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QVEAVIEW

Plaza Centers is a leading emerging
markets developer of western-style
shopping and entertainment centers

Thi: Plaza Canters Group 1S & leading emerging markets developer
of shopping and enteriainment centers, {0cusing on constructing
new centers and. whert there is significant redevelopment
potential, redeveloping existng centers, in both capital clties and
important regional centars. The Group has been preseint in the
Cenval and Eastarn Europe region {"CEE™; since 1996 and was
the first to develop westein-style shopping and entertainment
centers i Hungary. The Group has pioneereg this concept
throughowt the CEE whilst bullding a strong rack record of
successiully deviloping, letting ard  selling  shopping  ared
gntertanment centers. Starting 2066, {the Group has extenced
ils araa of operations beyond the CEE Inte lndia and is considering
development and investment oppertunilies In ather countries,
such as Russia. Ukraine and thwe Unied States.

The Company 13 an indirect sabsidlony of EIDR Imaging .. (~E1"),
an Israeh puhtic company whose shares are tradext on both the
Tl Aviv Stock Exchange in Israel and the NASDAQ Glohal Market
i the United Siates. £118 o subsidiary ef Ewrope Israel (M.M.5.)
Ld. EI's sotiviles are divided Into she fallowing principal fields: i}
Imtiation. construction, operation. management and sale of
shopping and cnteraiment  cemers in Israel, Central and
Castern Lutope and Indi: n} Hotels ownershig, primarily in major
European cities, as well as operation, managemen: and sale of
same through its subskdlary, Eiscint Ltd.: &) wvestments in the
research and devetopment, progluctian and marketing of magnetle
resonance  inmaging guided focused ultrasound  treatment
equipment, through its subsidiary, InSightec Lid.; and v} Other

;}Y‘ l Pre-sei} centars where market conditions
£ ara favoranie, bofore or during the
74 consirielion
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activilies consisting of the distribution and narketing of women's
foahion ond accessories through wholly-owned Israeli subsidiary,
Elbit Trade & Retail Lid.. and vanture-capital inveshments.

Thee Group has been present in mal estote develapment in
enierging markets for over 13 years. initially pursuing shopping
and estertaimment center development projects in Hungary and
subsequently expanding into Poland, the Czech Republiic.
Ramanda, Latvia, Greete, Serbia. Bulana and ndia. To date, the
Group hos devaloped and let 28 shopping and entertalnment
centers In the CEE mgion, of which 26 wern sold. Twerny-one of
these centers were acquired by Klépierme, the second largest
shopping center owner/operator in Eurcpe, which awns more
than 230 shopping centers in ten countries. Four additlonal
shopping and entertalimmint centers were sold to the Dawnay
Day Group, one of the leading UK institutional properly rwesiors,
Qne shopping cenler was sald in 2007 o active Asset investment
Management {"aAlM™), a UK commercial property investment
group. The pansaction had a compietion valie totaling
approximately €387 million, representing circa 20% of all real
estate transactions completed in Hungary in 2007.

Staring Novembier 1, 2008. Plaza Ceniers N.V's shares are
traded on the main Hoand of the Longon Stock Exchange under
the ticker “PLAZ". Starting October 19, 2007, Plaza Ceniers
N.V's shares are also traded on ine main fist of the Worsaw
Stock Exchange under the ticker “PLZ™ maiing it the first property
company to achieve such a tuai listing.

Utilize

Where the opportunity exists in CEE, draw
upen akills of the Europe israel Group to
participate in residential. hotel. offices and
other developmant schemes

.
(e

of reslized develgpmant profits up to 30 million, and
the excess therealer, as decided by the directors. Payable annually

S

20-25% of

-
i §
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GROUP AT A GLANCE
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FINANCIAL HIGHLIGHTS {1 2no6 2007 W 2008
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‘OPERATIONAL HIGHLIGHTS

Groas revenuos

Gross revanues and gains om sele and operations of properties
of €99 million (2007, £51.0 million;. with no revalimtion gaing, as
pur the Group's policy.

51¢m

Tam
 S—

Total assets

Tolal assetls ©f €958.6 auilion December 31, 2007:
€761.2 milhon).
958.6m

Profit aftar tax

Profit after tax of €8 ~yllon (2007 €227 mitlion) owing 10 the
disposal of Pizen Plaza In the Czech Republic, price adjusiments
Tollowing the sale of Arena Plaza and gains from hinancing activity,

» Net Asset Value down 35% tw C0.7 bitlion fDecember 31,
)07 £1.06 billlon}, mainly due Lo increase in extt cap rates
and raduction of expecuad renial levels.

Net Asset Value per sharg £2.26 (Decemper 31, 2007: £2.52

post divitand:, o dechne of 10.3% (decline fower than euro
NAV due to the weakemmng of sterling.

Conservatve gedaring positian mantaingd with rmnot debt
comprising onty A7% of :qmn IDOP-ifllef 31, )C()?' J.O%)

~

Current cash positon of circa €1.?O milfan; 61‘.'8 miltion a'l
the year end (December 31, 2007 €93 niillion; with working
capital of €698 imilivn {Decembrer 31, 2007: €625 willionj.

Grass procaads rassed of approsimately €153 nillion from a
debenture iSsue to Isracli mstinrondl investers between
Tabrugry ad  May 2008, providing  sighificant - agditionil
fnnngial oy,

Fie Board hog aken the prudent decision not to recommend
a divitlend for 2008 in order 1o preserve Lhe capital liquithty
wnlun 'he Compirny.

i

Si'lwc buylacl, prograny wnitled  with  Plaza  acquiring
14.5 million shares at an average prce of L0.53, purchased
up te January 15, 2009 {5.21 mithan shares at Cecember 31,
2008). Elvit Imaging iid. ~Eini™y, Plaza’s ultimate perent
conmipary also purchased 4.79 millan shargs, h}inlging itg
effuctive shareholding to 73.60%,

» Giocd progress on current developments under coastiuction,
Development acuvities himited to eigin projects located n
areas with the highesi murket demantd and with favourable
tmgncig epporenities, namely Casa Radio and Miercures
Clue n Romania, Dream Island in Hungary, Suwaiki and
Zeorzelec in Petantd, Liberec in Czech Republic, Koregaon Park
In Indla ang nga ip Latvia,

buccessh.u handover of P!?M Ptaza in tha Czech Reputihic to
Hiépierre, The asset value on handover was €61.4 nillign, an
increase rJf 41% compared to valuahon al IPC.

Comnle'{ed 1he acqulsl'inn uf four davelnpment projects,

loeaterd in Romania and Poland:

«~ Two developmenis i Hunedoara and Targu Mures, Romama
with an anticipater gross lettable arga {"GLA) of 13.000m-
and 30,0007, respectively; and

~ Two projests in Poland in the cities of Kielce (GLA 33.000m”)
and n Leqzno lGLA 16.000m’).

-

-

A ccmpany ownred Dy the consortium members of Dream
teiang (in which Plaza new holds a 42.59% stabkel, won the first
aver major casino fcense o be awardad in Budapest, Hungary
tor its pranned entenainmenz and mixed-use developmon‘.

Jolnt venture slgnetl wnth Elbl. te develop lhree major riised-
use projects in India, docaiert i the cites of Sargalre,
Chennat and Kochi,

-

Acquisilion of the entire S0% intercst of Plaza's joint ventire
partner in the Koregaan Park devgtopmemt in Pune, India, for a
totad considera.mn of appronmau‘ly US‘SZO mitlion.

Signed ancl set.t.red bank Ioan agreernenua for the construction
of projecis In Suwalki, Poland (€42.2 milion), Zdorzelec,
Poland (€35.1 million) and Miercurea Ciuc, Rornania (€19.9
mllh{:nl

~

-

-

Slgnmc.an' progress made n twa shopning senters to be
opened in Q1 2009 — Liberec Plaza, Ceech Republic, and Riga
Plaza Latwa

KEY HIGHLIGHTS SINCE THE PERIOD END

~

Plaza acquired a 51%. staks [with an option to increase o up
10 75%) from a locgl developer in a new 75.000m” gross built
area development of rexail and office space m Scha, Rulgana,
for a total consideration of €7.14 rnllion. The davelocprient
pruject has a credit facillty in place,

in March 2009, Plaza and MKB Gank (@ leading Hunganan
comumigrcial bank which 1 n subsidiary of the German
Bayerigche Landesbank} purchased a 27% Inten:s! in Dream
lsland from CP Hoklings Lid. {a company conisolled by Sir
Bemard Schrglary for o cansideration of €21.4 millipn,
Cincorparading a cash paymen! and the assumplion of debn.
Plaza and MKB, as a 5O:50 joimt vermure, row hold an B87%
mlere:ﬂ |n the proyeci.

-

Lluerec Pk.za :,hoppmg center opened 1o th nuuw i
March 26, 2009.

nga Plaza shooplnE cmter opened 1o the putilic on March 31,
2008,

-

0“
*y?
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OUR MARKETS

DISTING MARKETS

W 1 Romania
W 2 Foland
W 3ircia
4 Czach Repubiic
M 8 Hungary
N 8 semia
#. 7 Buigarig
W 8 Latvia
B 9 Greece

FUTURE INTEREST

W 10 Crostia

B 11 Russia

B 12 Slevawia

B 13 Tursey

B 13 Ukraine

M 18 Unned States

M
2!
i |
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EMERGING MARKETS

DEVELOPMENT CRITERIA

Plaza Centers has a strany ack razen? in developing real estate
projects such as shopping and 2nteniinment centers in emerging
ingrkats. The Geaup has been present in the Central and Eastern
European ("CEE") region since 1996, and was a pioneer in
brnging westein style shopping malls to Hungary. The concept
ves contwued throughout e CEE, and is now heing eaported to
India, whilst other davelgpment and investment opuarunities in
Asia, other European countries and in the United States are
being exgtored further.

The Comipany has had great success in capitalizing on the
fantasuie opporiunities that s enwerging markets have offered.
We carefully iwestifate the henefits and challenges inherent in
every prapased praject. adhering i our development criteria.

The gioss donigstic product {~(z0P 71 growth in CEE Is likely to
continue to owrperfonn that of Western Europe. and we plan to
continug 1o capitalize On the upporunitles inherent in the region,
whils1 investigating new areas of apportunity such as India and
‘he United States.

Solaction of targat countries

We focus upan countries in emerging marke:s, and are currently
present In £astern Eurcpe and Asia. In order 1o delermine a
favorable investment climate, we take Inmo account country risx,
GDP per capita and ecoanomic growth, ratio of retail sales per
capita. poiftical stahility. sophistication of banking systems, land
cwnership restrictions. ease of obtaining building and operating
permits, business risks, exlsting competition and  arket
saturation levels.

Sito avaluation

we 100k to tlevelop our first project in a new ¢ountry in the capital,
and thereafter in regional cities with a minimum catehinent of
£0.000 residents. Siie evaluation in¢ludes siwe area, catchment
area. local zoning and town planning schemes. praxinity to
transportation and vehicular routes and legal 1ssues. A carefully
structured, internally developed evaluation process is in place
Inwoiving each of the relevans disciphines {eeonomies, enfineenng,
marketing, etc.).

Project development

Once we have approved & site we manage 4s development frong
inception 1o completion. incurporating enginesring, marketing.
fingncial and legad slagas. 9 cncamnpass designs. architects,
market forecasts and feasiiiity studies.

MEHMAZARS %%
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Strength in challenging times

Despite the testing conditfons in real estate markets worldwide, we continue ta deliver high-class

western-style developments.

We are, however, mindful of the impact of these extraordinary markets on investor demand in the
regions in which we operate. We are therefore taking a cautious view on the projects on which we
have not yet started construction and will keep the timing of the commencement of these under
regutar scrutiny in order to identify the optimal time to deliver these projects into a recovering
market. We are also fortunate in being well positioned to prosper thanks to our conservative
gearing leveis, sighificant cash resources and very good relationships with our financing hanks,
who appreciate Plaza’s strong track record. We believe the current situation in the real estate
market will enable Plaza {0 improve its portfelio at favorable terms.

} 13year track record of develoning shopping and entertainment
cemtars in CEE - Piaza Centers has been active in the region
since 1996 and vas the hrst Lo develop western-style shopping
ceners in Hungary.

) Deveioped and et 28 shopping and emer!ainment"l.‘e;{l“ers- in
the CEE region, of which 26 were sold with an aggregate gross
vaiue of €1.168 milllon,

» Creating an attractive tehants mix, Inciuding fashion,
Hypernwarkets, tood courts, elecironics. sports and other
retaiters. with a special focus on entertainmant. Most centers
Include a cinema multiplex, as well as 8 Fantasy Park, @ state
of the art enteriainment and anwusamuent facility operated by
Plara’s suhsidisry, which includes bowling alleys, billiard
wables. video srgades. intermna: cafds, childven's playgrounds,
bars and discos.

FURTHEI STRENGTHS
Bugipn
fipang

» Flexibility and abillty to anticipate and adag 1o market trands
- Plaza is well posmoped to satishy the significent retlal
demanet resulting from rapidly growing Incomes as well a3
Increasmgly westernized tasies and habins of emerging market
populations. Decislons to dispose of porticiin propefties are
based on an indepth analysis of market situation.

¥ During (he years 1936-2004, when exit pields were high, the
Group retained and operated shopping centers on complhetion
and gained ental income. dnce property ylelds decreased,
starting 2004, the Group started selling its shopping conters
In line with the Group’s commergial deetsion (o focus its
business mara on development and sale rather thah operating.
Shoulk! yiakls be high, the group has the management skills to
opéraie the assets, as done in the pasl, until the next fow
yielis cycle.

Tiesuarng furr o
'
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DIVERSIFICATION

b Tae Groun is well diversified awi active in ning countries while
additional couniries are examined for further expansion.

) Plaza sees strong imporlanc: in its iwvesiment in india, which
has Leen iess affecieid by the curent global crisis and will
olfer Plaza developrent prospects: for at least 15 years.

PLAZA CERTERS N.V. ANNUAL REPORT 208
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STRONG CASH POSITION

) With gurrent cash pasition of circa C170 nullion, Plaza is ideally
placed 10 survive the cunent crisis ond to take advantage of
new acqulsitions at favourable {erms.

LOW AND CONSERVATIVE LEVERAGE

R 8 o v g = e R

-

In hght of market conditions, Plaza took the strategic decision
In the sacond half of 2008 to scale back an project siaris and
acguisitions though Plaza deciged to continus  with the
development of the it wrojecls thel were diready in the
construction stage {Chasa Radin and Migrourga Ciuc In
Romania. Draam 1sland in Hungary, iBerec in Czech Republic,
Koregaon Park in India, figa in Latvia and Suwalld and Zgarzelec
in Poland}. Most of the other projecis are either in the design
phitse o dwaring perniits and the commencement of these
projects will depend on the availubility of extemal financing.

Thorough project .
. evaluation "~

Extensive network
- SHsng evten g

} [he Group continues to pursue a conservative financing policy
to decredse its expasurs 10 the liquiclity Crists, with the cutrent
leved of gearing heing conly A7% (deht 10 equity). The vast
majority of the debt is long term, mawring mamly between
2014 10 2017,

Uniqua dov'elnpmnnts
i
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over 600, OOOtﬁz of gross -bunt' area
and will become THE NEW National

in we G P whio project in
Ip with the Romanian state and

Fog propery campr
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CURRENT DEVELOPMENTS

Romania

L engrybas

PLAZA CENTERS M.V, ANNUAL REPORT MOR

12

Eychanest ™

Caan Radio

Iasl Plazs 1osi 100
Timisoars Ptaze Timisoars 100
Slauna Plazs Slptina 160
Csto Plaza Migrcuraa Cluc 100
Hurgdoms Plaze Hunedoata 100
Torgu Muras Plaza Targt Mures 100
Painrzg Ducale Bucaarast - 100

1 Vown o6 D6r Hang SEae walunlion et 45 Al Dot prator (1L, 2008,
? GRA.

800,000 927 1887 2013

- 62.000 134 19 2012
43,600 1145 228 2012
17.000 3715 27 2031
14,000 313 8.1 2010
13,000 30 35 2011
30,000 84.7 6.6 2032

ToC 21 2.4 Gperating

While cperations only siarted in Novemiber 2006 with the acquisition of the lanximark Casa Redio scheme in Bucharest, Plaza asinsady
has seven sites for shopmng and entertainiment centers and mhad-use schemeas in varipus stages of producton and halos one office
building which aperatles as s head office for ke country, With a population of over 22 million and currently Brmited commercial space,

Romania is the most signiticant CEE country in Piaza's portfalio.

CASA RADIO

TTMISOARA PLAZA

Y Plara acquired a 75% inteiest in a compaiy which has enterad
o & public-privaie partnarship  agreément with the
Government of Roratia 1o develon the Casa Radio (Dambovils)
schame in Bucharest, the iargest development piol avaitabie
n central Buchares:.

} fhe Romanian gmemment will remain a 15'35 parmer in tha
u:heme as well 38 another developer helding 10%.

) The develnpmem ot Casa Ratho conywises apmxlmatery
HO0.000m’ of GRA including parking], inchxing 1.70,000m?
shopping mall and Teisure canter ione of the largest in Europe),
ferds wheel, offices, hotel, casina, hypermarket and a
corvention and conference hall. The pioject is the Group's
bigges! project currently under construction and has oblained
the appruval of the urban technicai commission of Bucharest,
Romanla.

Project atatus: under ronstruction.

-~

The Growp purchased a 46.500m° plot of iand n last
tpopulation of 350,000 and calchment ared of aporoximately
820,009}, 8 city in the northroast of Romania, which will be
develupad as a shopping and entertainment cesier and
omce space

The shopplng center will comprise appmaamtely 40 OOOm of
GLA and witl incluce an anchor supermarket, a cinema, fashion
retailars, a fantasy park. a food courl and resteurants.

-

-

Theie wil! he office space with GLA of 22.000m".
Projoct status: under planning.

} I Tivisoara, the Group hag a 32,000m? plot of land Situated
on a thrai-way Juncuon with excellant visibility,

) Tmusoara Piaza i3 situatet.l to the northeast of Timisoara, 8
city in western Romania. ciosa to the Hunganian bordar
fpoputation of 350,000, catchment area of approximately
TOOCK)O)

» The ptanned shomung cemef will have GLA of approximately
43,000n7 and will include a supermarket. a cinema complax,
tashiorr retailers, a fentasy park, & cinema, a food courl
and lestaumnts

’ ijm stltun under nlannmg

SLATINA PLAZA

» Maza pians to bulld a shopping and entertalnment center
with approxinvately 44.000m” of bwit nrea including 75¢
parking spaces

¥ Slavina is o vibrant uty wlm sround 37, 000 mhabctmts and Is
considered a major city n the coumty of Ot whith has a
population af 5§20,000. It has a strong industriat base, with
rompanles sucn as Plrclti Tyras located there,

) ‘me Shmna sm: wm toml ppproximatesy 1" OOCIm’ ol' Gl.h i
is logated In tha narth-western part of Slatina.

Project ltltu under plannmg

MEAMAZARS g%
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GSIKI PLATA (MIERCUREA ClUC)
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Hunrdoanss Pl

TARGU MURES PLAZA

3 The Group purchased 3 ptol gf fand with an gres ot 33,000m"
in Micreurea Ciuc. on witich B iniends to develop a shopping
anri emer'amnmm CENET.

PO e S

H Lsa‘ki Plaza |s suua(c-c in the cemen of Miercurea Ciuc ackyin
Remanla, with a population of 50,000 inhakutants and a
catchment area of approwimateiy 300.000 mhabitants. The
site Iy situated 400m from the eiky ball,

} The planned shoppmg cer‘inr w:ll have a GLA of appfox:mate!y
14,000m? and wit inclurde @ supennarket, fashion retailers,
a foot! court and restgurants,

Proiat:t statua. under cunstrucllon

HUNEDDARA PLAZA

} The Group purchased 41,000:0° plot, near 1o Hunedoara
city center

' The sne wdl h(' de.veluned ing a modem, westemslyle
shopping and entertainment center, with & buill avea of
32 conm* tlncludlng pamng) amt 13, OOOm’ of lettahle space,

) It is u‘le'alh' located alengside .he main road to the CIW center,
ang has a large coichment area of 500,000 people in
the region.

iject stntus uudef pianning.

} The Group has acquired 3 31,0001 site in Targu Mures.,
Romania, to develop a significant shopping and enterlainment
center

> The mudem. western-sty(e center will have 30,000m* of
Ie.rable re-lall space compristng mure !han 140 units.

—— s L

} The Drooosed dcwe!opment Klually Iocated near the city
canier, cloge 1o the mwin road that links to the netghboring
towns of ClLI] Napuca and Alba Iuha

Prolect status. untrer plann ng

» Plaza Centers has acquired o presiiglous Frenchrsiyle wila
cormerted into an office building, The bullding Is Jocatsd in e
center f Bucharesl and was completely renovaled in 2003

} The towl aﬂ‘ice avPa is appruxtma!ﬂlv 700m- buult ona D1m. of
around S00m® and consists of three fluors, 2 basement ard
a gamge.

) The buulding hus becnme the- hmrlquarteis of F'Iaza Centem

T

L

o w% %
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CURRENT DEVELOPMENTS - . .

Poland

Sumtité Plaza Suwaha 100
Torun Plaza forun 100
Zgorzelec Maze Igorzeiac 100
Hislce Plaza Kicice ples)
Leszno Plaza Lesnm 109
Loaz Plaza Lotz 100

1 Vil na por Kng Shege «dudtizn (eport ne a1 Deremier 31, 2008,
GRA.

1)
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20,000 589 7 2010
44,000 111.4 14.2 2013
43,000 ans a7 2010
33,000 a7 6.7 2012
18,000 15 15 2012
80,0003 192 2.8 -

Piaza has already completed seven shepping and entertainment canters in Pokand, Including three which ware completed and fulty let in
2007, The Group has ive sites m Poland Yor the devalopme of shopping and enmeriginmant cetters.

SUWALNI PLAZA

TORUN PLAZA

Suwelli Plaze s localed in Suwalkl. a city crossed by
expressway EGT(8), which linis Augustow wilh the Lithuanian
horder. The expressway is to be part of a krger road notwork,
called “Via Baltica”.

The creation of the Suwalki Special Econoenie Zone offers new
oppartunities for tride and uoimnerce. Suvalie is alse
pecoming a tourist destinahan.

-~

The site 5 located in the main commeskal and rasidentlal
distnict of tha cily and is frontest by an imporlant arterial route
to the east. The site 15 also incoled on ke junction of a sbeet
which links diacily into the city center. The PKS bus terminal
and main railway station are locared approxinately 1km from
the site.

Suweihl Plaza will be a mendiooe (groundd and first floor)
shopping and enterta nnent center with approximately GLA of
20,000m’ [anchored Ity 3 supsrtiaret, 3 departinent stere as
well as a bowling and eniestainment area).

-

-

Project status: under construction.

+ Toruh Plagi is located i Tarun, an alimost 800-year-old ity ot
200,000 inhabitants,

b Torun is one of the most beautifut cities of Poland lecated at
the intersection of ancient trade routes. Gothic buidings of
Torun’s Okt Town wen the designation of the World Heritage
Ske from UNESCO in 1097,

» Torun Plaza will be a threedloor shopping center with
approxmaiely 43,0000+ of GLA (ahchared by & supériarket.
a teparnient store, 3 mulliscreen citvema as wak as a bowling
and entenainment area).

Praject status: Nlanning and permits stage

-
'.
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Toeun Plaa

ZGORZELEC PLAZA
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Lesino Piara

LESZND PLATA

» Zgorzelec Plaza s lpcated in Zgurzelec in soulth-west Poland,
near U'IB German hordcr

4 Thanks to two road hmder cmsslngs [Includmg one of the
targest in Poland). & rallway borgder crossing and the restred
Old Town Bridge which connects the old towns of Zgorzelec
and Goeritz {58,000 c¢itizens on the German side), Zgorzelec
is called the 'g.a!.e between Germarw drm Poland.

»in tha w..inny ol Zgorzelec 'he'e is 2 spedmon tarminal, road
and a rajlway (freignt] horder crossaing with the Czech Republic
and a 1re|ght border crobsmg with Germdnv

) T!"e Site Is snua'r-:! !es: than five minutes walklng fmm thP
ranway statinn.

-

-

-

Leszna Plaza is ideally localad In the cener of Leszno, a city
wnh 64 000 mhabnams

Leszno is sifuated In Western Pnland belween me t\vo blg
economic cemers of Poznan and Wroclaw, and 1s ¢lose ‘o the
centrsl railway and bua station.

Tha planned shopping and eniemunmam center \-.rell cumpﬁse
approximately 16,000m* of GLA proviiing mare than 70 units,
ond 450 car parking spdc&s.

Prnject status: undar pianmng

LDDZ PLAZA

) The plannﬂd shonping and emurlalnmem ce'ﬁer will comprise
dppuoxmw.et; 13.000m7 ot GLA and 400 pnrksng spaces

Project stn‘tus‘ under ccns:ructlon

KIELCE PLAZA

» Wiakue Plaza s located in Kielce, @ city of 200000 inhaltitants
and cmu.hmenl area of 3 0.000 mhabilants,

H The cen er wlﬂ be Iocated on a 30 ODOm’ plui alongside a
major road and two kilometres from the heart of Kielce.

v+ oyt e e e

. P —

» Kielce Plaza will have a GBA of 46,0000 with 33, OOOm' of
GLA, and approshnately 1.000 carparking spaces.
Project status: 'pldnr\lm:' angi permite siage.

PR L e e o e i e i

~

-

The Graup owns part of a gevelopment site and has a usulruct
over the remalning part of the site, kcaied in the center of
Lad2, wmch Is sultable for use asa res:dem:al area.

Tha site Is Iomted in the cen'rcsl university d:st.nct of Lpdz, the
second largest city in Polacd with 774,000 inhabitants, within
5Q0rn of the popular Piotrkowska pedastrian street, at the
Interseeﬂcn of two of the maln arteries Into zhe city.

Prnjm:t status. under planmng

M

+
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CURRENT DEVELOPMENTS

India

B
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Koregoon Park Prnve 100 111,000 70.2 2011
Hnaradi Pune 50 | 5,000 86.3 138 2012
Trvandum Trivandrurs 50 195.000 A7 a5 -
Bangalore Bangalore FrE i 2,100,006 " 2866 579 20122017
Chiennat Cnennai 38 2,100,000 269.6 183 2612-2015
#ochl Isignd Kochi 2375 575,000 108.2 2 -

1 Vo 2s ger Wrg Shargh walbal gn mhport 5 ¥ Detemier 33, 2008,

With e popuiation of ower one pitilon, Inciuding gver 250 million middle class population with increasing purchasing power. Pisza has
determined India to be one of ins key areas for futve expansion. The Group curtently develops three large-scale, mizeduse schames,
which combine shopping and entettanment centers with office /hotel development.

In addition, in August 2008, Plaza Centers signed a joint venture agreement with Elbit Imaging Lisl. of which Plaza is an indirect subsidlary,
for the devedopment of rega mixed-use profects in India. Linder this agreerment Plaza s acquired & 47.5% stake In Elbil Plaza India
Real Estate Holding L1d {“ IV"}. which dlready owns $iakes of between 50% and 80% In three mixed-use projects in India, located in the

cities of Bangalore, Chennal and Kothi. in conjunction with local Indlan Parthers.

HOREQAOM PARK

T TRIVANDRUM

Plara Cetders acquired & 100% stake from Elbil naging in a
subsidiary rhat halds S0% in another Indian private linvted
llabllay compesy.

In Nowesnber PDOS, Plaza bougltt e retnoining S0% interest
in the project fromn its jo:nt venture partner.

~r

-

Plaza owns a plot of land of approximoiely six acres (24,000m7)
n Koregoon Park, an upmarker ares of Pune, Maharashira
State, india.

Plaza plans 1o construct # mixerluse scheme with a total GBA
of approximately 111.000m  including pariing, shopping
center 83, 500m-. offices 27.500m’ {all nclusive undergrounc
pnammg)

Pro]act uatus under cal mrucllun

-

-

Plaza Canmers is party 10 & 50:50 jeint venture with 8 local
Indian duveloper which noigs 14 acres of kand {56,000m"}) in
the Kharadi area in Pune, sosshern india.

The Company imends 1o dovelng Ks plots of land through the
consTuction of 3 rofect comprising approximately 205,000m°
GBA which wilt ingiucie a shopping centar with a total area of
approxemately 150,000m- and at office compiex with an area
of approximately 55,000m7,

Profect status; under plannirg.

~

-

» The Group has & site in the Ly of Trivandrum (with direct
finkage 1o the bypass road which is adjacent o the project
premises) on which it intends to develop 195,000 GBA of a
shopping and  eniertanment center together with office
prernlses and a snrvlced aummcnt raclmy

} ‘ﬁwandrum 's a major city fn the south ..al lnd!a The cily is the
Stata of Keraela capital and houses many central and state
government offices. organizations ang 1T companies, Apart
froin beng the political center of Kerala, Il is alsp 3 major
academic hub and I8 heing to several edugational institutions,
ithes a powlatron of 3,000, 000 Inhabumnts

ijact status: under plannlng

BANGALORE PROJECT
3} The JV has 50% stake in 8 company which nolus a 244G anie
plnt In Bangulore

L T!!e slle is locaed on Ihe easlern sige of Bangalore, lndha's
fifth largesl c:iy. wilh & pupulavun n)f ow:r swen nriion peupie

] The N |mems lo de\ebp :he s:te m a mega mlxed-use nmgect
wn.h 2 :otal busile aren of over 2, 1 million Sipiare: Meters.

) Tha pro]er't wild compnse Imwy residential unlls {wllas ar\d
nulti levels). office complexes. a maor retail fagikty, hotel
complex. haspital. goflf course, club houses ang ancillary
amenity faciiities.

Project status: under plaaning.

MEIMAZARS ’f
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CHENNAI PRDJECT
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KOCHE ISLAND

-

The JV has an 80% siake in a company which halds 135 acres
plol in Chennai

¥ Lhennan s Indlas rc.urth largest clty wizh a population gf aver
ten mlllmn pecple

+ Tho site mll be :Iwemnwl into an Integratad mixed-use
project consisting of high auaiity residential units {in both high-
rise buildings and willasg), ancillary ameniiies such as club
huuses, swimming pools and sport focilitiea, a lacal retsil
tacitly and an offtice complex with a total bull area of
1, 1 n1l|||on square m:ﬂ!era

Plo}ect statue- under piannmg

» The IV has a 50% stake in a compeny which holds a 41 acre

plot in Kochi.

¥ The site Is Iocatad on a3 backwater xsland ar.ijacent Lu lhe
administrative, commercial and retaid hub of the city of Kochi.
In the state of Herala, with @ local population of more than
three miliion peoote

y The mixeduse psOJec’t will r.ompnse ow:r 575 Qoom? of hlgh-
end residential apariment buildings. office complenes, a hoel
and serwced apartment complax, retail area and marma

Prolect :ta-tuu. under ptanniﬁg

MEAMAZARS 3"”/
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Liberec Plaza Libares: 100
Onava Plars Opova 100
Ptowuc Prage 100
Rpelowy Fragre 100

1 vokie 0% per Rty SRR waluntaan 1evert ok A Decemaar T, J00B.
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17,000 45.3 5.3 Operating
13,000 28.4 57 2012
61,800 180 20 -
14,000 24.4 14 Hn3

In june 2008. Piaza completed the sucressiul handover of its second shopping and entertainment center in the Czech Republic, n the

city of Pilzen,

On March 26, 2009 Liberec Plaza was openeds 10 the public.,

Plaza 15 currently busy in developing one additional shopping and entertainiment center and one residential project.

Plaza continues w own a1 wcema gensrating office and warehouse building in Prague which is designated to be re-zoned for & scheme

cf §1,800m’ of res.dentidl units.

-

Liberec Plaza is located in the conder of Linerec, & city in the
narth of the Czech Rapublic, close Lo the border with Gennany
and Polond, with a pojwiahoen ol 98,004 and a carchiment ares
at approximately 350.000).

The site i situatett 20m froen the Mmain sguare,

w o

Tha shopping and entertamment cemer which was completed
n Margh 2009 comprises 17.000m’ of GLA including an
ancher supermarket, fashion retmlars, 8 food cowt and
restaurant s,

The ceniter slso nghides 850m  of reswential apartments and
BOOmM” of office anane,

Project statua: completed. opened 1o the public.

-

Cpava Pazs is lotaled 1n Opavs, B City 0 the hovth-east of the
Crech Repubic, ciose 1D Ostrava, with a population of 65,000
and a catchment area af 150.000.

tre: sHe of B 700m’ 15 Iocated S0m lrom the city center.

-

-

The planned shappicg and entertamment canter will comprize
approximatoly 23,000n of GLA and wilt iclude an anchor
supermarksl, a <inAira complex, tashion retailers, a food
cout and resTprans.

Project status: under planning,

-

-

~

-

Praha Plaza s.1.0., Compaiy’s wholly owned subsidiory, owns a
logistics and commercal center iy the Prague Il districe.

