it downgraded Israel’s credit rating to Baal with a
negative outlook. In April 2024, the rating agency Fitch affirmed Israel’s A+ credit rating, but changed the
rating outlook to negative, and in August 2024, it downgraded Israel’s credit rating to A and left the
negative rating outlook. The rating agency S&P also downgraded Israel's credit rating in April 2024 from
AA- to A+, and left the negative rating outlook, and in October 2024 it downgraded Israel’s rating to A.

Since the outbreak of the War, the Company continued its operations, subject to the circumstances and
while regularly following security developments and the corresponding instructions of the Home Front
Command. As of the date hereof, there is uncertainty regarding the continuation and development of the
War, therefore the scope of the War's future impact on the business activity in Israel and/or the Company's
operations and its business results cannot be estimated.

For further details on the impact of the War, see Section 2.2 of the Board of Directors' Report.

The Company's management believes that significant prolongation and/or deterioration of the War may
have a negative impact on the Israeli economy and lead to a decline in activity in malls and commercial

“Source: CBS — national accounts for 2024, released on 10 March 2025. Link [in Hebrew]
5Bank of Israel — press release of 6 January 2025. The macroeconomic forecast of the Research Department, January 2025. The Bank
of Israel website: Link [in Hebrew]
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center, a decline in demand and significant price decreases in the income-producing real estate sector. At
this time, the Company cannot assess the impact of the War on its future operations.

The Company’s above estimates regarding the effects of the War on the Group’s results and on the Israeli
economy are merely subjective estimates, and are forward-looking information, as defined in the Securities
Law, 5728-1968 (the "Securities Law”). The actual results and effects may be materially different to the
estimates specified above and the implications thereof, for various reasons including prolongation of the
War and its development to other fronts, decreased demand, a significant deterioration in the economic
situation in [srael, etc.

Availability and cost of credit — Changes in financing cost and availability and the scope of available credit
in the banking and non-banking system affect the real estate industry and the profitability thereof. As a
result of the implementation of structural reforms implemented in the capital market (such as the Bachar
Reform, the pension reform and the tax reform), the share of bank credit out of the total credit to the
business sector is declining and a non-banking credit market has developed, constituting an alternative for
financing assets and projects. The local capital market too, constitutes a source for the raising of funds to
finance the Company's business activity, by way of issuing bonds, and presently serves as the Company’s
primary source of financing.

Thanks to the financial strength of the Company, its accessibility to sources of bank financing, and the
relatively low scope of pledges on properties, taking into consideration the extent of business thereof, the
Company estimates that no difficulties are anticipated in raising the financing required thereby.

Fluctuations in the inflation rate, the Consumer Price Index and interest rates — The real estate industry is
exposed to risks deriving from changes in the interest rates, inflation rate and in the Consumer Price Index
(CPI). The Company finances most of its business operations through loans linked to the CPI. In addition,
most of the Company's revenues from rent are also linked to the CPI. The (known) CPI increased by 3.4%
in 2024, compared with a rise of 3.3% in 2023.% In view of a trend of decline in inflation in Israel, and
following the Monetary Committee's announcement on 1 January 2024 regarding reduction of the Bank of
Israel interest rate to 4.5%/, the Prime interest rate is 6% and the Bank of Israel left the interest rate at
4.5% throughout the Report Period.

Fluctuations in the U.S. dollar and Norwegian Krone exchange rates — The Company has real properties in
the U.S. in the income-producing property in the U.S. segment, which constitute approx. 3% of the Group's
total real properties. Some of these properties are financed by loans linked to the U.S. Dollar. The change
in the exchange rate of the U.S. Dollar impacts the difference between the real properties’ value and the
loans in respect thereof. In 2024, the Dollar/NIS exchange rate increased by approx. 0.5%, from an
exchange rate of NIS 3.63/$1 at the end of 2023, to NIS 3.65/51 at the end of 2024. During the year, the
Dollar/NIS exchange rate experienced significant fluctuations, primarily due to geopolitical and economic
factors, including security developments and monetary policy in the U.S. and Israel. In addition, following
the Company's acquisition of GM and with development of the Company’s business in the DC industry, in
recent years it gained income-producing properties in Norway, which constitute approx. 14% of the
Group's total real properties. Further to the aforesaid, changes in the Norwegian Krone exchange rate affect
the Group's Financial Statements. Since the end of 2023, the Norwegian Krone has decreased against the
Shekel by ~9.5%, to NIS 0.322/NOK 1 at the end of 2024.

6.1.2 Effects on the income-producing real estate segments in Israel

The income-producing real estate sector in Israel — For a description of the trends related to the income-
producing real estate sector in Israel, in relation to each of the Company’s operating segments, see Sections
8.1,9.1,11.1, 13.1 and 14.1 of this Chapter A.

¢Source: CBS - Consumer Price Index — December 2024 and summary of 2024 released on 15 January 2025. Link
7 Bank of Israel - press release of 1 January 2024, the Monetary Committee decided, on 1 January 2024, to reduce the interest rate by
0.25%, to 4.5%. Bank of Israel website: Link
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2. Rate of growth and increase in private consumption in Israel -

In 2024, the economy continued to grow and the GDP grew by 0.9%, further to a 1.8% increase in 2023.
According to the Bank of Israel's forecast of January 2025, the average annual rate of unemployment in
2024 was 3.5%, and in 2025 and 2026, the average annual unemployment rate is expected to be 3.1%. In
2023, private consumption expenditure decreased by 1.2% and increased by 3.7% in 2024. According to
the Bank of Israel’s forecasts®, GDP in Israel will grow in 2025 and 2026 by 4% and 4.5% per year,
respectively, and private consumption in these years will grow by 7.5% and 5.5%, respectively. The Bank
of Israel's forecast of increase in private consumption and increase in GDP results from the assumptions
whereby the direct economic impact of the War will continue until Q1/2025 and after that, the GDP will
gradually converge to its trend but will remain below it in the coming years. The Bank of Israel expects that
domestic demand will recover at a slightly faster pace compared to the decline in supply, and the
geopolitical situation that emerged after the ceasefire and the increase in the tax rate at the beginning of
2025 contributed to growth in 2024. The Bank of Israel assumes that the reduction in the number of
reservists during 2025 will ease the existing labor market supply and support the recovery of employment
levels.

The Bank of Israel will gradually in 2024 at decreasing intensity, with an expectancy of recovery in 2025
which will support the resumption of the characteristic pre-Covid GDP levels of 2014-2019. The Bank of
Israel assumes that the impact on the GDP in 2023-2024 results from a negative consumer sentiment which
is expected to reduce demand for consumption, broad mobilization of reserves, partial shutdown of the
education system (mainly at the beginning of the War), which led to a decline in the supply of labor. Also
taken into account is an impact on the supply of labor in the construction industry due to restrictions on
the entry of laborers from Gaza and from Judea and Samaria, and the departure of foreign workers. This is
added to the impairment of production capacity in fighting zones and areas under threats.

