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DISCLAIMER

Theinformation includedin this presentationis merelya summaryand does not exhaustall of the

informationaboutthe Companyand its operations,nor isit a substitutefor inspectionof the Periodic
Report for 2024 and the Q3/2025 Report,the Companyg current reports and the presentations
releasedthereby,as reported to the IsraelSecuritiesAuthority (ISA)via the Magnadistribution site.

The presentation does not constitute an offering or an invitation to purchase securitiesof the

Company,and its contents do not constitute a recommendationor opinion or substitute for the

discretionof the investor. The Companyis not responsiblefor the completenessand/or accuracyof

the information.

AZRIELIGROUP

This presentationincludesforecasts,assessmentsgstimatesand other information that pertain to

future eventsand/or matters,the materializationof whichis uncertainand is beyondthe Company$
control, and which constitute forwardlooking information, as defined in the SecuritiesLaw, 5728

1968 Suchinformation may not materialize,in whole or in part, or may materializein a manner
significantly different than foreseen Such information includes, /nter alia revenue,FFOand NOI
forecaststhe valueof the Groups holdings,refinancing dispositionof assetstimetablesand costsof

and profit from projects,project developmentand project construction Withrespectto someof the

developmentprojects,a decisionwith respectto their constructionand occupancyin severalstages
hasnot yetbeenmade

Forwardlookinginformationis basedsolelyon the Companyg subjectiveassessmenthasedon facts
and data pertainingto the current condition of the Companyg businessand macroeconomicfacts
and data, all as known to the Company at the time of preparation of this presentation The
materializationor non-materializationof the forwardlooking information will be affected,/inter alia,
by risk factorsthat are characteristicof the Companyg operations,aswell asby developmentsin the
general environment, in market conditions and in external factors that affect the Companyg
operations, including delays in the receipt of permits, termination of contracts, changes in
competition conditions, a significant recession,changesin financing conditions, and other such
eventswhich cannot be evaluatedin advanceand which are beyond the Companys control. The
Companydoes not undertaketo update and/or change any such forecastand/or assessmento
reflecteventsand/or circumstancegostdatingthis presentation
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Slides12 13and 142 The Companys estimationsregardingthe projectedincreasein the resultsof
the data centersegmentconstitute forwardlooking information, within the definition of this term in
the Securitied_aw,basedon subjectiveassessmentby the Companyand by the investeecompanies
operatingin the data centersegmentasof the date of releaseof this presentation the materialization
of which,in wholeor in part, is uncertainor whichmay materializein a substantiallydifferentmanner,
inter alia due to changesin the timetables of the projects, receipt of the permits required for
constructionthereof,their actualscaleand their marketingand due to factorsbeyondthe Company's
control, including changesn the globaldata centermarket

This presentationincludesstore salesdata and other data that are basedon externalsourcesand
varioussurveysand studiesor data receivedfrom some of the Companys tenants The Companyis
not responsiblefor the veracityor content thereofor for forecastsin relationthereto.

The Companyg estimationswith respectto the growth figuresare basedon actual rent income,and
in somecasesinclude expansionghat havebeencarriedout at the relevantcenter,whichfiguresare
unaudited, not accordingto GAAPand prepared accordingto past experienceand professional
knowledgeaccumulatedby the Companyand in good faith. Suchinformationis presentedbelow for

the sakeof convenienceonly but is not a substitutefor the information provided by the Companyin

its financial statements or in connection therewith and should therefore not be relied upon

exclusively

ThetermsyFFQattributed to the real estatebusinesgand yiveightedaveragecap rateZareattributed
to the Group$ income-producingreal estate businessonly. Anyonereadingthe presentationshould
readsuchfiguresin conjunctionwith the Board$ explanationsin Sections2.6 and 2.7 of the Boardof
Directorgreport as of 30 September2025 including the calculation methods and the underlying
assumptionsthereof

The information included in this presentationis similar to the information included in the reports
and/or immmediatereportsof the Companyand doesnot include new materialinformation. However,
someof the dataincludedin the presentationare presentedin a differentmannerand/or breakdown
and/or are differently edited. In any event of inconsistencybetweenthe reports and/or immediate
reportsof the Companyreleasedo the public and the information containedin this presentationthe
information releasedto the public asaforesaidshallprevail