The buildings are located on 4 site of approximataty 46,500m’
with a current totat GLA ofF appruximatoly 44,3000 (44,30007
for the current warehouse bulldings and potentially 61.600m’
for future apartments).

The Prague Hl distriet has a number of major domestic and
mubtinational companies such as Vodafone, Cesky Telecom
and others, The area also has an extensive range of pubhc
[ervices.

Due lo manmng dificulties, L is not pousible 10 develop a
shopping and entertainment cenier. Due to 1ts strategic
location and good public transport connections, the Group 15
currently examining ihe possibilities of devatoping a residential
complex an he site with a three-phase construction program
comprising 61,600m" of built area,

Project status: currently operting as an office huikding.
rexoning tor future residential use is In progress and is
expected 10 be ohtalned in K2 2009,

MEHMAZARS
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3 The Group owns 32.000m¢ ol land in Rozioky, a town localed
north-east to Prague on the way to the airport (6,500
inhabitants). The site is locatod on the wesl side of the town,
on & hill and attached 1o a park.

The Company intends 10 devaiop a residential compound
whigh will include 15 row houses and G4 semi-detached units
of 150--200m* 2ach,

-

The plat includes o wai! planning permit fur 81 units of famin
houses.

. Project status: plannmg and perrels Sage.

I MllZJL .
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Dream stand Bugapes 435
Aena Exensior Budapest 100
U Uchar Budapast a5

Oavid House Budapest 100

1 ¥ahie 0o pEr King SRNEE wtarbn ) o6 41 Decnmper 31, 2003
2 LA
k]

250,000 323w Bo® 2012 2014
40,000 86.5 104 2012
16,000 33 33 2011

2 a4 ad Cperating,

Tone e, vohue 1eflects Gy e tdire SHICe TP 2Ag-uonal 135 sl was S0 BT Decerober 21, 2008,

Daring 2007, Plsva completed the dovelopment of Arena Plaza, its landimark shopping canter scheme In cenlral Budaptst, comprising
approsimatety 66 ,000m? GLA which makes it one of the largest in CEE. The center was $0id to aAIM in November 2007 tor circa €387m.
Plaza continues to work on the extansion to Arena Plaza, where construction is planned to commence in 20102011,

Paza is cuirently holding one oftice building and developing three siles in Hungary, wclrding the Nream: Island mega scheme which is
ntended 1o be developed as a major resort area including hotels, recreation facilities, a casino and a business and leisure complex.

In 2008, the sonsorjum formed by the owners of Dream Islang project won a concession license for the 20year oparation of a iarge-
scale casing (the first one in Budapest: with an option to extend for an additionsl ten years. Tne projact 15 intended to be completed in

2012-2014,

DREAN I5LAND

U UDVAR

» Plagn hokts a 43.5% swske in Dreem Island, a prestigious
devaiopment on the Obuda Isiand in central Budapest, with a
tand area of 320.000m°, which Is intended 1 be developed as
a major resar ares inciuding hetels. recreation laclities, a
casino and a busingss and leisure complex compnising
350,000m7 GBA.

#m}eﬁ status: Initial excavation and archaeological works
commenced, ¢asino ficense for 20 years (+ 1en years option)
granted in May 2008,

ARENA PLAZA EXTENSION

~

Arena Plara =xtension 15 a planned affice addition {0 the Arena
Maza that will comprse GLA of approximasely 40.000m7,

T developme will offer A-ciass offices in central location
in Budapesi.

The Arena Plaza extension will ocrupy part of the former
mstoric Kerepes: trotting rack,

‘ Project status: under planming,

-

-

-

-

-

In September 2007, the Company bought a stake in 2 company
holding Uj Udvar shopping cemer in Budapest. Subsequently,
Plaza's interest in the asset is 35%.

Uj Udvar is located in the center of the third ciistrict of
Budapest, next 10 the Kolosy sguare on the Becsi Wreet,
surrounded by housing estates, oifice buddings and
family houses.

The shopping canter is currently active and has approximately

16,000m: of GLA and approximately 11.600m¢ of parking
ameas,

Uj Udvar shopping cénter Shows Significint recevelopment
potantial for refurbishment and subsaguent sale.

'Ir’mjoct status: operaling, curently  working  on

furbishment pians.

A

+ g7
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MAZARS PAARDEKOQPER HO NACCOUNTA'I_\IT‘.‘ B

Initiatied for identification purposes or:




OVERVIEW

BAVID HOUSE

» The Company owns an oMice buikiing located on Andréssy
Boulewnnl. a prestigious location and one of the most sought-
alter streets in the center of Budnpest with several foreign
e-nhassies snuateu nea rbv

y The fawues at al bulldlngs on the Andrassy Bﬁulevard

mclucling Oawd House are 'hr.-led in the “World Hemage" list.

H 'I'he nu:iﬁing was rtmunsirumed/refufblahed by the Group
during 2000,2001 in co-operation with the local menument
preservation authority, Mariy of the onginal leatures have been
retained, including the inner courtyard, staircases, stucco,
Drnalt' rnn[alw-)n( ani ting womd mmngs.

} The bullding s Io\,ated cn g 796" plot anad coneists of tour
flars, an atnup asd A basenmeni, with a total constructed
area of apprmtlrnd ely 2,000m’,

Project stalus attve affice building, mainly sgrves as Plaza
Centers he'wqu.u‘ens m Hungarv

PLAZA CENTERS NV ANNITAL RIT'UHT 2%3

o 2
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Belgrada Plara Belgradu . 100
Sport Star Plaza Beigrace Coies
Krzgujevac Pinza Keagujevhc 1007

1 Volse as por King Sturgs vaisaticn vennt o at B0 e 31, 2008,
2 GAA.

ummnmtmnmwmmm

e e |k DEMTERE W AL s

Crbooe® . 1834 s 2083

45,000 170.8 " ’ 188 2012
24,800 L AnE 123 2011

With penetrahon and acquisition ot ita fist development site in July 2007, Plaza is cuirently developing threo sites tor nrived-use, retil-
et develogwnents. With a population of circa ten million and very Hmited westerm-stylo retall areas, Plaza sees 4 strong demand lor its

high-class, western-style developments.

BELGRADE PLAZA

lPOl‘l'S‘I‘ARPLIZA

} The new complex wilt be located on the prominent site of the
former Federal Ministry of Intarnad Affairs, situated on the
main street which runs thwough the cercer of Belgrade, The
area is home to foreign embassies, Serbian Government and
the Ministry of Financs, Beigrade chamber of commerce and

Belgrade’s largest public nospital are alse nearby as well as
the cuty faur and the I‘uture raiiway station.

+ The liroup has purchased a 30,000m* plot of land In Belgrade,
the camal city of Semia

)Puzaplanstobuildonmelandanewshomam
entertdinment center, with a total gross iettable area
of44 a0Om?.

F eﬂﬂm undu p[ann ng

) Sema is ane of the sauth-east.ern European nations where
Plaza sees strong potertial for futre lnvestment cpportunives.
Plaza alsa helieves that the Balgrade markat offers particulor
potential, with iis lage popuoted catchment area of
appromnmtely 2.5 miition peoq:ue

) Belgrade has naot, to date, heneﬂmd rmm 'insmutlmn! grade'
Investment in retall or comniercial real ¢state. This deveiopment
vill have particuiar signdicance in terms of providing a new
commarcial and cultural destination lor bath gomestic and
intematiunal visﬂors

3 Balgrade Plaza wil be developed mw un ofﬁce space
together with hotel and relail gollery. The development will
comprise 3 total of 70,000m- of bullt ares as weil 88 650 car
parking spaces.

Profect status: under planning.

» The Group has purchesed a 24,500m¢ plot of land ir
Kragujevec (poputation of 180.000 and catchment area of
approximately 220,000, the largest ¢ity in the Sumadis
region and the arsmlnmratm center of Surnadua digirict.

) P'Iata olsns o buald on the Jand a nah shopping and
entetainment center, with a <otal gross lettable ares
nr 2&50%1’

» The shopping center will include @ cinema. fashion retailsr, &
food court, restaurants and parking spaces ftor approximatsly
800 cars,

Pwloct status: initial coneu uci!on.

M:EHMAZAR-
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Shunen Piasa . Shumen 100
Plaza Sofia Businass Cortey Sofa 51
Riga Piaza Riga 50
Hehos Ptaza Ativens. 100

| VALE an Dor Mg ST vinayheds reprt s o Cezembar 51, 2008,
3 Ttm proient oS 9 vl Sl 1 was TR AR Bitet Broemnes 31, 2008,

In 1 2009 Plazs compleied the development of Riga Plaza shopping and entertainment centey, ils frst development in the Baftic States. 7he

m ClN'rns NV, ANPIAL REPC!?! X8

20,000 45.2 . 3 o041
44,000 Bl I3 012
49.000 Gd.1 51.8 Operating
25,000 93.3 2.2 2012

ceiter is currently approximately B5% lei. Plaza is currently d
in Buigaria,

B . - e e

“-* ‘RE"} f'tA}Z'J

) T‘he Group has purchaged a 17,000m" plot of land in Shumen,
the iargest city in Shumen County, which is situated in the
north-cost of Bulgarip, 80k rom Vama. The City of Shumen
has a population of over 100,060 and is louated within a
Iarg,er c1'chmenl area of 205.000 po:cpte

) Plam plane w buﬂd an e fand & new shopplng and
entertaymnent conter. with o lutal gross letlable ares of
20,0000 and 23,0000 of pafkm;t, uroudlng 650 snaces_

r The shopping center will inciide supenmarket, dlg!tll cmema
with four halis, 70 shops offering diversity of fashicn and
services. emertanent compion with Bowling, billiards and
video panes. foud l,l')Un. r-)s’aur:am and coftee houses.

Projact 5tatus. unde| pdannmg

A £ A SN .,,."ﬂl!i.

tn Februsry 2009, the (‘rour actuired a controlling stake in a
5. OOOm' n-u-u.l v Sefia. the capnlal Lty of Bulgana

l Plaza wIII reram ihe nphl 1o aGauie a urther 24':&1 sta'ae in lhe
project for sk months follewing e starl of construction,
based on the current valug ¢ the project.

¥ The site is ideatly locared at @ main junction, 2.7km from the
city cenzer,

¥ Ploza vends o dwelﬁp the plo inta a 44,000m’ GLA of retail
and office comples,

Project status: (inder gianning,

ping one shopping and entertainment cener and one mixed-used project

RIGA FLAZA - L27WIA

L

¥ In March 2004, the Gioup entered into a 50:50 JV with an
Amenican capital fund with extensive expenence tn Latwa for
Lhis prnj‘em

} Riga Plaza Is Incated on the west coast ol Ihe Daugava River
south-west of Riga's vity cenier [population of aporoximately
740.000, the largest city in the Ballic states) with excellent
transporlatipn connections 1o the city center and primary
catchment ot 350,000 ml‘aunants.

) Riga Plaza is a three-flogr Sl‘ﬂr[lil'!“ and entertamment center
with a GLA of approsimakely A3.000n, anchored by a
hypermarkat, an eight-sereen mulliplex cinema and 2,000m?
Bowling and enterlainment area.

Project status: compieted. opened 1o .he oubhc

RELIDG PLOTS .« RB3<

¥ The Group ‘,ufrendynwnsaolou:l'Iandmeasunngappmxm ate.ty
15.000m? |ocaied adjaceni to the National Highway (Piraeus
Avenue) in a highly visible and commercial positlon at the
junction of two 1najor avenues in the heart of Athers, The site
is convenienltly localed in front of the 1SAP melro line, which
runs from Piracus 10 the northem subuibs. The flyover 18 a
majur new road fink that was completed on fme for the 2004
Ohfmpics

} Tne ‘:it-a is & flat, cleareg area iregular in sh‘m(, with frontage
ta Plraeus Avenye af 109m &nd 2 mgsnrin depth of 120m.

) He!las Piaza will have a3 GBA of 55“-000111- with 25.000m"
of GLA ang approxmately BOU parking spaces.

Praject statug: under planning.

e — -
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¥
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CHAIRMAN'S STATEMENTY

Ve are pleased o report an aobve vod, tor e

Company across alb of aur ooerations,
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To: The shareholders of Plaza Centers N.V.
AUDITOR'S REPORT

REPORT ON THE FINANCIAL STATEMENTS N
We have audited the accompanying financial statements 2008 of Plaza Centers N.V., Amsterdam. The financiai
statements consist of the consalidated financial statements and the company financial statements. The consoli-
dated financial statements comprise the consolidated balance sheet as at 31 December, 2008, the consolidated %
profit and loss account, statement of changes in equity and cash fiow statement for the year then ended, and a -
summary of significant accounting policies and other explanatory notes. The company financial statements com- .

prise the company balance sheet as at 31 December, 2008, the company profit and loss account for the year t L
then ended and the notes. -

A5

MANAGEMENT'S RESPONSIBILITY

Management is responsibie for the preparation and fair presentation of the financial statements in accordance
with Intgrnational Financial Reporting Standards as adopted by the European Union and with Part 9 of Book 2 of
the Netherands Civil Code, and for the preparation of the management board report in accordance with Part  of
Book 2 of the Netherlands Civil Code. This responsibility includes: designing, implementing and maintaining
internaf condrel relevant to the preparation and fair presentation of the financial statements that are free from
material misstatement, whether due to fraud or error; selecting and applying appropriate accounting poficies; and
making accounting estimates that are reasonable in the circumstances.

AUDITOR'S RESPONSIBILITY

Qur rasponsibility is 10 express an opinion on the financial statements based on our audit. We conducted our
audit in accordance with Dutch law. This taw requires that we comply with ethical requirements and plan and
perform our audit 10 obtain reasonable assurance whether the financial statements are free from material mis-

statement.

An audit involves performing proceduraes to obtain audit evidence about the amounts and disclosures in the fi-
nancial statements. The procedures selected depend on the auditor's judgment, including the assessment of the
risks of material misstatement of the financiai statements, whether due to fraud or error. In making those risk
assessments, the auditor considers intemal control relevant to the company's preparation and fair presentation
of the financial statements in order lo design audit procedures that are appropriate in the circumstances, but not
for the purpose of expressing an opinion on the effectiveness of the company’s intemal control. An audit also
includes evaluating the appropriateness of accounting policies used and the reasonableness of accounting esti-
mates made by management, as well as evaluating the overall presentation of the financial statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit-
apinion.

OPINION WITH RESPECT TO THE CONSOUIDATED FINANCIAL STATEMENTS

In our opinion, the consolidated financial statements give a true and fair view of the financial position of Plaza
Centers N.V. as at 31 December, 2008, and of its result and its cash flow for the year then ended in accordance
with International Financial Reporting Standards as adopted by the European Union and with Part 8 of Book 2 of
the Netherlands Civil Code.

OPINION WITH RESPECT TO THE COMPANY FINANCIAL STATEMENTS -
in our opinion, the campany financial statements give a true and fair view of the financial position of Plaza Cen-
ters N.V, as at 31 December, 2008, and of its result for the year then ended in accordance with Part 9 of Book 2 -
of the Netherlands Civil Code. .

REPORT ON OTHER LEGAL AND REGULATORY REQUIREMENTS

Pursuant to the legal requirement under 2:393 sub 5 part f of the Netherlands Civil Code, we report, to the extent
of our competence, that the management board report is consistent with the financial statements as required by
2:391 sub 4 of the Netherlands Civil Code.

Amsterdarn, 30 April 2008
MAZARS PAARDEKOOPER HOFFMAN ACCOUNTANTS NV

was signed drs. R.C.H.M. Horsmans RA RV

MAZARS PAARDEXOOPER HOFFMAN ACCOUNTANTS N.V.
MAZARS TowER, DELFLANDLAAN 1 - PosTBUS 7266 - 1007 |G AMSTERDAM - amsterdam. audit@ mazars.ni

TeL: +31 {0)20-2060500 - Fax: +31 (0)20-6448051 P
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BUSINESS REVIEW

Koy events

Over the past year and since Lhe perod end, Plaza has made four
project acquisitions, entered inle three new joint venture
partnerships and completed ane handover.

Given the fimited number of Duyers in the market with the
fingneial strenglh ot Plaza, the Company has been able to make
a number of developmen:t acquisitions at attraclive prices. it has
lnvested a total of €22 miflion across [owr projects. adding a
further 92,0000 GLA to the Campany's tdevelopment pipeline,

In adldition, Plaza has also signed a joint venture agreemeant with
Eltut, Imaging Lid,, tor the develepment of three major mized-use
projects in India. Urnder this agreemient, Plaza has acquired a
47.5% stake in Clbit Flaza fiwdia Rea! Estate Holding Limited.
which alrcady owns stakes of hetween 50% and 80% in three
mixed-use projects in Indla, in the cities of Bangalore, Chennai
and Kochi, in conjunction with local Indian partners. The three
projects will have a wial coringd development budget of
approximately US$3.4 nilfion (of which the JV parthars will
responsidle tor circa USSL.9 bitlion) and a bullt area in excess of
3.8 mitlion square meiers (excluding parking spaces).

We alsn campleted Plzen Plaza in the Czech Repuldic in December
2007 and. In July 2008, handed it over (0 Kiépierre, 100% let on
opetiing. The disposal pnee of She proparty was €614 milian,
compared 10 3 value of £€42.8 million al IPQ in November 2006,
representing a 43% rise.

Plaza raised gross proceeds of approximately €153 million from
a debenire issue 1O Isiagl institubopal investars hetween
Febwuzry and May 2008, which followed <he initial issuance of
€53 million in July 2007, Tiug was an exceptional achievement.
given debt market condibions, with sigrificant support shown by
debenture investars for The ghly rated debentures at interest
reles which were tavnrable o the Company.

In addition, in the fourth quarter of e yesr. Flaza was able to
secure addiional develomiment linance tor the construction of
projerts in Suwalki, Paland (€42.2 million), Zgorzelee, Polang
{£35.1. millior) and Miercures Chic. Romania (€12.2 milllon).

Results

Despite the chattenging Market conditions, it s pleasing to report
ending 2008 with & gross piofit of £42 million and a net profit of
CH. mitlion (2007; €310 million and E227 million respectively),
resulting mainfy from the sale of Pizen Plaza in the Czech
Repubiic. the price adjustmem for Arena Plazs. Hungary ang
fingncing, activities. Basic and diluted EPS was down 70% 10
£0.23.

A ennsiderable portion of the ahove ssated profit resubing from
operations 15 deplved from oure cash gains and is not irmpactad
by property revaluarions. as the Canpany has maintained its
accounting policy of not revaluing its inventory of real estate
under consiruction.

A b r e o
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Following our continued iwestinent in existing assets under
construction, as well ps the opportunistic acquisitions that the
Company has made over the year our tolal investment in rea)
estate mventorics uhder gonstruction {“trading properties”)
increasad to €575 méllion.

The Company continues w0 have a strong cash position of
approximately €178 milion at tha perod end (and circa
G170 milllon as at today’s datel, ensuring the Comparny remains
on a salig fimancial fouting to continue its development program,
make opportvnistic acquisitions where there s clear potential 1o
create sharehokler value and rhat the Company is ghile to negoliate
preject fnance, despite the dillicult credit envirorment.

NAY
The Company's poerifolio was valued by King Sturge LLP as at
December 31, 2008 and their summary valuation is shown below,

The main impact on the reducuon in NAV caine from the decrease
in the value of mast of the Company's assets, especially in CEE.
driven principally by a decline in rental levels as well as yield
expansion. 8 reflection of overall markst canditions in the CEE
region. This reduction was partially offset by the Arena Plaza
wice adjustment and tha Plzen Flaza value uplift, totaling
approximately €23 miltion. tn lotel, the NAV decreased by 35%
compared to December 31, 2007,

The Company's NAV was catculated as follows:

Lisa £a00

Market value of land aﬁd pmjec;;
by King Sturge LLPH

G97.055
Assets minus liabilities as at December 31, 2008 (3.976}

Total 693,079

1 forwnlustion attachsd baton,
? Escluting oooh vaine of agsols which wene vbuaed by Kiegd Storgs LEP

The resulting NAV per issued chare is £2.26 (December 31,
2007 £2.52, nost dividend), a 10.3% decrease compared $o
December 31, 2007, This relatively small degcrease is mainly due
{0 the devaluation of sterling 2gainst the guro.

Stratagic divection

The financiai tuthulence nver past 12 morths has had a
significant impact an actialy m réal estaie markets across the
world, with the lack ef avaitahiity of financing heing a key tactor
hehind the dramalic slawdown in the invesiment market and the
deterioraion in consumer confidence having o panticutar impactl
on relail tenants.

Despite this, whilst our existing and potential tenant base cannot
be entirely immuae from current pressures on setallers, the
nature of our assets contlnue v atract stong lelting and
cusiMmer interest,

.hH
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in lignt of market corulilions. however, we ok the strategic
decision in the secand half of the yesr ta scale back 0n project
starts and acquisitions though we will conimue with the
develogenent of the eight prgjecls thar are in the construchion
stage {Casa Radio and Mmrcues Ciuc i Rornania, Dream Isiand
in Hungary Liberec i Czech Republic, Koregaon Park in India,
Riga In Latvia and Suwala and Zporzeleg in Poland). Most of the
other projects are ehher in the design phase or aweiling
permitting. and the commenceiment of these projects will depend
on the availalvidy of external fnancing,

Given [he Baancial sength of the Company. e Isnited number
of development projects in progress, combines) with the ability of
the Group 10 ndapt to the markel congitions, Paza is strongly
placed and does not have o axecuse forced sales of projects.
if yields continue to be high once projects currently under
construchion are completed, Plaza will coapitalize wpon Rs
extensive experignce gaincd over eight years of managing and
running shopp g mails efficiantly Lo hold and manage thase as
income-generating investments in ol portfolio, to the benefit of
our shareholders, until market condhtions improve.

Piaza has been active n CEZ since 19096G. We pioneered the
concep! of western-style shopping and entertainment Centers in
the region, targeting a growing middle ciass and an inCreasingly
affyent consumer base. We look forward to building upon this
provem ard successful business model, whilsr ooking for
opportunities 10 expand the Company's activitles both within its
evisting maiens and into nesr termtones,

As demonstrated by the new oint venture signed with Elbit, Plaza
i5 pow leveraging this experience and proven busingss mode!,
which we believe can be suceasafully applied across India. The
V15 imvaived In a number of selected projects in Inglia, a market
which it believes has a number of attractive characterigtics.,
which inglude:

} the significant economic growth the aouniey has experienced
aver the past five years, which IS wxpected to continue in the
coming decade:

the rapid growth in househald income, which is a similar trend
to one that the Group expenenced s OET when it cammenced
operations;

-

} the Group's oxperience in eceging markets with  swlar
complex legat and regulatory ervironments to India;

the interest from major reétailers in the areas being consitlered
by the Group: and

-

the undeveloped etail ndustey i Inda, which is expected to
enler a penoct of exponertiad growth: and iaci of local expariise
and, therefore, competition #: the development 0f shopping
and entertginrent centers.

-

Furthermiane. the Group will saamine other courtries in CEE and
Asia that meet the Group's development criteria with a view to
identifying further opportunities in this sector. The Group wili
alsc examme Other countries of comtinents with a view to
acquining vielding assets &t compeliing prces.

PLAZA CENTERS M.V. AWRIAL RTPORT 03

Porifollo progress

The Company is cumently engaged in 33 projects and assets
under development located acrosy 2he CEE region and i tncha,
The locations of the preiects and assets under develepment ava
summatised as foliows;

Untler dewrdopmant. O gty
Romania ? 1
Poland 6 -
India -] -
Czach Republic 44 1
Serbia 3 -
Hungary 3 1
Bulgarie 2 -
Latvia i -
Greete b3 -
Jotal a3 3

1 inclutling ong auivw Sopdng At erlarsnment Comar.

The Company has invested a total of €40 million in five
aeguisitions during the year lo date, namely: two retail
devetopment schemes in Paland (Kieice and Lestnol; two ratail
development schemes in Romania at Hunedoara and Targu
Mures; one project in Sofia. Buigaria and a further 274 stake mn
its Dream Isiand project in Budapest with its 50:50 joint venture
partner. This is in addition to the £85 million invested in the new
joint venture with Eflut in India,

Plaza has also undertaken a number of other significant
transactions during the year. The most important of these was
the closing of the sale of Plzen Plaza in the city of Pizen (Czech
Republic), This vansaction was Ihe last unoer the secorw)
agreament with Kiépieme. The center was 100% let prior o its
hondover, increasing, the sales value to €51.4 mitllion, compared
to the €428 million valmation published in the Companys IPQ
Adnussion docurmant.

In May 2008, a consortium of investors In which Plara then
awned a 30% indirgcl stake was announced as the winner of a
large-acale cosino licanse to be operated on Opuda Isfand.
Budapest, Following Lhe period ¢, as dto shareholders
on 19 March 2009, Plaza and its 50:50 joint venlure partner.
MKE Bank (2 leading Hunganan commercial bank which 18 a
subsidiary of the German Bayerische Landesbeank} purchased a
turiher 27% intecest in Dream istand from Obuda investment Ltd.
{a company controlied by Sir Bernard Schreier) Tor a consideration
of €21.4 million {compnsing a €12 million cash peyment and the
rest by dabt assumption) and now hokls a3 87% inlerest in
the project.

The ranting of the casing license it enable Plazn lo commence
construchon of this major mixeduse project, hamed “Oream
tstand”, Totaling over 350,000 of GBA, the scheme will inciude
approximately 3,000 hotel neoms in several howls of dilferent
categories as well as approximately 1,000 leisure apartments, a
convention center accoimmodeting 3.500 delegates, a 1,500
&6t opera house, a 3,500-seat multi-purpose theatre, a marina
with an anchorsge for 300 vesseis, a shopping and gntertainment
center including a prestigivus “Designer Avenue”. a Roman
cuitural museum, and parking facilltes for approximately 5,500
vehicies. as welt as the casino of 40,000m*, The scheme is
Igcated on the southam end of Obuda Istand i the Danube River
in central Budapest.
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The exciusive izense kis heen granted 1o @ company hefd by the
conseriium members of Drean 1aiang for 20 years trom the date
of the casing's opening, with & lenyear extension option. During
1his time. no further mgjor cagino licenses will he granted by the
ltungarinn gavennent in the same area of Budapest. The casino
will have mwore than 200 gaming tables and over 4,000 slot
machines, and is expecied 10 be the largest and most prestigious
destination of s kind in Curope, where curently no sther resort
and leisure facility of this magnitude exists.

Liquidity and financing

We ended 2008 with a strang liguidity position, holding circa
€1.78 million of cash and cash equivalents Hinchuding €32 miltion
restncted cash). This was mainly ce t0 the dispossl of Arena
Plaze and receipt of press proceeds of approximately €153 million
reised from a gebenture issue ta Isragll inslittional investors
between February and May 2008 and provides the Company with
significant additional financial fiexibility. Our sirong lieidity
enadlad us, wgether with pur ullimate parent compeny, to
commense d share buytatic program of up to 6.61% of the
shares currenliy in t55ue. As at the balance sheet date, 3.21% of
cuirently issued shares had heen purchassud.

Tho real estate markel relies on a combmation of lengtenm and
short-lermn fingocrig soutces. As & result of the the credit crunch.
the glohal eoonontic Siuaion has contnued o deteriorate
sharply and the avaitahility of raising tunds from the public and
eranging tank loang have become increasingly  difficult
chillenges, However, during the pariotl, it 15 pleasmg o report
that Plaza has concluded several new lan agreements despite
the: imited availabitity of crecit

Tinancing was securedt on the ollowing projects:

e

Suwalki and Zgorzeles leeated i Poland. The loan facilty is for
80% ot \ne projoct budpet and can be nicreased to 100%
based on the leasing pragress) for each project at €42.2 milifen
and €3%.1 nxlllor, respectively, We e delighted to have
alrgady made strong 1etting progress on these projects. They
are already 51% and 53% let in levms of GLA,

Miereurea Cue in Romonia for 75% of the project hudget,
A lnan of €19.9 miijion.

~

The Graup conlinues to pLrsue a canservative financing golicy to
decrease #s exposure 10 the liguidity crisis, with the level of
gearing being 47% wleh, 0 equity;.

People

Over the lasi decade, he CSompanny experienced impressive
growth especiaby after its IFC in Ortober 2006. As A result. the
nurnber of emplovees increased in line with the number of
projects as well os additional stalf kired to enable the Company
o penetrate new markets Such as Indra, Howsver, in iight of
current market conditions and the reaulting reatignment of our
suatefdy. wo have faken steps to reduce the Company's
headcount, mainly in the CEF reglon.

Dividend policy

The bagis of the Company's siated dividend pollcy at the time of
iis PG was to reflect the lingtenn earnigs and cash flow
paiential of the Group, taking il aceuunt ds vapital requirements,
vhile ai the same time maintaning &n appropriate level of
dividend cover
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Given market condittons over the past £2 months, and as a
matenal part of annual profits are fom finance aclivities iather
than reahsation of real esiate assets. the Board has talen the
prudent step not 1o recommend the gnyment of a dividend lor the
year ended December 31, 2008, in order o preserve capital
liguidity within the Coempany. The Bonrd will zontinue to manitor
overall market  condilions.  ongoing  commitled  capital
renuirements of the Compary, as wefl as expected future cash
flow, before considering any futyre dividend payments,

Qutlook

Givert the extraordinary sconomic and linancial market condiiens
worldwide. Plaza has undertaken a nurmber of measures o
ensura that the Company protects the interests of sharcholders.
Tms has included adapting a strategy and financing strucuire
apprapriate to the prevailing market conditions, which taves into
account its ongning capital requirements, as well as being able
to male opporlunisiic acquisitions as approprate.

We are particularly mindful of the mmpact of market conditions on
imestor demand in he regions in which we operate. We are,
therefure. taking a cautious view on pipeline projects, which are
expected to be delivered froam 2010 and will keep the timing ot
the commencement of these schemes under regular scrutiny.

Gwven our strang financing position we are abie to take a flexbie
position with regard to tutuse development completions. Plaza is
not in @ position where it will have to exeeute forced sales of
assets on completion. Until such a time when the investiment
market impraves, we will use our experience gained over eight
years of managing and running shnpping malls effectively and
efficiendy to dold developod projects as income geroraling
investrents in our partfolio.

The current exceptional market conditions serve a5 the ultimate
test for measwing a stong and weltmanaged comparny.
Companlas sugh as Plaza hat wang 1o take advastage of
opportunities in the current market as the basis for thesr future
growth imust show their ability to adapt their strategies. readjust
andd recrganize existing projects and maxphize liguidity ard cash
flow.

With this in mind, Plaza will riot sint itself only to its traditionai
develepment business model and markets and (o managing its
existing holdings as investment assets, but will seek to acquire
high yielding mature assels o itvest in inteéresting new markats,
sueh as the United Staes, where clear and sometimes exceplional
oppertunitios may arise (o enhance capital and income.

Wi thevefore remain well placed to manage the businass through
this markel dowmturn and remain confident in the Companys
excellent lang-renn growth prospects.

Moardechay Zisser
Chairman

April 30, 2009

wuazas
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CHIEF EXECUTIVE'S REVIEW

'

Over the past 12 montihis Plaza has maoniained
good propress coross LS doevclopment portiohic
and deftvercd a strong Tinancial periormaime.,

\ For 2005 we are reporuns prolils of £as miien.
I N complehion
Ran Shtarkman . i . = L ! ) T
and handover of Plzen Plara as well as & prioe
adjestmont on tihe sate of Arena Plage and fmenunal
3 per the Company & accounting ouhioy,

o PR

donal profits eaciude acooumiin

revalontion gaing/osses.,

. einaraial sbetinc Lot N o bahity
o
:
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To daig, Pigza has been invaheed in the development ot 33 schemes in nine countries, of which seven are located in [lomania. six in
Potand, six in India, four in the Czech Republic, three in Hungary, thiee in Serbia, iwo tn Bulgaria one in Latvia and one in Greece.
In agdition. Plaza pwns Lhree adgitional office buidings in Budapest, Prague and Bucharest.

The projects are &t varlous stages of the dovelopiment cycle, from the purchase of land lhmugh‘ lo the planping &nd complation

of construction,

The Compan s ¢itent assets ang pipeline projects are summeaized in the table below:

Assalfrojear

Arena Plaza Extension

Dream Intand [(Jhadal

Uy Udvar

David House

Suwally M1aza

Lodz

Zgprrelge Phara

Tarun Piaza

Kigice Plaza

Lesaw Plazs

Pragua 3

Opava Plaio

Literec Plara

Rowoky

Casa Radio

Tievsaar Plasa

Miercurea Clue Plazs

insi Plaga

Locamien

Burapest, Hungary
Pudanest. Hungary

HBugapest. Hfungary

Budpest. Hungary

Sanvaiki. Poland

Lotz Peland

Zgoezeiec, Poland

Tonm. Poiays
Hielce, Peland
Lesrow, Polanes

Pragic. Czech Rep.

Cpaca. Cornn Rep,

uperoe. Cladh Rep.