8 Bank of Israel - the macroeconomic forecast, January 2025, released on 6 March 2025 . Bank of Israel website: Link.
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6.2 Operations in the U.S.

For the Year Ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

Macroeconomic parameters

GDP (PPP) ¥ (U.S. $ in billions) 29,168 27,721 26,007
GDP per capita (PPP) Y (U.S. $) 86,601 82,715 77,980
Growth in GDP (PPP)® 5.2% 6.6% 9.8%
Growth in GDP per capita (PPP) ! 4.7% 6.1% 9.4%
Inflation rate (2 2.9% 3.4% 6.5%
ggf{gﬂ;’;;‘;”ﬁ ety domestic 4.58% 3.88% 3.88%
Rating of long-term government debt AA+/Stable AA+/Stable AA+/Stable
NIS to U.S.$ exchange rate ¢ 3.647 3.627 3.519

(1) Product data are based on a publication by the International Monetary Fund in October 2024 (www.imf.org).

(2) According to publications by the U.S. Department of Labor.

(3) According to the U.S. Department of Treasury with respect to bonds for a 10-year period commencing on 31 December 2024.
(4) According to the rating by S&P (www.standardandpoors.com).

(5) According to Bank of Israel data.

The Company's business in the U.S. is primarily affected by the economic situation in the U.S. market in general,
and in the income-producing commercial real estate for offices sector in particular, the demand and supply in the
regions in which the Company's properties are located and the rent prices therein. In 2024, the high interest rate
and the remote work culture led many companies to continue on a trend of reducing their real estate needs, and
hence the office market in the U.S. was characterized by a continued decline in occupancy rates, in rent and in
relatively high cap rates. For details regarding the Houston Texas area, which is, as of the Report Date, the location
of most of the Company’s operations in the income-producing property in the U.S. segment, see Section 10 of this
Chapter A.

The above information in Sections 6.1 and 6.2 concerning the general environment and the external factors that
affect the Company's business includes information based on subjective assessments and estimates by the
Company, which constitute forward-looking information, as defined in the Securities Law. The Company’s
assessments are in consideration of past experience, as well as publications and surveys written by professionals
in connection with the state of the Israeli economy, the real estate sector and the state of the economy in countries
where the Company operates, as specified in the aforementioned sections, which have not been independently
checked by the Company. The above data are merely estimates and accordingly may be incomplete, and therefore
should be treated with caution, although in the Company's estimation, they are capable of providing a general
picture, even if not an accurate one, of the markets in which it operates in the various operating segments. In view
ofthe foregoing, and due to the fact that the factors concerned are not within the Company’s control, actual results
may differ from the aforesaid assessments if a change occurs in any of the factors taken into account in such
assessments, the geopolitical and/or economic and/or security situation is adversely changed or due to the
materialization of any of the risk factors specified in Section 29 of this Chapter A, and mainly a global financial
crisis, the condition of the economy in Israel and in the U.S. and the security situation in Israel, changes in relevant
indices and interest rates, a decline in the demand for leasable space and in rent prices, a downturn in the

soundness of key tenants and an increase in the costs of debt raising and their impact on markets in Israel and
worldwide.
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PART THREE: DESCRIPTION OF THE GROUP'S INVESTMENT PROPERTY
BUSINESS — AGGREGATE

7. Aggregate disclosure with respect to the investment property activity®

The disclosure with respect to the Company’s investment property operations is made in accordance with the
draft amendment to the Securities Regulations (Details of the Prospectus and the Draft Prospectus — Structure
and Form) (Amendment), 5764-2013, as released by the ISA in December 2013 (the “Prospectus Details
Regulations” and the "Disclosure Provision", as applicable), which has been adopted by the Company although
the said amendment has yet to take effect.

7.1  General

The Group began its activity in the investment property segment in 1983. Since then and as of the Report Release
Date, the Company is engaged in the development, acquisition, lease-out, management and maintenance of malls
and retail centers in Israel as well as office and high-tech parks, office and industry, light industry and storage
buildings and rental housing in Israel. Since 2001 the Group has also been operating overseas (in particular in the
U.S.), mostly in the leasable office space segment, and since 2014 the Group has also been developing its senior
housing segment. In July 2019, the Company began operating in the Data Centers segment through investment
in and/or acquisition of companies that operate in the segment.

As a development company, the Company examines, from time to time, growth and increase goals for the
expansion of its scope of operations, and explores opportunities to purchase income-producing properties and
lands for real estate development in Israel and overseas in its core segments (retail and office spaces) and in
segments the Company is expanding such as senior housing, data centers, rental housing, as well as tangential
segments such as hospitality and more. Underlying the Company's policy is the basic assumption whereby the
property's location is the most important factor for its success. Accordingly, upon examination of the location of
a potential property, the Company ascribes significant weight to the population growth potential in the examined
area and the urban development anticipated therein, based, inter alia, on urban research, segmentation of the
population, competition in the area and the unique or typical commercial needs of such area.

The Group's strategy and business in the investment real estate segments is implemented both by the
development of new properties and by the acquisition, upgrade and potential maximization of existing income-
producing properties. In the Report Period, the margins between the rates of capitalization on the properties and
the financing costs decreased but still remained high relative to previous periods, a trend which the Company
estimates allows it to develop and purchase income-producing properties also at development yields or cap rates
for purchase that are lower compared to rates in previous periods.

The Group, by itself (through companies wholly-controlled thereby), manages and operates the properties in
Israel, their construction and betterment while using the know-how and experience accrued by the Group, in order
to give added value to its properties, tenants and the public visiting the properties. In recent years, the Group has
focused on the development of mixed-use assets.

The Company's properties in the retail centers and malls segment are located in the center of residential
neighborhoods and at entrances to urban areas, insofar as possible, on main traffic arteries. Due to the location
of the properties, their accessibility, spacious car parks, tenant mix and variety of activities therein, they attract a
large and diverse target audience. Some of the retail centers include office space for lease designated to provide
a supplementary response for the target audience's needs, according to the nature of the retail center and its
location.

9 The disclosure is made on a consolidated basis for the Group's retail centers and malls in Israel segment, the office and other space
for lease in Israel segment, the income-producing property in the U.S. segment, the senior housing segment, the Data Centers segment
and the rental housing in Israel segment.
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The Company's properties in the office and other space for lease in Israel segment, including the properties under
construction, are located primarily in the central region (where there is an active demand for office buildings of
various types) in proximity to central transport arteries and are characterized by a high standard of finishing and
management, relatively large floor and office areas, and include designated parking.

The Company’s properties in the rental housing in Israel segment, including the projects under planning and
construction, are located in central Israel, close to major commercial and retail districts, and are characterized by
the provision of holistic services to tenants, a high finishing standard, including, inter alia, parking, air
conditioning, electrical appliances, light fixtures, etc.