@ Azrieli Groug Business Card

AZRIELIGROUP

Israef largest real  Traded on the capital ~80%

estate Company market SiﬂC@OlO 91‘ the value oincomeproducing
investment and undeconstruction
Free float30.26 properties(on a consolidated basis) is

attributed to real estate in Israel

Average occupancy rate in ~ Annualized NOI Rating

Israel is ! Approx NIK.6 IIAA+ by S&P \gdot

~0 7% billion® AdLil byMidroogMoody3
Leverage ratio is only~3 7‘%) ;
and equity to assets 39’/0

Listed on all the leading The Company owns incor@oducing properties with a

stock indices:

Gross Leasable Area (GLATEII.4mi”iOn m2(3)

1:? ;%Zi\JI-EZSSTATE and haleprojects under construction in Israel with a total area
EPRA " ot~0.7millionm?

(1) Excluding fully builip properties in the first stages of occupan2yNet financial debt (excluding Bank Leumi shaxeafsets.
(3) Excluding data centers4) Annualized NOI is based oBdata.
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@ Property Portfoli®

AZRIELIGROUP

Malls and retail centers

Offices
Senior Homes

Rental Housing

()
o HHH 23malls and retail centef®

CE;L 17office and other properties

o Israel
‘&
Og -~
o . .
@ 8 office properties overseas

° 4senior homes

E o

| -

Green

Mountain
1+ Global

Data Centers overseas Otal 1 : 441 : 00 h2oee

‘ﬁ 3renta| housing properties
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392,00G?
655,000

245,00
115,006

1,141apartments

34,00@:

357apartments

(1) As 0BOSeptember2025 @) The number of malls and retail centers does not include the inqgougiucing real properties of ZMH Hammerman, although tlea af these properties is

included in the above GLA figur®. GLA figures refleitte Compan share.4) Excluding the DC segment.
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Properties Breakdown, NIS in milli¢hs

Hotels

626

Residential 20/
salesin Israel 0

1,631
ntal housin 0
enaireers 390
a2

Income 30/
roducing rel ( J——
estate in the U.S. I'] 5 O GEO

Cash, holdings,
other and r] .........................................

adjustments 7166

(1) On a consolidated basis, @30 September2025 For details with respect to the Compgnstructure, see Sectidn2.1of Chapter A of the Annual Report.

Real estate in Israel
2 offices and other
spaces

Real estate in Israel
2retail centers and
malls

Data centers

Real estate in Israel
2 senior housing




@ Q3/2025Financia| High”ghtﬂ\lls in millions, compared with32024

AZRIELIGROUP

Res_unsof@_J

OnNO-

Growing Strong;

(1)For a calculation of FFO according to thej$#ethod, see Slidé5.

O| Investor Presentation, Septemt2625

NOI

Sameproperty
NOI

FFO

(excluding senior
housing)

FFO

Investments
(YTR2025

Leverage ratio

Equity/assets

Dividend

VL4

b/
088

395

395
EN N

O Ciefshare
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Malls and Retail Centers

\;[‘% NOI in @/2025
nisCY L million GLA

ﬁ é]i”ion versus NIg61million in ~392 , OO@‘nZ (D

Annual footfall Q3/2024

Innovation and Renewal

— Book Value Average occupancy
— i rate
Azrieli Gift Card  goporant and Appl‘,C,)X. NIS

B upgrade of malls r] 8 billion CE (ﬁ%

and retail centers

Azrieli App

() The figures presented are a86Beptember2025 GLA figures represent the Comggshare. 2§ Excluding areas ifully builtup properties in the first stages of occupancy
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@ Store Sales and Occupancy Cost Ratio

AZRIELIGROUP

Total Change in Store Sales in Azrieli Malls

July-Sept. +3.9% g July-Sept.
o g ongao

Onoo

Occupancy Cost Occupancy Cost Ratio
Ratio

1206 12.05 1220 1236 o 11.96

11.96 11.8% 11.8%
11.36 " 112 11.2% 0

10.%

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
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Offices

