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Convenience translation from Hebrew
Important Notice

The English translation below of Azrieli Group L i mi tpresgrdasion relating to the financial statements
for 31 December 2012 (the i Pr e s e n is praovidenl folocpnvenience. Please note that this document
should not be regarded as a substitute for reading the original Hebrew version of the Presentation in
full. This translation was neither prepared nor checked by the Company. Accordingly, the Company
does not warrant that the translation fully, correctly or accurately reflects the Presentation and its
contents.

The binding version of the Presentation for all intents and purposes is the original Hebrew version, filed
by the Company with the Israel Securities Authority through the MAGNA website on 20 March, 2013.
Nothing in this translation constitutes a representation of any kind in connection with the Presentation,
nor should it be regarded as a source of interpretation for the Presentation or the Company's reports or
statements. In any event of contradiction or discrepancy between this translation and the Hebrew

version of the Presentation, the Hebrew version shall always prevail.

AN

|2|“ k‘\‘
AR [



Disclaimer

The information included in this presentation is not comprehensive and does not include all information on the Company and its business, nor is it a substitute for inspecting

the Annual Reportfor 2012, t he Companyds current reports and the presentations r e Theprasenthtiohis e
not an offer or invitation to buy securities of the Company, and its provisions are not a recommendation or opinion,norasubsti t ut e f or the i nvestor
does not warrant the completeness or accuracy of the information, and will not be liable for any damage and/or losses which may result from the use of the information.

This presentation includes forecasts, estimates, assessments and other information pertaining to future events and/or matters, whose materialization is uncertain and is
beyond the Companyds c o nldokinginformaiongdas definedantthe Sexcurifies lrawy 7428 1968. Such information may not materialize, in whole or in
part, or may materialize in a manner significantly different to that forecast. Such information includes revenue and NOI forecast s, val ue of the Group
costs of and profit from projects and the development and construction thereof.

Forward-l ooki ng information is based solely on the Companydés s ubjceocntdiivte oans soefs stnmeen t(
and macro-economic facts and figures, all as known to the Company at the time of preparing this presentation. The materialization or non-materialization of the forward-

l ooking information wil| be affected, inter alia, by elopmentsinthagerieralrers/iroonteat,market er i st
conditions and external factors affecting the Company @émtraes changesih the compatitidn,a dignificgnt d e
recession, change in financial conditions, and other such events which cannot be estimated in advance and which lie beyondtheCo mpany és contr ol . Th
undertake to update and/or change any such forecast and/or assessment to reflect events and/or circumstances postdating this presentation.

The financial information in the presentation which is attributed to the extended standalone statement is neither auditednorre vi ewed by t he Company?d
extended standal one statement presents a summary of the CompaomdésheofRsmpbadgbded
Granite Hacarmelwhi ch i s presented based on the equity method, in |Iieu of consolidatio

The terms fAReal Estat e FFOGoataendd rfiewea tgeh tteod-piaiveng @abestatpcliasmess pnty oTheereader of the presentation is required to
read such figures in conjunction with the boar dos31e818, Isestiorestl.l.®@amndl.1i7, includimgethe metlkodsdf o f
calculation and the underlying assumptions thereof.

The Companyédés estimations as to the growth figures ar e bas eaitheoetevant center.daheserfigures arei r
unaudited and not according to GAAP, and were made in good faith and according to past experience and the professional knowledge accumulated by the Company. Such
information is presented below for the sake of convenience only, but is not a substitute for the information provided by the Company in its financial statements or in
connection therewith, and therefore should not be relied on solely in itself.
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Azrieli Group - Business Card

The Company has been publicly traded since June 2010. ' W\
AzrieliGr oupds shares are traded o025 Telhe \ ,/Ie>

Aviv 100 and Real Estate 15. ~

AzrieliGr oup0s stock is the only Israeliy =

Current market capitalization - NIS 12 billion @,

The Company owns leasable areas totaling 728,000 sgm, with another
400,000 sgm under construction (on a consolidated basis).

The average occupancy rate in Israel is close to 100%.

90% of the fair value (on a consolidated basis) of the income-producing real
estate and properties under development relates to real estate located in
Israel.

Fair value of the income-producing real estate and properties under
development of NIS 15.9 billion.

Unmortgaged assets of NIS 10.2 billion.
Total sharehol dersoé equi t yNISli.®Hiliart@. n g&

Low leverage (solo extended): Net debt to balance sheet ratio of 22%, and
equity to balance sheet ratio of 62%.