According to its policy for the maximization of its profits and in order to improve the experience of the users of
the Group's properties, the Company acts, as necessary, to upgrade its existing properties, while using the existing
and potential retail or office and other space or residential areas, improving the tenant mix and adjusting the
same to the target audience, renovating the properties, renewing the systems therein and implementing
technological and/or digital improvements.

As previously reported by the Company, the Company examines, from time to time, the expansion of its
operations, including entry into close real estate segments. Thus, in 2014, the Company began developing the
senior housing business, upon the purchase of senior housing land in the city of Modi‘in. As of the Report Release
Date, the Company has four active senior homes: Palace Tel Aviv, which was acquired in 2015, Palace Ra‘anana
(formerly Ahuzat Bayit Ra'anana), the acquisition of which was closed in Q2/2016, a senior home in Modi'in, the
construction of which was completed in 2018 and which is fully occupied, and Palace Lehavim, which is nearing
full occupancy. Another project of the Company, for the construction of approx. 274 apartments on a total area of
approx. 31 thousand sqm (excluding areas attributed to the long-term care wing and retail areas) in the city of
Rishon LeZion, is under construction. Furthermore, in February 2020, the Company acquired the Mount Zion Hotel
in Jerusalem?®, and in 2023 it completed the acquisition of the Red Rock Hotel in Eilat.

Since 2007, the Company has operated in the field of development, acquisition, lease, management and
maintenance of projects designated for rental housing in Israel. Upon completion of the projects in the said
segment, the Company leases the properties on a long-term basis and engages in the operation of the properties
and in provision of services to tenants. As of the Report Release Date, the Company has 5 projects: Azrieli Modi‘in
Residences, whose construction was completed in 2009, Azrieli Town Tel Aviv Residences, occupancy of which
began in July 2022, another property in Modi‘in (the western site), which is designated, inter alia, for rental
housing and construction of which was completed during the Report Period and is under lease-up. The Company
is also working on the construction of the Spiral Tower project, which is a mixed-use project that also includes
rental apartments, and in addition, in 2023, the Company was awarded a tender of Dira Lehaskir to build a long-
term rental housing project in Herzliya comprising 147 apartments.

In addition, in 2019 the Company entered the Data Centers segment through its investment in Compass, and in
October 2023, the Company disposed of its investment in Compass. In 2021, the Company completed the
acquisition of GM, and commencing from the Company’s financial statement for Q3/2021, the Data Centers
segment began to be described as a business segment. In addition, in January 2023, the transaction for the
acquisition of the English companies was closed. Additionally, in 2023, GM engaged, through a subsidiary owned
thereby, in ajoint venture with a German company to build a Data Centers campus in the Frankfurt area. Significant
parameters in the location of data centers are the ability to supply large quantities of power from
environmentally-friendly sources, preference for cold regions with low electricity costs and proximity to
communication networks. Furthermore, physical location relative to the location of customers is relevant in view
of the importance of latency and a requirement of cloud companies for redundancy between data centers and the
required distances between centers. In addition, data centers close to airports, universities and auxiliary services
have an advantage.

Set forth below are aggregate figures regarding investment property owned by the Group. The figures will be
presented jointly with regard to properties from the six operating segments of investment property owned by the
Group, namely: the retail centers and malls in Israel segment, the office and other space for lease in Israel
segment, the income-producing property overseas segment, the senior housing in Israel segment, the Data
Centers segment and the rental housing in Israel segment. For further details regarding the operating segments
and regarding material properties, see Sections 8, 9, 10, 11, 12 and 13 of this Chapter A.

For details with respect to land reserves, see Section 7.8 of this Chapter A.

0 In accordance with GAAP, the Mount Zion and Red Rock hotels are classified in the Company'’s Financial Statements as fixed assets,
rather than investment property.
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The Company'’s estimations in this Section 7.1 are forward-looking information, as defined in the Securities Law,
which is based on the Company’s subjective assessments as of the Report Date, and whose materialization, in
whole or in part, is uncertain, or which may materialize in a materially different manner, inter alia due to factors
that are beyond its control, including changes in market conditions, construction input prices and the duration
required for execution.
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7.2 Summary of the results in the investment property segments*

7.2.1 Summary of the aggregate results of the Group’s six investment property segments

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated)*** 3,281 2,999 2,725
Profit from revaluations (consolidated)*** 913 1,905 1,509
Business profits (consolidated)** 3,215 3,018 3,462
Same property NOI (consolidated) 2,207 2,041 -

Same property NOI (corporation’s share) 2,205 2,039 -

Total NOI (consolidated)** *** 2,302 2,113 1,953
Total NOI (corporation’s share)** **= 2,300 2,111 1,951

For details with respect to additional financial indicators which were examined by the Company, see Sections 2.7 to 2.8 of the
Board of Directors’ Report.
The figures include the NOI of Palace Tel Aviv Medical, Palace Modi'in and Palace Lehavim and Palace Ra‘anana LTC Units according
to the management's position, which deems them part of the NOI of the senior homes although they are not investment properties
(and therefore, the tables of the investment property chapter below shall not include information in respect thereof) and due to
non-materiality in their separate presentation.

“** |n addition, the figures for 2023 and 2022 include the revenues, profit and NOI from an investment in a company accounted for
using the equity method, which is engaged in the data centers business and was sold in 2023.

7.2.2 Summary of the results of the retail centers and malls in Israel segment

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 1,285 1,197 1,106
Profit from revaluations (consolidated) 267 24 362
Business profits (consolidated) 1,276 965 1,238
Same property NOI (consolidated) 1,007 941 -
Same property NOI (corporation’s share) 1,007 941 -
Total NOI (consolidated) 1,009 941 876
Total NOI (corporation’s share) 1,009 941 876
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7.2.3 Summary of the results of the office and other space for lease in Israel segment

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 1,064 1,009 933
Profit from revaluations (consolidated) 142 335 1,128
Business profits (consolidated) 1,007 1,156 1,897
Same property NOI (consolidated) 861 822 -
Same property NOI (corporation’s share) 861 822 -
Total NOI (consolidated) 865 821 769
Total NOI (corporation’s share) 865 821 769

7.2.4 Summary of the results of the income-producing property in the U.S. segment

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 222 239 231
Profit (losses) from revaluations (consolidated) 7 (240) (378)
Business profits (losses) (consolidated) 99 (130) (267)
Same property NOI (consolidated) 92 110 -

Same property NOI (corporation’s share) 90 108 -

Total NOI (consolidated) 92 110 111
Total NOI (corporation’s share) 90 108 109

7.2.5 Summary of the results of the senior housing segment

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 267 246 221
Profit from revaluations (consolidated) 127 90 195
Business profits (consolidated) 214 162 255
Same property NOI (consolidated) 87 72 -

Same property NOI (corporation’s share) 87 72 -

Total NOI (consolidated) 87 72 60
Total NOI (corporation’s share) 87 72 60

A-25



7.2.6 Summary of the results of the Data Centers segment*

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 417 290 227
Profits (losses) from revaluations (consolidated) 310 718 (21)
Business profits (consolidated) 540 872 112
Same property NOI (consolidated) 142 81 -

Same property NOI (corporation’s share) 142 81 -

Total NOI (consolidated) 230 154 133
Total NOI (corporation’s share) 230 154 133

*In 2022 and 2023, the figures include revenues, profits and NOI from the investment in a company accounted for using the equity
method which engages in the Data Centers segment and was sold in 2023.