Prafue. Cregh Rep

EBucharesl, Romania

Tiusosa, Tllomans

riercurea Swe,
Rgr-ania

last, Romosngs

Narata of A5501

Qffice schamea

Major business
and leisure reaort

Retali and
anlertainmam scheme

Hembguarters /oo

fiekal and
entertainment scheme

Residentiai scneme

flatan and
entorlainment scheme

Ralnl ana
eniertainment scheme

Retail and
enmertpinmant seheme

Hetall and
entertainment acheme

Office. for fulure
resigentiai use

Relad and
entertainment sehenie

Reta# aud
antenainmeny scheme

Residentiat unts

Mixed-usa retal
and leisure plus
office scheme

Retai) ane
enterainment sohame

Retad and
enterlaimnent scheme

Rewail, entertainment
and affice scheme

Aaxs

Bge | eficetue . .
(OLA) | dwmership % . . Statas*

40,000 100 Under planning. Canatruction will
commence in 2010-20%.1;
completion schaduled for 2012

A50.000 335 nltict excavation and arch ical
{GEA} wOIHA commented: singed
{for rent compledion scheduled for 2012.204.
arid uate) Exclusive casin: leansa obtained
16.000 35 Operelng, currently working on
refarbishment plans.
2.000 10C  Operatedof ofiics
20,000 100 Canslruction commencas in 2009;
complction schedules far 2010
80.000 (&84 160 Under panning
13,000 190 Consiruction commeneed in 2009;
cuingietion: schedisted for 2010
44,000 100 Gansiruction will commence in
20K compielion scheoued
o 2041
23,000 100 Construction will comnence in

ate 2010: completion
schiduted for 2042

- 18.000 100 Coenstiuction will commence m
2014 cumpleticn scheduled
fur 2042
61,600 100 Currently opecayonal as an office
tregitontial buiiding, ne.oning for fulune
for sala} regidental use 13 N PLOErass,
expected 1o be chtamned in M2 2000
13000 100 Construction widl commense i
201.1: comnpietior scheduled
for 2012
17.000 100 Gonstruchon started in 2C07;
opanad 16 oublic in Maren 2009
% 4,000 160 Construction wilh commience ur
2011 sonipietion scheduled
for 2043
600.000 72 Constiuction commenced in 2007,
(GBA completion scheduled during 2013;
including. approvist of the Yroae techmeal
parking} comelszon jas been obloings
43,200 100 Consiuckan Wil commence in ‘
2020; completen schecuied !
for 2012
14,G0CG 100 Conslrustion commance:

 1ata 2008: complelion
seheduled for 2010

62,000 100 Consiruction will commence u
2010, compntion scheduled
for 2012

MEHMAZARS %%7
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Siating Maza

Heunedama Piara

langu Mures Plaza

Painrro Ducale
Betgrace Plazs

Spoert Star Plasa

Kragujevst Plara

Shumen Plaze

Plara Saha
Eusineas Conter

Rigo Plaza

Heling Plaza

Haiegaon Park

Knaraok

Trivandrum

Bangalare

Chennzl

Kocht isiand

Slat:na, Romania

Hunegod g, Rowoania

Taegu Murgs. Remama

Buthanasl, Romania

Erigrade. Serla

Belyrade. Serea

wmgujevac, Se/nia

Shuner, Bulzana

Safia, Buagania

Rige. Latvia

Miers, Greece

Puné. India

Pune. India

Twandrem, indla

Bangalora, kuiia

Coenral, ind'a

Hoch, Inda

CHIEF EXECUTIVE'S REVIEW

Retsil. entertainment
and residential

Retad and
enartainment scheme

Retall i
entortanment scheme

Ciwe

Hotel and buciress
centes witha
shopping galtery

Retail asd
antodlgxament seneme
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fior 2011
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2010: comptedion schoduley
for 2042

100 Construeton started in tate 2008;
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2011 expecttd complation
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38 Undcr planning; coOnstiielion witl
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24.75 Under planming
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BUSINESE REVIEW

Dotalls of these activilies by country are as (ollows:

Hungary

During 2007 . Plaza campleted the development of Arena Pleza,
its landmark shopping c¢enter scheme m central Budapest.
camprising approximately 66.000m- GLA which makes it one of
the kwgesi in CEE. Tne ciriter was solg to »AIM in Novemnber
2007. Plaza continues to work en the extension 10 Arena Plaza,
wherre constructian i$ planned to commence In 2010-2011, The
extension will comerise an officge complex with 40,000m°
of GLA.

Foltowing the year end. Plaza wiereased its siaky in Dream Island
from 30% to 43.5% through buying the shareholding of CP
Holdings Ltd., (a company controlled by Sir Bernard Schreler),
Flaza and MKB Bank, ia feading Hungarian commercial bank
which 18 a subsidizvy of the Gennan Bayensche Landesbank),
which together held 80% ot the project prior ta this trangaction,
hava acquircd GP Hodings L.'s 2 7% stake forclirca C2.1.4 mélion,
Tha consideratlon will consist el & cash paynient of £12 miltion
and he assumption of €3.4 million of debt, representing 27% of
the project's net debt Uability, The consortium now comprises the
&7% holding interest of he SOi5C juint venture partnership
vetween Plaza sad MK Bank, a company cantrolled by the
Managing Director of the sonsoriium (10% interest) and a further
3% owned by another party and small ivinarities.

The Dream Isinnd projoct i /& prestgious development on the
Obaacty Istang in central Butapest, with @ land area of 320,000m7,
and is intended to he deveinpsd a5 @ major mesort Including
hotels. revrention facilitiss, 2 casino and 8 business and leisure
camplex with a deveiepment budget of circa €1.5 billion and
390.000m" of GBA. Prelimingny design. excovation and
archaeciogical wirks are already under way. As stated above, in
2008 e gonsortkum forred by the owness of Dream Island
project won a concesslon license for the 20year operation of &
large-seale casing ithe dirst cne in Budapest) with an opbon Lo
es1tend for an additional ten years. The project ls inlended to be
completey in 2012-2014.

In accordance with (s strategty W0 acquire operating shopping
centers that show  significant 1edevelopmant potentinl for
refurb/shiment and subsequent sale, it September 2007, the
Company bought a 35% stake in the U Udvar shopping center in
Budapast. Hungery. The shapping center Is aperational andg Lhe
sharehalders pre working ¢n a8 new design o be implemented.

The Group eonbinues to own is office hildeig in Budapest, David
House on Amxirassy Buoulevard.

Poland

Quring 2008, Plaza aorisired two further projects In Poland, in
Kiecle and Lesanc. Laszno will have a GBA of 23,000m* as well
as a 450 space car park soviding space for over 70 shops. with
a total letiable area of 16,000m°. Kielce was acquired via a
competitive tender and will have a GBA of 45,000 and GLA of
33,000 and the ¢onstruction is pianned to commernce
in 2010,

Since the year end. Plaza has commenced the consiruction of
two developments in Suwaikl and Zgorzelee. with e completion
of both schemes anticigated I cueuwr in H1 2010. The
devetopments wiil comprise 20,000m™ and 13.000m% of GLA
rEsaRctively.
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In addition, Plaza continued the feasibitity and planning studies
for two developmenl schemes in Lodz {designated for residential
use! and in Torun (comprising approximgtely 44,000nr of GLA).

Czech Republic

On June 30, 2008. Plaza completed the successful handaver of
its shopping and entertainment center in Plzen {approximately
20,000m? GLA) to Kléplerre. It was sold [or & total consigerution
of €61.4 million, compared to a vaiue of €42.8 mitlion at PO in
November 2000, representing a 43% rise. The conter was 100%
let on operiing.

Construction of the Liberec Ptaza shopping and enterrainment
center (approximataly 17,000m? GLA} commenced in 2007 and
was opaned on March 26, 2009, .

During 2008, Ptazn continued the feasibility and planning of its
develnpmeant schemes in Opava (13,000m7). and ils residoential
developmaents at Roztoky (14.000m<) and Prague {61,600m ™).

The Comgpany continues to own an income-generaung aftice and
warehousa buliding in Prague which is designated to be ra-zoned
for & scheme of BL.60OMm” of residential umts. Re-zoning is
expected o be recoived in the second half of 2009,

Romania

In November 2006, Piaza acquéred a 75% interest in a company
In partrership with the Government ¢f Romania to develap Casa
Radio (Dambowita), the largest development piot availlable in
centrad Bucharest. B will comprise approximately 600.000m? of
GiA, incluging a 170,000m GBA shopping mall and ileisure
center {one of the largest in Europe), offices, hotel, casing.
hypermarket ang convention and conferente ball. The nroject s
the Group™s higgest project currgntly under conslruction ang has
obtained the approval of the urban technical commission ¢f
Bucharest, Romania. and completion 1s scheduled tor 2013.

in the second half of 2008, :he CGroup commenced the
construction of its deveiopmen in Miercurga Ciue (14,000 sgm
GLA} which is expected (o be completed i fate 2010,

The Company continues the feasibility and planning phases of 1ts
development schemes in Timisoara, tasl and Slatina, Tunissara
I5 in the fAinal stages of design anc planning, B lasi. the Campary
expects to slart demolition works in 2010 and, in Slatina, e
detailed design has been agresd. the majority of permits secuted
and construction 15 due to commence subjant 1o finance. (as
and Timisoara are expectad |2 be completed in 201.2 and Slatina
in 2014

During 2008, the Group sontinued its exponsion in Romania,
with the purchase ol two suies located i Hunedoara and Targu
Mures. In Hunedoara, Plaza is set to build o shooping center with
13,000m” of lottable spsce. It i3 located alongside the main
read into the city center, and has a large catchment area with
500,000 peogle in the region, In Torgu Mures, the Company is
se1 10 defiver 30,000m7 of lettahble retail space, comprising more
lhan 120 units and 800 ¢ar parking spaces. The proposed
development is ideaily lovated near 1o the city center.

IME,
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In addiion, Plara has a 50.1% stwke in e PlaesBAS joint venture. Cumently the joint venture cornpany holds seven projects n

Bucharest, Brasoev and Ploiest:

Foensree Aaci Pruties it Graen Povana Primavers P el
Paca e, owar Land Brasu Torwits Grin T

Location Bucharest Polest Ploiens* Ploisast Brasav Brasav Brasov -
PlazaBas 25% S0% 508 S50 50 50% 50%
share
Mature Resldenhal  Residenial Offwes  Residential  Residential Offices  Rasidential -
Size (m”) 18.000 32,000 10,000 37.000 140.000 12,000 5C,000 299,000
Any sdditlonal vahe above book value cf the Plaza-BAS venlure Grescs

assety has nGt been Included it e yasr end NAV and was not
vakied by King Sturge. I light, of this, and as stated w qur raport
lo shareholders in May 2008, wo belicwe they offer a fure
potential uplifl i value for sharenolders. i

Latvia

Consiruciion works started in March 2007 on the Riga Plaza
project. which compuses approximately 49.000m" of GLA in
Riga, Latvia. Plaza owns a 0% holding In this project. The
scheme is located an the western bank of the River Daugava, by
the Sala Bridge. The opening was neld in March 31, 2009 and
the Genter 18 currently aporoximately B5% pre-iel.

Seorhia

Plaza believes that the Belgrade mariwt offers particular
potential, with a catchment area of approxinatety 2.5 million
people. Plaza successully established its presence in Serbia In
2007 with the sequisition of theee plots.

The brst of these was a state-owned plot and bulding in Belgrade,
which Plaza secored in & competitive tender. The huliding was
tormerly occupied by the federad ministry of internal aftars of the
fermer Yugoslavia ar is located in the cenier of Belgrade in a
neighlournocd of government, ofhces and foreign embagsies. On
comgpietion, the scheme. Belgiade Plaza, will comprise a hotel.
offices and shopping gallery tolaling crca 70,.000m? of GBA,
Constructian is planned to coramence in 201 1 aml complation is
scheduled for 2013. The pnject is now in e local planning
process.

in December 2007, the Company won & second compeittive
public durtion anrounced by the Government of Serbia for the
deveropment of @ hew shopping and entertpinment center called
Sport Star Maze with 3 total GLA of approximstely 45,000m* in
Belgrade Concept design was submitted and the building permit
is expacied to be granted in 2010

An additionad development In Serhia is ‘ceated in Kragujevac, 8
city of 1B0.000 wmhabitants. The planned shopping and
antertainanent center will comprise approximately 24.500m? of
GLA. Congtruction commenced m Q3 2008 and the opening is
plannad in 2011, The center 1s already 553 et

Plaza owns a 15,0000 plot of land centrally located in Piraeus
Averue, Athens. Plaza i3 currently working on secuning building
permits for the coastruction of a shopping center, walling
appraximately 25.000m* of GLA.

Canstrugtion 15 planned ¢ start in 2010 and completion is
schaduled for 2012.

Bulgaria

The Group owns a 20.000m¢ plot of [and in Shumen, The largest
cily in Shumen County, which it inlends to develop into a new
shopping and antertaimmeni center with a toial GLA of 20,000,
The Company is turrently finahzmg the design, and econsh uglion
i expected {o commence later in 2010,

After the vear end. Plaza scouired an additional plot in Soha by
purchasing & 51% stake (with an opiion 10 increasa thus 1o 75%)
in a development project from o local developer for a total
congideration aof €7.1.4 million.

The consideration congists of a cash payment of €2.78 million
and the assumption of €4.36 million of debt hrenced by a oy
bank, roprasenting 51% of the project™a debt fiability. The pianned
scheme will compnse 44,000m" GLA of retail. entertairanent
and offices.

india

Piaza has identificd strong potuniial in Indiz and dunng 2006
acyuired ita first development project in the city of Pune in a
50:50 joint venture with & local pariner. In November 2008, the
Group bought the remaining S0% stake held by its )V parmer
which enables the Company '0 hawe fulf controi over he
development, The mixeduse scheme has a (otal area of
111,000m* which will comarise a shopping center and office
space. Sonstruction Is already under wey and completion is
expacted n 2011.

Duwring 2007, Maza acquired two additional developinent projects
In a 80:50 joint venture. The first is locatled In the Kharadi district
of Pune and totals approximately 205,000m* of GBA. The second
is in Trivantirum, the capital city of the State of Kerala and totals
approximately 195.000m" GBA. Both projects are tor nixeduse
davetopments.

Mg
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Tmiriag the fast finsnced yearn, Plaza foroezd & joint venture with
Cibl maging to devedop theee mega mixed-use projects n India
with an approximate end vgiue of YS$3.4 billion {of which 1he 2V
will e rouponsible tor ciren USSL1.9 billiong. located in the cities
of Bangalure, Chennai and Kochi. Under this agreement Plaza
actiziren A 47 5% stake in Kibez Inttia Reat Estate Hotding Limited,
which already owned stabwes of betwoen S0% ang 80% n three
mixeduse projects 1 Inda, i conjunction wath logal Indian
partners, This oint venture's voting dghts wilk be spiit S0:50
between Ehit and Piaza. Plaza has paid an Initial US$126 milkion
Icirca €85 nullion), raflectiog the shave of the land purchase and
refeted expenses. The acguisizion of the locations s completed
inparts. with an appoximate expected end costot USE410 milllon
lor the shree locations (the IV's share).

These three projects dre as [olews:

Bangalore - This mixed-ube project, 50% avmed by the WV and
50% owned by a prasninent iocal develnper, is located on the
eastern s5:¢e of Bangrivre, Indiss bh larpest City with a
population of imare than s¢ven million preople. Wiih a total built
orea of ever 2.1 million sguare meters, it »#ill comprise fusry
resicential urnts (Villas and high and medwmerise apartment
buttcings). offlen complexes. 3 major retail fagility, hotel complex,
serviced apartments, hospital, club houses, reurement homes
and ancifary amenily facilifies.

Chennal - A mixeduse development, 80% awned by the IV and
20% owned by a promment leoal developer, will he developed ing
an iniegrated mised-use projec: consisiing of residential wnits {in
both highse, mediumyise buildings, and villas). ancitlary
amenities such as oleb houses, swhmming podls and spoiis
‘acilities. a local retail fachity ant an office comphex. with a total
buill area of 1.1 million sgeoare meters excluding parking.
Chenna) is tdia's fourth largast city with o papulation of more
han e milfion.

Kochl Island ~ A G0:50 purmpership with a mominens local
davelgger, this mixechuse pragect will compnse more than
575,000 of highond resl=ntial aariment buildings, office
complexes, 0 hotel anu serviced apariments complen, retail area
and & inaring, | is locaten on a backwater island adjacent to the
adininistrative. commercial snd retail hub of the city of Kochi, In
the state of Kewaln, with a lucal poupulation of mare than three
millien people.

Al three projects are in the plannng and design Stages.
Consiruction at Bangealore and Chennai 15 expecied 0 swart m
2010 and at Kochi fsland in 2011, The coannercla eflements are
expesipd o be nompisted within (boe 12 five years while the
resicential elements will be eompicted in phases over an average
term of flee yoars.

The (ing veniure witt alse looi for further farge-scale nuxed-use
davetopment opportunitias o Indla, predeminantly \ed by elther
residential, office or hotal schiezs, o addivon, Plaza will
independenrdly contnue to dovelon. manage and look for new
opporunisies for shopping cerer led projecis in India. This
activity has no bnpact wpon Plaa's existing twee shopoing
center developiments in wa reglicn.

PLAYA CENTERS N.W. AN-1IAL REDOHE 2001
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Proapocts

Givert the cwirenl uncertain cconaimic enviraninem. we have
finited our ondoing uevelspment programme ‘o eight propecls,
fotusing on arcas with the high maret demand and whore
financing ternvs ara mora favouratile,

With letting aciivily propressing wisl acress aur dovelopments,
we expect tu sea continuand interest from potential uccupiers, as
we use our strong coniacts with key intemationat and focat
tepants, wno know and ttust the Plaza Brand, In addition to this,
as many international retatlers ae only looking at the very best
opportunities for international expansion. wa are seeng d ~hight
10 guality”, which we betieve will leave Plaza's shopping centers
ideally positionad in meet such demands.

We are foriunate In being well positioned o prosper thaitks to
BUr coNSEraVe geaning ievels, with mimor debt compnsing, on'y
A% of equily. signdficoanl cash rescamces s wery  good
selationships with gur financing hanks, who renagnize Plazo's
strong track record and standing. This means that Plaza is well
piaced 1o make opPOTTUNISUC acquisiticns at compelling pnoes
and take a flexible apmoach to its development pipeline, as well
as continuing 1o prograss owr lrge-scale projects, such as owr
Joint venture projects in India.

Furthermore, we atso expect to benedit fram revenues genarated
from mature. income produsing assaets, winch Plazn may elect o
hold on its Lalance sheet unll the rwvesimen: market improves.
Fiaza has a strong history of managing such assels, havng
owned and managed redil uwestment groperties in the past for
aver eipht yoars.

QOur further diversification inta marlets such as india also creaies
the oppwitunity for Plaza to continue to expant as we look to
ensure thal the buginess will grow Sigrifficantly over the long
lerm. With that in nhng, we will continue to examine other future
emerging and mature market oppertimities, which we consider to
ofer the highest returns with minimum risks. Therefore, we will
seek 1o uwilze our cash poson to fiad attractive now
¢pportunities incluting purchasing existing shogrng malls in
markets other than our raditional sreas of oparation,

Ran Shtarkman
Presldent and CEQ

April 30. 2009

Tyt
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FINANCIAL REVIEW

Results

The 2008 financlal year reflects the
Rakdover of ona  shopping  and
enlertainmen; center. as well as
slpnifcant rwesiment in curren|
projects. in four addilicnal schemes
acuired  during  the year and
sobsantial gans  from  financiag
attinities.

i hne with the Group's commergial
decision o focus s business more
on the development and sale of
shopping and entertainment centers rather than operating them,
e Group 15 CIassilying e cument prjecis wikdes development
as wading properhes rather than Investment properties,
Accoromgly, revenugy from the sale ol hading proparies are
presented 35 gross omounts. As the Group does not revalue its
Irading progerties and mofils these Assels, therefore, represent
actual cashrbased profits Jue o reakzations.

Roy Lindan

Revenues for the year ended December 31, 2008 decreased to
£92 mullion {2007 €510 million}, These revenues are attributahie
mainly 10 the sale of Plzen Plaza in the Czech Repubiic and the
positive price adjustmernt resuiting om the disposal of Argna
Plaza earher in 2007,

M0 gging oF fosses were recorded B Connecion 10 investiment
property {2007: €2.1 midion -« nel result from the sate of Duna
Plaza Dfficas).

The imajorily of the cost of operanons s aitributable to the cost
of the sale of Plzen Plaza mentoned above,

The level of adiminiztrative expenses was €22.5 million (2007:
€23.1 milbon). The ¢us: cof noncash sharebased payments
decrease slightly mainly due to the graded vesting method of the
employee shaic option plan (ESOP) resulling in 8 noncash
gapment in 2008 of €63 mikent {2007: €7.6 milon). The
optans am amarhzed in the pra’it o loss Statemant using the
congervative graded vesting methou as required by IFRS. Using
hix mesthod, the majarity of he expense {approximalely 60%) is
recogized dunng tie first vear (out of three) of vesting, i e. most
of 1he expenses for the opt:ans granied at IPO were reflected in
the 2007 fnancial statements,

In addinon, in the second halt of 2008, the Company intiated a
norough cost-cutting plan under whseh headeount has been
rediced. payroll o currem empioyees was decreased and
agreements with construcLon Suppliers, land sellers and service
providers were re-negotinted and reduced. Dué to these measures
it 13 anticipated that the level of adininistrathv expenses will be
materially reduced in 20083,

PLAZA CENTERS W.V. A0\LAL REFORT 2008
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Deprecintion and amortaauen. a5 wall s o CoRT of offres rems,
has increased as local headquarters were opened in the course
ot 2007 . which were not present for the whoke year of that, year,
bl were In place throughaout 2008,

Net finance significantly incrensed in 2008 Lo €58 rilhon (2007
€9 million). mawnly due to twa componeins; the first being e
changes in the foir value of the debentures issued wt 2007 and
2008 and preseried n the balance sheal st fair value
[€30 million), a5 well a3 the grin derived from the invrese In
valise of a cross currency swap transaction (€18 millior), which
is hedging the NIS [New 13taali Shekel) denominated debentures
10 the euro. Other facturs which contributed 10 the increase are
higher cash bajances in the Groug during the course of 2008,
comnparad to 2007, which resuhed in high merest income, net,

Current tax expenses conlinue 10 remain very low at €143,000
[2007: €90.000. reflecting fess than 1% of profits befare tax
and resulting from the Group's favourable tax structure. Tha total
incréase in the tax expenge is siributable to the deferred tax
fiabibty increase which is mainly due 10 gains from ehange in lair
vatves of debuntures and e swap transaction mentioned
above.

Net profit for the penod amounted to €68 millian In 2008,
campared to €227 wmilion in 2007,

Basic and diuted eamings per share for 2008 were both €0.23
12007: €0.78 and €0.77 raspectivelyl.

Balance shest and cash flow

The badance sheet as at Decembar 31, 2008 showed curren;
assets of €824 million compated Lo cument assels of
€721 million al he end of 2007, This rige results from Plaza's
realization of the Pizen projert and invesiment in gur substantial
piceline of development projects through bank financing and
long:term debenturas reised.

The Company's cash and restricted cash deposits position
incraased 10 €178 mitlion (2007 €91 mifion), mainly tue {6 the
sale of Pizen Plare. ‘he payment received on Arens Plaza and he
gebenres issuance effected between February and May 2008.
The Company has siso Invested in its projects under development,
the acquisilion of four projects and & new joint velure in India,

L3
1
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BUSINESS REVIEW

Trade recenabies hawe decreasec sigriicantly hom €263 million
to €0.8 mitlion as a resu of lunds received In connechion with
the sate of aena Plaza.

Therw@ was no change In the value of the investment properties
bath i 2007 and 2008 as the (air value of the Prague 3 {ogistics
building (which is the only investient property; has not changed
baséd on management’s estimguien,

Lang-term duposits and batarees have increased significantly 25
a result of secured deposits used as collaterat in respect of the
Cross currency interey: raie swai, as well as invesuntent in long-
term tnane al instruments.

Tatal bank borowings tiong and short tenmn} increased o
€111 million [2007: €6 milion} due (0 e dimwiown of
cansiruction lnans and Inans related {0 invesiment in longterm
finangial instruinents.,

Apant from bank Epancing, Plaza bas on its balance sheet »
liability with fair value of €175 million {and face value of clrce
€206 million) from issuing debenrres on the Tel Aviv Stock
Exchange. These debemures are presenied au thelr fair value,
Plaza has hedged the fulure expecied payments in New sraeli
Shekels (principal and interess linked to the Israeli CPi index)
to cormelate with the ewre surrency and the Euribor interest rate,
using & Croas currency interest rate swap.

Trade payiihles Ingreased o 273 nuilion (2007 €19 mallion}, dua
to the increase n the volume of construction acivities {at yeas
end 2008, eight prejects were under construciion).

Qrher liablities and provisions represent the amount payable in
respect of néw acyuisitions. The baiance nas decreased from
€53 rnittion In 2007 to €31 miliion as most of the land purchase
{ransactions wera finalized by the end of the year,

PLAZA CENTERE M.V, ANNUAL REPORT 2001
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Reloted Party balances ara presented gross (hoth in the assels
and in the fiabilities sections of the balance sheetl as the
balances are with different Piarzn Group subsidipries and
therelare netting was oot possible under IFRS. That wealed &
matenal assel and liabildy at year end 2007 . However, & nesting
setiemant agroement was concluded during 2008 that resuiled
in a significant decrease in both the lability and asset side of the
balance sheel with redird to the Related Party halances. At the
2008 year end, the net balance of the Plaza Group with ifs
contolling sharcholders is a liability of appraximatety $2.3 million
of which €1.1 miilion Is due to & pravision in respact of liabillty
to Elbnt Irmaging's (€17} Vice Chalriman through an option granted
in connection with Indian speratiens and €0.9 miltion is dus to o
provision in respect of project management fees changed by ‘he
Control Centers group. These fees ralne lo the projoot
supervision services granted in respert of the extensive schemes
within the Group. The romaining net bolance includes a e
liability regarding chardes and loans te and from Etbit inaging
group companies to the Company as well as lsans o Group
subsidiarins in Poiand.

In goncSusian, Plaza's balance sheet reflects significant strength.
Gur increasing balance of Inventories under construction should
result in successful rewrns in {he Tuture and the generation of
substantial revenues in the coming years. Plaza has @ proven
ability 10 be able tr gencrate substantbal profits, which arise from
the actual reallzation of cash from assets and not from
revaiuations. Dur high levet of tiquid balances and low gearing.
with {he majority of the Group's debt maturing only Latween
2011 and 2017, will enable us te Lring the eurrent portioiio to
fruition. Migh cash balances wnd sudslantiafb (nonrevatued)
shaseholders equity of more than €600 nulllon will enabie the
Company 10 make apporiunistic purchases of new prajacis In the
bestpedorming markets under current econoinic conditians.

Roy Linden
Chiet Financial Officer

April 30, 2008

SR g/
MEHMAZARS/%

HIAZARS PAARDEKOOPER HOF%N ACCOUNTANTS ¢

~itialied for identification purposes onl




TRAR LTME T ANO LGLTRVANEE

MANAGEMENT STRUCTURE

PLAZA CENTERS HOARD

TEXTUUTE BIHELIOHS
Merdeokay {Metth Zsser

Shiwton Yitzhnid Edward Pasp
HNon-exacutive dhrector Non-exncutive dhector
Mwco Wishers Marius van Elbanien Santkaguss
Nomexscutive director Nomexecative cRrecter

SENIDR MANAGEMENT

uH EE A Hamywt
Genersl Coumel Chief Enginesr

I.CC.J-I. DOUNTRY M\HJ\; MENT

r—

Negdonsi Marketing Diraciar (Eurcse;

[IEM SIS I CER

oL bl e o
it e e s

Daniel Belhasesn
Country Divecto
Suigaria

MAZARS PMFIDEKOOPER HOFFMAN ACCOURITANTS N,

Initialied for identification purposes only




Ran Shtarkman

Edward Pagp

Marius  van Eibergen Mareo Wichers

Santhagensg

PLAZA CENTERS N.¥. ANNUAL RTCFORT 2303

37

EXECUTIVE DIRECTORS

Mordechay Zisser, Chairman (male, 53, Israoll)

Mordechay Zigser Is the founder and Chairman of the Europe
Israel Group of companies. of which Plaza Centers is 2 member.
During mere than 25 years’ active Invoivement in some of the
world's most prestiglous real estate developments. he has led
successful projects in israel. Western Euvrope, Central and
Eastern Eurgpe (CEE), South Africa and India. Mr Zisser was
appointed as Exgcutive Director and Chairman of the Board of
Direclors of Plaza Centers on August A7, 2006,

Ran Shtarkman, President and CEQO (male, 41, israeli)

Ran Shtarkinun {CPA, MBA) joined Plaza Centers in 2002,
becaming Chief Financial Ofticar 1n 2004 and CEOQ in Septembier
2006, He was additionally sopuinted a5 Executive Diraclor on
Qctober 12, 2006 and a3 President in 2007. Previous roles
inchite CFO of SPL SoRware Lid., Finance and Adiministration
Manager tor Continental Airlings’ Israeli operations and Cantrolier
of Natour Lid..

NON-EXECUTIVE DIRECTORS

Shimen Yitzhakl (male, 53, laraeli}

Shimon Yiizhaki (CPAY, President of Ebit Imaging Lid. (the
Company's  indirect controlling  shareholder) since 1999,
Mr Yirzhaki has been with the Ewrope Israel Grous sice 1985
and has held sevaral positions within the Group, among, wiich.
he served Bs Executive Director of Plaza Centers tor the pericd
eommencing on March 3, 2000 and ending on Ceiober 12, 2006,
and thereafter he was appointed 83 Nonexecutive Director of
Plara Centera.

Edward Paap {male, 45, Dutch)

Edward Paap is an expert in international tax, hiving gained a
mostors degree as a tax lawyer from the University of Leiden.
Foliowing, seven vears a3 p (ax odviser in & medium sized
accountancy practice. working principally in the infemational ax
field, since 1997 he has been acting a5 Managing firecior of an
Amsterdambased Trust Office with many ntemationgl clients,
Mr Paap served as Executive Direcior of Plaza Centers for the
pariod commencing on March 3, 2000 ang ending on October
12,-2006, and thereafler he was appointed as Nonexecutlve
Diractor of Plaza Centers.

INDEPENDENT NON-EXECUTIVE DIRECTCRS

Marius van Elbergen Santhagens (male, 57, Duteh)

Marius van Cibergon Santhagens has gver 25 years’ experience
at the forefrord of corporate finance and change management,
with a specialist focus on leisure sinee 2000. Taday, he is the
General Manager ard owner of Lelsure iwestiments & Finance
DV, pror o which he was a consuilant at Beauchamd Leasing
and Meirp B.V. and held a number of positions at Generale Bank
Nederland 8.V.. Mr van Eibergen Santhagens was appolnted as
Non-executive Director of Plaza Centers an Novembar 1. 2006.

Marco Wichers (male, 49, Datch)

Marco Wichers is the CEQ and owner of AMGEA Hoiding B.V. and

the CEO of real estate consultancy AMGEA Vastgoed Adviseurs

B.V.. Previously, he wss the CEQ of two MNew Yorwbased
manufacturing companies — Brancy International Inc. (1988~

1995} and Cravat Giul inc. (1883-1%95), which he alsp owned.

Mr Wichers was appointed as Non executive Directar of Flaza -

/A
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MANAGEMENRT ANT GOVERNANCE

SENIOR MANAGEMENT

Roy Linden, (32}, BRA, CPA (USA, Ixwrael), Chief Financial
Officer

Roy Linden juined Ptasa Ceriters in Noverber 2008 and acts as
the Group's CFO. Prior 10 Joining the Company, he spant nearty
four years 8t KPKG in Hungary, acting 25 Manager in the real
esiate Jesk, specielizing in auditing. business advisary, local
and intenational tasation for companies cparating throughout
the CEE region, He also spent (hree vears ar Ernst and Young
in israel. 85 & senwor member of an audit leam speclalized In hi-
twech companies.