AZRIELIGROUP

Innovation and
Renewal

000

Community

{7

Technology

M

Betterment and
upgrade of towers

NOI in /2025

nis2 1 /million

versus NI16million in
Q3/2024

Book value
Approx.NIS

NB. Zbillion

GLA

655,000

Average
occupancy rate

083 =

(1) The figurepresented are as @0 September2025 GLA figures represent the ComfZskare.
(2) Excluding fully buitup propertiesn the first stages of occupanchhe decline in the occupancy rate primarily originates from the departure of a significantfiterrathie Sarona Tower.
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@ Office Tenants

MINMITYNXIfT

amazon Deloitte FI%%&]}R MmN SAPIENS pw{- 8 PANETLINE
m
=% ~ o .
ARNON o vin =2 [Hironsource Rapyd. CyberProof SAMSUNG “habana

clal g g Goldfarb Seligman w LGN E solar, LT ENERGY @ Crazylabs

ce @ Lusha 3 BioCatch POINT citi St|||II|J | T_ASC}O JAJ websclenese

vnJ a—t bay LE; Vot EBSRE it

*9 BlueVoyant SIXGILL nsknox ’9?13 ho.;lzz 99 BRINGG 3¢ AXONIUS
‘1% CV\[,I- UNITED i)
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@ Global DC OperatiorassGreen Mountain Global

AZRIELIGROUP

NOI in @/2025
NIS111Imillion

versus NIS6million in (B/2024

GMG Contracted NOI MW

NISS oM710 BNV

© DIm)

Rjukan

LaX

Stavanger
London Contracted MWBIlled/BBNE?

148VW 20MW

Frankfurt
Power generated by

renewable energy
nnNN3

Power costs PUE

%
-

o Green |
ol Mountain %

- Global

Low Low 1 100%/

(1) Based on signed contracts. Presented according to the exchange ratg0&eptember2025 @) Booked But Not Billed (BBNBjgned contracts that are not yet yielding.
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Green
= Mountain
—| Global

AZRIELIGROUP

Total

Global DC OperatioressContracted MW

Hamar

Rjukan
Oslo

Stavanger:

London

Frankfurt

no8mw

n g Investor Presentation, Septemt®#425

IN

U.K.
London
Ve

O MW

Germany

Frankfurt

0 (w

(Companys share:

n KBv)

jmm
Norway
Hamar

e Nw

Enebakk

O w

Rjukan

N0 mw

atxxteay

N/ mw




Expansion of Global DC Operatiiggreen Mountain Global

Significant growth since the
acquisition of Green Mountain

(July202)
Acquisitiong 2021 2025 Change
@ Countries of operation 1 ﬁ> 3 X3
Number of sites 3 ﬁ> 6D X2
O Mwe 24 = 168 X7
NOI (NIS in million§) 84 => 5709 X7

(1) Including a property under construction.
(2) Annualized NOI and MW based on signed contracts.
(3) Presented according to exchange rate a36September2025
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@, Global DC Operatiotdsjreen Mountain Global

MINMITYNXIfT
Hamar
Telemarl,
Stavanger Oslo
London
Frankfurt
= axtxx+téay 1= Rjukan 1= Enebakk 15 Hamar % LondonRomford B FrankfurtMainz
A former NATO Colocation data Hyperscale and Built-to-suit project East London location, GM and KMW JV
ammunition storage center located at wholesale data center  for customer, north with 14MW expansion (503 -50%) to build
Campus facility converted into a ' the nexus of hydro campus located of Oslo airport potential +16MW a DC on land leased
') . unique, highsecurity electric power in 20km outside build-to-suit option from KMW
verview colocation mountain a historic region of Oslo
hall datacenter of Norway
Build Date 2013 2014 2020 onoo 2009 Under construction
Land Lease (58Years) Owned Owned Owned Owned H.eased Leased (HBR)
Maximum Sellable IT Powdr =~ 26 MW 33MW 76 MW 120+30MW® 40MW® 0 WO
. Hyperscaler Local HPC / Local & Int'l Hyperscaler Local Local &int'l Hyperscaler Local
Client Type & Int'l Enterprises Enterprises & Int'l Enterprises Hyperscaler Enterprises & Int'l Enterprises

(1) As oB0September2025 7MW yields. Construction of an additionBdAMW has begun2) As o80September2025 90MW yields.