7.2.7 Summary of the results of the rental housing in Israel segment

For the year ended

31 Dec. 2024 31 Dec. 2023 31 Dec. 2022

NIS in millions

Total business revenues (consolidated) 26 18 7
Profit (Loss) from revaluations (consolidated) 60 (22) 223
Business profits (losses) (consolidated) 79 (7) 227
Same property NOI (consolidated) 18 15 -
Same property NOI (corporation’s share) 18 15 -
Total NOI (consolidated) 19 15 4
Total NOI (corporation’s share) 19 15 4

7.3 The geographic regions in which the Company operates in the investment
property segments

As of the Report Date, the Company operates in two main geographic regions, Israel and the U.S*'. Most of the
Company’s business is in Israel, where the Company operates throughout the country, including North, Center,
South and other urban areas, without preference to specific areas and without investing special managerial inputs
in specific areas. The Company estimates that the State of Israel constitutes one geographical region in terms of
the risks and yields of the income-producing property business. In the U.S. the Company operates, as of the Report
Date, mainly in the cities of Houston and Austin in Texas.

For details regarding the macroeconomic parameters affecting the business in Israel and the U.S., see Section 6
of this Chapter A.

1 As of the Report Date, the Group's activity in the Data Centers segment is carried out through GM and the English companies in several
territories (Norway, England and Germany). In view of the fact that the Data Centers industry is global, and since the Company is seeking
to focus its activity in this industry on Wholesale and Hyperscale customers, which are large consumers with a global presence (such
as large cloud service providers), the Company takes a global view of the segment's performance. For further details on the Company's
goals and strategy in the Data Centers segment, see Section 27 of this Chapter A.
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7.4  Breakdown of the investment property business

Set forth below are details of the Company's investment property business, in six segments: Retail centers and
malls in Israel, office and other space for lease in Israel, senior homes, income-producing property in the U.S., Data
Centers and rental housing in Israel, on a consolidated basis, broken down by the various uses of the space of
each segment®. Commercial use in Israel in the tables below is attributed to the retail centers and malls in Israel
operating segment, while the office and industrial uses are attributed in Israel to the office and other space for
lease in Israel operating segment (and do not constitute operating segments in and of themselves). Furthermore,
from Q3/2016, the Company began describing its operations in the senior housing segment in its Financial
Statements as a separate business segment. From the 2022 Annual Report, the Company began describing its
operations in the rental housing in Israel segment as a separate business segment. This was done in view of the
establishment and expansion of the operations and investment in projects under development in the senior
housing and rental housing segments, which segments are presented as separate columns in the tables below.
Similarly, from Q3/2021, the Group’s operations in the Data Centers segment began to be described in the
Company's Financial Statements as a separate business segment, in view of the closing of the transaction for the
acquisition of GM, and therefore the segment is included as a separate column in the tables below. It is noted in
this context that the senior homes in Modi'in, Ra'anana, Lehavim and HaRakafot (under construction) have retail
centers that are attributed to the retail centers and malls in Israel segment. The figures of the income-producing
property in the U.S. segment all appear under the U.S. region, while the amounts with respect to this region are
translated into NIS according to the conversion rate of U.S. $1= NIS 3.647.

The following breakdown of uses is in the format in which the information is presented to the Group's
management. As a rule, in properties whose main use is retail, the car park was attached to such use, in properties
whose main use is offices the car park was attached to such use. With respect to the Tel Aviv Azrieli Center, for
purposes of the Report, the car park areas are divided equally between the retail and office uses, due to its similar
contribution to both uses. With respect to the Herzliya Business Park, for purposes of the Report, the car park
areas are divided into 25% for retail and 75% for offices. With respect to Rishonim, the car park areas are divided
into 40% for retail and 60% for offices according to the Company’s estimation, in connection with the use made
thereof.

In the Report, the following terms shall hereinafter bear the meaning set forth beside them:

“Space”/ “Area” - the space/area for which rent is paid, with the addition of unleased areas (excluding areas sold
or acquired after the Report Date, if any). With respect to senior housing, the area refers to all of the built area of
the home, in view of the fact that in senior homes operated by the Company public areas take up a relatively large
percentage of the total area of the home and public areas are also intended to serve the residents. In the Data
Centers segment, the total area includes the areas ready for lease ("White Areas”) of the operating segment.

“"Revenues” — all payments made by the tenant, including rent, management fees, profit from electricity, parking
fees and other payments, if any.

2 The details on the investment property activity for 2022 include the Company's holdings in Compass. The transaction for the
disposition of the Company's holdings in Compass was closed on 3 October 2023, as detailed in Section 1.3.8 of Chapter A to the 2023
Periodic Report.
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1. Breakdown of area of income-producing property (aggregate) by regions and uses, as of 31 December 2024

(in sqm)

Regions

Israel

u.s.

DC

Total

% of total

area of
properties

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Offices Industry Retail Residence Hiﬁg:z;*
631,715 23,371 379,292 33,741 114,712
631,715 23,371 379,292 33,741 114,712
252,997 - - - -
245,360 - - - -
884,712 23,371 379,292 33,741 114,712
877,075 23,371 379,292 33,741 114,712
36% 1% 16% 1% 5%
36% 1% 16% 1% 5%

Car Parks

762,270

762,270

199,859

197,720

962,129

959,990

39%

39%

Data
Centers

40,727

40,727

40,727

40,727

2%

2%

1,945,101

1,945,101

452,856

443,080

40,727

40,727

2,438,685

2,428,908

100%

100%

% of total
area of

18%

18%

2%

2%

100%

100%

* 1,141 apartments — adjoining apartments are treated as one unit.

2. Breakdown of area of income-producing property (aggregate) by regions and uses, as of 31 December 2023

(in sqm)

Regions

Israel

u.s.