Awil Hayut, (42), BSc, Chief Enginear

Al Hayut joined Plaza Conters in Movemer 2008 and acts as
the Group's Chief Enginecr and Head of Constructioa, Prior to
joining the Company he acted as a managemen: member In a
project management fum “Nizan kbar Lid” and for the last
15 years dcted as the head of managemens: teans of various
multidisgcipline, complax profects ard as a member of the
Ben Gurion Airport management in Israel (19951997},

url Shetrit, (57), R Arch & TP, MAUD, Chief Architect

Lt Shetrit is the Chief Architect of Plaza Centers and Is in charge
of the whole Group's arcritecturaf design and whan planning
acthities in Europe and Asia. Balore becoring tha Chief Architect
for the Group, he was the Dnector of utban planning, whan
design and architectural adrtunisization for the City of Jenusalen,
Israed, irom 2000 until 200€. Ye is also the Principal and owner
of Uri Shetrit Architects L12., a private company established in
1393. Prior to this, e collaborated with Moshe Saidie end
Assaciated from 1582, for over 12 years, at which time he held
the: pogitnns of Associate and Principad, bath in Boston and in
Jerasalem, Since 2003, he i3 alz; e Chaurman of the Iscaet
National Councll of Engineering and Achiteciure. He is a graduate
of Harverd University's Graauste School of Design {1982, MAUD;,
and a graduate of the Isracl Institute of Technology ~ “Technion”
11980, 8 Arch and 11,

yzi Ell, (33), LL.B, Atiormey at Law {lsrasi}, MBA, General
Counsel and Compliance Officer

Lzi Eli joined Plaza Centers as the Group's General Counsel and
Comphiance Officer In 2007, Priol to joining the Comparny, he
pracueed 1aw v two of the leading commergial legal fimas in
sracl. His main practice was concentrated in commercial and
corporate aw, providing ongoing legal services to corporate
cients {mainly hitech and bio-tech companies, and venture
capital funds) it ail aspects of corporate governance, and
representation w varlous transactions, such as financing and
M&A trmnsactions and other wide varietws of ficensing and
technelogy ransactions.

Luc Ronsmans, (88), MBA, Nath ds, R ia and
Grasce Country Director

Luc Ronsrans joired the Eurone tsrael Group in 1999, Located
in Amsterdam and Bucharest. he acts as Maoager tor Curopesan
QOperatians for both the Uompady and its Group affitiates. Prior to
wining the Europe |srael Group, he was active in the banking
sector, iolding manageral positions with Manufaciurers Hamgver
Bank, Contineral Bank {Chivago), AnHyp Bank and Bani

Naggelmechers in Selgium.
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Tal Hen Yahuga, (30), MSc in Business Management and
Accounting, Czech Republlc, Slovakls snd Saitic Sietes
Country Diractor

Tai Ban Yehuda acts as Country Manager tor the Czech Reputihic,
Slovakia and the Baltic States, having joingd the Group in 2002,
Prior thereto, he held & series 0f mansgerial posiions win
companies active n Europe and [sraet.

Ell Mazov, {B4), Reglonal Marketing Director (Europe) and
Polanc Country Director

Eli Mazor. who acted as a Regional Marketing Managar n Poland
sinee joining the Group In 2005 was appointed Poland Country
Manager and Reglona! Marketing Director in 2007, Prior Lhereta,
ha acied as the CEQ of n shopping center in rsraet,

Yossl Ofir, {52], Republic of lndia Country Director
Yossi Ofir jcined Plaza Centers in 2008 as a Country Director for
the Republic of indla. Prior 10 jolning the Company, he acied as a
Head of Commercial Depariment in “Pele-pirone Communication
Lid.” {a loadding company in the lsracdl relecommunication sector).
Prior to this position he acied as the Head of National Marketing
Depariment In an graeii credlt card company.

Rostislay Lovinzon, (44), Master of Enginearing, Ulvaine
and Russia Country Director

Rostistavy Levinzon joined the Company in 2007 and acts as
Countey Director for the Ukraine and Russia. Prior 10 jorming the
GCompany, he privided advisory and busiess SLUPRGFLINE services
tc frvestment, angmeering and developiment companies deating
with property. industry sng Anence projects in he Uhsane,
prarticularty mterpational financial mstitutions irvalved an large-
scale projects with govermimental enterprises. Pt io that, he
served for four years as Deputy General Manvger for the
Ukrginian conglomerfite with its core competencn in the airspace
Industry, with responsibility for the overall management and
strategic business developinent. Prior 10 this, ha worked in ISrael
as Deputy General Managler for the Israell hranch of 8 Japanese
company, the loading manufacturer of medical hitech aquiprient
and materisis workiwide,

Sagiv Meger, (31), Republic of Serbis and Balkan Statas
Country Disector

Sagiv Meger joined the Plaza team in late 2007 as tha Country
Director of Plaze Centers Serbiq. Prior to joining Maza Cenlers he
was the COO of a comparly based in Angola. Africa, for Tour years,
supporting  over 50 various  projects.  anging  from
\alecommunications, 3l ostals, agricultere  to  nulitary
imeligence. He gained an extensive range of Aral-hind experience
in pravioiss managament positions.

Danisl Sslbawsen, (39), LB and BA In Econowlcs and
Ausinens Administration, Republic of Bulgaria Country
Diractor

Oanel Belhassen joined the Plaza team In the beginning of
2008, as the Country Director for Plazs Cemters Bulgana. Poor to
joining Plaza Centers, Mr Beihassen was acung for two years as
a businass develspment manager in 4 real estate develapment
company based In lurael, supporting suverat retail projects in
Hungary, Poiand, Garmany. and the Czach Republic. Mr Balhassen
fias gained vast expenence m the purchasing, fnancing.,
development and monadement of ietail projects I the
CEE reglon.
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Principal activities and roview of husiness

Plazg Cenmlers NV is o leading develaper of shopping and
enteraitment centers wit't d focus on the emerging marhets of
Candral and Eastern Curepe (“CEE” . wiers 1 has operated since
1996 when il becom™ie the first conoany 9 develop woslen-siyle
shopping and enterinicment cenmers i Hungary, This followed it
early recognition of the growing middle class and increasingly
slfluent consumer base -0 such markets. '

Since ther, it has expanded its CEL operations Into Pofand,
Crech Republie, Latvia, Romani, Bulgorfa, Greece. Serbia
and tidia,

The Group has been present in real estote gevelopment in
emerging mavkets for over 13 years, initially pursuing shopping
antl entertginment center developren projects In Hungary and
subsequently expanding snto Potand, he Czech Republic.
Romania, Laivia, Greece, Sedua, Bulgaria and Indie, To date. the
Group has developed ant et 2B shopping and entertainment
cantars in \he CEE region, of winth 26 were Sold. Twenty-one of
thest centers were acguiren by Kiépierrg, the second laigest
shopping ecenter ownes operRior in Furops, which owns more
than 230 shopping centers i ien couniries, Four additional
shopping and entertinment centers werd Sold to the Dawnay
Day Group. one of the leading Uk nstitutional progenly investors.
Ora shopping center was soid n 2007 tn active: Asset Investment
Management ("oAlM™), a UX commerciat properly mnvestment
group. The transzcuon had a completion wvalue totaling
approximately €387 million, representing citca 20% of all real
estaie lransachons conpleted in Hundgary in 2007,

For @ more detaifed status of cuarent activilos and projects, the
dwectors refor to the Chalrmans Statement and the Chief
Executive’s review cn pages 24 10 33.

Plpeline projects

The Company Is active in seeking aew sites and development
opportunitios and is actively invotved in securing, the necessary
contracts 1o undenake funher projecis it countries in which the
Campany is currantly operating. The Company is also analyzing
ard comomplalng to Invest In further countrles that nee! s
duveltoment parameters and awesiment eiterio,

Going concern

The directors’ review of the 2009 hudget and ionger term plans
for the: Compzny has satisfied them that, at the time of Appraving,
e financal sratenients, 1t 1s aopropriar: i adopt the “going
cecern” basis in preparing e financial stntements of the
Company,

Dividends

According to the Cumpany's Dividend Policy, diigends are
eapected 19 be past ol ®@ ratn of 25% an the fiest €30 million of
such grinual me; proits. sl theneniter at the rate of between
0% and 2%, as detenniped by the Company's Board of
Dirgstars, on any additional annual nel profits which cxceed
€30 million. In accordance with the Said policy, the Company

disttibuted a dividend lollowing the year ended December 31,

2007 of appreximately C57 snillion, which was pald in June 2008,

Given market conditions over the last 12 moaths. and as a
tmaterigl past of annsal crofis resutting from finance aclivities
rather than realizatson of real astate assets, on March 26, 2009,
the Compony’s Honrd of Jirectars has taken the prudent step not
0 recomment the pavnent of & dividend for the year ended
December 31, 2008, m order to preserve capital liquidity within

PLAZA CENTERS N.V, sNhilag RLPOTT 003

- 39

the Cempany, The Company's Board of Direclors will condinue to
maonitor overail market conditions. ongoing comimitted capital
requirements of the Company. as well as cxpecied uture cash
flow, before: cansidening any future dividend payments.

Diroctors’ interests

The directors have no intesests In the shares of the Company.
Details of the dircctors’ shere options are given on page 49
of this report.

Disectors and appoin
The following served as dileciors of the Compaay @t December
31, 2008:

Mordechay Zisser, Climrman

Ran Shtarkman, President and CEQ

Shimen Yitzhaki. Norrexecutive Direator

Edward Paap. Nun-exucuave Director

Marlus van Eibergen Santhagans, independent
Non-executive Directr

Mares Wichers. Independent Non-erecutive Director

Financial risk management

The Cothpany faces @ number of hisks in the areas of credit,
imerest rates and currency. The Company has a credic palicy in
place and the expesure 16 credit risk is monizored on an ongeing
bas:aa. Creght eveluations are performed on all cusfomers
retuiing credd over a codam amount, The Gioup requires
coitateral in the fonn of a bank guaraniee or ceposit equal o
three months of at from tenants of shopping centers.
Transactions inwolving deposits, investment in  rarkotlable
securities and derivatives tinancial w:strumen:s are enlered mlo
with cousterparties, that have high 2redit rating. Given thelr high
credit ralings (at least invesimeni grade ralings, management
does nal expect any counterparty o fail to meel s obigatons.
The Company holds the rajority of its inancial msiruments with
varisle rale, and thus eliminptmg the interest mte risk. In
respect of currency risk. and in connection with NES linked delt
secunities isswed in July 2007 and w the course ¢f 2008, arxd as
the Company’s functional currency is the euwreo, the Comnparsy is
hedging the magonty of s huture expected payments in NIS
(principdl and interest) (o correlate with the eure, and by that
eliminating the maln currency risk it faces.

Substantial shareholdings

Except as disclosed wwler “directors’ interesis” above, the
Company is not aware of any interests amountmg o 3% oF more
in the Compary’s shares besides that of its parent company.

Buyhack

Cn October 16. 2008, the Boand of Difectors of the Company
resch:d o gpprove o share repurchase program, in the
framowrk of which tw: Company will purchase up o 19,323,536
shares, represeming §.61% of the Compony's share capisol. The
shares widl be purchased on-market on the London Stoci
Exchange in arcordance with shareiolder approval ghtained at
the Company's Annual Generat Maeting on May 27, 2008,

The buyback program was fudly utilized in three months and the
purchased shares are held in reasury. The Company has also
been Informed by its malority shareholder, Elbit Imaging Lta.
[“EWit™), which helt! indfrectly 68.4% of the Company's share
captal that Gbit intends w puchase the Companys chares
through a series of on-market purciiasas, Elbit's purchase of the
Company'’s shares shall be within the above mentioned timit of
the Company's repurchasing program. As at balance sheet date,

I
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the Company has purchased 9.209.443 of its own shares and
Emhit has purchased 200000 of the Company's shares. Folkowing
these purchases, Elbit las of the: balance sheet date) indirectly
owns T0.6% of the Company.

In the course of Jaruary 2009, hoth the Company and Elbst
conthwied wittt the share buyback program. t the course of
January 2009 the Company purctased 5.3 million sharés in an
pverage price of 60 pence per share. whie El purchased
4.8 million shares in an merade (wice of 62 pence per share,

Following the ahove mentionet purchase and the conclusion of
the share buyback prodeam, the effective holding percantage of
Elbit in the Company is 73 69%. In tolal, and up to January 15,
2009, the Company actwived 14.5 wilion shares al an average
price of 53 pence.

Repriciog

Cn November 25, 2008 the Compary's genersl sharehwlders
meetng and Bnard of Direc1ors approved Lo sanend the exerclsea
wrice of al options granter prior to Ottober 26, 2008 ¢ Record
Date”) 1o the average closing price of the Shares on the London
Stock Exchange thrring the 30<lay period ending on Novernmber
25, 2008 |Le. £0.52 per option). In aidition. the amengdinent,
plan detarmined that all Gouens that were not vested on the
Record Date shall vesr cver 3 new three-yeet period commencing
un the Record Date, 1y such way that each year following that
date one-third of such Qptions shatl De vested. Furthermove. the
QOption Tenn was extentied in adiditiondl two years o a tolzl
pericd of seven yenrs, which Siarts at the date of grant by the
Company's Board of Directors. In addition, the 180% limit on the
potential heret from sach Ophon was changed 10 o cap of 324
pance per Option. The maxkmum number of shares issuabie
upon exercise of all outstanging options as of the balance sheet
date is 24,773,405 sharag,

Employsa involvement

The Company's employees are viial (0 s ongoing success. It s
therefore important thit sl levets of staff are involved in s
decision-making procésses. To this end, ihe Comparyy has an
apen culture and Mesible siructure, and siaff are encoureged
foemally and informally 10 become involved in discussions on the
Camparys hiture strategy and developments. An emnployse share
option scheme was adonted an October 26, 2006 which enables
2ingloyees 1o shate directly in the surcess of the Gompany.

Annual Gensral Mesting (AGM)

The Animal General Meoling of shareholders was held ot Park
flazn Victoria Hoiel Amsteroam, Damrak 1-5, 1012 LG
Amstordam, The Netherlands on May 27, 2008 at 1pin (CET).

In this AGM, inter alia, the 'nilowing resnistions were taken by he
shereholders: ) to approve he Companys Outch stalulory
annual accounts and annual report deing drawn un in the English
language: (it to consider the Compary's Dutch statutary annuat
accounls and the annual report for the year anded Decembar 31,
2007 {ill} to adopt the Company's Dutch statutory annual
acoournts for the year anded Decenttier 31, 2007; (iv} to discharge
the directors of the Company from their liatuiity for the conduct
of buslness for the year ended December 31, 2007 [v) to resolve
to distribute a dhadend of £0.1949 par share, being a totel
amount of €57 million in respect of the year anded December
31, 2007 {vi) to authorize the Board of inanaging directors of
the Company generatly and uncongitionatly to exarcise all powers
af the Company Lo allot equity yecurities in the Coripany yp to an
aggdregale namnal alee of £965,024, heing 33% of thn
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Company's igsved Ordinary Share capital, provided that such
autherity shail expire on the conclusion of the Arhudl General
Meeting to be held in 2009 unigss previously renewed, varied or
revohed by the Company in a general meeting, save that the
Company may. before such expiry, make an offer ar agresinent
which would or might require equity securities to be atiotted after
such expiry and the Board may aliol aguily securities in pursyance
af such an yifer or agreament as if the suthornty conferred heraby
had not expired; (vii) 10 ghve a special Insiruction to the Roard
suthorising i to disapply fhe pre/emption rights set uul in Arjicle
6 of the Company's Articles of Association, such power to expire
a1 the conclusion of the nexl Annusl Generat Meating 1o be keld
in 2009, and the Boand may allot equily securities following an
offer or agreement made before the expiry of the authority and
provided that the autharity s limited to the alieiment of ia
equity securities up [0 3 madimum Aggregate nominal amoun) ol
€292.431: (vili) To re-elect as a diractor Mr Mordechay Zissar,
who ig reliring by rotation under Articic 15.3 of (he Company’s
Articles of Associahion; (ix) To re-elecl ns a director Mr Ran
Shiariumem, who is retiring by rotation under Article 15.3 of the
Companys Articles of Association; and (x] to euthorize the
Company, gererally and unconditionally. for the purpase of Article
B of the Articles of Association of the Compary. Lo make market
purchises of Qrdinary Shares in the capital of the Company on
such terms and in such manncr as the directors ihay from ame
0 tme detarndne, subject (o certain conditions.

Extraordinory Geneeal Meotings (EGM)

On Jenuary 7. 2008, In an extraordinary meeting ot shareholders
of the Company, if was inter alla rescived: (i} 10 approve the
propased wasue and nffering to the public in lsras) of Sedes B
Notes with an aggregare nominal valua in NIS, which will be the
equivaient of an amount up to US$327 985,911 (in accordance
with the exchange rate on the date of issue): {ii) to ratify the
issua and offering in Israel of Serles A Notes with an aggregate
nominak velua of NIS 305,136,400 and (lii) 10 approve the
admission to listng on the TASE of thw Notes in 1ssue and to
be issued.

Gy 0 shareholders’ resolution adopted in an extroordinary
meeting of shareholders held on Fetwuary 18, 2008, it was imer
ela resolved: (i) to consider the Company's Dutch statuory
annual aecounts and the annual regort for the yeor ended
December 31, 2006; (1) W adopt the Company’s Outch statulary
annual acoounts for the year ended Decenber 31, 2006, lin} to
digcharge the directors of the Company from thelr Bability Tor the
comduct of business for 1he year ended Decembar 31, 2006; {iv)
{0 resoive that no dividends be distributed i respect of the yesr
ended December 31, 2006; and v} 10 amend the Aricles of
Assoclation of the Company.

By a sharehoklers' resululion adopted n an exuaordinary
meeting of sharehoiers hetd on November 25, 2008. it was
Inter atia resolved: (i) to approve and to the extent necessary
ratify the issue and offering to the public in lsrael by the Compeny
of unsecured Senes B Noles of the Company (Series B Notga) In
the aggmgate nominal amount of NIS 84,419,196 {eighty-four
milllon four hundred and nineteen thousand one hundred and
ninety-six New Israeli Sheke!s} and % subsequent adnission of
those Series B Motes to listing on tha Tl Aviv Stock Exchange:
{il} 1o apgprove the propesed amenomert by the Board of Direclors
of the Plaze Centers N.V. Incentive Plan; [)if} to honorably disniiss
KPMG Accountants N.V. as the Company's statutory accountant
with immediate efféct: (iv) to appoint Marzars Paardekoopar
Haffinan Accountants N,V as stwatutory accountants of tha
Company wilh unmediate affect.
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MANAGEMENT AND GOVERNARCE

CORPORATE GOVERNANCE

The Company was incorporated i the Metherlands on May 17.
1993 o5 i privaie limited hability compiiny [ beslolen vennootschap
mel beperdte aanspradelijkhcid). The Company was converted
o 3 public limsed haleiiy corapany inaamlaze vennootschan)
on Qcinber 12, 2608, with the: name “Plava Centers NV, The
principal applicable legislation and the ledslation unger which the
Company and the Qridinary Shares in the Company hawve been
created 15 bosk wo of the Bulch Civil Code (Burgeriilk Wethoek).

Compllance

The Roard is commitied io high standards of Cerporate
Governante. in order 10 maintain the uusi of the Compary's
sharehatders and other stakeholders. ft complies with the
Carblnad Code and the Ditehs Corpotate Governance Cade, with
the enception of o Uritled member of best practics proviglons
feam :he Duch Capaate Govemancr Code which it does not
consider o be in the interests of the Company and Hs
stahcholders.

These exceptions are fisted below.

The Best Practice Provisions not applied by the Company in (he
year 2008 are:

b Best Precuce Provision i1UL,3 stipulaies inter alia that the
Company shauld have an iniemal risk management and centrol
sysiem which should in any event employ as instruments of
the internal risk meragameni At canired system a code of
conduet which should e putdished on the Compariy's website.
Such code of conduct 3 not availabie at the date of nullication
of this document.

I Gest Proctlee Provision 1121 stiputztes that eplions 1o acgquirg
shares should be » conditionsl remuneration component. The
Company grants uncondulonat options, thereby deviating from
this Best Practice Provision. The reason for his is that the
Company wishes ¢ pave the same system of granting of
options as is currently used Iw the Europe israel Group.”

) Bost Practice Provision 1,27 stipuiates that if, nowwithslanding
Bast Practice Provision fL2.1 (see above}, a company grants
wneonditlonal gplions to hoard members. it shall apply
performance criteria when deing su and the options should. in
ANy evenl, nut be exnroisee n the Brat tver years after they
have been graned. The Gompany deviates lrom this Best
Practice Prowision in respest of hoth the requirement for
performance criteria and ficm he requirements for 3 vesting
perind of three years. Under the Company's Share Option
Incentive Plan, unconditionai ¢ptions may be granted to
executive  direciars  and  nonexesutive  divectors  without
perfarmance crifteda. The Conwpany considers this to be
appropriale given [hae exiensive experience of the girecters who
will ne granted options and the fact that they bave made special
effarts I the growth of tw: Company pror ta the Admission.

Furthermore, oprions {inchuding thoss of Board members;} will
vest annually in three equad parts, whereby onetnind of the
opyons granted vest upon the lapse of one year from the dawe
of grant, anather third of the aptions granted vest the lapse of
we years from the date of grant and the last third vest upon
the lapse of thiee years from the asme of gramt. The dewation
fram this Corporate Guvernance rule 1% due to the fact that
similar vesiing schedules arg common in incemntive plans
adopted by the Europe Israel Group. The Company, as part of
the Europe lsrael Group. wished to sdopt @ simifar vesting
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schedule 1o avoid matenal changes to the ncentives gramet
to 1ts mingloyees and officers,

Best Practice Piovision 1L2.5 stipalates that neither the
@xereise prce nor the other condidons regarding the granted
optinns shall be moedilisd durng the tenm ol the gplions.,
except 1 so far as prompted by structunal changas relating o
the shares of the Company in accordance with established
market practice. The Company has on November 25, 2008
adusted the exercise price of the granted options. This has
been done since the Boarg of Direciors was of the view thal
the current Share Optlon Scheme should serve as an effective
incentive for the employees of the group of coinpanies. headed
by the Campany, 10 ancourage thesn to remain in employment
and work to achieve the best possible results for the Company
and irs shareholders. Matket condillons. however. led o a
strong decling in tha Company's share price at both the London
Stock Exchange and the Warsaw Stock Exchange IWSE)
resulting in practically &l cptons Leing ot of the money
without the favorable oullogiss for a quick recovery. tn arder to
maintam the incentive for all employees, the Board has
submitted 10 the extraordinary meeting of sharsholrers thet
was held on November 25. 2008, & proposal to amend the
Share Qption Scheme and o detennine the exercise price of
all options granted on or priar 1o October 25, 20C8, to £0.52.
In an attempl to insure that the aptiens are and remasn an
eflective incentive and 1¢ assist in the retention of employees,
the revised Share Qption Schame lngludes an gxtension of the
vesling term lor opticns granted less han one year prion 10
Ociober 25, 2008. The shdrehoiders appreveds the amendmiant
of the Share Option Schemo and the adjustment of the
BABICiSE price.

Best Practice Provision 1L.3.Z and Best Practios Provision
1.6.1 stipulste that both executive directors amd nutkexecutive
directors shall immediately report any confict of interast or
potentiat conflict of interest that is of material sigerficance to
the Gompary and/or 1o hum, 1o the Chairman and to the other
Board members and shail provide all relevant information,
including infermation ¢ongerning his wife, registered patiner
ar other life campanion, taster child and retatives by blood or
marriage up to the second degree, Section 17,3 of the Artickes
naw, inter alia, provides thet & Board member shali infon: the
Baard af any possible diregt andyer indirect ronfhicting siterast
as 500N as practically possible afier hecoming aware of such
pasamie corflict. [Uis, however, envisaged that Board members
shall carply with ihe contents of Best Praclice Provision 1.3.2
and Best Practice Provision N1.8.1. in respec! of providlng the
addilional infermation as required urler the Dutch Corporste
Governance Code. Best Praclice Provision 1.3.3 and Best
Practice Pravision [.6.2 stipulate thai both execullve directors
and nonexecutive directors shall nol take part in any
¢lscussion or decision makng that involves a subject or
transaction in relation ta which they have a confhel of ulerest
with the Company. Secticn 17.2 of the Articles stipulates that
& menber of the Board shall nerther be cuunted in the quorur
nor vote upon a resoiution approving a transaction with the
Company in which he has a material personal interest.
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Thus the Coenparny does net apply Best Practice Provision
11.3.3 and Best Practice Pravision 11.6.2 1 the extent it nefates
e nomamaterial parsonal interests or anaterlal non-personal
imterests. Howewer, the Company does Intend to adopt
procedures to ensure thal the nonindepende directors shalf
not vele on macers In which they have an interest as a result
of their ties with the controlling sharehulder. Furthermore,
Best Practice Provisicr 11.3.4 and Best Practice Provision
H.8.3 supulate, inter aka, that decisions o enter imo
mansdctigns n whith thos ace condicts of interest with
manggeme Board members that are of nualeral significance
to the Company and/er to the reevanl Board members require
the approval of the nonexecutive directors, Such prowsion
has not been Inseried imo the Articles.

Best Practice Provision i1.1.7. stipulates that the supervisory
board shall discuss. & ieast once a ywar on #s own. bth its
own functioning snd thet of 1S individual membars, and the
conclusions thal must i drawn on the basis thargof, The
desired profiie, compositionan competence nfthe supervisory
board shell also be discussed. Moreover, the Supervisoy
board shall ciscuss 37 least once a year without the
managernen, hoard bemg preseni. the functioning of the
mansgmmen] boewd as an organ of the Company and the
performance of s individual mambers, and the conclugions
that must e drawn an the basie Hhareof. It 2008 the non
executive directors have nol specifically discuesed the items
that appear in this best practice provision on separate
occasions. predominantly since the Gisis that appesved in
2008 and which aMecty the real estate business has forced
the Board Lo first focus on the Company's core business and
the position of the Company in changing markets. The Board
feets, however, that i 15 imparlani ta notify the sharehoiders

PLAZA CERTERS MWL ARHUAL REPORT 2OOR

42

Best Practice Provision 1I1L.3.5 stipulaces that a noresecutive
director (in tenns of the Dulch Corporate Gowernance Code a
superysory director {commissara; may be appouted to the
Bogrd for a maxinuim of three fouryear terms. Section 15 of
the Articles provides for a retiremment schedule whereby
directlory whe have been in office for not less than three
consecutive annwal general mewtings shall rehrg feom office.
Fursuant to section 15.€ of the Articles, sixeh a direclor may
be reappuinted. which could result in o term of office which is
longer than three fouryear tenns.

Best Practice Provision HE4.1 stiputetes that the chairman of
the supervisory board shall ensure tha:: fa) the Supervisory
boang members follow their induction and education or training
program; {b) the supervisiry board members receive in good
tima ali information which fs nocessary for the proper
perfunnanca of tReir dities; (¢} there i3 sulficient time for
consultalion and decising making by the supervisory beard:
{d) the committesy of the supervisory board function properly;
le) the performance of the management boand members and
supervisory bosft members s assessad af east once a yeas;
(N the supervisnry board elects a vice-chawrmen; and {g) the
supervisory bonrd has proper contact with the management
board and the works counctl jor cencrat works council Since
the Company has a onetier board withoul a séparale
supervisory board. this provision has not been complied with
in such manner that the tasks as mentioned in this Best
Practice Provisions are carried oul by the nongxecutive
directors acting jnintly.

Best Practice Provisiun Hl.4.2 states that the Chatrman of the
supervisory board shall not be a former mermber of the
managemen: board af the Company. Mr Mondechay Zisser

et as a rula. every Board meeding inchudes and wenl
Uy atl Board memibers of their own functioning and that of their
fellow Board members. The Board i of the view that. given the
fact that the Coinpany nas a one-ther boand rather than a
separalg managament koard and supervisory board, thvs
course of action appropriately meets the requiremeants as g
down in This best practice plovision,

Best Prachice Provision HI. 1.8, stipulates that the supervisory
board shall discuse, at keast once » year, the corporata
stratagy and the risks of the business, and the results of
asgesyment by the management, board of the structure and
operation of the Inemal fdsk manager:ent and contrel

Lems, as well as any significan: changes thereto. In 2008,
thare have not Been sepante Mmeeings of the nonexecutive
ditectors to discuss fhw lems mentoned in this Bes: Praclice
Provisicn. This is becsause sk management at Plaza Ceners
in, pursuant o the internally applizable Corporate Govemance
refulations, a malter specilicatly reserved for the full Board.
Board ineetingg in 2008 have nchided discussion in respect
of corporase strategy and risd Imanagement and periodicaly
throughout the year, the ntermnal sysien of risk mansgeinent
has been assessed by the funt Board,

-

~

functions as Chairman of the Board while being an executive
director, For an explanation of the deviation from this Best
Practice Pravision, ses the remelk made for Best Prextice
Pravision 111.8.1.

Best Practice provision 01.5.6 stipulates that the Audit
Comnittee must not be chaired by the Chairman of the Board
o by 2 former exstutive director of the Company. The
Company's Audit Corminitlee i chaired by Mr Shimon Yilzhaki,
who has besn an executive director of the Company and thus
the Company deviates fram this Best Practice Provision. The
Cumpany, howevar. Lelieves thot given Mr Yitzhakia extenaiva
financisl expenence, charmanship of the Autht Commites
Is appropriaia.

Best Practice Provision 1.5.1 provides thot the commitiee
rules stipulate that a maamum of mme member of each
cuinmilies naed pot be idepanden: within the meaning of
Best Pructice Provision 11.2.2 The Company's Nomination
Comnittee i comprised of Hhiree members, two of whom,
Messrs Yitzhakl and Paap, are considered to be non
Independdent. The Company bellaves thal the composition of
the nomination cominittes as currently eivisaged (s in the
best Werests of the Company, given the skills and experlence
of the Committee members.
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+ Best Practice Provimon IL3.11 inter alin provides Mt the
Remurgration Cammniniee shail net be chaired by a non-
executive directar wha is pithar a former ¢executive director or
amembaer of the managenent board of anather fisted company,
Since the Remuneration Commitiae is chared by Mr Shimon
Yitznoky, who is @ lormweyr executwve direcior and Serves 85§
President ot EiT Imaging L., the Company deviates from
this requirenent. The Company is convinged that the
experienca of Mz Yitehaki 1n this respect should ba considered
mote important than the Tact hat Mr Yitzhaki is a Board
member of another llsied company. )

Best Practice Provision WL7.1 stipulates thal non-executive
directors should not be granted any shares and‘or fights to
shares by way of renwuneration. Under the Share Qption
Schemwe, wior lo Admission, oplions werc gdranmed o
Mr Yitzhaki, a non.executive dwector. Furlthermore, ive Share
Option Scheme dues not exclude the possibility of making
further grants of oplions lo nonexecutive directors. In
garticular, the Corpany believes 1hat the granting of opticns
to Mr Yiizhaki is appropne, givent hig estensive involvemean
in the Company to date and his spenial efforts imade in respect
of the pre paration of the Company for Atdmission, Furihemiore.
thet Company has retained the right 10 grant aptions ta non-
executive directors as it beiileves that granling such options is
appropriaig in order lo offer future non-executive directors a
compatilive renning-ption paceage.

Best Practice Prepasion HLE, | states that the Chairman of the
Board shait ot also De o have been an excculive director,
Mr Zisser 1s Executive Chalrman and the Campany considers.
given Mr Zisser's extensive business experience. that this s in
the best interests ot the Cempany.

Pursuant to Best Practice Pmvision U184 of the Duich
Corperate Govarmanee Code. the inayoity of the mginbers of
the Board shall he independent non-exgiutives within the
mesning of Besl Prclice Proviston 1L2.2. The Compony
currentlly bas two exccutive directors {who are considered 0
be nendndependents) and lour non-executive directors out of
whom two roneexecative directors are considered to be
independent. applving the citena of Best Practice Frovision
N.2.2. The non<executive directors who are ecnsidered e be
norHindependent are Messss Shimon Yighaki and Edward
Paap. The ingependent nonexeruiive dircciors are: Messes
Mairs Wichers and Merius Van Eibergen Santhagens. See siso
page 37 - Additiona Infrmation for an overview of Lhe
directors’ furmer and currens fuactions. Consequently. two out
of the su direclors are cansidiérad 10 be independent. The
Coimpary believes (hal the expeiience of the norindependerit
diractors is o! great anporiance o the Campany.