1% g Investor Presentation, Septemi625

(3) In partnership with KMWs(%-50%%). @) Maximum Sellable IT Power figures may be subject to receipt of additional regulatory approvals.
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Stk o X
Sl | 5

S R ding A SO ——

Ly R e i Expan
Building B BOvw

Expansion OptionZ

B
y

¢ Building C B
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@ MainZHrojectelHRA

AZRIELIGROUP

Module West
18w

Module Middle
18w

Expansion Option
18vw

. : « b
—— ,1,_ \ Jf‘“'
| 208 ‘C’»" el

—and, ! i

ol |‘
il

, 4v/’"ﬁ|’|‘f"““\ .
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Simulation
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@ Palace Senior Housing Chain

AZRIELIGROUP TINTITY NNIAD

— PN
Operating .
Palace - Palace o@ Book value

Modifn Tel Aviv

\ e A N1 Silli
O6 oo+ Oon + PProx illion

Apartments ~ Medical units Apartments  Medical units
Average occupancy rate
- - >~
Palace Operating Palace Operating @3 @D
Lehavim Rasnana _—
OO0 nN+2 00On +2 NOI in (/2025
Apartments Medical units Apartments  Medical units N|825m||||0n
1%
Palace Under Palace Under

construction construction

Sde Do®4 | RishonLezion
5 @ D+ 320 0 b I3 M+ 06 Qu .

Retail areas Medical popartments Retail areas  Medicalppartments
unit unit

@ Expected to open in Decemh2025

Area of existing apartments:

Approx[] I] 0 b2 N

Aboveground area include$,14Bpartments

(1)Data as 080September2025 The GLA figures reflect the Comishare.2) Excluding fully budtip properties in the first stages of occupancy.
(3) For details regarding the award of the Sde Dov tender, se8lide

n CElnvestor Presentation, Septemt®#425
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Under
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AZRIELIGROUP

Development Pipeline

Holon
Project3

~250,000m?

o REEEEEEEEEREEEEEEELEEE]

Rishon LeZion
Palace Rakafot Senior
Home

~37,300M?®0

O 1] Investor Presentation, SeptemI®2H25

Tel Aviv

Tel Aviv _ Jerusalem Ramat HaSharon
Expansion of Azrieli Center and  Palace Sde Dov Senior Mount Zion Hotel SolarEdge
Spiral Tower Home

~150,000n2@C ~42,000m2®0 ~34,000m2@0 ~43.000m2

Tel Aviv Herzliya Modi# Petach Tikva
Azrieli Town Glilyam Lot10 Land for development
Building E

~21.,000n2€0 ~19,630m? ~37,000m? ~53,000Mm?®&°

(1) The Company is working to increase the building right286,000n?| ) Includes both the existing area and the additional rightthh@€ompany intends to renovate the entire hotel and exparjd@)tFor senior housing
and/or rental apartment uses, the figure represents building right<in @ Additional building rights acquired in M2@18as part of the acquisition of the incorpeoducing propertyMivneiGazit. The Company is working to
increase the building rights in the project ©0:520n2.




Development Projects: Growth Driver

AZRIELIGROUP
: Use 2) Estimated Completio Estimated Construction Cost,
Property Name Location GLA Date Including Land (NIS in millio)t%
am - o x
PalaceRishorlLeZion RishorLeZion Eh 37,300 onoo 6 aNon
Modin, Lot 10 Modi @8 (L 37,000 2026 570580
Short & Medium SolarEdg€ampus Ramat HaSharon f&% OoobBNNN onaodé EEON
Term