DC

Total

% of total

area of
properties

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Consolidated

Corporation's
share

Offices Industry Retail Residence Hiﬁ::z;*
608,460 23,371 360,398 28,882 114,712
608,460 23,371 360,398 28,882 114,712
252,997 - - - -
245,360 - - - -
861,457 23,371 360,398 28,882 114,712
853,820 23,371 360,398 28,882 114,712
37% 1% 15% 1% 5%
37% 1% 15% 1% 5%

Car Parks

737,024

737,024

195,010

192,871

932,034

929,895

40%

40%

Data
Centers

18,601

18,601

18,601

18,601

1%

1%

1,872,847

1,872,847

448,007

438,231

18,601

18,601

2,339,455

2,329,679

100%

100%

% of total
area of

19%

19%

1%

1%

100%

100%

* 1,142 apartments — adjoining apartments are treated as one unit.
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3. Breakdown of fair value of income-producing property (aggregate) by regions and uses, as of 31 December
2024

Senior Data Rl

Regions Offices Industry Retail Residence Housing* AR value of
Israel Consolidated 14,574 155 15,355 1,320 2,987 - 34,391 80%
(NIS in . —
millions) Sr‘:;f:rat“’” s 14,574 155 15,355 1,320 2,987 - 34,391 80%
U.s. Consolidated 504 - - - - - 504 4%
(USD in . —
millions) S:;feoramn s 491 - - - - - 491 4%

) Consolidated - - - - - 7,054 7,054 16%
DC(NISin
millions) ion'

g:;'feoratlon s - - - - - 7,054 7,054 16%

Total Consolidated 16,414 155 15,355 1,320 2,987 7,054 43,285 100%
(NIS in c —
millions) s:ar?:ranon s 16,366 155 15,355 1,320 2,987 7,054 43,236 100%
% oftotal  Consolidated 38% - 36% 3% 7% 16% 100%
value of C -.
properties s:arfe"ram" s 38% - 36% 3% 7% 16% 100%

*  Gross value, without setoff of the balance of resident deposits. The value net of the balance of resident deposits is approx.
NIS 1,482 million.

4. Breakdown of fair value of income-producing property (aggregate) by regions and uses, as of 31 December
2023

Senior Data pelofestet
Offices Industry Retail Residence Housing* Total value of
ousing Centers
Israel Consolidated 13,865 150 14,713 1,089 2,837 - 32,654 87%
(NIS in c —
millions) S;’;feora“o” s 13,865 150 14,713 1,089 2,837 - 32,654 87%
u.s. Consolidated 497 - - - - - 497 5%
(USD in . —
millions) S;’;feora“o” s 485 - - - - - 485 5%
DC(NIS Consolidated - - - - - 2,943 2,908 8%
in
millions) ion'
g:;'feoratlon s - - - - - 2,943 2,908 8%
Total Consolidated 15,668 150 14,713 1,089 2,837 2,943 37,400 100%
(NIS in . —
millions) s;;f:ram" s 15,625 150 14,713 1,089 2,837 2,943 37,357 100%
% of total  Consolidated 42% - 39% 3% 8% 8% 100%
value of c -
properties s;;f:’am" s 42% ; 39% 3% 8% 8% 100%

*  Gross value, without setoff of the balance of resident deposits. The value net of the balance of resident deposits is approx.
NIS 1,432 million.

3 The fair value of the Group's income-producing properties in Israel is according to valuations received by the Group which were
prepared by a certified land appraiser with no dependence on the Company or the Group companies as of 31 December 2024. With
respect to the overseas properties, the valuations were prepared by certified land appraisers who, in accordance with the ISA’s
directive, are defined as dependent in view of the indemnification given to them (excluding a non-material property in the sum of
approx. NIS 31 million, whose value was updated by the Company).

4 The fair value of the Group's income-producing properties in Israel is according to valuations received by the Group which were
prepared by a certified land appraiser with no dependence on the Company or the Group companies as of 31 December 2023. With
respect to the overseas properties, the valuations were prepared by certified land appraisers who, in accordance with the ISA’s
directive, are defined as dependent in view of the indemnification given to them (excluding a non-material property in the sum of
approx. NIS 33 million, whose value was updated by the Company).
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5. Breakdown of NOI of income-producing property (aggregate) by regions and uses, for the year ended 31
December 2024

Senior Data e
Offices Industry Retail Residence e Total NOI of
Housing Centers ;
Israel Consolidated 856 9 1,009 19 87 ; 1,980 86%
(NIS in g —
millions) Sﬁ;?:ratw” s 856 9 1,009 19 87 - 1,980 86%
u.s. Consolidated 25 - - - - - 25 4%
(USD in —
millions) gﬁ;’:rat‘on s 24 _ _ _ . - 24 4%
A Consolidated - - - - - 230 230 10%
DC(NISin
millions) ion'
gﬁarf’:ratw” s ; ; ; ; ; 230 230 10%
Total Consolidated 948 9 1,009 19 87 230 2,302 100%
(NIS in . —
millions) S;’;E’e"'atw" s 946 9 1,009 19 87 230 2,300 100%
% oftotal  Consolidated 41% - 44% 1% 4% 10% 100%
NOI of . —
properties Sﬁ;f:ratw" s 41% ; 44% 1% 4% 10% 100%

The figure includes the NOI of the Medical Department of Palace senior housing.

6. Breakdown of NOI of income-producing property (aggregate) by regions and uses, for the year ended 31
December 2023

Senior Data % of total
Regions Offices Industry Retail Residence o Total NOI of
Housing’ Centers

Israel Consolidated 812 9 941 15 72 - 1,849 88%
(NIS in . —
millions) Sﬁarf’:ratw” s 812 9 941 15 72 - 1,849 88%
u.s. Consolidated 30 - - - - - 30 5%
(USDiin —
millions) gﬁ;?:rat]on s 29 R R R R R 29 5%

A Consolidated - - - - - 154 154 7%
DC(NISin
millions) ion'

gﬁ;f:ratw” s - - - - - 154 154 7%

Total Consolidated 922 9 941 15 72 154 2,113 100%
(NIS in c —
millions) sﬁ;f:ratw" s 920 9 941 15 72 154 2,111 100%
% oftotal  Consolidated 44% - 45% 1% 3% 7% 100%
NOI of c —
properties s:;?:ratlon s 44% - 45% 1% 3% 7% 100%

The figure includes the NOI of the Medical Department of Palace senior housing.
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7. Breakdown of NOI of income-producing property (aggregate) by regions and uses, for the year ended 31
December 2022

Senior Data Lol
Offices Industry Retail Residence e NOI of
Housing Centers
Israel Consolidated 761 8 876 4 60 - 1,709 87%
(NIS in c —
millions) Sﬁ;?:ratw” s 761 8 876 4 60 - 1,709 87%
u.s. Consolidated 33 - - - - - 33 6%
(USD in —
millions) gﬁ;?:l’atlon s 32 - - - - - 32 6%
DC (NIS Consolidated - - - - - 133 133 7%
in

millions) ion'

gﬁarf:ramn s - - - - - 133 133 7%
Total Consolidated 872 8 876 4 60 133 1,953 100%
(NISin c —
millions) S;’;E’e"'atw" s 870 8 876 4 60 133 1,951 100%
% of total  Consolidated 45% - 45% - 3% 7% 100%
NOI of c —
properties Sﬁ;f:ratw" s 45% - 45% - 3% 7% 100%

The figure includes the NOI of the Medical Department in the Palace senior housing.