Best Pacuce Provision V.3 stiputgies inter alia that the
Company shculd bave an iderndl suditorn. The Company,
however, beliaves that it has no nerd te have an internal audit
function, singe as part of the Eooe Israel Grouy, the Company
has a Quality Contiol Regulator. which pracsically functions as
an internal suditor. '
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On July 4, 2007, the WSE Supervisory Board adopled the
Corporate Gavamance rules of the WSE contalned in the Code of
Bear Practice for WSE-Listed Companies (the *WSE Corporote
Governance Rufes®], The WSE Corporae Gowernance Rules
apgly to companies ksted on the WSE. Irrespective of whether
such companies ara incorporated in Polant or autside Gt Potand.
The WSE Corporale Governance Rules consis: of general
recanunendations relaling to best practice for listed companies
{Part 1Y and best practice pravisions relating to managenani
boards, supervisory hoard memhers and shareholtiers (Parts 11
to V), The WSE Corparate Governance Rules impose upon the
campanies ksted on the WSE an obligation to cisclose in thewr
current fregorte coninuous of incideniul noncompliance wilth
best practice pravisions {with the exception of the rules set forth
in Par: |, in respact of which and based on a esoltion of the
Management Board of the WSE tated Decermber 31, 2007, WSE-
listed companies are nat required 1¢ publish a current report).
Morecver. every yaar pach WSEdisted company Is required to
publish a detgiled smtement on any noncompliance with the
WSE Corporate Govemance Rules {Including the rules set forth
in Part 1) by way of a slateinent subinitted with the Company's
annuad report. Companies listad an the WSE are required 10
justify noncompliance cr pactial compliance with any WSE
Corporate Govemance Rule and to show the ways ot ¢liminating
the possitie consaquences ol such nor-compliance Or the steps
such company intends ¢ la«¢ (o miligale the risk ot non
compliance with such e in Riture. The Issuer intends, to the
extertt practicenie, to cumply with all principtes of the WSE
Corporate Governance Rules. However, cortain principles will
apply to the Compary only to the extent pennitied by Dutch law.
Detailed infecnmauon regarding por-comiplionee, as wel as
additicnal explanativng regardicg partial comphance with certain
Corporate Governance Rules of the WSE due to incom patiilities
with Dutch law, will be included in tha aforementioned repors.
which wilt be available on the Company's weisite and published
by way of a current teport,

Role of the Board

The Board sets. inter alia. the Compamy's strategic alms. policy
and standards of conduct. it monilars pedormance agamst
Buginess plan and budget, ensuring that the necessary human
anit fingncial resources are in placa  mest irs abjectives and
that the Board and all émployees ac: ethically and in the best
Interests of all stakehelders. i bas docision-making authorily
over & formai schedule of matters such as important business
maners, pokicies and budgels. it delegares authority to vanous
commiitees that are described herein.

Board practices

Dutch statutory law does not pravide for 2 one-tier gavernance
strueture, in which a board is made up of executlve and pon-
axacullve directors. Instead, it provides for o twotier soruciuee
vomprising separate management and supervisory boards. 11 s,
however, well-established practice to have a stiucture for the
management board that resembles a onedier structure. Under
this organdzation, all members are formally managing directors
with the Articles of Association allocating to cerinin niembers
rasks angt obligations similar w those of executnve directors, and
to others tasks and obligations that are simitar 10 those of
non-esecutive directors.

]
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This 15 the struclure the Company operates, providing that some
drectors are resgonsible for day lo-day managernent and others for
supervising day-to-day management of the Company:. All statutory
privisions relating 10 members of the Campany’s Management
Ooard apply n principle Lo Jll merbers of 8 one-hre! board,

All respon sehilities dne subject 1o the oversl! responsibility of the
Management Board.

The Board is accountable to the General Meeting of Sharehaldars.

Composition and operation of the Board

The Company has iy direclors - two execulive directors
(Ghalrman and CEQ/President] and four non-exvecutive directors,
of whor two are independent.,

The Board meets regularly throughout e yesr, when each
director bas lull acerss to alf rehswait infarmation. Non-<acutive
directors may ff necessary take independen: professionat advice
at the Company’s sxpanse. The Company has established thrae
commitiees, 1y lina with the Combined Code and the Dutch
Corporate Governance Code. These are the Audit Committee, the
Retnuneration Committee and the Nomination Comwnittee, and &
brief Jescription of sach may be found Below,

tn addition, the Board nas established s Executive Comimittee,
comprising he tour non-independer! directors and any relevant
senfor managers. that meets aach monlh to discuss such
malters as contract status, budge:s, contingencles and risk-
management issues,

Audit Committes

Comprising three non-exceutive directors, the Audit Committee
micets & least threg times eden financial year, The Audit
Committee has the ganeral task of evaluating and adwsing the
Board on matters soncernmg the tinanciai administrative control,
the linancial regorting amdd the ntercal angt external auditing.
among other matters, & nuist consider the integnty of the
Company's inancial statoments, this etfectiveness of its intemal
controls and risk management systams. auditor's repors and
the tenns of appointment and remunsration of the auditor.

Composftion: Mr Yilzhake, Nir Wichers and Mr van Eibergen
Santhagens. Chaltman: Mr Yitzhuke.

Remuneration Gommittea

The Remuneration Comnutiee, comprising ivee non-executive
direrinrs, ments ar least twice eacn financial year 10 prepare the
Beant's decisions on the remuneraticn of directors and the
Company's share incentive pians (Under Dutch iow and the
Arilcles, the principad guidelines for directors’ remuneration and
approval for directors’ options and share incentive schemes
must be determined by a General Meeting of Sharehclders). The
Committee also prepares an Anmual Report on the Company's
remineration policy. The remuneration report may be found on
pages 46 and 47 of this document

Composition: Mr Yitzhaki. tdr Wichers &nd Mr van Eibergen
Santhagdens. Chalrman: Mr Yitzhaki.

CORPORATE GOVERNANCE . .
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Nomnsation Committes

Maeting at jeast iwice a year the Nominstion Committes
comprises three nonexecutive directors, Its main roles are o
prepare selection criterla and appointinent procedures Tor Board
members and to review the Bosrd’s strutiure, size and
composition, Whursas all senior management of the Compary
was ahready nominated and shce there wasnt any other
necessily. the Nomination Committee didnt meet in 2008 as
frequently 8y reguired.

Compasition: Mr Yitzhalki, Mr van Cibergen Santhsgens end
Mr Paap. Chalrman; Mr Paap.

Intemal chnirol/risk mansgement
The Company fully coimplips with the Internal contral provisione
of the Combined Code and the Dutch Corpurite Govemance

Code. The Board has established a continuous process for .

identifying and mansding the risks facad by the Company, zand
confirms that ary sppropriate actions have bean or are being
taken 1o address any wiaknesses,

It iz the responsibility of the Audit Cormunittee 1o consider the
effectiveness of the Campany's internal controls and risk
management procechires, and the risks agsoclated with individual
development projects are addressed ench manth by the Executive
Commitiee.

Share-deniing code

The Conpany operates a share-dezling cude, particularly refasing
to desling during close periods, for all Board members and
certain employees, as s appropnate for a listed company, The
Compary takes all ressonable steps 0 ensure cormplisnce by
those parties affected,

The sharedenling code meots the requirements of both the
Mcdel Code set out in the Listing Rules and the Markes Abuse
chapter of the Wie 1995,

Conirolling sharshoider and conflicts of interast

The Compary has a cootolling shareholder who owns
approxinately 73.69% of the Eniargec Share Capital and
therefora has effective conirol of the Company. The Board is
satisfied that the Company is capable of carrying on its business

relationship agreemnent to ensure that all transactions and
reiationships he has with the Group are copducted at ann's
length and on a normal comraercisl basis.,

Independentily ol the Controlling Shareholder, with whom it has a l

The Arlicles ot Association of the Company Include provisions on
contticts of Interest between the Compiany ol hnlders of control,
if a confuict of interes: arises betwern the controlling shareholoer
and the Company, the non-indeperdert, directors will take no par
inthe Board's decisions on the matter,

Sharsholder communication

The Company's managerent meets with sharehalders each year
at the Anrval General Meeting (AGM: to discuss matters relating
to the business.

Details of this year's AGM ¢an hae found on page 40,
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The Board is commilted lo maintaining an open. honest and
positive dialogue with sharcholders.

To ensure that all ns communicalions are actually corregt, 1t is
furnigtied with full information before every meeting on the state
and perfonnance of the busanass. I alse has uitimate responsibilily
tor roviewing ond approving. all infonnatin cantained in itg
annust, interim and other reporis, ensuring that they present
nalanced assce [ of the Company's position.

The main channels ot gon ication with sharehoiders are the
Chairman, CEQ, CFO and our fingncial PR advisers, aithough all
diteciors are apen to dislugue with shareholders 2% appropriate.
The Board encourages communication with all shareholders at
any lime other than during close perieds. and is willing to enter
dialopue with both institutional and private shareholders.

It aisn actively encourages participation at the NGM, which |s the
principal forum for dizlogue with private shareholders. As wel as
presentations gutlining e progress of the business. it includes
an apen guestion and answer sesswon in which individual
irerests ard concems may be addressed. Rosolutions put to
vote and their resubts will he published following the meeting.

The Company’s website [(winw plazacenters.com) contains
comprehensive infcimation about the business, and there is a
cedicated investor relations section where cetaled financial
mignnalion an the Company may e found.

Corporate, social and ethical policies

The Comparry is responsible not only to its shareholders. but
also 1 a renfe of owher stakehotders including employees,
costamers, suppliers ang the communities upon whoin is
operations have an impact.

It is therefore Tha responsibility of the Brard 10 onsure that the
Company. itS dircetors and its cinployees act at all tme In an
etiwcal mannet. As a resull, the Company secks to be honest and
fair in ity reladions with all stakeholders and (o respect the laws
and sensitivilies of all the countiies in which it operates.

Environment

The Company regands compliange with environimental leglziation
in every country where it cperates as s minsmwn standard, and
significam tevels of management aticnbon are focosed on
ensunng hat all employees and contractors achieve and surpass
hoth regulatory and internal arwireemoenta) standards.

The Gompany underiakes 2 dataied environmental inpact study
of every project it undertahes. including an awdit of its waste
management, water and eneigy Jsage, emissions 1o air and
waten, azone depielion and more.

Hoalth and safety

The Company is ormmilted 1o promoting the health, safety and
welfare of Ry employees, and is supported i achieving its “zero
harm” goal through an activt heaith and safety educational
program irvoiving all employees across the organization,
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REMUNERATION REPORT

Remuneration Committes

A% stated in the Coporate Governance jeport on pages 41 to 45
of thi3 document, the Remuneration Commitiee meets at least
{wice each financial year o prepare. among other matters, the
decision of the Board relaling o the remuneraton of directors
and any share ientive olans. L is aisa responsible for preparing
an annuat report on the Company s renruneration pallies and for
Riving full consideration in alt i15 delibersiions to the principles
set out in the Camtwned Code.

The committee compnises shree non-cxocutive directors - it is
chaired by Shimon Yitzhaa and the other mambers are Manus
van Eibergen Santhagens and Marco Wichers.

Linder Dutch sorporite low and the Aricles of the Company, a
General Meeting of Shancholders must detenmine the principal
guidrlines governing the rcrmuneration both of exscubive and
nen-executive directors. In addilisn, such a meetng also has to
approve e granting to them of options and share moenive
plans.

The Board may only delermine ihe remunenation of direcloes
within such guidelines. and no dirgcior or manager may be
inwived 0 any declsons relating 1o his g hir awn remuneration,

Chaleman and sxacutive directors
Non-performance refated remuneration
Mr Mardechay Zisser

Mr Ran Shlarkman

Total

Non-executive diractore
Nor-performance retatod remunaration
Mr Shimon Yitzhaki

Mr Marws van Elbargen Santhagens
Mr Eoward Poap
Mr Marco Wichers
Totai
Tolal - all directors
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Remunsration polcy

Plaza Centers’ remuneration palicy 15 designed to attvact.
riotivate and retain the high-catibee wdividuals who will enabie
the Company 1o sorve the best interests of sharehoiders over
the long term, theough delivering @ high level ol corporite
perfotmance, Remuneration packapes are aited at balancing
both shorttern and longlerm rewards. as well 4s perfoninance
and non-performance related pay.

The Remuneration Committae reviews hase salaries annunily,
Increases for ail employeés are recommended by reference to
cost of living. responsibililies and mavket rates. and are
performed at the same time of year.

The Remunerstion Committee belleves that any director's total
remuneration shoukl alm ¢ recognize his o her worth on the
open market and to this end pays base satadoes in kne will the
market inedlan supplemented by a perforrpance-redsted elermem
with the capacity to provide more than S0% of total potential
rgmunestion,

Totsl now Telnl
Shure
Salnry Incentive reiated relutod
and foes [

€000 €000 <000 (4]

24 1,370 1.584 -
396 2,840 3,236 796

810 4,10 4,820 796
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80 - 50 -

50 - 50 -

50 - 50 -

150 315 485 -

160 4,525 5,286 796

1 Accounteig o Cash expansday recoedtd 1 the C o pang s maoine: statamemni w connection wih tha Shone cition man
2 Par marapsmen agropmonl, pRsise vidg caltidater a5 (LTS, 3 nel predan peeflls of UR 10 €10 mlllan, and thArkafter LIRS of mw adt pretay nroits wiiely sveeed
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MANAGEMENY AND GDVEHIIANGE

Sarvice arangentents

The executive directers hive rolling Service controcts with the
Company, which may be lerminated on 12 months® and three
menths' notice in he cases of the Chiinman ond the CEQ/
Fresident respeciively,

The nomwexccutve directors have specific terms of referénce.
Their letiers of appointment siate an initial 12-month pericd,
termnable by either parly on three months' wiiten natice, Save
for paymen durlng respeciive notice periods, these agreements
o not prowtie For paymont on termination.

Bonusas

The Company has a perfennance-llnked borus policy for senlor
executives and employees, under which up to 3% of net annuat
profits are set aside M dlocyien by the directors 1o employees
on an evaluation of thelr individual contributions 10 the Company's

PI.IZA CENTERB M.V n'\ LUAL REPORT A8
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performance. tn addition, the Boad can award ad hoe honuses
to project managers, area managers and other employews on the
surcessiul completion angsor opening of each propct. The
directors also bave the authonty to awart discresionary bonuses
10 outstanding exnpioyees which sre not linked to the Company's
financial resulls.

Shave options

The Company adopted its Share Option Schame on Ocwber 36,
2006 which was emended on November 25, 2008 refer to puge
40). The terms and conditicns of which [excep: for the exertise
price} are reguiated by the Share Cotion Scheme. Oplions wil)
vast in three egual annual portions and have contractual fife of
seven vears following grant.

in the coursa of 2008, 3,625,000 options were granted, For the
axarcise and forfail of optlons refer o the table Lelow.,

Nusnber Exercisg

vostod 3 Ml pHce of

Number Deceruber 31, options

of options 2008 £

Mr Mardechay leser 3,907,895 1,302,632 0.52
Mr Ran Shtarkman 10,150,376 3,383.459 0.52
Mr Stumon Yuzhato 1,116,541 372,180 0.52
Mr Marius van Eibergen Santhagens - - N/A
Mr Edward Paap - - N/A
Mr Marco Wichers - - N/A
Numbar of

options &8 at

Decomber 31.

2008

Taral pool ' 33.934.586
Granted 33,827,174
Exercised (435.182)
Fotfeiten {3,278,784)
Left for future grant 3,284,198

amnsterdam, Apeil 30, 2009

The Board of Dircoters

Mordechay Zissor - Ran Shtarkman

Marius van Elbergen Santhagens Marco Wichers

Shimon Yitzhakl

Edward Paap

vy
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MANAGENENT AND SLVERNANCE

STATEMENT OF THE DIRECTORS

The responsibllities of the giresiors are determined by applicable
ey and nternanional Financial Reporhing Siandanls (IFRSs) as
adogled by the Europoan Unioo,

Tiw directors are responsilite for preparing the Annua; report and
e annudl Twancial statements in accordarce with anglicaoke
I and regulations,

Netherands law regures ihe direclors O prepare financial
slaterqents for each financial year that gdive. according W
generally acceptable standards, a wue and fair view of the
assets, liaolities, hrarcml positon ahd profi or loss of the
company and the companies [hat are included In its convolidated
accounts for that penod.

Netherlands law reguires the direciors 10 prepare ihe Annual
report that gves a true anwd falr view of the position as per the
hafance shee! daie, the course of business during the past
finantial year of !he company and its affilinted companies
ncluded in the anm.at financial stalenents, and that the annual
remrl containg a proper description of e principal niske the
Company faces,

Directors are requirad to abide by corlain guidelines in undertaking
these taghs.

The diteclors need Lo selecl appropriate accounting policles and
apply them consistently in their reports. They must, siate whether
ey Nave followed appheable accourting standards, disclosing and
explaining any materiat departwres ie the financial statements,

Ary jptigments and estinates 1hat direciorns make mast be bath
reasonable and piudent. The directors inust also prapare financial
statements on a "going concermn” hasis. unleas it 15 inappropriaie
o presume that the Company will continue in business.

The directors canfitm that they have complied with the above
requirements in preparing the financial staterments,

Throughaut the firancial year, the directors ere responsible for
keeping propes accounting reconds which disclose at any time
and with reasonaoke accuracy e financial posiion of the
Compamy. They are also responsible for ansuring that these
statements camply with applicable sompany iaw.

In addition, they are responsihle for internal controd systems that
belp identify and address the commercial lisks of being in
business. and 50 safeguard the assers of the Company. Thay are
alse ragpansible for taking reasonakle steps to enable the
detection and orevention of fiaud and other wrogularities.

The Company’s website may be accessed in meny countrigs, which
have differem legal requisements. The directors arg responsitle
for mantaining the accuracy uf corpoiate and financial information
on the website, whure a failure 10 update or amend infonnation
may cause inappropriate decision making.
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On the basis of the above and in accoidance with Best Practice
Provision I1.1.4. of the Nethertands Corporate Gowernance Code
of December 2003, teking mia actount the recommandation of
the Corporate Govemance Monitoring  Committee on  the
apphlcation thereol, the direclors canfirm that el contols
owr financial reporiing wiinn the company prowde a8 regsonable
tevel of assuranice thal Lke inencial reporting doas ag! contain
any malerial inaccuracies, and confirm that these controls
functionad propery in the year under review and that thare are no
indications that they will not contlnue to o so.

The financiad slatements (airy represent tha Companys financial
condition and the results of the Company's operations an
provide the required disclosures.

It should be neted thal the above does not anply that these
systems and procedures provide abgolule assurance as to the
raalizalion of nperational and sirategie business shiectives, or
that they con prevent all missiatements, Inaccuracies, etrors,
fraud and non-compliance wilh lkegsiation, ruies and 1efuations.

In view ot ail of e apove, herelry following te rednrements of
artigle 5:25¢ paragraph 2 under ¢. of the Netherlands Act on the
financial supservision (Wel cp het financieel toezicht), the directors
hereby confinm that (i) the annual mancial statements 2008 as
included herein, give 3 Urue and fair view of the assets, liabilities,
financial position and profit or loss of the company and its
affiliated companies thai are includad in the consalidated
financial statements: and (i) the annual report includes a far
wvtew of tha posilion at ithe balance sheet daie and the
aevetopment snd performance of the business of the company
and its afflisled compenies that sre included in the consahdaten
anniial financial statements and that the pringipal risks and
unceriaintles that the Company Races are descmbed.

The board of managing direciors

Mordechay 2isser
Executive director and Chairman

Ran Shtarliman
Exucutive director, Fresident and CEQ

Shimon Yitzhaki
Notrexacutive director

Edward Paap
Nom-exscutive director

Marius van Eibargen Santhagens
Non-executive director

Marco Wichaers
Non-axscutive director

April 30, 2008
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CONSOLIDATED BALANCE SHEET 50

Fau the y2 ended Dearoter 2.0 008

Oacomber 31, Decetia L.
s 2006 o
AsbErs . e men e —————
Cash ang gash equivalents H 146,026 645,381
Restricted ban’ deposits 6 32,253 25.155
Short-lerm deposits vnd imvesunems . - 1,033 1
Avgilable-tor-sale Erancial assels 7 8,608 -
Trade receivahles, net £l B3B8 262,585
Otner raceivahies and prepaymients ’ . & 60,530 48,107
Related parties ) ] 481 18,525
Teading properues 10 675,334 298,339
Total clmem nssots L o ' 824,090 721,130
Long lerl"l dE.DUblib Bisd other investgms L3R 50,385 1,987
Equity acrounted ivestees 15 188 1.12%
Derivatives % 20,323 2278
Property and equigment 12 15,793 16.465
. Investrment property 13 12,570 12,9270
_ Restricted bank depasits e 34,497 3.302
Gther nﬂn-cuumn asv‘ls 310 -
Total non-c,un'ant anets . 134,466 40.031
Total essets 968,556 76L 211
LIABILITIES AND SHAREHOLDERS' EQUITY
trtgrest Yearing (0ans rgni Hanis 17 69 418 409
Tradle payables 1% 23,197 16,132
Amounis due to related parties i9 2,748 23,103
Provigians 20 16,985 17,526
Olher shun term habltilles %t 13 813 35.200
Total cummt llabmtles 126 018 95.680
interest beam:g foans o banks 17 4.1..21‘3 5.461
Longterm debentures at fav value through profit or loss 22 175,144 53,821
Amounts due to related parties A6 - 1.871
Uther langtenmn liab¥ities 21 399 355
Deferred tax lrablllﬁeb 23 6,191 552
'I'oial nou-cument liabifities ' ) 223,007 62,060
snare ca Dital 24 2,924 2,924
Translatlon 1egerve 24 {12,175) (1.727)
Uther reservas 24 21,778 13,498
Share pramaan ) 24 248,860 248.860
Treasury shares FY {8,469} -
Retained ¢arn s 350 603 339.916
Total oquny atttlbutahlc to aquity holders of the Company 606 523 603,471
: Mlnorlty anteresl 3.008 -
2 Total eql.llty B . soa 531 603,474
,_;i‘, o e e = e e . - e - - .
21_’ Total equity and labilities 958,556 761,211

The neies on piges 56 ta 107 form an intcgral part ¢l (hese corsolidetad financial statements,
M financisl slalcments were anprnved by the Board of directors on March 26, 2009 and wer? signed on its behull by:

Ran Shtarkman Shimon Yitzhakl
Director, Presidont and Chief Executive Officer Director and Chafrman of tha Audit Committee

*
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PRHANCIAL STATEMENTS

CONSOLIDATED INCOME STATEMENT

Fiot Une poat evciect Dochesissr 23, 2006
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For tho yem wnded

51

Far the yen! entier

Qecomber 31, Deseppritmr 31
Nale 008 2007
Revenues o7 98,613 6507.843
Gain from the sale of mvesutent property, net - 2.071
98,613 509,914
Cost of operations 28 55,934 2GR, 730
Grosgs profit 42,679 241.184
Administraiive expenses’ 29 24,840 23117
Other income W (193) 85)
Dthier expenses ® 2,882 423
Results from cperating activitias 15,450 217.729
Finance intone a1 82,356 12,407
Finance expenses n (9,288) {3,060
Finance come, net 9,347
Share in loss of assoclare 1 (19) .
Profit efore incone tax 72,597 227.067 .
In¢ome tax axpenses 32 4,913 90
Profit for the year 67,884 226,967
Bagic eamings per share (in suros) F 0.23 Q.78
35 0.23 0.7

Diluted eamings psr share (In suros)

T Inchuding REO-DSR CARRASES Jult L1 14 SRS Aptitn plan in The sarownt of £8 3 miiion 12007 €7 8 mulions,

The notes on pages 55 to LO7 form an iMegral part of these consolidated financial statements,
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FINAHCIAL STATEMENTS

CONSOLIDATED STATEMENT OF CHANGES
IN SHAREHOLDERS’ EQUITY

Fot e ‘read aruled Decomber 21, Mk

Attributable to the equity heidera ot the Company

Fnancial
w55
O Reserve oy
Sy Shane capitid  Tranz'anan o fa: nole
[y 3T Bt LA Gl o XA v NS eRPrYe
Batanco at
Docembor 31, 2006 2.923 248860 1,840 (1.895) - -
Changes n tranglation
reservg’ - - - 168 .
Share option exarcised 1 - ~- - - -
Share based paythent - -~ 11,658 - - n
Profit for the year - - - - - -
Batanco at
Pecombar 31, 2007 2524 248,860 13,498 1,727} - -
Changes In translation .
reserve’ - - - {10,448) - -
Changes in financtal
assets availehle for sale - - - - - .20
Share-based payment - - 9,400 - - -
Qwn shares acouired - - - - [|5.,469) -
Effect of acquisition
of sunsidiaries - - - - - -
Oividend paid - - - - - -
Protit for the year - - - - - -
Balance at
Docembor 31, 2008 2,924 248,860 22,898 (12175} (546%) {1,120)

PLAZA CENTERS N.¥. AKNUSL RiT-0RT J00R

Rewasmal
oA gy

Tt

112,949 361677

- 168
- 1
~ 11658
228,967 226,967

339,216 603,471
- {10448

- {1120
- 0,400
- (5,469

{56,995) (56,995)
67,634 67.684

350,605 606,523

Mirﬂ:ify

werogl .rem:
- 364,677
- 168
- 1
- 11,658
~ 226,967
- 603,471

(170)  [10,618)
- {1,120
- 9.400
- {5469

3,178 3,178
- 156.995)
- 87684

3,008 509,531

= Maimy i canngulion w10 ndiy Gpsrguen,

Tha notes on pages 55 o 107 ferin an integral gant of these consohdated financial statements.
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FINANCIAL BTATEMENTS

CONSOLIDATED CASH FLOW STATEMENT

o thee paor eoetad Deeriet 11, 20006

PLAZA CENTERS NLY. ANLUAL REFORT T003

Decsmbar 31, Torambiet 11
Note 2008 007
Cash flowy from oparating activitias
Profil for he yenr 67,684 228,967
Adpastments necessary 1o relee] cash lows usad m operabing activilies:
Depreciat!an gnd impainicnt on proeerty and equigment 12,50 3,295 w07
Advance [Ewmert on accounts of wrnding properties (38,567} (52,358
Finance intomeo, net 31 {59,088) {9.347)
Interest aceivad n cath 14,213 6,732
Loss on sdle of property and eqguinmar© 497 40
Shag in loss of assecidle 941 19
Gain on sale of investunent propety - i2.071;
Gain on sale of wading proparty *® (41,6844) {235,499
incume {ax axpenses 4,913 Q0
Tax repaid in cash 235 -
(46,521) (84,5204
Decrease (increase) i Iratle acgounts receivabie 5 277,761 {2.807;
Decrease (Increasa) i other accounts recewable 9,105 {18.816}
Change in festagierd eash fur proiecls o be acquined {66,035) (24.540)
Increase in trading properties 0 (192,849) {302,996)
Purchase of frading propany companies [see appendix A} M {76,238) {16.244)
Incraase (Uecrease) in trade accuunts payable {13,388) 38,822
Increase (decrease} in other alilities and provsions {20,058) 20.423
Net aroceeds fram selling ¢ bading property (see appendix B} £ 80,189 63,718
Share-based paymert 6,988 7.844
(3,820 (237,796}
Interest paid (2,591 (3681
Income iax paid (202} (7}
Net cash usod In cperaling sctiviting (52,934) (402,691
Cash from investing activitlas
Furchases of fixed assms and o:her assets {2,071} (9,880
Proreeds fram gake of property and equipment 3182 192
Decrease lincreuse) 0f shorieer deposils. net 1,025 5.121)
Purchase of avaikible-for-3ale markelable securilies 7 (10,011) -
Long temit deposits, net {162) {5,430%
Net proceeds from: disposal of other subsilisries {see appendix B) - 11.526
Long-lerm siructured deposit 1 {51,308} -
Net cash used in Investing activities {59,342) (8,886}
Cash from financing activitias
Proceeds from nans from hanks ard financial institutions 4 105,568 124747
Dividend psed 7] {58,995) -
Treasury shares parchased (5,469) -
Proceeds from issuance of longterm debentures b 151,827 53,003 .
Longienn lgans repaid to banks ({768) {7,115} -
Losns repaid 1 related parties (1,260) {5.735] [
Loans received froan related parties - 336 o
Nat cash provided by financing activities 192.721

63

Far the yeas endod Foor fiwe 3G i

Eftact of exchange rste uctuations on cash Keld 1566) L
incranss (decroasa) in cash and cash equivaients during the year 79,645 {146,302
Canh and cash sagquivalents at tho baginning of the yeer 66,381 212.682
Cash and cash equivalonts at the end of the ysar 248,026 66.381

The notes on pages 55 o 167 Bwem an negral part of these conaolidated Mnancial siatements.
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CONSOLIDATED CASH FLOW STATEMEN

For tte vivn ghoed Docombm 24, 2008

For tha year ondad
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For e vaa onded

December 31, Dercenitie 34,
2008 2007
Appendix A - Acquieltion of subsidiaries
Cash and cash etuvalents of sybsidianes acquired 5.528 14
Snorl-lerm deposidy - (12,021
Triade recewables sndd nther recaivoblies 15,622 . 98
Longtenn depesit 104 -
Fixgd nesets 4,675 -
Trading property £8,531 53.848
Gther assers 1)
Trade pavables (20} {176)
Relatad parties - -
Matirity intergst {3,182) -
Other accounts gays ble {551} {25,505}
Less ~ cosh and cash equivaients of subsidiaries acquired (8.526) 114}
Acquisitions of subsidiaries. nel of cash held 78.238 16,244
Appendix B - Disposal ef subsidlartes
Cash and cash equivalems of subsidiaries dis posed 1,388 28,693
Shorttenm deposits - 3,130
Trage raceivables’ 800 2,937
Qther meembles 80 51,005
Trading properties 40,822 257,292
Investiment properties - 13.684
l.ongterm balances and e posits - 748
Interess bearing loan from hanis - (168.838)
Trada payables {5,248) (54,7000
Other accounts payables {1,105) (11,942
Related parties - 2,251
Deferred taxes and long-term babwces - (4,167}
Foraign currency translation adjustinent - 637
Net identitable assets amd lizbibties disposed 36,737 120,730
Cash from sale of subsidiaries 61,577 103,937
Less - cash and cash equivalems of subsidiaries disposed {1.388) {28,693
60.189 75,244
Non-cash transsctions
Supgpliers and creditors for ading properties 20,378 34,020
Share-based payment capitalized o Urading, properties 2,905 4 806

¥ 2007 ~icstated 10 eriuat deidor fitan w2linp 57 Miend Plaza shoooing cendar,

The notea on pages 55 to 107 furm an integral pant of these consolidated finanoal statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

NOTE1 ~ PRINCIPAL ACTIVITIES AND OWNERSHIP

Piaza Centers N.V. {"the Company”) was incorporated and registered in the Netherlands in May 1993 as a private
company by the name of Shaka B.V. In September 2006 tha Company ¢hanged its name o its present name, as part
of the London IPG reorganization. The Company's registered office is at Keizersgracht 241, Amsterdam, the
Netherdands. The Company conducts its activities in the fisld of establishing, operating and seling of shopping and
entertainment centers, as well as other mixed-use projects (retail, office, residential) in Central and Eastern Europe,
and, starting 2006, India. The consaclidated financial statements for each of the periods presented comprise the
Company and its subsidiaries (together referred to as the “Group™} and the Group's intsrest in associates and jointly
controlied entities,

In line with the Group's commercial decision to focus its business more on development and sale of shopping and
entertainment centers rather than operating them, the Group has cifassified its current projects under development as
trading properties rather than investment properties.

The Company's shares are traded on the Official List of the London Stock Exchange ("LSE") and starting October 18,
2007, the Company's shares are also isted in the Warsaw Stock Exchange ("WSE”).

The Company’s immediate parent company is Elbit Ultrasound B.V. ("EUL"), which holds 70.6% of the Company's
shares, as of balance sheet date. The ultimate parent company is Elbit imaging Limited ("EF), which is indirectly
controlled by Mr Mordechay Zisser. El itseif holds as of balance sheet date 0.1% of the Company's shares. Regarding
share purchase of the Company by El and treasury shares purchase refer to note 36. For the list of the Company's
subsidiaries, joint ventures and affiliates, refer to note 41.

NOTE 2 — BASIS OF PREPARATION

A Statement of compliance
The consolidated financial statements have been prepared in accordanca with Intemational Financial Reporting
Standards (“IFRS"), as adopted by the EU.

The Company is required to file consolidated financial statements prepared in accordance with the Netheriands Civil
Code. At the date of approving these financial statements the Company had not yet prepared consolidated financial
statements for the year ended December 31, 2008 in accordance with the Netherlands Civil Code.

The financial statements were approved by the Board of Directors on March 26, 2009.

B Basis of measurement
The consalidated financial statements have been prepared under the historical cost convention, except for the
following:

y Invesiment property is measured at fair value,

» Liabilities for cash-settied share-based payment arrangements are measured at fair value;
» Avalilable for sale financial assets are measured at fair value;

» Derivative financial instruments are measured at fair valus; and

» Financial instruments at fair value through profit or loss are measured at fair value.

C Functional and presentation currency
Thesa consoclidated financial statements are presented in euros, which is tha Company's functional currency. All
financial information presented in suros has been rounded to the nearest thousand, unless otherwise indicated.