The Groupds bonds ar e Maao andlAaZAHRKdblEbya bl e by s&Pill

Mo o d Midreof. \‘ \

(1) Asof14.03.2013
(2) Asof31.12.2012
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Book value by assets
Solo extended @

Leumi card
Leumi 3%
shares  Granite

cash and
others cash

1% _equivalents
3%

RealEstate
in Israel-
shopping

malls
50%

RealEstate

in Israel-
offices &
others

AZRIELI GROUP

Existing properties and

under development
1, 128sqgd@4

1 3Shopping Centers

256, Sq&6 REE
9 Office buildings and %

others Sonol

7 Projects under
development
400, &g ®

6 Assets overseas
178, &im5

. 8%
'DIN')

20 %

I,',}

100 %

Azrielli Group - Company Structure

100 %

GAANTE

G Hacamel Ivestents Lig.

100 % 100 %

SN

SUPERGAS

AN

(1) Asof31.122012
(2) GLAsconsolidated

(3) Includingland purchasedrom ClalitHealthCareServicesn TelAviv,that will be handedto the companyin 20142015
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Real Estate
Activity @

Existing properties -
commercial
GLA - 256,686

Projects under
development
GLA - 400,000

Offices and others
GLA - 292,663

= HALFA Q‘ v AZRIELI @‘

AZREL GRORP 0F MALLS AZREL GROUP OF MALS

r1Emb]

AZREL GROUP OF MALS avm o e st ¢

) ]

AZREL GROP 0F MALLS AZREL GROUP 0F NALS

2 oRveruna| & | B &‘

AZRIEL) GROUP OF MALLS [ A

o (0) ISR

AZREL GROUP 0F MALLS v canm o i ¢

Azrieli Tel Aviv

Herzliya

Jerusalem

Mo d i (difitesn& residential)
Beber Sheva
Givatayim

Caesarea

Azrieli Center Sarona
Ramla

Rishonim

Azrieli Center Holon (83%)
Ayalon i 2 floor

Kiryat Atai phase B
Clalit Center Project @

Petach Tikva @

) Emm

AZREL] GROUP OF MALLS AR Ganup 0F MaLS.

= oo (@)

Azrieli Group - Real Estate Segments

Income producing
properties - abroad
GLA - 178,675

Houston, Texas
Galleria 90%
Plaza 100%
Northchase 100%

One Riverway 33%
Three Riverway 45%

Leeds, United Kingdom

Southern House 100%

v |
AN

(1) GLAsconsolidated

(2) InOctober2012the GroupacquiredA (p&thersshare(50%) in the property, andnow holds 100%of the rights.
(3) Acquiredin November2012

AN
VWAL



Financial Highlights in 2012

(summary of extended standalone statements)

NOI in 2012 totaled NIS 1,087 million, compared with NIS 982 million in 2011.
Reflects an increase of 11%.

Due to an internal increase in rent (same property NOI), the acquisition of the Plaza in
Texas, and the opening of the malls in Akko and Kiryat Ata.

> > >

11% NOI growth

Growth of 3.8% in Same Property NOI during 2012 compared with 2011.
This growth is attributed to an internal increase in rent and the continued occupation
of income-producing properties.

3.8% Increase in
Same Property NOI

> >

FFO totaled NIS 716 million in 2012 compared with NIS 646 million in 2011.
Reflects an increase of 11%.

The increase is attributed mainly to new acquisitions, completion of assets under
development and an increase in same property NOI.

11% growth in real-
estate segment FFO

> > >

; A Net profit of NIS 986 million in 2012 compared with NIS 623 million in 2011.
Net pI’OfI'[ t(_)t(_?lled NIS A Net profit (attributed to the shareholders) of NIS 939 million in 2012 compared with
939 million NIS 536 million in 2011.

A Comprehensive profit of NIS 1,111 million in 2012 compared with NIS 204 million in 2011.
A Comprehensive profit (attributed to the shareholders) of NIS 1,060 million in 2012
compared with NIS 173 million in 2011.