8. Breakdown of property revaluation profits (aggregate) by regions and uses, for the year ended 31 December
2024

Senior Data % of total
Offices Industry Retail Residence ] Total revaluation
Housing Centers
Israel Consolidated 137 5 267 60 127 ; 596 65%
(NIS in g —
millions) Sﬁarf’:ratw” s 137 5 267 60 127 - 596 65%
U.s. Consolidated 2 - - - - - 2 1%
(USD in —
millions) gﬁarfeoratlon s 1 N N N B N 1 1%
3 Consolidated - - - - - 310 310 34%
DC(NISin
millions) ion'
fﬁ;f:ram" s - - - - ; 310 310 34%
Total Consolidated 144 5 267 60 127 310 913 100%
(NIS in . —
millions) sﬁ;f:ratw" s 140 5 267 60 127 310 909 100%
% oftotal  Consolidated 16% 1% 29% 6% 14% 34% 100%
revaluation C -
profits sﬁ;f:ratw" s 16% 1% 29% 6% 14% 34% 100%
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9. Breakdown of property revaluation profits (Losses) (aggregate) by regions and uses, for the year ended 31
December 2023

Senior Data % of total
Offices Industry Retail Residence p Total revaluation
Housing Centers
Israel Consolidated 320 15 24 (22) 90 - 427 47%
(NIS in . —
millions) Sﬁ;?:ratw” s 320 15 24 (22) 90 - 427 47%
u.s. Consolidated (66) - - - - - (66) (26%)
(USD in . —
millions) Sﬁa'f’é”am” s (63) ; ; ; ; ; (63) (26%)
3 Consolidated - - - - - 718 718 79%
DC(NISin
millions ion'
) fﬁ;f:ratw" s - - - - - 718 718 79%
Total Consolidated 80 15 24 (22) ) 718 905 100%
(NIS in c —
millions) S;’;E’e"'atw" s 87 15 24 (22) 90 718 912 100%
% oftotal  Consolidated 9% 2% 3% (3%) 10% 79% 100%
revaluation C _—
profits Sﬁ;f:ratw" s 9% 2% 3% (3%) 10% 79% 100%

10. Breakdown of property revaluation profits (losses) (aggregate) by regions and uses, for the year ended 31
December 2022

Senior Data % of total
Offices Industry Retail Residence Housi Total value of
ousing Centers ;
Israel Consolidated 1,121 7 362 223 195 - 1,908 126%
(NIS in c —
millions) S:arrpe"rat“m s 1,121 7 362 223 195 - 1,908 126%
U.s. Consolidated (108) - - - - - (108) (25%)
(USD in c —
millions) S;’arfe‘”a“"” s (106) - - - - - (106) (25%)
) Consolidated - - - - - (21) (21) (1%)
DC(NISin
millions) Corporation's
sharpe ) . - - - (21) (21) (1%)
Total Consolidated 743 7 362 223 195 (21) 1,509 100%
(NIS in c —
millions) s:;f_’:ram" s 747 7 362 223 195 (21) 1,513 100%
% oftotal  Consolidated 49% - 24% 15% 13% (1%) 100%
revaluation c -
profits s:;f_’:ram" s 49% ; 24% 15% 13% (1%) 100%

A-32



11. Specification of actual average monthly rent per sqm by regions and uses

For the year ended

31 December 31 December 31 December 31 December 31 December 31 December 31 December 31 December 31 December 31 December
2024 2023 2024 2023 2024 2023 2024 2023 2024 2023
In NIS 107 105 34 33 223 1225 97 88 1,098 785
xii‘;m”m 144 144 - - 569 575 124 117 1,607 888
xlrl')m”m 53 51 - - 52 76 53 52 798 642
U.S. (in USD) 18 18 - - - - - - - -

The maximum represents the average rent per sqm in the property for which the rent average is highest, whereas the minimum represents the average rent per sqm in the property for which the rent
average is lowest. The average was calculated according to the areas suitable for use only. The table does not include figures with respect to senior housing, in respect of which the average payment by
residents for an apartment was NIS 13,513 per month in 2024 (NIS 12,953 per month in 2023) (including revenues from the forfeiture of deposits and the payment of monthly maintenance fees).
*  Restated.
Attributed to the property in Check Post which opened in 2024.
* The broad range of rent in all uses derives, inter alig, from the diversity in the nature of the leased property, in the type of the leased unit in the property even in the same building, and in other
parameters that are not expressed in this table.

12. Specification of average occupancy rates by regions and uses*

e | ome | ey | et | oo | teoewe | oo

Percentage (%)

As of
le\sDoefc For For AsDoefcsl For For 3':SD°:C For For ASDOefc31 For For AsDoefC31 For For 31 For For
2024 Y2024 Y2023 2024 Y2024 Y2023 2024 Y2024 Y2023 2024 Y2024 Y2023 2024 Y2024 Y2023 2Doe2cl.‘ Y2024 Y2023
(YA _
Israel | 98%"  98%1"  98%® | 100%  100%  100% | 99%"  99%"  99%“ | 99%"  95%1)  96%® | 100%" 109, % 100%® - -
uU.s. 65% 65% 67% - - - - - - - - - - - - - - B

100%!  100%!
9 9)

DC - - - - - - - - - - - - - - 97%

* The average occupancy rate was calculated based on the lease agreements’ data for the beginning of the period and for the end of each period.
(1)  In 2024, excluding the offices at HaManor St. in Holon and the offices at Modi'in West, which are at tenant move-in stages, and Mivnei Gazit which was occupied this year. The occupancy rate in the

office space for lease segment, including the aforesaid, is approx. 96% as of 31 December 2024 and 95% for 2024.
(2) In 2023, excluding the offices at HaManor St. in Holon and the offices in Akko, which are at tenant move-in stages. The occupancy rate in the office space for lease segment, including the aforesaid,
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is approx. 95% as of 31 December 2023 and 97% for 2023.

(3) In 2024, excluding retail at Sarona complex, retail at Town and retail at Modi'in West, which are at tenant move-in stages. The occupancy rate in the retail space for lease segment including the
aforesaid is approx. 98% as of 31 December 2024 and 98% for 2024.

(4)  In 2023, excluding retail at Sarona complex and retail at Town, which are at tenant move-in stages. The occupancy rate in the retail space for lease segment including the aforesaid is approx. 98%
as of 31 December 2023 and 98% for 2023.

(5) In 2024, excluding Palace Lehavim which is at resident move-in stages. The occupancy rate in the senior housing segment including Palace Lehavim is approx. 98% as of 31 December 2024 and
86% for 2024.

(6) In 2023, excluding Palace Lehavim which is at resident move-in stages. The occupancy rate in the senior housing segment including Palace Lehavim is approx. 93% as of 31 December 2023 and
85% for 2023.