D Use of estimates and judgmants

The preparation of financial statements in conformity with IFRS requires mansgament to make judgments, estimates
and assumptions that affect the application of policies and reported amounts of assets and liabilities, incoms and
expenses. The estimates and associated assumptions are based on historical experience and various other factors that
are believed to be reasonable under the circumstances, the results of which form the basis of making the judgments
about camying values of assets and llabilities that are not readily apparent from cther sources. Actual resuits may differ
from these estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are
recognized in the period in which the estimate s revised if the revision affects only that period or in the period of the
revigion and future periods if the revision affects both current and futurs periods.

abe
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 56

NOTE 2 - BASIS OF PREPARATION

Judgments made by eanageeneel n e agplontion of IFRS that have snlfleant effect on the financial statensenta amd ostinales with
i srgnifeant <isk of matenal adustmonts in the next year ore discussed m the following Naes:

} Note 10 - voluation of ‘rading properues

b Note 1.3 ~valuation Of mwvesimenl property

} Noles 20, 35 - provisions and contmgencics

} Nolg 26 - measureiment of share-based payments
¥ Note 32 - ytilizazion of tox losses

? Note 34 = valuation &f deancipl instruments. (Bonds, $waps. structure;

NOTE 3 - SUMMANY OF SIGNIFICANT ACCOUNTING POLICIES

The accounting policies set dut below have heen applied consistently to all periods presented in these consclidated financial statements,
and have been apptied cansistently by Group entities,

A Basls of consolidation

1 Subsldiaries

The eonsolidaed inancial statements Incorporate the financial stalements of the Company and entities controlied hy the Company (it
subsldianes), Centiol is echiever where the Compary hag the power, directly or inditectly, to govern the financial and operating policies
of an investee entiy su as to ehtan benefits from its activities. in assessing control. potantiat voting rights that presently are exarcisable
or corvertible are taken intn account, The financial statements of subsidiades are included in the consaldated financial statemens
from the date that conlrol commenses until the date that condrol ceases.

Under IFRS 3, when acquiring subsidianps and operabions that do net constitute & husiness as definad in IFRS 3, the consideration for
the acquisition 1 only allocated between (Re identifisble assets end iiabilities of the acquiree. sccording to the proportion of thew fair
value at the scquisitivn date And without artributing any amount tv goodwill ar deferred texes, with the participation of the minority, if
any, according 1o its share in the net fair value of these recognized assets al the acquisition date.

When non-controlling inierests in subsidiarles are acquired, the difflerence between the amount paid and the amourt of the acyuired
sharg v the noncontroliing interes: &t the acquisition date Is attributed to assets and ligbilities as aforesaid. Where nevessary,
adjustmenls me made Lo the financidl stalenents nof subsidanes to bring the accounting policies used into ling with Lhose used by the
Group ir the conselidated finantial statements,

2 Assoclates

An associale 1§ an entity over which the Group 18 in a position to exersise significant influence, but not contred or 0int control, through
participaticn in the financial and operating policy decisions of the assocate. Sigmficant influence ¢ presumend Lo exist when the Oroup
holds hewween 203 and 50% of the voting power of another entity.

The censolidated financial statemeants inzlude the Group's share of the total recognized incame and expense and equity movements of
asgociales aftes adjustingnts to align the accounting nolicies weth those of the Group, from, the date that sigrficant [nfluerice commences
untit the clate that significant nflimner ceases,

Irvestments in assesintes are carred in the Balance sheet at cost as adjusied by post-acquisition changes in the Group’s share of the
net agsets of the assosiale, less any inpainmens in the value of individug investments. Losses of the assogiate in eacess of the Graup's
interest in those associates are reduced untl the investment is brought to nil, and then further lasses are only tecognized & the Grovp
hos Incurred & tegal/sonstructive cbligation to fund such losses.

Any excess of the cost of acausition over the Lroup's share of the fair values of the net identifable assets of the associale at the date
of pequisition is rezognized as goothwlll, tn respect of associates, tha carrying amount of goodwill is intluded in the carryving arount of
the ivestment in e associate. When the cost of acgquisition is below the Groun's shar of ihe fair values of Lhe net Wentiliable assets
of the associate at the date of acquisitien (L.e. giscount un acquisition), the difference is recognized in the Income statement in the
period of acquisition.
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3 Jointly controiled eniitias

Joinl veriuras (*JV7; are thase entities over whose activitiea the Geoup has joint condrod, estabiishad by contractual agreement and
requring unanimous sursent fur stiite firencial and operating demsions. JY's are aceounted for usep the propartional conselidation
mathed of acrounting

The fmancial statements of it vertures 2re included in the consolidated financial statements from Lhe gate thal joint sonlrol
commences unll the date that joint conlrol ceases. Where necessary, adjustments are made to the financial statemems of jont
ventures o biing the accounting policies used into ling with those used by the Group in the consolidated financigt stateen!s.

& Acquisitions from entities umier common controf

Transaciions ansing from ranslets of intarests in entities that are under the conteof of the shareholder thal controla the Group nre
accounted fur as if the acgqursiion had cccurred at the beginning of the earllest comparative period pregented or, if katar, at the date that
commoea tontrol was astablished: for this purpuse comparatives are restated, The assets and liabilities acquired are recognized sl thelr
fair vatue at the date of the acquisition. Any excess of the cost of acguisition over the Group’s intarast in thw fair values of the net
cientifisbie assers asquired s recopnizad as goodwill. When the excess 15 regative {nedat.ve goodwilly, 11 18 recognized diectly in profit
or loss in he penod of dcgusition.

5 Transactions eliminated on conscoldation

Matenal mtra-gmup balsnces and transactions, and any unrealized income and axpenses avtsing from intra-grotp ransactions, are
eliminated in prepating he consobdated firencial statements. Unveslirsd gaing afising from wransactions with joint ventures and
asgociates e eliminated to the extent of the Group's interest In the entity. Unmeaiized Iosses are sliminater] in the same way as
urrealizeq gaing, bul only 1o the extent that there is ne evidenca of impalrment,

B Forelgw currency

1 Forelgn currancy transactions

Transactions in foregn curranciss are ranalated to the raspective functionsl currencies of Group entizins al exchange rales al the dates
of the transgclions. Monetary 3ssets and liabdes denominated in foreign currancies at the reporting date are retransisted to the
tfunctional currency at the exchange rate al that dste. The forelgn currency galn or loss on monétary items is the difference betwean
amortized cast in the lunchanal cumrency at the beginning of the period. adiusted for effective interest and payments during the panod,
and the amortized cost in forexdn cutrency translated at the exchange rate at the end of the penod. Nomamonetary assets and liabilit-es
denosninated in foreign rurrencies that are meastured al fair value are ratranslated to the funclional currency at the axchange rate at the
date that the far vilue was detersnined, Foreign currency differences arising on retranslation are recognmed in profit os loss. except for
differences arising on the revansiation of available-for-sale equity instruments, a financial Jlability designated as a hedge of the net
investmant in a foreign operation, or qualifying cash flaw hedges, which are recognized directly in souity.

2 Financial statements of foreigh operstions

The assets and Eabilities of foreign operations. including goodwill and fair vaiue adjustmenis arising on acquisition, sre translated 1o
auros 8t exthange rates az the reporting date. The income and expensas of foraign cpernions ae translated 10 auros at exchange ratesy
at the dotes of the ansactons. Formgh exchange ditferances artsing on retranslation are recognized directly in the foreign currency
transtation neserve (FCIR), T

The auro {(EUR) 18 the tunsaonal currency for Group companies (with the axception of Indian companies = in which the junctionat currency
is the indlan Rupes - INR) since it best rellacts the business and resuits of aperations of the Group commias; This 1S based upan the
fsct that the eurg (and in India - the INR) 12 the curmency in which management datermines its budgets. transagtions with tenants.
potential buyers and suppliers. and its financing activibes and assesses it§ Currency exposures,

Foreign exchange gains 3¢ losees arising from a monetary item recelvable from or gayable to B foreign operation, the settlement of ’Kp(-_'
which is neither pianned nor likely in the foreseeable Riture, are cansidered to forms part of & net ivestenent in a foreign operation bnd v
are recugmsed dirgcrly in equity in the FCTR.

3 Net investmeat In forsign operations exchange
Mifferences arising from translation of the net Investment in foreign operations are taken to trenstation reserve. They are relessed inlo «

the income stamamesn upon disposal.

€ Financial Instruments

41 Nonedesivative financial instrumonts

Nondedivative fmam:ial instuments corprise investinents in equity and debt securities, 1rade and other receivatles. cash and cash
equivakents, oans and borrowings. and trade and other payables.

Norrtderivative financial nstruments are recognized imitially at fair value plus, for instruments not at fair value through grofit or loss.
any directly attributable transaction costs. Subsequent to initial recognition nonderivative financial instruments are measured as
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NOTE 3 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES = .: -

C Financlal instraments

Cash and cash equivalenia

Lash and cash equivalents comprise cash balances and shor-term invesiments with originat maturities ot ihree months or less from
the acquisition daie.

Restrictad depoasits and cash in escrow .
Reuiricted d2p0s1ts congist of depoklis in backs and other nancial nstitutions thal the Group has pledged i setwe banking facilkigs
and other finangis! instrimesils in the Group end cannot be used freely tor operalions,

Cash in escrow represents cash paid into an escrow account held by & third party as payment for purchases of properly by the Group
until such purchase wansactions are finalkized and legal blle Is passed to the Group.

Trade receivahles
Trade receivablos are measured ot amortized cost using the effective interest method. less any impairment losses.

Available-for-sals financial assets

. The Graup’s investmerrs in certaun debt and squity secunlies are classified as available-for-sale linancial assets. Subsequent to initiat
recognition, they are Measwed at fair value and changes therein, other than impairment losses (sce note 7) are iecogneeed directly in
equity. When aromastment is darecognived, the cumulative galn or foss In equity is ransierced to it or loss.

Held-to-maturity investments .

H the Graup has the positive ittent and abily to hold debt securities to maturity. then they are classiied 2s heldlomaturity, Heldto-
maturity investments are measured 2t amortized cost using the effective interest method. less any impairment losses. Heid Lo maturity
investment comprise of siruciare A (see note 11{(1)).

Intorest-hearing borrowings

Interusi-bearing bormewings are recognized inRially at fair value less attributable transaction costs. Subseguenl to initial recognition,
interest-besing bonGwngs are siated at amortized cost with any difference between cost and redemgption value being recognized in the
incame statement over the pennit of the Borrowings on an effective inlerest basis unless thosa costs are capitalized.

" Financial assets and fiabilities at falr value through profit or foss
Financial assels and liabkies at tair value tuough profit or loss includes structured deposit 8 {see note 11(1) and unsecured
nonconvertible Debenlures series A and surtes B (sce note 22).

Upon initial recogrition a financal asset or a Bnancial labiity may be designated by the Company as at fair value through profit or 105s.
Financlal insuuments e designated st fair value dwough profit of loss if the Group manages such investments and makes purchase
and sale decisions based on thea fair vodue In actardance with the Group's documented sisk managemnent or investmen), slratedy. or it
eliminates or sighiticantly reduces @ measurement o recoghition inconsistency. Upon initial recognition attributable transaclion costs
ure recopgnized in praht or loss wiwen incurqed. Financial liatilties at fair value trough proht or loss are measured at Fair value, and
changles therein are recognized in profit or loss,

QOther
Other nonvdenvatve fnancial instrrnents arc measwed at amortized cost using he effective interest method, less any imparmanl losses.

2 Derivative financial instruments

The Group holis denvatve tinancial iInstruments to hedge its foreign currency and inlerest rate rsk expusures. Darivatives are recognized
initially ot fair value; attribuable ransaction tosts are recopnized in profit or loss when incurred, Subsequent fo ivat racagmtion.
derivatives are measured at fair valug, anc changes therein are accounted for as described betow. .

Embedded derwvatives are separated from the host contract and accounted for separately if the economic characteristics and nsks of
the host contract and the embedded dedvative are nol clusely relatey, a separate instrumant with the same @rms as the embedded
derivative would meet the detmilion ot o derivalive, and the cambined Instrument 1s not mensured a8 fair value Wrough profil or loss,
If an emtity s required to seporate an embetided derivative From its host contract, but is unable to measure the embedded derfvative
separately. the Coinpany shiah designate the entire mancial msirument at Tair vatue through profi or loss.

Swap transactions
Tha Group measures Cross Currency Interest Rate Swaps ransactions as hedging transactions not racognized for accounting purposes,

al fair value through prukl and Wss (see note 16),

LT
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3 De-vecognition of financial assets and Kabilities
Financiol assets
A financiat agset i, where agnlicable a part of financial agset of part of a group of similar financial assels) 1s derecegnized when:

? The rights 1y receive: cosh Azws from the sssel have expired

¥ The Group relains the sgtht 16 receve cash Aows from the asset, but has assumed an ctdigation Lo pay them in full withcut matenal
delay o a third party under a "pass lhrough” arrasgement: or

} Thy Group hay Wransfened is 1ighs to recaive cash Niows from the assol and either (4) as Lansferrsd substantially all the risks ard
rewards of the asset, or (b} has naither ransferred nor retained substantialty all the risks and rewerds of the asset, but has transferred
vontrof of the asset.

Where the Company has bansiomad ils rights 1o receiva cash flows from an asset ard has neither ransfen od o resaned subslanlitly
all the risks and rewarcts of the assel nor mnsferred control of the asset, the assel is recognized to the extent of the Group's continuing
involvament in the assei. Continuing Rvolvement that takaes the form of a guarantes over the transferrad asset is measured at the lower
of the original carrying armolinl of the assel and the maximum amount of consideration that ihe Group could be required to repay.

Financial iakilitles
A financial hability 1s derecognized when the obl.gation under the liability 16 discharged o cancalied or expires.

Where an ensting Sabitity & replased by another from the smne lender on substantially different tenns, or the werms of an exisling
liabdity are substantiatiy medified, such an exchange or modification s treated Bs 2 derscognioon of the origina! liahdity and the
recognition of a new liabikty, and the difference in the respeciive carrying amounts is recognized in the income statement, if the
exchanga or modification s immalerial, it is reated in the term of the original conwnitment and no gain or joss Is recognized from
ihe axchange.

4 Shave capitat - Ondinary Sharea
Incramentat cosis direcdly attnhutable 16 issue of Ordinary Shares and share options are recognized as a deduction from equity, net of
ey tax effect. Cosls attribantable to listing axisting shares are expensed as incurred.

§ Rapurchase of share capitel ({treasury shares)

When share capeal reccgnized as equey is repaichased, the amount of the consideration paid which inchides directly attibutable costs.,
is net of any tax effects. and s recagnized as a deduction from equity, Repurchased shares ave classsfied as treasury shares and are
presented as @ deduction from total equity. When breasury shares are soltt or misaued subseguently, the amount received is recognized
as an mereasa in equity, and the resulling surplus or deficit on the transaction i transfersad to/from retamad eamings,

D Trading properties
Properties that are being constructed or developed for fulure use as trading properties (inventory} are classified as trading properties
and measured at the lower of cost and net realizable value.

Nal realizabie value is the estimated selling price in the ordinary course of busi less the esti ¢ costs to complete construction
and sefling expenses.

Lands which are Jdesignatad for developmens of trading properties profects are not writlen down below costs if the completed projects
ore expectedt o be sold at or ahove cost.

Costs comprise all coata of purchase, diregt materials, direct labour costs, subcontracting coa:s ant other direct overhead costs
incurred in bringing the propertics to hesr prasant condition.

Bofrowisg tosts ditectly altiibuwable 1o the acquishion or construction of a qualifying asse: are capitalized as part of e gosls of the
assel, A qualifying asse! is an dsset that necessarily takes a substantisf period of tme to gat ready for its intended use or sale. Other
birrowang coSts are racnEnured a5 an expense 1 the period in which iley Incurrad. Capiialization of bormwing costs conumences when
the activities to prepara the asset are in progress and expanditures and bormowing casts are being incured. Capitalizetion of barrowing
costs may continue until the assets are substantially ready for their intended use.

Norespecific borrowing costs are camitalized o such qualifeing asset, by applying & capitalization rata (e the expondilures on thal asset.
The capitalization rate is the weighted average of ihe borrowing costs applicable 10 the Sorrowing of the Group that are outstanding
during the pedod. ether than bomowing made speciically for the purpese of oliaiming a qualtfung asset. The amount of burowing cosie
capitalized ¢uring the peniod does not excepd Y8 amount of barrowing costs Inclrred dusing that period.
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NOTE 3 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

E Operating cycle
Tive Groupr 15 avalved il prufects Some: of which may ke up Lo five years to complelz. Tae cost of invendory and louns which fingeiced
the developrien! poxcls is presenicd as current assets and labifities (sce note 104

F Investmsnt property
Iovesiment propertins are properties which are held either 1o earn rental income or for capital appreciation orf for both, Investment
properties are slated al fair value ot the balance sheet date. For measuring fair value of Investment properiy please refer 10 note 4.

Any gain or 10SS arising frum a change in fair value 13 recognized in the income statement in the period in whtich it arises. Rent! income
trom investmert property 1S acrounied tor os described In accounting pelicy 3i)).

@ Property and aquipment
Iliems of property and equipment tre staled at cost less accumulated depreciation (see below) end accumulated mpairment losses
[see aceounling policy 341}k Cosi meiudes expenditure 1hat is direstly atwibutable 10 the acquisition of the asset.

Where parts of an item of property and equipiment have different useful ives, they are accounted for as separale items of property and
equipinent.

Gaing and tosses on disposat of an item of property and equipment are datermined by comparing the proceeds Irom disposal with the
canying amount of praperty and equipment and are recognized net within other income or other axpenses in the income statemeant.

Depreciation of iteans o7 projery snd equiprent Is charged to the income statemernl over their estimated useful lives. using the
straightdine methed, on the following rates:

=
l.and owued ) i}
Shopping senters — buitding 2-4
Mechanical systems in the buildings 7-10
Aircraft 3.7-5
Other’ 633

* Tonsiats wedafe of daetoe et s e {adge drd 2008 o=dgheral . i,

Depreciation methods, useful lives and residual vatues are reviewed ot each reporting date.

H Other non-current assets

1 Initlation costs of shopping cuntors

Expendiure on assessmenl and research activiies, undertaken with the prospect of developing new shepping centers, are recognized
in the incoine statement as an expense as incurred.

Costs which are direclly ralating Lo initiation activities (prior 1o the conclusion of the land acquisition, ete. ), are ¢apitalized as they arise,
when D properly SCqQuisition (ransanion is foreseen and probabls, and are chasged (o the cost of constructing of the reaf estase project
upon execution of the yansaction. When there 15 no 10nger a probable expectation of completing the transacton, the above mentioned
costs are written-off o the statemanl of income,

Z Cast of obtnining long-tarm iaaso agreameants
Direct incremmental ¢costs related to obtaining long-term lease agreemments with tenants are capitalized when they arlse and ¢harged 10
the stotement of income avir the weighted average term of the lease period.

1 Impaiement

1 Financial assets

A hnancinl asset is aSI08Ses a1 Cach reporiing Jute to determing whether there 1s any abjective evidence that it :s impaired. A lindn('ml
asset is considered 1o he impaired if objective evidence indicates that one of mere events have had a negativa effect on the gstimausd
fulure cash llgws of Lhal asscl

An ing@innent loss in respect o) o tnanoial asset measured ol amortized cost 1s celculated as the differcnce between its carmying
amowit. and the present vahie of the estimaled Julure cash flows discounted ot the onginal cifective interest rate (i.e. tho electivy
interest rate computed at initial recognition). The carrying amount of the assel is reduced through use of an allovance account.

individually similicant financial assels are testagd for unpaimient on an individual basis. The remaiiung financial assaets are assessec
rollectively in groups 1hai share sirular crediz Ak characteristies.
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AL impee vz Josses aee racognized wprofit or loss. Ay cumulative foss in respect of an availatie-forsale financial assal recognimoad
previously in euity is tansfered to orofil or loss,

Anirmpairment 1055 18 reversed it the revessal can ba related objectively to an event occurring aftar the wnpainnem ioas was recognized.,
For Hnancal assets measwnd M amorhized cost and avallable-for-sale financial assats hal yre debl securilies. the reversal 1s recegrized
it prliy of iyss. For availalbe-fo-saike fnancial essets that ere eguity securities, the reversal @ recognzed direstly i oqurty.

' 2 Nomfinanclal ansets

The carrying amowns of the Group's as8ets, other than nvestment property, Irading properies ang deferred 1ax assets are reviewsd ot
gach halsnca sheat date to derenning whather there is any indication of impairment. iFany such indication exists. the astet’s recoverable
anount is estimated.

The recoverable amcum of other assels is e greater of their talr value less coats to sell and value in use. In assessing value in use,
i the estmated Riwe sach fows e discounted to their present value using 3 pre-lax discount rate that reflects current market
assessments of the tme valve cf money and the risks specified to the assel.

An imparment. oss i8 recognized if the carying amount of an asset or its cash-genemating uni exceeds its recowerable amount.
Impainrent Jusses are recogrzed in e income siatement, .

: 3 Raversal of impaiment
; An impainpent leas in respect, of goodwil is ot reversed.

In respect of other gEsery, ap Wrparment loss is reversed when thers 1s an inditation that the impairment foss may na longer exist and
there hes peen a change in the estanates used {o determine the recoverabla armoun,

An impainnent loss 5 feversed only i the exlent that the assat's carrying amount doss no; exceed the carrying amwunt that wouit have
been determined, net of depreciation or amortization, If ne impairment joas had been recognized.

4 Provisions

A provision is recoyinized whan the Group has a present legal or constructive obligation as a result of 2 past event, it s probabie that an
outflow of resources will be requred to settle the obligation, and a rehable estimate of the amount can be made. Provisions are
determined by discovriting the gxpecied fufure cash tows al @ pre-tax fate that reflects cunent markel assesSmants of the time value
af mnonay and. whers aopronnate. the ris«s specit to the labiity,

’ yehere the Group expects a provision 1o be reimbursed, the revnbursement is recogniced as a separate asset but only when the
reimbursement is viratly cerain.

Provision In respect {o sold profects
The Graup's fnancial statsrents include provisions for expenses for further works te be provided on real estate assets alreacly delivered

to the buyer,

Warrantiea
Prouisian for warraniy costs & recognized at the date on which the shopping centers are sold, at the Company's best eshimate of the
expanditura required io settie the Group's cbligation. Such estimstes take into consideration warranties given to the Group by

subcontrectors.

Provisions for construction costs it refards 1o agresments with governimental instiuhions sre recofinized at the sige off date, 81 the
Company's best estimate of the expenditura required to settle the Groups cbligation.

K Revenus recognition

1 Rental Incoma from tenants, manngement fass and operation of shopping eank and inyest t propartiss

Revenues from the leasing of property and management feas. as weil a3 other revenue reisting to the operations of shapping and
antertainient centers, MG retogniead on o stralght-line basis over the term of the lease and/or 1he service.

Z Revenuass from seifing of trawiing projierties and nveastment properties
Revenues from sellirg of wading propertles ang imestment poperties are measwed at the fair vaiue of the consideration recaived

or receivable. Revenues arg recognized when ail Lhe foltowing conditions are met:
a the Group has tmnsTerred 15 the buyer the significant risks and rewards of ownership of the goods:

b the Group retdits nekier continuing managerial lwolvement to the degree usually associated with ownership ror effective control
over the guads sold:

M}
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NOTE 3 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES <.« -

K Revenue recaognition
¢ the amount Ot revenue can be measurest reliably.

<

R Is probieae thal the economic henetits associated with the transaction will flow ta the Graup tincluding the lacl thial the Luyer's iniliz)
and continuing mvastment 1s zdeguate o demonstrate cammitment to pay):

@ the cosls incurred o 10 be incuned in respect of the transaction can be measured reliably; and
P there are no significant acls that the Group s obliged 1o compléle according 1o Lhe sale agraement. .
Determination wheiley these critena Nave Leen met for each sale transacton, requires a significan! judgment by the Group manragement.

Segnificant judgment ¢ miade in determination whether, as of the balancg sheet date. the Group has wansfetred to the buyer the
slanihcant risks and rewonds assocated to the roal estate assets sofd. Such determination is based on an analysis of the terms
included in the sale ngreemient execied wiith the buyer as weil as an analysis of other cammercial understangings with the Duyer in
respoct of the real estale SLid. Genenally, the sale agreement with Tne buyer is signed during the canstruction period and the consurnation
of the transaction & subject o cenaw: conditions precedents which have to he fullilled prior to delivery. Revenues are, therefme,
recognized when alt the significant condilions precedent included in the agreement have heen fulfifled by the Gioup and/or waived by
the buyer prior to the talance sheet date,

The gelivory of the shopmng center ta The buyer iS generally exequted close to the end of construction and i 1he opening of the shopping
center 1o Lhe public. As a fesuli, the Group has e use astimates in order o determine the costs and expenses required 1¢ complme Lthe
conslrugtion works which, as of the delivery date, has not been completed andsor been paid in fuil.

Generally, the Group is providcd with a bank guarantee from tha buyer tor the total estimated proceeds in order © secure The payment
by the buyer at delivery. Therefore. te Group 1s not exposad 1o any slgnificant risks in respegt ot payment of the proceeds by the buyer.

in circumstances where the terms of the transaction provide for the Group to receive addition consigeration which is contingent upon
fulhliment ot certain conditinns without risk ot loss. and the transactic! otherwise qualifies for profit recogniticn, the contingent future
pratts are recognizad when the continiRency 1s resoived,

L Oporational loase payments
Paymants made wiwder opershing Ieases ave recognized v prafit or Ioss on & straighiine beuis over the tarm of the lease but are
immedintely capitalized as long as rhe project is under construction period.

M Finance income and axpanans

Finance income compnses nterest recevable on funds invasted (including avanotiedor-sale-financial debl sud equity securitias),
changes in the fair value of lancial mstrumens al fair value through profit or loss, gains on hedging instrurents that are recognized
in profit or l0ss, inerast on [3te payMenis hom recevables and for@igh exchange gaing,

Finance experises which ars nol caatalized comirise interast expense on borrowings, changes in the fair value of fimancial nstruments
at fair value through proit o loss, daparmant losses recognized on findncial assets. and losses on hedging wstrumerts that are
recognized in profit or loss. Frr eapitalizaticn of borrowing costs please refer 1o nole 1.0.

taterast ingeme and expensa which are s capitalized are recognized in the incoma statement as they accrue, using the effective
interast mewthnd.

Foreign curroncy gains and lesses are reported on a net basls.

For the Company's polity rogarding capitzlizalion of borrowing costs refer to note 3(d:.

. N Taxation
* Inceme Gizx experse on e ool or luss for the year comprises current and deforrsal tax.

The: Lox currently payanle is bused on laxable prolid tor the year, and any adjustingnt 1o 1ax payahle in respict of previous years. The Group's
fiastlity for current 1ax s calcuaied using tay rates that have been enacied or subsiantively 2nacted by the balance shael date.
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Deferied tax is recogrszed using the batance sheet mathod, providing for temporary ditferancas bohwveen the carying amounts of assate
and latilities for inarged mporang purposes Band the amounts used for laxation purposes. Defervetf tax is nof recagnized for the
following ternporary Jifferarces: the inatisl rezognitron of assets or liahilities ik & transaction that is not a business combination and *hat
slifacts neither accounting wor laxatle profit or loss, amt differences relating to investnients in subsidianes and jointly conuulled entities
1o the extent that it is probable that they will nol reverse in the foreseeable future. In addilion, deferred tax is not recognized for taxable
temparary ditferences arising on the initial recognition of goodwi. Defermed tax is measured at the tax rates that ane expucted to be
applied 10 femporary diflerences when they reverse, based on the laws that have heen enacted or substantively anacted by the reporting
date. Doterred tax assets and liahilities are offsat if thers 15 & legally enforceable right to offset currant tax liabilities and assets, and
heY redae t0 NCome taxes levied by the same tax abthority on the same taxable entity. or on different tax entities, but they intend to
settle covrent tax habiliues and assets on a net basis or their tak assels and fabititios will be realizedt simuitanenusly.

A deferred tax asselis tecoginred Lo the exient that it is probable thal Tuture taxabie profits will be available against which the temporary
difference can ba wiilized. Deberran tax assels are reviewed at sach repoeting date and are recuced tn the extent that it is ne longer
prabable that the rekmed tax benelit will be realized,

Additional income 1axes that arise from the distribwtion of dividends are mecognized at the same fime that the liability to pay the ralated

dwidend Is recegnized.
O Sogment reporting .

A segment 1 4 distmguishable component of the Group that is engaged either i providing related products or sardees (busingss
Ssegment}. or in providirg! products of services within a particular economic environmant (dedgraphical segment). which i subject fo fsis
and retuns that are differert from those of other segments. Segment information Is presented in respect of the Group's businass and
geographical sagments.

The Group's arlimary format for sagment reporting 1s based on peagraphical segmeits. The business segments are detemined based
on thy Group's management antt inkernal 1eponting structure.

Inte-segmont prcig & detennined (i an arm's length basis.

Segntent Tesults, assets and habilities include Rems directly attributabla to @ segment as wall as those thar can be allucated on g
reasonable pasis. Unaltocated ilems comprise mainly invesiments {other than investment property) and reiated revanue. loans and
borrowings ardd related expenses. corporate assets {primarily the Company’s headguarters) and head atice experwses, and sncome tax
assets and liabilities.

Segment capiad expendiwe is I wtal cost incurred during the perod to acquire property and equipment, and intsngible ansets cther
than goouwili.

P Employee benefits

1 Bonuses

The Group recoginize:s a liabihty and an expense for bonuses, which are based an agreements with emplayeas or ancording to imanagernent
decisions hased on Group perfortancs goals and on individual employee performance, The Group recognizes a lialil ity where contractually
abliged or where past practice has creatrsd a constructive obligation,

2 Sharwbased payment transactions

The fair value of options gramed 1o employees to acquire shares of the Company |5 recognized as an employes expense or capitatized
if directly associated with developmient of trading proparty, with a corresponding increase in equity. The fair valwe is measured at grant
Gate and spread over the paiod dunng which the employees become uncanditionally antitled to the options. The fair value of tha optinns
grsntad 15 neasurer uzing a ingmiat mone!. 1aking Into account the terms and condltions ugon wihich the options were gramed. The
amaunt recognized 35 an expense is atjusied o reflect the actual number of share opllons that vest exLepl where forfeiture is only tue
1o share proes nut achicving the threshold for vesiing,

Wherg the terms of ar eguiteseftled award ace madifted, the minimum expense recognized ig the expense as If the {erms had nol been
mindified, An aggivonal axpense g recogmed for any modification, which increases the (otal fair valus of the share-oased payment
arrangement, or is otherwise bensiicial to the employess as naasured at the date of modification.

The fair value of the amount payabie to employees in regpect of share-hased payments, which rmay be setiled in cash, at the option of
the holder. Is recognired as an expense, with a corresponding increase in liabilty, over the pericd In which the employees become
unconditicnalty entitled 1o papment, Trhe tair value s re measured at each reporting date anc at settlemant date. Ay changes in the fair
vale of the ability are recugnized as an addifionai cost in personne! expenses in the income statentent. As &t balance sheel date
sharehased payinents which may be settied in cash are options granted 10 only oné person and can e cash setted at the optlon of
the holder. Sesn also nole 20,
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NOTE 3 - SUMMARY OF S1GRIFICANT ACCOUNTING POLICIES - .~ .=

Q Earning per shara

The Sroup presenis basic aod diluted canings per share {EPS) data for its Ordinary Shares. Basic EPS is colculatend ty dividing tho profit
or loss ditributable o Grdingry Shareholders of the Company by the weighted average niimber of Cidinary Shares outstangding duning e
perod. Dituvted EFS is delermined by eojustag the prafit o loss attribuiabie to onfirary shoreholoars and th waripied average number
of Ordinary Shares outstonding ior the effects of all dilutive petential Ordinary Shares. which comprise share options giented 10
employaes,

R New standards and Interpretations nat yet adopted
A nunier of new standards, amentinents 10 standards and injerpretations are not yet effective for the year ended Cecember 31, 2008,
aryl have nol teen opelied w prepanng these consolidated financial staternenis:

t Ainendment to IFRS 2 Sharebased Poyment (eHective for annual pariods begliming on or after january 1. 2009)

The amenuments lo the Standan clarify the defeution of vesting conditions and Inboduce the concept of nonvesting conditions.

MNomvesting condivonts are to be retlecied In prantdate fair value and fallure o meet nonvesting conditions will generally result in
. wresunent as a cancellation. Tise Group has not yet completed its analysis of the impact uf the antended Standard,

} Revised IFRS 3 Business Coinbinstions (elieciive for annual penods beginning on or afier July 1, 2009

Revized IFRS 3 5 nol relevantl Lo the Groun's finangral statements as the Group dees not have aoy mterests n subsigianes that will be
afiected by the rewsions L e Siandard.

+ IFRS 8 Operating Segmearnts lefloctive tor annual perivds beginning on or after Jangary 1, 2009)

The Standard introduces the “inanagemaent approach™ 1o segment reperting and requites segment disclosure based on the components
of the enlity that management moniters m imatung, decisions abnut operating matters. Operaling segmeants are components ot an entity
about vinch separate hrancial information is availahle that is evaluated regularly by the Groups Chiet Operating Qecision Maker in
deciding now to allocate rescuices and in assessing performante.

Currently the Group nresems segmen; information in respedt of its geographic and business segments (see note 38). The Group has
not vat compieled its analys:s of the :mpact of the nevised Standard. The Standard will have ne effect an tha prefit o 10ss o eguity,

) Revisud IAS 1 Presentalion ot Finonciai Slatenents {effeclive (or annual perisds beginning on or after January 1, 2009)

The reised Standard requires 1ionmation in financial statements to be zggregated on the basis of shared characteristics and ingoduces
a statement of comprehensive iiicome, kems of Income and expense and cemponents of other comprehensive incoine may he presented
either in a single statenient of comiprahcrisive incoms teffectively combining the income statement and all non-owner changes in equity
in p single stalement), or in two separate siatenents {a separdte Income statement followed by a s@temen; ot comprehensive
inceme).