Comprehensive profit
totaled NIS 1.06 billion

Dividend A The Group announced a dividend of NIS 265 million (NIS 2.19 per share).
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Continued Growth in
representative NOI (D)

Advancement in
projects under
development

Continuation in the
development and
acquisition momentum

Increased turnover in
Shopping Centers @

Occupancy ©

Main Events in Q4/2012 and year 2012

A Representative NOI as of 31.12.2012 i NIS 1,131 million.
A Representative NOI as of 31.12.2011 i NIS 1,083 million.
A Representative NOI as of 31.12.2010 i NIS 935 million.

A Representative NOI as of the IPO date i NIS 825 million.

A Azrieli Center Sarona: Excavation started.

A Azrieli Center Holon: Advanced stage of development. Continued negotiation for
additional spaces.

A Azrieli Ramla Mall: Under construction.

A Azrieli Rishonim: Excavation started.

A InQ4/2012, t he

? Gr oup O0s i-astate madpartiesndtated NI$H252 neillzomh.
A Inyear 2012, t he

Gr oup Os -estate prepertnestatdlesl NIE 837 mikioa. |

A In 2012 the turnover in the shopping centers in Azrieli Group showed a 2%-4% increase,
compared with 2011.

A The average occupancy rate in the offices and others segment in Israel - close to 100%.
A The average occupancy rate in the shopping center segment in Israel - close to 100%.
A The average occupancy rate in the assets in the USA segment is approx. 90%.

(1) Accordingo anindependentappraiser

(2) Baseddnfiguresreceivedfrom tenants However not all tenantsreport their turnoverto the Company

(3) Asof31.12.2012
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Maintaining Financial Strength despite
Massive Development and Acquisitions

Equity to Balance
sheet ratio @

Investment in real estate

(NIS in million)

2,000 - 605 [ TO%

1,800 -
= - 60%

1,600 -
1,400 - - S0%
1,200 - - 40%

1,000 -
800 - - 30%
600 - - 20%

400 -
- 10%

200 -
0 - ; 0%

200 200 201 201 201
mmm Investment in real estate O Equity to Balance sheet ratir

(1) Soloextended




Development Momentum
Approx. 400,000 sgm GLA®; Total investment of NIS 4.2-4.4 billion

Azrieli Kiryat Ata
(phase B)
Approx. 4,000

Azrieli Center Sarona,
Tel Aviv

Approx. 121,500

Azrieli Ayalon mall
(additional floor)
Approx. 9,500

i Clalit Center project
S5 Tel Aviv
MU= Approx. 75,000

Azrieli Rishonim
Approx. 48,000

Azrieli Center Holon

Azrieli Ramla
Approx. 120,000

Approx. 22,000

(1) GLAconsolidated




Name of property

Azrieli Center
Sarona, Tel Aviv

Azrieli Kiryat Ata -
phase B

Azrieli Ayalon Mall -
additional floor

Azrieli Rishonim

Azrieli Center Holon @

Azrieli Ramla Mall

Clalit Center, Tel Aviv

Total

Projects under Development -
Future Growth Engine

Book value |Estimated cost

) )
own e/;’shi Use GLA isft'crgr?]te?eggf 31.12.2012 | to completion
p P (NIS in millions) of project
100% | Semmercialand |y 5 g 2016 595 90-045
Offices
100% Offices and 4. 000 2013 5 38-48
Commercial

1 . years from

100% Commercial 9, 500 the start of 6 12050
construction

Commercial and

100% . 48,00 2015 79 50830
offices
. Phase A1-2 0 1
83% Comgf?rmal and 151 50, OOO< Phase A2- 2 041 296 34875
ICES ’ Phase B2 0 1 ¢
100% Commercial 22,00 2014 127 21030
Commercial, Not vet
100% Offices and 75,00 y 49 902, 00
) . determined
residential
400, 0 1, 157 3,010-3,280

Total Book value plus Estimated cost to completion 4,167 1 4,365
P
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(1) Figuresarefor 100%
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Azrieli Center Sarona

Azrieli Center Holon

Ownership: 100%

Gross Leasable Area:
121,500 sgm

Status: Excavation started.

Completion scheduled for
2016

Ownership: 83%

Gross Leasable Area:
120,000 sgm

Status: Under construction

Completion scheduled for
2013-2016

Azrieli Rishonim

Ownership: 100%

Gross Leasable Area:
48,000 sgm

Status: Excavation started.

Completion scheduled for
2015

Main Projects under Development

Azrieli Ramla Mall

Ownership: 100%

Gross Leasable Area:
22,000 sgm

Status: Under construction

Completion scheduled for
2014
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