(7)  In 2024, excluding Town Residences and Modi'in West which are at resident move-in stages. The occupancy rate in the rental housing segment including Town Residences and Modi'in West is
approx. 81% as of 31 December 2024 and 66% for 2024.

(8) In 2023, excluding Town Residences which is at resident move-in stages. The occupancy rate in the rental housing segment including Town Residences is approx. 68% as of 31 December 2023 and
63% for 2023.

(9) The average occupancy rate was calculated based on the lease agreements’ data for 31 December 2024, at a weighted average of GM. The occupancy rate does not include spaces under construction.

. Number of income-producing buildings, by regions and uses*

I O T B I N T

For the year ended

31 31 31 31 31 31 31 31 31 31 31 31
December December December December December December December December December December December December
2024 2023 2024 2023 2024 2023 2024 2023 2024 2023 2024 2023

Israel 16 14 1 1 23 21 4 4 3 2 - -
usSs. 8 8 - - - - - - - - - -
DC - - - - - - - - - - 5 4
Total
income-
producing 24 22 1 1 23 21 4 4 3 2 5 4
properties

A number of properties have several different uses, and in such cases the properties were classified in the table under each of those uses.

A-34



14. Breakdown of actual average yield rates (according to year-end value), by regions and uses*

For the year ended (in %)

31 31 31 31 31 31 31 31 31 31 31 31
December December December December December December December December December December December December
2024 2023 2024 2023 2024 2023 2024 2023 2024 2023 2024 2023
Israel 5.87% 5.85% 5.94% 5.64% 6.56% 6.39% 5.59% 5.08% 1.42% 1.25% - -
U.S. 5.01% 6.09% - - - - - - - - - -
DC - - - - - - - - - - 3.27% 2.75%"3

The yield rate is a division of the actual NOI by the value of the property as of the end of the year. In the event of the acquisition of properties or completion of construction thereof in the course of the
year, the index does not reflect the rate of the annual yield from these properties. The rate of the actual yield does not constitute the CAP rate that the Group used for revaluation of its properties.

*The figures do not represent representative yield but rather the division of actual NOI by the value of the properties, and do not take into account other influences, such as properties populated, properties
purchased during the period, revenues expected from vacant spaces, expected investments in the property etc.
** For the senior housing segment - calculated according to net value (after deduction of the balance of resident deposits) as of the end of the period.

5 The derived yield rate in 2023 was affected by the sale of Compass during the year, and conversely, by the acquisition of GM UK.
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7.5 Projected revenues from signed lease contracts (NIS in millions)

Area to which the Ending Agreements

Period of Revenue Recognition Revenues from Fixed Components*® Number of Ending Contracts . .
pertain (sqm in thousands)
Q1 783 265 46
Q2 748 326 95
Y2025
e 708 239 40
Qs 689 331 85
Y2026 2,400 1,052 246
Y2027 1,885 880 205
v2028 1,495 616 149
Total 14,050 5,124 1,371

The revenues figures in the above table, which include revenues from rent, management fees and parking, were calculated based on the basic amounts determined in the lease agreements, linked to the
CPl known on 31 December 2024, and based on the following assumptions: (1) The exercise of the tenants’ options to extend the lease periods included in the lease contracts, was not taken into account,
since the CODM does not review, on a regular basis, the expected revenue figures under the assumption of the exercise of options granted to the tenants to extend the lease period; (2) Lease contracts,
the lease period under which has ended, and new lease contracts have not yet been signed with the tenants, were not taken into account; (3) The possibility of sale of the properties or the purchase of
new income-producing property, was not taken into account; (4) Fines due to early termination, if any, were not taken into account; and (5) The increments to the rent due to percentages of the sales were
not taken into account for calculation of the rent.

The Company'’s revenues include variable components due to additional revenue from sales alone. The Company does not prepare estimates for revenues from variable components which are immaterial
in relation to the Company'’s revenues from its income-producing properties, and therefore it does not have the information.

The revenue figures specified in the above table are under the assumption that the options for extension of the lease periods included in the lease contracts will not be exercised, although many of the
Company'’s tenants usually extend the lease agreements upon the expiration thereof, according to the extension options specified in the agreements.

The above figures are based on the Company'’s assessment considering signed agreements as of the Report Date, and constitute forward-looking information, within the definition of such term in the
Securities Law. Actual results may significantly differ from the above specified estimates and the implications thereof, for various reasons, including early termination of lease contracts or a business crisis
undergone by any of the tenants.

* The figures are in accordance with signed contracts as of 31 December 2024.
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7.6 Key tenants
In 2024, the Company had no tenant, the revenue from whom accounted for 10% or more of its total revenues.

In 2024, the revenues from the fashion industry accounted for approx. 15% of the Group’s revenues and approx.
38% of the revenues of the Company's retail centers and malls segment. If and when material changes in costs
occur in this segment and insofar as the effect of the changes endures over time, the Company’s profitability may
also be affected thereby.

However, most of the lease agreements include a fixed rent, such that the Company's exposure in this respect is
limited in the short term.

In the Data Centers segment, the Company focuses on the Hyperscale market. Accordingly, GM has several core
customers which account for a high percentage of its revenues, and the loss of which may affect the Data Centers
operating segment. For further details, see Section 12.11 below.
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7.7 Properties under construction In Israel(*) (aggregate level), by use

Uses

Retail®

Parameters

Number of properties under construction at the end of the
period

Total space under construction (planned) at the end of the
period (sqm in thousands)®

Total costs invested in the current period (consolidated) (NIS in
millions)

The amount at which the properties are presented in the
statements at the end of the period (consolidated) (NIS in
millions)

Construction budget in the consecutive period (estimate)
(consolidated) (NIS in millions)

Total estimated balance of construction budget for completion
of the construction work (consolidated) (estimate as of the end
of the period) (NIS in millions) ?

Rate of built-up area in respect of which lease contracts have
been signed (%)

Projected annual income from projects to be completed in the
consecutive period and in which contracts have been signed for
50% of the area or more (consolidated) (estimate) (NIS in
millions)

For the Year Ended

31 December
2024

5

99

105

795

195-205

412-458

2%

31 December
2023

7

116

205

807

204-214

484-544

11%

31 December
2022

5
113

118

647

237-247

570-628

9%

Office and other
spacel4!

Number of properties under construction at the end of the
period

Total space under construction (planned) at the end of the
period (sqm in thousands) !

Total costs invested in the current period (consolidated) (NIS in
millions)

The amount at which the properties are presented in the
statements at the end of the period (consolidated) (NIS in
millions)

Construction budget in the consecutive period (estimate)
(consolidated) (NIS in millions)

Total estimated balance of construction budget for completion
of the construction work (consolidated) (estimate as of the end
of the period) (NIS in millions) ?