Tha Group is currently avaluating whether (0 present a8 single statement of comprehensive income, o Iws separate statemenis.

3 Revised IAS 23 Borrowing Cesis (etlechive for annuat perigds beginning an or after January 1, 2000)

The rovised Standard ipmoves the optin 10 expense borrowing COSS and requirgs the capitabzation of horrowing ¢o315 that relate to
qualifying assets (those ihat take a substantial permd of time 10 get ready for use or sale).

The revised standard do:s not bava any impact the Group financial statements since the optitn itk IAS 23 was not adopued hy the Group
in previous periods,

+ Amendments o 1AS 27, Consolidated and Separate Financial Statements (effective for annual periods begtnning on or afiel
Jamaary 1, 20090

The amendments remuove the definilion of “cos: metnod” currently sel out in 1AS 27, and instead rquire sl dividends from a subsidiary,
jamtly centrelled entity o associate to be recognized as ingome s the separate financial statements ol the iveslor when the Aght
receive the dividend {5 established.

In addition, the amentments provide guidance when the receipt of dividend income is ceemed 1o be an indicator of irpairment.

Anangments o 1AS 27 are nul relevant as these are the conaolidated financigl statements of the Group.

) Revised 1AS 27 Consolidatet and Senaratg Financiat Statements [effective for annual periods Degdinning on or after July 5. 2009).
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I the: revisad Siandard the teem mmorty interest has been replaced by norrcontreling interest. and o defined as “he sty n a
subsidiary not aitriburable, directly or indirectly, to a parent”, The reviged Standard also amends the aceounting for non-centrolling
mtgrest, the loss of control o a subsidiay, and the allpealion of profit or less and olher comprehensive income Detween the contrgiing
and nonconinoiting interes:,

The Group has not yet completed its analysis of the impact of she revised Steqdard,

¥ Amendments ;o IAS 32 Financial Instiuments: Presenzation, and JAS 1. Prasentadon of Fivancial Statements (elfective for anmual
penods beginning an or after January 4, 2008)

The amendments introguce an exemphion 1o the prngiple otherwise applied 1 IAS 32 for the classification of ingtniments ag equily; the

amendments allow certain puttedle ingtrurments issued by an entity that would normially be classifed as kabilities Lo be classitied as

equity if, and ondy if. they mee: certain condisions,

The amendmants are not ralevant 10 the Gluup's financial stalements as none of the Group entities have issued pultable instrumerts
that woutd be affected by the amendmenis,

» Amendinent to IAS 39, Financiai Instruments: Recognition and Measurement (effective Tor annual periods beginning on or affer
July 4, 2009,

The amended Standard clanhies the apphication of existing principles that Jetermine whether specific nashks or portions of cash flows are
eligible tor designation in 2 hedging refationship, in designating a hedging relationsiip the risks or portions must be separately identifiable
and reliably measurable; howsever, inflation cannet be designated. except in limited circumstances.

The amendments to (A3 39 are not retevant to the Groyp's financial statemants a8 the Group does not apoly hedge accounting.

} IFRIC 13 Customer Loyalty Programimes (affective for annual pericds beginning on or efter 1 July 2008}

The iriterpretation expla:ng hiw enlines that grant ioyalty award credits 10 customars who buy goods or services should account for thelr
obligations ta provite free or discounted goods or services 1" awBrds”™) 10 custoimers who redeem those award credits, Such entities are

reguired to allocate same ot the proceeds of the initial sale 10 the award credits and recognize thase proceeds as revenue mly when
they have fulfilled their obligalions.

The Group does not expect the interpretation to have any impact on the tonsolidated Snancial statements.
b IFRIC 15 Apreenwerts for the Construction of Real Estate (erfective for annual parlods beginning on or sfter januwery 1. 26091

IFRIC 15 clarifies that reverue araing fron: agreements for the construction of real astate is recognized by reference to the stage of
conpletinn of the Sonuact sctivity in e lowing tases:

1 The agreemen meels the definton of a construClion contract i aceondance with 1AS 11.3;

2 The agreenment 15 only for the rendering of services in accordance with IAS 18 (e.g. the entity 1S not reguired to supply construction
materials): and

3 The agreernent is for the sale of goots but the revenue recognition criteria of IAS 1B.14 are men continuously as consruction
progresses.

In all pther Cases, revenus is recognized wien alt of the revenue secognhinon criteria of IAS 18,14 pre satistiad (e 2. upon compigtion of
SONStrUCtIon of upon celivery;.

T Group doas net exonet the hvierpretetion Lo hawe ary impact on the consohdated financlal statemenis.
) IFRIC 16 Hedges of a Net Investment in a Foreign Operation (effective for annual perods beginning on or after October 1. 2008)
The Interpratation expiding the type of exposure that may be hedged, where Inn the group the hedged item may be haid, whather the

method of consohdation affects hedge effectiveness, the form the hedged instrument may take and which amourds are reciassitied from
2ouity to profit o loss on disposal of the foreign operation.

t'.
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NOTE 3 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES LR

R Now standards and interprotations not yot adopted . )
IFRIC 16 s not relevant 1 the Goup's inanciah stotements as the Group has noi designated any hoilges of a net bwoestent in a
fereign operation,

1 IFRIC 1.7 Distributions of Nancash Assets Lo Owners {affective prospectively Tur annual penods beginning on or after July 15, 2009;

The intergretation apglies to nornreciprocal distribulions of noncash assets o owners ACing in thedr capacily as owners. In accoidance
with the interpretation a fiahiity to pay a dividend shall be recagnized when the dividend is appronriaiely autherized and is no tonger at
the tiscretion of the entily ang shail pe mgasured at the fair value of the assets ta be distribated. The canrying amount of the dividend
payabhe shsh be rermensurad At edch reporting dats. with any thanges in the camying amount recognized In equny As adjustmen!s 16 the
amount ¢f the distribution, When the Uividend payable 15 settled the ditference, if any, hetween the carrpng amount of the assels
distribute? and the carryi:g 2mnount of e dmdend payable shall be recognized in profit or loss,

As the Inter pretation is applicabl= osly from e date of application, it will havs no impisct on the financial statements for periods prior

1o the g2t of adoption of the interaretation. Further Smee it relates 1o fure dividends that will be al e dliscrelion of the Board of
direciorsy sharehshaers 17 is not possible lo determine the effects of appiication in advance.

NOTE 4 - DETERMINAVION OF FAIR VALUES

A number of the Group's accounting policies and disclosures require the determination &f fair value. for hath financial and non-finangial
assets ond labiiities. Fair valigs have been determined for measurarment and/or disclosure purposes based on the fotiowing mathos.
Where applicable. furthes infeymation shioul the assumptiens made in deterniining fair values is disclosed in the notes cpacific 1o that
assaet or labilizy.

Available-For-sale financlal assots
The fair vaiue of avallabte tor sale securitivs Is dotermined with refarence Lo gn active mavked price quotation.

Structured doposit B at fair velue through profit or loss (seo nole 11)
The fais value of Structure B is detenmined using 2 valuation technique based on discounted expected cash flow, taking indo consideration
faclors such as the credit ratiag of the issuer, the prevailing and the expested relevant interes: ratos.

investmant property
The fair vatue of investment prope:ties is detenningd using an internal vatuation technique. The method of the valuatlons is based on
discounted cash ilows and \ahkes inte considaration the aclual rental income and the reievant market yield.

Swap transactions
An external, independent valuation comgany, having approgriate recognized gualifications and recent experience in the feld of the
financial instruments being vatued. values the Group's cross currency interest rate swaps avery three months.,

I determining the fair values of (he cross currehcy Imerest rate swaps the extemal valuator estimates the expecied future sash flow
based on the tenms and matunty of each conlract using wariwt interest rotes for @ similar instrument prevailing at the measurement, date.

Long-term debentures at falr valus through profit or lose

Tha fair vaiue of lopg-term debentures i3 peincipally detertingd with reference to an active market price quotation. as the debertunes
are: traded in the Tel Aviv Si0ck Exchange [*TASE"}. However, due to the decrease in the volunz of trading in the debentures. the increase
in the spread between the BN and the ASK prices for the Company's debextures and the significant increase in the risk premium
atiribardable to the Compay’s debentures as of December 31, 2008. the Company's management believes, based on profassional
atlvice roceivad. that the quoted marwet prices of the debertures in the TASE are nol considered 10 be the best astimates for the fair
value of the debentures s of (he balance sheel date. since there are significant indicatons that the rade in the debentures as of the
end af 2008 point Lo the existence of an inefficient market and that the marher for the Company’s debentures is no longer active as of
December 31, 2068. Accardingly, the Company dererminad the fair vadue of the debentures using 5 valuation technigue done by tiree
different external vaivation companias hawing approptiate fecognired qualificationg and recent axperience in the held of the financal
wistruments bemng valied, fwg of the valuaters used the discounted cash flaw metiod taking inte consideration the terms and malurity
of the debeniwres as well as market interest rates and the ¢redit risk of the Company. The third valuator used the Merion model. taking
into congiderstion the Company asset value, nsk free interest, standard deviatlon of assets and exercise price. The gebentures are B
rreasured as an average of these three valuatinns. The quoted market orices as of December 31, 2008 of Series A Dehenlures was
0.563 NIS as opposed tn 0.812 W5 using the valuation techinigua. The guoted masker pricas of Series B Dehentures was 0.852 as
opposed to 9.679 using the valuation technique.

Share-hased payments transactions

The fair value of employee share cpllons s megsured using a binamial laitica moedel. The fail value ot share appreciation rights 1s
measured using the Biack-Schofes formula. Measumement inputs include share price gn measwrcrment date, exercise price of the

Insirunent, expected volatility (hased an weighled average historic volatllity adjusted for changes expected due ¢ publicly ivallabie
information), weigtited avernge expected life of the instruments (based on historlcal experience and general option hoider behavior),
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expecied dividends. and the risk free interest rate (based on govemment bonds). Service and norrmarket perfonmance conditions
altached to the transautions are no? laken into account in determining fair vaiua

NKDTE § -~ CASH AND CASH EQUIVALENTS

Oecember 31, Dutimper ¢l
Intarent reke 2 of 000 o'
Dacamber 31, 2008 aon 00

Mix of fixed and

floating intarest ratas

betwoen 2.20%-3.94% -
Banik depasits - in eLros sos {1) below 138,573 61,917
Bank deposits - in Hunganan forints (HUP 3-4% 156 143
Bank deposibs ~ in Palish dotys (PN} 1.8%3.7% 1.670 1,588
Barw teposits ~ in Czech crovens 1C2K) 0%-1.5% 196 1174
Ban« 0eposHs - n indian cupee (INR) Mainly 0% 1,983 G663
Bank deposits - in Latvian lats (VL) Malnly 0/N RIGIDBOR-0.4% 441 350
Bark deposits - in USS Malnly 0/N LIBOR-D.4% 2,913 283
Bank depasits -- in Romanian: e {RON; Mainly 11%-16% 1,461 85
Bank deposits ~ in Serbian dinar (RS 13.25%16.23% 509 15
Banx depasis - in other currencies 0% 32 105
Total 146,028 66,381

1 Az of balance shodd dolE, sk m anske 1 deposiled for penibets hetween ovamight doposis antt Uren mohthe” deposits  The Cuinpony Bas deooails m several commenin:
Gomikx, Findnd doprts Dose enares] rates: varng Dilusser 2 297 and 3.530%, winky Hoating degols hods inbeist rgted tpaen JOMA GO0 and ivae montns' EURIBOR -0 %,

The Groun's eaposine {2 inlerest raie risk and a sensitivity analysis for financial assets and iabiities are disclosed in note 34.

NOTE ¢ - RESTRICTED BANK DEPOSITS

December 31, Teoorwer 3L
iarast rate a8 of 2008 2007
Dacomber 31, 2008 000 R
Short-lerm rasiricted hank deposits
In EUR See (1] below 28,037 22,364
in NIS 1.38% 488 -
In RON Sae (2) bolow 1,856 -
nusp UsD LIBOR — 0.25% 431 650
In PLN Sea (3) helow 1442 2,141
Total short term 32,253 25,155
Long-term restrictad bank deposits
Mix of fixed and
floating interest rates
betwesn 2.61%-4.79% -
In euros 500 (4) below 33,218 5,302
In euros % 270 -
Total long term ) 34,497 5,302

The Group pledged the above sestricted bank depasits to secure banking facilities received. of 10 secure acquisition and ConstLCtion
activities to be performed by the Group. Regarding the release of long-term restricted cash after balance sheet date, refer to note 39.

Ap of Dogempar 31, 2038, tes oot s SRRl in XEC0w 0 361 of the projact ir, Be A M0 For @ I0) JMERAA 45212 nekion, Thia bmouM hears

a ot seisgd aeferemst sgly of L3, e phkitesed S0 17 anbon 19 rosufied in reapoct of bank ity agreamnzrd 8-gred (G Snance Uie Friveed i Lberer, Crech Repuilic Mhe

ANCUNM CAAILS D0t MINLGT Tengsl male of Uevs auwiths’ EURIBOR +£.650. Thu remsimng sinount of £3.8 maicn s tash p sccrow in resaect 1o the purchasc ol one ol the

Comaniy’s ormecta in Romkan s, This. amount Lears an exdmust of FOMA -1.65%,

Az of Decamiser 31, JOUR 4 amount 2 ACN 7.2 snclhon (€19 1aifion i cash i S2GTOW N respect 16 the puchose of one of thir COM@BAAY'S. pidiurts » Romonia, The smount

b3 @ Mokt irrbirgan af 15PK.

I As ot Gacowiter 31, 2008 o wneanl 0 PLY 5.6 vl lon 261 4 pallion] ia cash in escow & reSbact 12 the suchass ol ane o e Companys arojpcts i Pulond TIRG m0ur Dol
a inced ABTRYL f 2.6%

3 an of Dac-inber YL U008 o0 anant o L2326 inidion is rasiccied In mspent of the swap tmnsachans (3aee nold 1 The Golosils e tommen ixad Inenest i wtey anging
ptwet” 2, TTAE Y EL b ation, on amunl of £14.6 aeiko: 15 sitricied in respact OF Iong N dauosits Thenclal strumants (“structhu-as ™}, This amount .= oigrying 4n

nleersl role OF o8 Bnth Lidor jsoe Mole 11 i

[

X

The Group's exposie Lo interest rate risk and a sensitinty analysis for financial assets and liabilities are disclosed in note 34.
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NOTE 7 - AVAILABLE-FOR-SALE FINANCIAL ASSETS

Avaitable for-sale inanctsl 295ets with a carrying amount of €10.3 nullion are gutstanding as of Oecember 31, 2008 (2007: nil. The
avalable-docssle inancial @ssels hava staied interest rales of 4.4% ta B.8% and mature in a rngle of one year (0 persetual,

As ot Deeember 33, 2008, e Company recordecd a capital reserve due 1o decrease in fair value of availableforgale financial assets in
@ totail omant of C1.4 mithess, and reallocated out of this amount €0.3 millicn as an espense, tue 1 narHtemporary decrcase i fair
vdiue in cne of its markelable scowrities.

NOTE 8 - TRADE RECEIVABLES, NET

December 31, Decanilar 41

2008 0T

€'000 “-‘.iOO

Recelvanie aAtM — sulling of Aren Plazas * - 554,363

Receivable Klepierre'# - 6,419

Other recelvanlest® 233 1,925

Less Provision for doubsful detrs 125) {112y

. ) 838 262,505

1. Colleqiad o Jorawy 2005 For the scatime of Asena Pin sefer I rotee 35,
4 Colepisd i sy 2008, This gmcuel s aicly i o pece adusireal inom the sala & Nowe Pinza in Czaoh Rapubiic.
5 The bulpvices rozrisent Amzutd -e-.'r:u.!r.lh Ie:en faasas o spae2 in.shopping cunrars snd ulfices leag ary dmpriimers e doabiil dubss,

NOTE 9 = OTHER RECEIVABLES AND PREPAYMENTS

Doeamber 31, Secmnzm 31,

1008 FLOH

€000 000

Advances for plol purchase+ C 28,140 36.340
Advance to suppligrs: 12,810 4,984
Prepaid expensés 515 230
VAT receivalmet 15,706 5,848
Partners in jointy controlled entities 1,474 117
Accrued interest receivabie 1.203 199
Others 602 384
50 550 48,102

1 A¥ 08 DoLembar 32 2008, nr T M Mieine Sptenth T e amuat Oof 622,49 mulen (or the pundhuse ol pints i ind:, a8 pat of ta Joint veniure edth €] (rele s te
notoe J451 Oui of this Beunt, 29 niisumt of €43 1l o:i rs guamantecd by EL

An adthuenal €5.3 aiilion are kives & DANAeNTE i fasoect of plots in Painrkl, Remanin and the Cysch Reaublc

A, bf Cxscotnner 31, 2008 inck 3 ng mning oovase aanents in smeud of €7.9 muthon mainy ta Geraral Contmcts In Haminia, Litv, Ceecl Ramésla and !n'ﬁ

A3 of Dacenie; 31, 2008, VAT nrtebmble is ey due i prigects n Reienia (87,5 miifion). Coach Resublle (€3.5 railifon), Latvea (€2.% mllion) 2nd Putung (€1.2 -ndton),

A

NOTE 16 ~ TRADING PROPERTIES

Gracember 31, Cecnmoar J1,

08 2007

oo o

Balance at January 1 298,338 159,961
Acqulsitlon and construction cogis 264,965 336,588
Capitalized interest 14,6800 5,603
Addition due to acquisitions of subskliary 88,531 53,848
Change of {ranslation reserve (8,932) 145
Tizdhing propertios disposed (see nate 36) 142,189) [25? 292'
Balance st Decenber 31 575,334 298‘339
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Asg of Decermher 31, 2008, the Company his frading propenties i Potand, Czech Republic, Lalvia, Indla, Romsania, Serhia, Bulgana. Hungary
and Greece, The voperties arg o vivious stages of development as shopping and entertainment cemers, residential Units, offices or
combination ihwereof. Regarding segment renorting, refer to note 38. The Company decided to discontinue the developiment of Ouna PlRza
Extension projects in Budapest, Hungary, This discanlinudtion did nol have any affect on the fnanciatl resuits of the Compay.

Regarding the charges in globel markets and their effect on the development of rading properties under construction refer to note 36.

A total carrying amourst of €106 mllion (2007 mi) of the above meniioned trding property is secued against bank loRns granzed
the Company by banks.

As of December 31, 2008, trading property Include capitalizetion of share-based payments in the amount of €7.8 inillion [Decamber 31,
207 €4.7 miliion).

Balow i3 8 surinary tatle for groject status:

Detavinr 31, 2008 Genarad plnmalicn
Shaia heietiny) STl oF
rogralmation oty of
Proweel Loz Fate (5} Kowire of ffhs of -ant Po-rrit sADUG GLY (me}
Suwalki Plaza Pofand 100  Qwnership Compisted Building parmit pending 20,000
ZEorzelec Plaza Poland DecD6 100 Leasing for 25 years Completed Building permiz panding 13,000
Torun Plaza Faland Fah-07 100  Perpetual leasehoid In process Building permit pending 45,000
Ownership/
Lodz Poland Sep01 100 Perpetual usufruct Campieted  Building permur vaild 80,000
Kielce Plazn Poland JanQ& 100  Perpeiunl leasehoid Completad Planning permit pendieyf 33,000
Leszno Plaza Polang Jun 08 100 Perpetual leasehukd Completed Planming pesmit pending 16,000
Construction lease
Czech periocd with subsequent
Liberec Plaza Republic  Jun08 100 - ownership Completed Buitding permit valid 17,000
Canstruction lease
Czech period with subseguent
Opeva Plaza Repubiz,  Jund& 100 awnership Completed Planmng permit pending 13,000
Czech 7
Rozmouy Repunlic  May-07 00 Qwnership Completed Planning permit valid 14,000°
Riga Plaza Latvia Fen-04 50 Ownership Completed Buiiding permit valid 49,000
Bangaiore tnoia Aug-08 23.75 OQOwmership n process Under negatiptions 2,100,000
Chennai India AUg08 38 Ownership In process Urgher negotiations  1,100.000°
Koregaon Park Inga 0c1-06 100  Ownership Complated Buiiding permit valid 111.000
Kharadi incha Feb-07 S0 Ownership Complated Excavaition perivit valid  226.000°
Trivandrur Irsha gt 50 Dwnership Completed Unider negotiations 195.000°
Casa Radiv Romania  Feb-O7 73 Leasing for 45 years Planning permit pending 600,000"
Tirwsoara Plaza Romarsa  Mar7 100  Ownership Completed Planning permit pending 43,000
* oEAmeY
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NOTE 10 - TRADING PROPERTIES

[E-SR RET et W 4 ) . Generi ialpemetion
Snaee howting Stpus o
' Py hame, regialnnion Statuy of

b/ "0 oA WERPEITLOT SO ROt [ Natwa of ights of 1ard s ¥F 3wl LAY E
Miercurea

Cive Plaza Romamz Q7 100  Qvmership Compiletet Planning permit valid 14.00C

Planning permit
tan Paza Romassa DT 180  Ownership in precess 1o he submitted 52.000
Siatina Plszo Romamia Aug37 100  Ownership Completed  Manning permil valid 17,000
Tongu Mures Pars Romanis MaeOR 100 Ownership Comypleted Under negouations 30.000
Hunedoara Plaza Ronkimy FewB 100 Qumership Completed  Planning permit pending 13,000
Bedgrade Plaza™  Seriiia Aup-O? 100 Leasing for 99 years In process Linder negotiations 70,000
Kragujevac Ploza'”  Serbwa G Q7 100 Lessing for SO years in process Butlding permit valid 26.000
Spont Star Plaza’”  Sebw Dec07? 100  Leasing for $9 years I process Unsler negolintions 45.000
Planning pennit

Shumen Piaza Bulgaria N7 100 Ovwnership In process 19 be submitted 20,000
Areng Plaza

Cxtension Hungsiry  NOwOS 10¢ Land use righis Completed Undar negotiaticns 40.000
Uj Udwor Hungary  Sepd7 s Qwnership Completed  Pernut under progeess 16,000
Helios Plaza Greess May 02 100 Ownership Compieied Buiding permit eagired  25.000
< GHA {1

TEn a0l of sl the reentin o LerGeit 1 L emedny & ity i 200 Folung v these sreisets afar o decsion 10 discontimie: Hi ol slions arith § Seroitny doseiape:
The Company pdd, a; 6f i b3anse orant (i1, a0 Sentun] of €1 2 milion ox sort of & sellipment agreament S0 »itn ha Serpnr devilppat,

NOTE 11 - LONG-TERM DEPOSITS AND OTHER INVESTMENTS

Decembar 54,  Detumber 31,

2008 e

tareseat into - December 31, 2008 €000 . Coon

Financiat sm.n::lwe As N 0—11 5% ‘ 33.000 -

Finangial struciure B 6.25%~12.5% 9,864 -

Long-terrn Inan to assosiated Companigs- 6.76% 2,004 1,545

- Charges 1o associatad coinpany 0% 351 367
Lcmg-term deposl's~ T8 75

] ‘ 50,385 1.987

1 Smature 4 O Fenruery 38, U0 the Weanm steend i o faraig] rensaclion #1ih @ major US bavs suppOned by the 115 gorernment, atvordkng to which tie Group irvesteyg
A mnwunt of €37 A5 mbaon for e ol LS YEDrS N a ot WD Bears akoiest of 11.5% gie anrum, paysitke o> the exent at e camin Between (W 30 yoirs et SMS
1ConcLant Maturdly Swap; Sd Yu T whied s T M5 muted s a Aoy basiol [a nigher than the aceal harnes vhigh was 868 8 O 382, For dimed 1 which the TN . ey
Huwp Liar barrar 5o inle s €38 nudl 00 i th latarast o odynile quiarie iy eomnmeacigt May 28, 2508, The fanting bads has o ool oplis to
raaieien the ol M par i AT et g ratk quarier thersaller by giving 8t iast iva Susiness diys price nobce. The gioens o 1065 motectad ol Madady
Saructure 2 ig ames e o Al 5T RAMLST A% ol by molodty fingac.al iInstiuments . amanezdd o0st. The Sarvalie of e structine, aseed o the Dank CoAAMIATICR . g2
of Derember 31, 008 wia C2Z initinn

Stgome B - On Foebrasny 280, J00E (20 Satum anierer. 100 a Dronesdd vasisantian with [ 4eme bani. depimdng 1o oich the Griup eveestat i aavaont of €13 7300 o Hole
wiinh 02¥8 0 vardiig ftiest nhed 1y the Lor yesrs ewo CMS 7219 SUiedi 10 3 minimun intorast oi 3.25% ma undd 5 maxietun; agumal of 12,.30% o5, Te Pt 5 LM
PRACtet ol Matunty, T ntee st b aaad e i mnbiens'ng AL February 19, 2009 and o t0 and inchiing Fesruary 19, 2018 natunty dte). Struclure 5 o weseited n
Pz Dl SHrmmont of fa et thisugn prafit eng lese, Tay drtaminng e Lair values al the avvuchired Jonasits rafor 10 nete o1 s of Deconsaer 31 2798 the Sonmpane
regormer 0 ' vahua fose AL E T nwiom -'es_:sr.l 10 strugiue 8.

The Conmsury s 1Sinaad W colern “Filaa omepns af Sash ot Aegees) iean the jusideg bonk as collaterst fo- the credil FRIGENGS takin to Proit ot bF These arueiama,
Thy amount ot the Goloiery s "\m\mmva D30 on the wir v of G stkhues taylaton by e Saurg baih. As of balongs shert the Compaig seeured 1BIAE saunt

£, Ragarchbog the cootil 15500 @ies 2 o pde of these «estmnss, ef ngta 14,

LUSIT TR Py RUES s B raste A G nes ety ae gl Decomber A1, FOPE, and 2067, TG 0TSt i Ss, ol was seetewnmasd
U botl: puraas 1@ the ent vearure Trar Ban 1o 5 sudsd imgtiaily dile: however, B0 Sanpiiy si1ateg the ey daea 1o be fot safar than 3014,
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NOTE 12 - PROPERTY AND EQUIPMENT
Faun sirglang Tt
Cost
Balance at December 31, 20G6 3.356 2,742 694 3,921 10,713
Additions 4,429 714 - 4,734 9877
Disposals - {455) - - (455§
Reclzgsitzal on - “79) 478 - -
Balende at Deceinber 32, 2007 7,18% 2,623 1,172 B.655 20,135
Addihons - 1.874 86 4,58t 6.541
Disposals {530) - - (3,921 (4,451)
Rectassiication {198} 198 - - -
Exchange rate effec: - 23 - (216} (239;
Balance at December 31, 2008 7.057 4572 1,268 9,099 21.986
Aceumuiated depraciation and impairtent losses
Batance at Decamber 31, 2006 334 1,889 414 526 3,163
Adciitions 367 332 ~ 208 03
Disposals - {396) - - 1306)
Reciassibication - (491) 497 - -
Balance at Docember 31, 2007 TO0L 1,334 ans 730 3,670
Additons shd impa.rments 1,822 534 23 1,118 3.29%
Disposals - (29) - iT43) (772)
Reciassification (34} 34 - - -
Balunce at December 31, 2008 2.289 1,873 928 1,103 6,193
Carrying amounts
Az December 31, 2007 7.084 1,180 267 7.925 16,365
4.768 2,609 330 7.996 15,793

At Decymber 31, 2008

Major acyuisitions, dispasals. and mpamyent of fed assets throughout Lhe yaar ended December 31, 2008:

¥ In June 2008 he Compiw Soid 45 aupane for a tolat consideration of €2.5 million. amd recorded & 1055 of €0.7 miltlion from ne
transaction. An impainnent of £0.7 mittion was recorded in respect af ane of the Company’s airplanes.

} In August 2008, mixt as part of the joint veniure with EI, the Goimpany atso purchased S50% of an airplane,

» The Company has napdied its headquarters o™fice building in Bucharest, Romanla in a 1otal amount of €1.5 rmiliony In view of aq

upasted valuaton.

NOTE 13 ~ INVESTMENT PROPERTY

Dsnember 31, Dageavmr 31,
2008 29
Lom e
Ratance at lanuary 1. 12,570 26,654
Disposals - {13,684
Balance a1 December 31 12,970 12970
nvestment property at December 31, 2008 and 2007 includes one kgistic building in Prague that is leased 1o third parties. Generally,
feases conlain an initial parod of 1 10 10 years. Subgetuent renewals are negotisted with the lessee. The contracts are denominated ! %{

In, or linked, 5o the eurn. For the Company's policy to getermine the fair value of the investment property see note 4. The yiald used for m*

the valuation was 8.1% and 7.7% for 2008 ang 2007, reapectivaty.

MEAMAZARS 4
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NOTE 14 - PROPORTIONATE CONSOLIDATION

The following timounts are included in the Group g tinancial statements as a resull of progortiongle cornschdaton of conipenies.

2008 2037
) ) €000 oron

Current assets 180,609 40,230
Noncurrent assets 4,016
Current liabilities 34,614 3.795
Norrcurrent liabilities . &7 -
Minonly irerest 3,008 .
Foe tho year ongad T2 the oo srded

December 31, Dakarsbar 31,

B 008 wor

Income 1,216 37.207
Expanses 2,828 30,734
{Loas)/gain alter tax {1,712) 6,473

Regarding lis: of joirtly controfler enities and perceniage of ownership and control, see nate 41,

NOTE 18 - EQUITY ACCOURTED INVESTEES

The Cormparly owns 50% of the shame capitat of Ercorner Kit ("Ercomer”). The additional 50% I1s hetd by 3 large commercial bank.
Ercarner, through s 6% awned subsidiary. Alom Szget 2004 K. {"Alom Sziget™), swns a plod of fand on the Hajogyart 1sland located
in Budapast. Coumer is @ heiding comenny with no activity ot its own, and in addition, decisions in Alom Saiget an: requinad 1o be teken
with & 79% majority, thus Ercorner dous net hold controb over Alam Sziget. In view of the above, tha invesunent in Mom Sziget is
presentad according Lo W equity method. Fur the progress in the project refer to nota 36. In respet! of commirne:ss connected with
Ercarner refor 14 note 35,

The Company Is aiso halding. through the Holding Company of the BAS Group (*Plaza BAS 8.V}, a 25% cwnership in Malibu irvest .71
{* Vglibu™), Mallbu is engagied .n the developrment of residential project in Bucharest, Romania,

The composilion ¢l invesiman: in bow Ercomer and Malibu are shawn in the table belgw:

! 3, I 13
2003 0T
€000 €0

Composition:

Cost of Investiment 740 740

Cun lulrlllvfs Share of prafits {!nn:e«; [552) 388

Totai ] ) 188 1,129

Qther information on equityheld subsidiaries (not ajusted for the percantage ownership held by the Companyl.

Decamber 31, Decamber 31,
2008 a1
N €000 000
Assels S © 21522 10,466
Liahifities 21,210 17.238
Net assets 312 2268
Revenues - ' 26 27
Lo%3 (1,947) . (3B}

*
1
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NOTE 16 - DERIVATIVES

Crass currancy interest rate swag transaction serins A Debentures.

On July 8. 2007, suliseguent o the issuance of debantures for procesds of MIS 305,14 milien (approximately £53.3 millien) {see nple
22), the Group enterad, conseafant with its s management policies, into cross currency interest rate swap with par vaiue of NIS 30%.2
million. The Company wall pay six month EURIBOR + 2.19% and receive 4.5% (5% until Februery 2008, reduced atter lisung of thess
detentures in the fel-Awy Stoc< iivchangd (“TASE ) interest on tie NIS par value linked o the israeli CPl with the sama anortization
schadute as the debentures. At 834l payment date of the annual ingtalments of the debentures the Cumpany will receive the principal
anaunt in NIS and will pay the pracigal ancunt in euros (subject 1o the amortization schedule).

As at the dule of these finangial stater~ents, te Compaly has pledged a security deposit in the arwint of £5,3 aithion.

The derivative 15 ipeasursd at for value at such batiince sheal date with changes in the fan value aie charged Lo the wolit o loss, The
fair vatue of the swap, relating to ceres A Debentures, based on & valuation technique done by an exiemal valualion company. was
€10.1 midion. For the 1naut used in the vaiua'ion technique refer to note 34. Regarding the saitlemen? of the abovementionud cruss
currency trensaction refer tu note 39,

Cross currency interest rate awap tranzaction saries B Debontures.