Development Projects Glilyam Herzliya cﬁ F_E 19,630 BNO6 o @DN N
MountZionHotel Jerusalem = 34,000 2028 e@®pB NN 6
Expansion of Azrieli Tel Aviv . g ) o
Center (SpiraTower) TelAviv a b 150,000 2028 0 B BOBD 6 N
Sde Dov TelAviv 00 (& 00ENNN ons N N B GIED NN
Total 000B®oON 7,52527,925
Holon3Project Holon fQ% Eh O6NBEMNDN TBD TBD

Development Projects PetahiTikvaland PetahiTikva %= (R 53,0000 TBD TBD

UnderPlanning

AzrieliTownBuildingE Tel Aviv @% 21,000 TBD TBD
Total 324,000
Total OEOB @O N

(1) Costexcludescapitalizationand fit-out work for tenants | (2) Thefiguresfor seniorhousingand/or rental housingusesrepresentbuilding rightsin m2. | (3) Includesboth the existingareaand the additional rights,asthe Companyintendsto renovatethe entire hotel and
expandit. | (4) Buildingrightshavebeenincreasedaspart of consolidationof land parcels | (5) TheCompanyis workingto increasethe building rightsto ~280000m? (someof the rightsrelateto the adjacentlot whichis ownedby the Company)| (6) Additionalbuilding rights

acquiredin May2018aspart of the acquisitionof the income-producingpropertyMivneiGazit The Companyisworkingto increasethe buildingrightsto ~90520m?2.

O 1 Investor Presentation, Septemi®025




Development Projects: Expected Contribution* to NOI and FFO

AZRIELIGROUP
(NIS in millions) NOI (NIS millions)

Actual NOI in 82025 annualized 2,628 .

3,103
Additional NOI from DC segment based on signed contracts** n® L, B i
Additional NOI from development projefis 144 18%
Additional NOI from ZMH Hammerman properties 15
Additional NOI from leasap of vacant spaces* nés . . .

Q3/2025 After completion of

NOI following lease-up of short-term projects under development at full occupancy rate 663N Annualize: shortterm development
projects & adjustments

(NIS in millions) FFO (Managemegtmethod®
(NIS in millions)
Actual FFO (Managem@&nmethod) in /2025 including senior housing, annualized 1,696 1,989
Additional FFO from development projects, newly occupied projects, DC segment anddease 293 1,696 :

of vacant spaces*

FFO (Managemen® method) following lease-up of short-term projects under 1,989 '

development at full occupancy rate Q8/2025  after completion of
Annualizet shortterm development

projects & adjustments

* The above calculations are not forecasts and are based on the assumption of full occupancy and the rent as of €2ember

** GM@ Billings by the report release date according 68BMW.

The main assumptions underlying the calculations are: Full occupancy of projects under development andaramuning propertes, senior housingNOI and FFO by representative year (excl. first time occupancy), and a ta23#te of

(1) NOI from projects under development includes the following properties: SolarEdge campu$n Ibtddiand Rakafotseniorhome, and excludes the expansion of Azrieli Tel @enter Holon3 project (formerly Lodzia), Petach Tikaad, additional rights in
Azrieli Town Building E, Mount Zion Hotel, Glil afainSde Do\(2) For FFO calculation according to the3SAethod, see Slidéh.
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Tel Avi\g Central Business District (CBD)

AZRIELIGROUP

IncomeProducing

(1) Azrieli Center
® Azrieli Sarona

©® Azrieli Town,
Offices

® Azrieli Town,
Rental Housing

Under construction and
under planning

5 Expansion of
Azrieli Center
and Spiral Tower

6 Azrieli Town
Building E
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Development ProjectsiEXpansion of Azrieli Center and Spiral Tower in Tel Av

AZRIELIGROUP

Area GLA Land cost?
~8,400n: N 0,d00m: ApproxNis3 74
million
Estimated constructioi | Uses Estimatedcompletion
cost, including land date
NiIs3.0-3.2 & b @& 42 2028

billion Hotel j Retail ; Offices HousingE

‘ Developments

In June2023 an aboveground building permit was received, and construction work is underway.

(1) Cost excludes capitalization anddiit work for tenants.
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@ Development ProjectsiEXpansion of Azrieli Center and Spiral Tower in Tel A

AZRIELIGROUP
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