Rate of built-up area in respect of which lease contracts have
been signed (%)

Projected annual income from projects to be completed in the
following period and in which contracts have been signed for
50% of the area or more (consolidated) (estimate) (NIS in
millions)®

351

366

2,230

676-686

678-785

19%

364

314

1,986

574-584

1,007-1,131

17%

364

431

1,757

511-521

1,368-1,492

14%

Residences ¥

Number of properties under construction at the end of the
period

Total space under construction (planned) at the end of the
period (sqm in thousands) ¥

Total costs invested in the current period (consolidated) (NIS in
millions)

The amount at which the properties are presented in the
statements at the end of the period (consolidated) (NIS in
millions)

Construction budget in the consecutive period (estimate)
(consolidated) (NIS in millions)

Total estimated balance of construction budget for completion
of the construction work (consolidated) (estimate as of the end
of the period) (NIS in millions)?

Rate of built-up area in respect of which lease contracts have
been signed (%)

Projected annual income from projects to be completed in the
following period and in which contracts have been signed for
50% of the area or more (consolidated) (estimate) (NIS in
millions)®

53

76

733

180-190

397-457

60

242

794

151-161

454-521

41

157

555

132-142

313-361
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Uses Parameters For the Year Ended
31 December 31 December 31 December
2024 2023 2022
Number of properties under construction at the end of the 1 1 1
period
Total space under construction (planned) at the end of the
. . 35 35 37

period (sqm in thousands)®
tha_l costs invested in the current period (consolidated) (NIS in 136 84 78
millions)
The amount at which the properties are presented in the
statements at the end of the period (consolidated) (NIS in 378 247 180
millions)

Senior Housing Constrqction budge_t in t_hg consecutive period (estimate) 124-128 149-154 104-108
(consolidated) (NIS in millions)
Total estimated balance of construction budget for completion
of the construction work (consolidated) (estimate as of the end 29-44 97-112 209-225
of the period) (NIS in millions) @
Rate of built-up area in respect of which contracts have been 15% ) )

signed (%)

Projected annual income from projects to be completed in the
following period and in which contracts have been signed for
50% of the area or more (consolidated) (estimate) (NIS in
millions)

* The Company has no properties under construction outside of Israel, with the exception of the Data Centers segment.

(1) Marketable space.

(2) Balance of construction budget after the expiration of the consecutive period.

(3) There are no projects expected to be completed in the consecutive period for which contracts in respect of 50% or more of the

space have been signed.
(4) Projects which combine several uses were split among the various uses.
(5) Scope of building rights.
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The following table presents information about properties under construction in the data center operating

segment:

Parameters

Number of properties under construction at end of period

Total areas under construction (planned) at end of period (sqm in
thousands)(®)

Total costs invested in the current period (on a consolidated basis)
(NIS in millions)®

The amount at which the properties are presented in the statements
at end of period (consolidated) (NIS in millions)?

Construction budget in the following period (estimate)
(consolidated) (NIS in millions)

Total balance of estimated construction budget for completion of
construction work (consolidated) (estimate as of end of period)
(NIS in millions) )

Rate of the area being built for which lease contracts have been
signed (%) (4)

Projected annual revenue from projects to be completed in the
following period in which contracts have been signed for 50% or
more of the area (consolidated) (estimate) (NIS in millions)

31.12.2024

2

275

244

731-741

275-285

31.12.2023

5

62

2,527

2,645

1,875-1,885

227-237

91%

440

31.12.2022

12

60

1,621

3,066

1,061-1,071

101-111

66%

68

(1) Asof 31 December 2024, the figure includes the area of GM UK. As of 31 December 2023, the figure includes the area of GM. As

of 31 December 2022, the figure includes the area of GM and GM UK.

(2) Asof 31 December 2024, the figure includes the amount of properties under construction of GM UK. As of 31 December 2023,
the figure includes the amount of properties under construction of GM and GM UK. As of 31 December 2022, the figure includes
the area of GM and Compass. Compass is presented according to the Company’s share in Compass at that time (approx. 32.4%).
The amount of properties under construction for Compass was presented in the Group’s Financial Statements under the item

“investment in a company accounted for by the equity method".

(3) The balance of the construction budget from the end of the following period.

(4) Asof 31 December 2024, the rate was calculated as a weighted average of GM UK. As of 31 December 2023, the rate was
calculated as a weighted average of GM and GM UK. As of 31 December 2022, the rate was calculated as a weighted average of
GM and Compass, with Compass presented according to the Company'’s share in Compass at that time (approx. 32.4%).
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PROPERTIES UNDER DEVELOPMENT - FURTHER DETAILS:

Following are details regarding the properties under development as of the Report Date in the investment real
estate operating segments. For further details see Section 4.1 of the Board of Directors' Report:

Palace Rishon Lezion Senior Housing

On 13 March 2016, an (indirect) subsidiary of the Company won a tender issued by the Israel Land Authority for
the acquisition of leasehold rights in a lot of 3.4 thousand sqm designated for senior housing in the HaRakafot
neighborhood in East Rishon LeZion. The Company is building on this land a senior home which is expected to
include approx. 274 apartments, an LTC unit and approx. 3,000 sqm of retail space. In April 2018, the
recommendation of the Local Committee for the deposit of a zoning plan for the addition of rights was received
and transferred for discussion by the District Committee. In November 2018, the District Committee decided to
deposit the zoning plan conditionally. In April 2019, the zoning plan was published for objections, and in
September 2019 the District Committee discussed the objections filed. In February 2020, the plan was published
for validation and approved in the Official Gazette.

In March 2020, the Company submitted an application for an excavation and shoring permit for the project. In
June 2020, the permit was received and work commenced at the beginning of 2021. In May 2021, the Company
submitted an application for a basements permit which was conditionally approved during September 2021, and
the permit was received in March 2022. In October 2021, the Company submitted an application for a building
permit for the entire project, which was received in January 2023 and the project's construction work is in
progress.

Expansion of the Azrieli Tel Aviv Center (the Spiral Tower)

In May 2013, the Company engaged in an agreement for the purchase of full title to the land of approx. 8,400 sqm
in the intersection of the streets Menachem Begin Road and Noah Moses in Tel Aviv, adjacently to the Azrieli Tel
Aviv Center, which held the building known as the “Yediot Aharonot House”. On 31 March 2016, the transaction
has been closed and possession of the lot has been handed over to the Company. In February 2018 the Company
completed the demolition of the said building and began excavation and shoring work. In April 2018 the zoning
plan with an urban-mixed designation was validated, which allows uses of retail, offices, hotels, residences and
senior housing with above-ground building rights of 147,260 sqm (gross), and, in addition, approx. 3,000 sqm of
underground main retail space. The Company intends to construct retail space that will serve to expand the
existing mall and a multi-story tower (the Spiral Tower), subject to receipt of the required statutory approvals. In
the context of the zoning plan, the Company was required to approve an architectural design and development
plan for the project, as a condition for the aboveground construction permit. In addition, the Company undertook
to allocate, out of said rights in the project, a public floor for the