Cn March 31. 2008. subsequent ‘o the issuance of serles B Debentures for proceeds of NIS 713.5 miflion (approxmately €137 million),
the Group entered, consistent with its rish management policies. Into a ¢ross curmency interast rate swap with per value of NIS 100
million with an Isiaek Lnancal insttutions. The Company will pay sixmanth EURIA0OR + 3.62% and receive 5.4% interest Yinked Lo
the Israeli CPI with the: sime amoriization schedule as the series B Debentures. At each payvant dale ol the annual instatments
of the debeniures lhe Conpany will receve the principal aimount In NIS and will pay the gnincipal amount th eurps {Subjec! 1o the
amzetization schedute}.

As gt the date of these tngnclal statements, the Company hes pledged a secunity deposit in the mnound of €1.8 million.

In addition and on the some dote, the Group entered, consisient with its risk management pokities, 0 Cross currency inteast rate
swap with par value ot NIS 290 n:llian with another Esraeli financial wstitution, The Carnpany will pay aix month EURIBOR + 3.52% and
receive: 5,4% interegt linked 1o tre 1Sreli CPHwith the same amortizetion schedule as the Series 8 Debentures. At each pwment date
of the annual instalnents of the Jasertures 1 Company will receive printipal amount in HIS and will pay the principad armount in euros
{subject to the amorizatim schedute),

As ;i the date of these fnancial stalements, the Company has pledged a security deposit in the amount o €3.6 millian,

On Aprit 2, 2008, the Group enlered, congistent with Its righ management policies, into lwo ¢ross currency interest mte Swaps with par
vakue of NIS 278.8 million and NI% 134.7 wmillion, with another Isreeli financiad institution. The Company will pay between six month
EURIBOR + 3.59% and 3.86%. respectively and wilt receive 5.4% interast linked to the Israeli CPIwith the same amortization schedule
as the Series B Debentures. At sach payment date of the annual instaiments of the debaimures the Company wilk receive the principal
amount in NIS and will puy the puncipal amount in ewros (subject to the amortization schadule).

As al the cawe of thase mnencial slatements, the Company hag pledged e security deposit in the amount of €74 malion,

G July 21, 2008, the Cermpany enlared, consistent whih is risk management policies. into a cross cunency interest rate swap lensaction
with par value of NIS 85 multion with an Israeh financ al institution, The Company will pay sixmonth EURIBOR + 3.52% and will recelve
5.4% interest linked to the Israeli CPT with the same amartization schedule as the additrongi serins B Debentures. AL each papnent date
of the annual nstaliments of the debenlures the Company will leceive the principal amount in NIS and will pay the principal amount it curos
(subiect to the amortization schechde),

As at the date of these finaneial statements, the Company has pledged a security deposit in ta amourt of €1.56 midlion m regand of
the abuve mentioned CIOSE CUITBNCY TENSACTION.

The derivativas arg measuced ab Bl valie at each balance sheet daté with shanges in the fawr value ire charged to the poht ar loss.
Tre aggregate fair value of tho Swaps, refabng lo senes B deberures, Dased on @ valuation technique done Yy an external valuation
compaty, was €10.2 miltion. For he mput used in she valuation technique refer to note 34.
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NOTE 17 - INTEREST-BEARING LDANS FROM BANKS

This neta provides Indanmation abouwt the contragtudl teang of the Group's interest-bearing loans and borrowings, which are measyvied
at amortized cest, “or more nfonaation about the Group's exposure to interest rate, foreign currency and liquidty nek. see note 34.
Al imerest bearing 10ans from Dangs ane of balances of secured bani lcans and are all denominated in eures. Terms and conditions
of gurstanding loans wero as foliuws:

December 31, Lspnunher 31
2008 a7
Larrying smoums a1 aying EnioLnls
Nionlmi mnve's! [=10) Yeln of matlily €000 00N
Secured bark loan ' 3M EURIBOR+1.8% 2014 " 20,189 Tl
Setured bank loas ' 3M EURIBOR+2. 7% 2014 38,640 -
Segured bank (oan 3M EURIBOR+D.5% 2009 5,095 -
Secured ban laan 3M EURIBOR+4 5% 2609 3,633 -
Seoured BRNK loarn 3 EURIBOR»4.75% 2009 700 -
Secured bank loan 3M EURIBOR+2.5% 2009 750 -
Sacured bank loans 3IM EURIBOR+0.4% 2023 26,225 .
Secuied benr loan® 12M EURIBOR+Q.4% 2018 10,000 -
Secuied bar‘k loan™ 3M EURIBOR+1 75% 2016 8,456 5.870
Tctal mleresz beaning lialilines 110,688 5,870
L Fniar i et 30001 S L T O o et OF GRa covrentn ragsiding this loan. o
4 iestuckng €0.4 ~ dn f.nm.wu';m- e st .uu‘ ten dilies,
NOTE 18 - TRADE PAVABLES
Dacember 31, Barsmbar 31,
2008 ot
Qo £ 4.0 L i
Consiructionrelated sum;hcm ) Mulnly in EUR,
CZK. RON, PLN 22,482 18.324
Other wrade payables Tis i, 108
23,197 19 432
NOTE 18 - AMOUNTS DUE TO RELATED PARTIES
December 31, Teieminer 31,
2008 207
Cusrenty €000 000
Short teem '
Bl Group — ultimare patent Conany - charges EUVR, USD 2,804 5.309
€] Group ~ ultinate parent Company - ioan-~ £UR (18,750} -
Other refaied partiest® EUR 874 1.8485
Vige ghairman of E INR 1,106 762
EUL {parent Company}* EU USD 14,714 15 047
_ ’ ' ' 2,748 23 103
Long term
EUL - parent Company™® EUR, USD 3,837 1871
E1 Group - ultimate parent Comgarny - luan™ EUR (3,837} -
- 1871
1 Actoidngg 0 BWECIERT S, tarr7i the Comsany oid s continibng shorcholders (s0e ane note 355, the Campany is of'solting 15 vpst-cor it 1o E) wetts A Sodntites

TS suigdow.es w Ppland). The vpsiream loen bea-s imavest min of Wvga nwrths’ FURIGOR - 1
et Dotaliles, o Qe i ey iy Iiznmm.\ o o Copiity Wwanms a5 Jieest ond Inireect cuntaiieg shardudgm. b Q00T
‘Pan was pPOSONICD 3d UM BY B LOMEMS ST Of e Caay

2 The sans ecenas rom Lisd Ultmeoung) (5.4 tne 1ton mnre-r.oldnn ("EUL" ), hpar iiteost ol tres mantha' USD LBUR (os thres twnihs” TIRIBGR) jlua n smrgin of beteeen 1.5

amd 2.0 {aflecive imunesl il g 9! Gesitier 11 KRR, Tred Decernber 31, 2007 3 4.5% 0.0 and 231 puy nespocthndyy, Livars e Snanting ndigl progeies ol th 52,

Other gtz e dus sekect AR o Ut Goaiae Coniers gasup. 8 $roup of Luinpenies wish provides pojest manageiet i vises, Lontraled iy he wihingte ptenit Coaipaiys

contreiing sharahuira,

Tt ARDINL GE 0 0011 07

o, Post of e offse! g aggans
szl VLGNS e Ut
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NOTE 20 - PROVISIONS

Prwesinn in Provisar-
Ml oi eapc et of Wanily
liatehty ta thow 1 wehiling,
SoverTnenty ol wnang and
tituLion Oy ela
Current gwovisions V
Balance a1 January 1, 2008 16,750 786 17.536
Provision used dunng the peeod {332} {219) (851)
Halance at Decembar 31, 2008 18,413 887 18,9885

The Graup peovision in respect o liaidity ‘o (he Romanian government is due t the Company's comnitment 10 conshuct an office
bullding for the Sucharest municipaiity as par: of the publicorvete partnership egreement in respect 1w the Caasaradin Project in
Bucharedl. The provisian is expecied io be saitied by 2012,

NOTE 21 ~ OTHER SHORT-TERM LIABILITIES

December 31, Decomber 33,
2008 o007
€000 SO
Short term
Oobligstion in respes: of plo: puschase™ Mainfy EUR 7563 21.413
Advance payment recened — shar- tenm EUR 583 1,914
Accrued expenses and cormissions? EUR 515 £.923
Actrued bani interesl EUR 533 44
Government insttutions and ioes HUF, PLN, CZK 333 508
Salanes and related expenses:™ EUR. HUF, PLN. 02K, USD 2,188 3,123
Parirer in jotnt controlled company antl subsidinries 1,719 L.AT0
ther HUF, PLN, GZK 205 105
Torgl 13,873 35,200

1 2003 INTINS kbl o raspre ot of 190 [Lr4 Raoo peegect in Buchsrest Roosani - €5,4 million. The dechnd Fum JOA7 13 tus 10 e pagmont of ichifdwes dus to the puind pie
of ete n Fonwins 203 Suig.oeu

a0 2007 - incleded inoaty saeal i respessl A 3abng the Aens Placa shogping center - €5.7 milion which was naed i Laruaey 2008,

3 2007 - nphstied Drth.S:on in GU IZENIE DoRUSEs - £2.8 indion, aut 01 which £1.9 was paid n the coursa of 2008

A 200K -~ -Tnules naink cAEkn i1 resoect f aariner ) FAS MaeeL.

December 3%, Decamine A1
R
€'000 LA E)

Long term
Advance paymenl received  long et EUR 33z 355
Trade payobles EUR a7 -
' L) 355

1 Adwinze painent receird  ruanaly Fom te: Pregue 3 tagiatic buisding i Crech Repushic.

NOTE 22 - LONG-TERM DEBENTURES AT FAIR VALUE THROUGH PROAT OR LOSS

On jly 5, 2007, the Comparw agreed with israeli institutional investors to Issue an aggregate principal amount of NIS 305 miiliion
{approximalely €53 niillion) par vaiue of series one of unsecwed non-convertible debentures o institutionat investors in lsrsel. The
debentures are repavanle in eight equal annual instatments, on December 31 of each of the years 2010 {o 2017, inclusive.

The debentures bear an annual interest rate of 4.5%. Imerest is payable sempannually in arrears on Cenember 231 and July 1 of ench of
e years 2007 ty 2017 fhe Sirst inslalment to be effected on December 31, 2007 and the last /nstalment to be elfected on Decambear
31, 2017). The gebentires are linkad to the increase in the lsraell Consumer Price Indax.

As tha Company’s functionat cuerency is the surp, the Compary has hedged the future expected payments in NIS {principal and interest)
to cormelate with the BUD USKE 8 Cross cumency interest rate Swap (see note 16).

The debenures will be repaid by the Company, inter alls, ot the option of the Jrustee or the holders of the debertures if the Company
delays the publication ! its financial reports for more than B0 days from the dates prowided by applicable taw or 1f the debentures cense
10 be rated for g pericd of more than GO davs.
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NOTE 22 - LONG-TERM DEBENTURES AT FAIR VALUE fHROUGH PROFIT OR LDSS -

On Fabruary 13, 2008, the Contpany completed an oftering to the public in Israel of unsecured non-convertable Senes 8 Debenires i

(“Series B Debentures ™) in ihe aggregate principal amount of NIS 713.5 million (€137 niillion) and Lheir iisting 1n TASE. The debentutes
are regoyable in five equal anngl inslalments, oan July 1 ot each of the years 2041 to 2015. inclusive. The debentures bear an anmuat
inierest rate of 5.4%. Interest is pavable semi-annudily in arrears on hiy 1 end December 31 of aach of the years 2008 10 2014 and
July 2015. The debentures are inmked Lo the ingrease in (he lsrpell Consumer Price Index.

1oy April 2008 the Company agreod with: lraeli inve sturs 1o issue an additiona) approximateiy NIS 8BS miliion (approximately € L6 miilion)
in principal nowsunt of Series 5 Nebentures (the “adduional Debentures ™) for an agdregate consigernlicon of approtimatary MIS 55 millicn
{apgroximataly €16 millic). Yhe termis 0f the Additioniat Debentures are identical to the terms of the Series B Debentures issued to the
public under Plaza's rospecius dated Fetruory 2008,

As of the balance shee} dale. Series A Debertures and the Sorics 8 Debantures an: rated Aad/negative by Midroog Lid. (an atfiliate of
Maody's Invesior services), on a ucal scale, and the Senies A Dehentures are rated itA+/Positive by S&F Maalot Lid. on a locai scale.

The fair valug of Debeniures A and Dedenture B was evaluated by management, using three exiemal independent valuotors using the
gigcountzy cash flow madel, uf which one valugior vsed the Merton modat,

The main assumplions used are ilesciined as laltows:

i R Cereniua B
Géscount rate 7.1%-13.23%
Standard devigtion of agsets fyeatiy hasis) 42%
Rigk-free interes: rate 3.17%
Renaining conlractual life 6.5
Exercise price (€°000) : 116,961 246.247

Company's assel vatue: [€£000) 312,325

flegarding ine chionges n relings sudsequent to thit hatance shaet cate refer b note 39. For deternuning the fair vaiue of the debentwres
reter to note 4,

NOTE 23 - DEFERRED TAX LIABILITIES

Racognizod deferrad tax assets and liabllitles
Deferred taxes recognized ac attribkitable 10 the following:

Decambar 31, Emronime 33,
2008 e
€900 €000
Liabilities o o
Invastment proparty ’ 726 646
Froperty and equinment e other asaels 382 211
Debentures and struchures at fan valug through profit or fess 4,614 -
Darivatives 5,182 -
Impaired receivaties and olhers, net 32 {15}
Tax value of logses cairy-ferwands recagnized {8.443) (5,522}
Delerred. iax assets nol provided! ) 3,698 5.226
Net deferred tax liabilty 6,191 552
Unrecognized deferrad tax assats
Defarred tax assets have not been recognized in respect of the foilowing itern:
Sweomber 31, Decaminer 31,
2008 007
" . o . aonn
Tax losses 3,898 5,767

The deductinle lemporary diffvences do not expire under current tax legislation. Deferrad tax assets have nat been wcognized n
respect ol these items hecause it 5 0ot probable that future taxable profit will e available against which the Group can utilize the
benefits here rom,
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The decrease in the fax asha not rognized betwean 2007 any 2008 is attributabie to lwe maor iteins:

1 Utilizatlon of iesses in the Netherands — we 2008 the ong hiscal tax unit of the Company and its Dulch subsidiaries are expecled lo
utilize logses in an approsmate amours of €14 milllon (€3.7 million in tax value). The Company ¥ estrating, due Lo sigrilicant
finance expenses which are 1o be incurrad fromy 2009 onwards, that it will contimse 1o ingue kosses for e purpuses,

2 The above is mainiy offséi by generating new 1935¢5 with a total tax valye of epproximately €14 rillion.

As of December 31, 2048 the expiry date status of 1ax losses lo be samied forward is as follows:

Tt ban e et neing x| 0 2031 and 3 Aler 2007
40,087 148 845 1,747 892 1.979 34,678

Tax loases are mainly generated by operations in Hungary, Romania and the Netherlands.

NOTE 24 - EQUITY

Docembere 31, frecamnar %,
2004 %97
Reqnaries Number of shares Mawabor 1) shatks
Ordinary Shars of pir waiar CO.0L eich 1,000,000,000 1,000,¢00,000

lssed amd Adty paid: o
AL the baginning, of the vew . 292,403,787 292,346,087
Oplions exercised 1o shares Sae (a) below 27,584 57.700
At the end of the yeur 232,431.38% 292,403,747

2 b dve Sourse O Hhe Lo Guarter o D707, 03,47 | vested obl oo weng sxsiised itp 57, 700 sharss 0° €0.01, by the souse of the st quortor of 2002, 131,711 veslid uglions
wryg PESRCEN 110 0T 20 shaies of €D.LL

Capital reserve due 10 share aption plan
Caphial reserve is 1 respect of Empioyee Share Oplion Plan ("ESOP”) in the total amount. of £24.955 as ¢f December 31, 2008 (2007T:
€13 ,£79). Regarding the aniendiment of ESOP and its effsct on the capital resorve refer to note 36,

Transintion resarve
The translation reserve comprses all foreign exchange gilferences arising from the translation of belance sheet itamy of the Company's

subsidiaries in India.

Dividend policy

The paymarnrt of divigends 15 dependent on the financial performance and condition of the Group, the Company's financial position and
the capital and anticinated working capital requirements of the Group. The distribution of dividend is based upan the statutory report’s
distnibutable results and retained eanungs of the Company itself,

Subject 10 mandatery movesons of Dutch laws, the drvidend policy will reflent the longterm earnings and cash flow potential of the
Group, leking inte agcount the Growar's capital requiremants, while at the same time malntaining an approgtste lavel of dividend cover.

Subject to all of hese Factors. and where it is otherwise appropriate to do 50, the directors intend to male distritutions out of the anmual
net profits {after deduction af all sdircetly related costs) derived frem transactions for the sale of projects developed by the Group during
ary finarcial year, lolowing the approval of the financial statements as of December 31, 2007 and abwards.

Ohaclends are expetied to be pad at the wate of 25% on the first €30 milllon of such annual net profits, and thereafier at the rate of
betwesn 20% and 265%, as determined by the direciors, on any stditionat annual net profits which excesd €30 millinn, In accorcance
wilh the saitl policy. e Company disiriouted a dividend for the year ended December 31, 2007 in the amount of E57 million which was s
paid an june 2008,

i 'y
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NOTE 24 - EQUITY -

Treasury shares

Gn Qriober 20, 2008 the Company anhounced s Intemion 10 commence a share repurchase program in the framewark of which the
Compary will purchase up 1o 15,323,536 sharas, representing 5.61% of the Compary's share capital, The shares will be purchasod
onmarsgl on the Landon Sinck Fxehange in accordance with Sharchalder approval obtained 21 the Company's Annual Ganaral Meeting
on 27 May 2008,

The huyback program wat iLtly utilized in tuee months and the purchased shares are held n treasury. The Company has also been
informed by its majority sharehokier, Fibs Weaging Lg. (CElGit™}, which held indirectly 68.4% of 'he Company's share cagita! thal Elbit
mnlends to puichiass the Company’s shares through a series of onimarket purchases. Elbit's purchase of the Company's shares shall
within the above mentioned timii of te Campany s repurchasing progremme.

As ¢ balance sheel date, the Company hos purchased 9,209,443 of k5 own shares, aivd EWbnt had purchased 200.000 of e Conmpany's

shares. Following these puichiases Elbit holds (as of balance sheat date} indiractly owns 70.5% of the Company. Regarding the repurchase
of shates afier halance sheot dote, refer 1o note 39,

NOTE 25 - EARNINGS PER SHARE

The caitulation of basic carmings per share at 31 December 2008 was based on the grofit attributable w ordinaiy srarehoidess of
£67.684 thousand (2007: €226.967 rhousont: nnd a weighted average number of Ordinsry Shares cutstanding of 291,188 thousand
{2008: 292,355 ingusand).

Weighted average number of Ordinary Shares

Decembar 31, Larepmer 31,

2008 2007

In; lnwwm Gf s witH & &0.01 n.r e ‘a00 vy
Iz.sued Orinary Shares at }um.ary i 292,404 29‘2 346
Cifect of own shares hold {1,243} -
Sharc hnsed paymer-: - excwese of aptons 27 9
Weighted avcrnge numh"r of Qrginguy Shares m Decen‘her .51 ) 291,188 292,355

The caleuintion of diluted eamings pe: share at December 31, 2008 was based on profit attributable to ardinary sharehelders of
£57.6385 thousany and a weiphted average number of Qudinary Shares outstanding after adjustment for the effects of all dilutive
potenual Ominary Shares of £2,735 housand, calculaied as follows:

Welghted average number of Ordinary Shares {diluted)

Dacomoer 31, Cecnmiug 3l

2008 . 2007

hi thous oty of snaras mr. eIl et i . 'ono ‘U0
Welghted average pucmbar of Drdumry Shares (basic) ' 29:. 188 292,355

Effect of share opmns on u:bue ) 2,735 1,129

Weighted average number of Drdinary Shareb [dlluted) at December 31 ‘ 293,923 293,184

The werage markss value of the Compawy’'s shares for purposes of calculating the diltive effect of shane options was based on quoted
market pAces for the period that the options were outstanding.

NOTE 26 - EMPLOYEE SHARE OPTION PLAN

On October 26, 2006 the Compony's Board of Direclors appraved the grant of up2 1o 33,834,586 nonnegotiahie oplions over the
Compary's Diiivary Shares 10 the Coatipany's board members, employees in the Company and other persons who provide services o
the Company including employees of the Group {~Offerees”), The options were pranted 1o the Ofterees for no consideration, The ewercisa
price of each option shall be the average price: of the Company's shares in the LSE Juring the tive-day penod before We dato of grant,
Notwithstanding the furegoiny she excroise prce of the options granted on Ocioher 26, 2006 was £1.8 per option (- Eremise Prea”).

Exercise of the vplitns 1€ subject 1o hye fallowing micchanism: on axercise dite the Cempany shall sllot, in rezpact of each option so
exercised. shares equal to tha difterence between {A) the opening price of the Company’s shares on the LSE on the exercise faie,
provided thad iF the opering price oxceeds 180% of the Exercize Price the opening grice shall e set at 180% of the Exercise Price; less
(B) the Exereise Price of the Options; and such difference {A minus B) will be divided by the opening price of the Comparny's Shares in
the LSE on he exetcise date. The tarms and conditions of the grants ane as follows. whereby all options are seltled by physical dailvery
of shares:
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Mivbes Vasting Corracioa ule
Crat Aty funet it wpt:tiend of ophoay nrdonn o cyifbana
Option gant o key nEnagyrient ’ ’
at 27 Qember 2006 18.824,812 Three years of service
starting October 27. 2006 5 vears
Option gramt 0 emplioyees at Octaber 27, 2006 5,234,324 Three yeaes of service
starting October 27, 2006 5 years
Towal granted n 2006 24,059,136 Three years of service
atarting 2006 & years
Total gramed n 2007 3.08L.072 Three years of service
starting 2007 i years
Total gramted in 2008 2,975,000 Thiee years of service 1.3 millien options ~ 5 years
sarhing 2008 Remaining options - 7 years
Towt share options granmeq 30,115,208
¢ inchding § 423,435 cofiees whicds s et 10 1w anoroa! of the Annud Gantm Mneting OF abnreholders of E1 The apoevd wits sinivetad un Novmber 1 00
Waeightod average Wenghed e age .
araroise priae Mumbar of EVOIC W DreE Nuner ol
2008 epitons 0a7 aptiong
I3 2008 £ 007
Outstanding #t the: beginning of the year 181 28,945,704 1.80 26,108,602
Forfetted durng tha year - back 1o pool 130 (2,323,785) 1.8 1952,399)
Exerciged guring the year 1,80 {131,711) 1.80 {303,471}
Granted during the yasr 167 3,825,000 1.88 4,093,572
Outstanding at the end of the yoor 1r8 30,118 208 1.81 28,945,704
Exercigable 4! the end of he yewr 9,031,603 8.195.777

Foltowing the madifications of the employer shiare oplion plan (as described below) the options outstanding at December 31, 2008 have
an exgrcise price n the range of £0.52 w £1.84 japp. €0.55~€1.72 and a weighted average contractual ife of 4.96 years. The weigitted
average share price 3 the date of exercise fur shame options exergised n 2008 was £2.29 (2007 was £2.225).

Modification of employee share aption plan

On November 25, 2008 the Company's generai shareholders mesting and the Board of Direciors approved 10 amend the exercise price
of ail options granted more tian one yeor prior to October 25, 2008 ("Recora Date”) 10 the avarage closing piice of the Shares on the
London Stack Exchange dur ng the 30-cay perlod ending on November 25, 2008 {i.e, £0.52 per oplion). i addition, the amendmant plan
dsteanined that all Cptions that ware not vested on Lhe Recond Date shail vest over a new year period commencing on the Recod Date,
In such way that sach year following that date one-third of such Options shall be vested. Furthermore, the Option Term was extended in
additional twé years o & total period of seven years, which slaris at the date of grant by the Comparny's Board of Directors. The above
menuaned 180% limil on the potential bene*t from each Option was changed Lo a cap of 324 pence per oplion. The number of aptions
wiuch were modified undar (be mmendment was 78,182,589, The incremental fair value granted (i.e: the increase in fair value of the
share optinna measured wmedistely before and afler the modiications) as a result of the above mentlonad modibcations wis £5.4
million which will ba ecogrzed over the vesting period or immadiately for vested options. The mmediate atfect of the modisicaton an
the profit or 054 gtatemend was g evpenss of €1.8 million, Followeng the modiflcation of the employee share option plan, the contractual
life of the ogtions (7 years) is used for future grants and the assumert suboptimai exercise muttiple is 3 for nwanagrment and 2.5 for
employees due 10 he cap of 324 pence.

Follawing the modification of the option plan, the maximum number of shares issuab'e ypon exercise of all oulstanding, optons as of
Ihe balance sheet date is 2.7 73,4085,

The estimaied fuir vaiue of the services recanved s measurad based on @ binamiat lattice model using the tollowing assumptions:
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NOTE 26 - EMPLOYEE SHARE OPTION PLAN -

Ky manmgames] Ky monGgement
prsennet PTG Eanployras
00K 2007 2006
€ € 3 P
l-'alr value of share nptions and assumptions
Fair value al AleaAsuremE: ni vare un eumq] 5._9 723 5,722,458 1,959.76G 2.735,563
Wulghted av emge exercise nnce ©1.38 2.48 1.87 2.57
Expectsd volatility 35%-51.1% 25-30% 35%-51.1% 3-36%
Welghted average share price 1.38 2.94 1.88 2.59
Subaptimal exercise mutiple 1.8-3 1.8 1.8-2.5 1.8
Expected dividenrs - - - -
Risk-free interest rate (based on the ekt rates of the
non indexed linke<i UK treasury Londst 2.89%4.82% 4.89%-5.01% 2.89%-4.82% 4.62%-5.55%

*MNE - W ey nfantahen b espeet i

4 risidlgs 31 Whe aamon oo

= ICTiey U554 ) R0USarn w0 ot ivpra el o ot dote B sa'ue ! 5,824,876 shary Ob1oms aDpeoved by e Aol Genem? imeeling & 81, on aveniter 1 2O

. Dunng 2008 the total emplovee costs due to the share aplions granted fincluding the modificabons) was €9,453 Whousands
2007 €11,658 thousaus?.

Due to the changdes in the global ecwnomics. the data reganding share prices and companies” velatilities do not reflect the (vhure results,
The stock prices data of the Company guring the 195t quarter of 2008 presents a high votetlity that is in rregular ke, ang therefore
ol not bhe Implememed Hs the expected voiatihty for the relevant lenm of the options, Since the Compony has been publicly traded
for two years anly, the current siate of the linancial markets attects the Company's volatility in @ greater manner and is rot reflecting e
predicted volatility. In order te estimase the Company's expected volatility. the calculation was based on the Company's share perfonnance
during the last two years ang a coniparisan (o simila companies with historical share price of five—seven years, The difference in tha
volaulity between two yaars and five-seven vears, while neutralizing the fourth quarter of 2008 for each company s significant. Theretare.
the implemented volatiflty for gaticns grante in 2008 {including the modification of the optian plan) was set to 51,1%. which takes inta
acecunt the influence of the cunent state of the markets if the Company has been publicly traded for a longer period. (2007: The
expacted voiatility was Dased] on cempanies in compamble siages as well as companies in the industry and consigening historic shara
price vaiatility of the Compauny.

NOTE 27 - REVENUES

For the yaur ended For the vorar endod

L .

2008 2007

tode ;.'oca

Revenue from selling trading properties'™ ’ 82 576 495 563
Rental incame from tenants™ 4,939 2,153
Manngement tees 951, 1,39%
Oparation of entertainment eenters’ 9,531 8,608
O'J ner 616 2,122
Total 98,613 507,843

Ftvuntis (Pm scinge nbng pojpet'es cunsiet ol assel wige of shopmng cantges. 43 detorminen hetwesn the Company and the uyer of thg gromany, 2008 ncartes wawdy
€624 nilkon fe-enuan fran 86 TRE Paen sns‘)‘,xrucmta&r n e Crech Repuithe, uy well ag ance adiustment from the seiling of Amng Plag o by - €22.73 atdien, In 2007
e revenis inctuetes e afool el vains - W loloring shEpan cantirs: e flacs Hunga'y - €306 s, Rybnlk ard Sosnowiee Phi2o ¢ Poland - €89 milken, Lud'm
Plozd in Podowst - €29 vniFicn, tind Mova 5opgei SOt 1 Srogue, the St Rtiniic loaditonal procaeds) ~ €1 7 mlnen. For more tlam % an the 120 ng o (he SAORDING Cenlara
ATt et UG,

# Rents! inroms ramles withas 16 fvenues o TResloment priet i aa e Conipeny ket oabach Woloted in Hods 2008 mia 2007 41 imdion), of T Mg Gading wonenies e

Coinpuny held 1 [ho intorin por'ed saween the conyletmn of the Soastruciion and tha suliing of the sttid irading woperty.

3 Ruveram ran Grurition of MIIIARAEA COPIIN 15 DIt th 506l Subuiaries of e Compuy which privide FAMRG ard GRIRHTITINAT. £4nCas M 30T SHUEpil g
zecde;a, As o OEoeriner 31, 20GE (e st saltanits ofesita n ane Chopiung capers,

Fox thn yess sndod Fa s yiat erdwd

Cecenber 31, Cucoardaer 31,

2008 2007

€000 €000

Gain gn sale of invesunen propertss - 2.071
’ - 2.071

in 2007, the gaw recorded was mainly from tha sale of Duna Plaza offices investingnt propstiy.
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NOTE 28 - COST OF OPERATIONS

For the yoar ended  Fot 1w voav urvlac

Dasmmbar X1, 0D 31
w00 a7
cova [
Direct expenses:
Cost of soid tading pruperlies 42,279 258,510
Salaries anu relmed expensey 2,034 1,218
Inttiafion costs 3,083 a6
Municipality iaxes 5 24
Property waxes 485 208
Properiy operations aod msintenance 5,558 5.909
53,442 266,651
Other oparating expenses 2,282 1.538
558,724 268189
Deprectation any amortization 210 541
55,934 268.730 .

Costs of sold vading prapgrlies include the costof purchasing and developing the trading properties which were 50id in 2008, consiat
glmon entirely frorn the cost of aeiling of the Pzen Plaza shopping canter in the Czech Republic -~ €42.2 miltion, 2007 consists mainty
of the cost of selhing of Yw: loflowing Urading properlies: Arena Plaza Hungary - €162 million Rybnik and Sosnowiec Paza in Poland
~ EBG mithon, Lublin Plazz in Poland - €30 matlion. others — €0.5 million. The cost of operations of investinent progerties Totalled i buth
2008 srxi 2007 €0.4 mition,

Inerease in indiation cosis in 2008 i atributable 10 waite off of costs allocated 1o planned projects in which the Compary decided 1o
caase its impstment.

NOTE 29 - ADMINISTRATIVE EXPENSES

For the yoar endied  For the yeur tiind

Deceher 31, Cwrceaser 31
2008 0T
€o00 o9

Selling and marketiog expenses
Advartiging and marketing 2,485 2.649
Salaries and relating expenses 791 761
Qthers 27 23

3283 3433

ceneral and administrative expenses

Salaries and related expenses 12,273 12,167
Deprecintion and ArKwmzation 748 366
Management fees ass 500
Professional services 4,087 4,206

_ Travelng and accormmodalion 1,384 1.071
Offices and office remt” 1,472 735
Chers’ 918 839
21,257 19,684

Yotal 24,540 23,117

v 200 = ertlanaileng

Goneral and adesiniatrative

3 inehuding NOM-Gat LEoRises gt 16 T sPawe Dpton 270 0 s amoust of £5.3 miton 2067 CF.6 nv4nn) sce mso note 20 lor mon; dedniis pn shani dnsend paymants
3 M I IEaE 13 heguiible Lu e s taahinrd o ooty e ey i badin, Sertin 000 Homen:g Inofise oo of 2007,
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NOTE 30 - OTHER INCOME AND GTHER EXPENSES

Fur the ysa: sndad Fot e venr emded

Decembar 34, Prirgmbet 33,
2008 HL
. €000 [0
A Other Iueomo )

Gan friom seting 21 property and equipment 167 34
Gain from wenting off gl 0id supplicrs - 51
Cther incoma : - 26 -
Total other Income ) '193 85

8 Other oxpanses o
write off of old aebil balances - i238)
Loss lrom selling properly dnd &quiprnens {664 (¥4)
fmpainnent of properly and equipment (2,214} -
Other espenses £ i1}
Tbtal mhs-r expenser. ) {2,882 { 4231

. o ‘ . S . = e

NOTE 31 - FINANCE INCOME {EXPENSES)

Far tha pear oot For e por oaloed

Decombe:r 31. Deeomber A1,
cooo 000
) ‘ 2008 2007
Recoghized In pmm of !oss ’
Interast income on bank deposits 13,477 6,468
[nberest incoihe on Strusturcd Gepesits 2,246 -
Loans 10 rsieied petties 1,277 1,084
Changes in faw valua of dorivative 18,111 2.228
Changes i (gir value of delentuies measured at fair value through profit or foss 30,261 -
Fareign sxchange gains -.relaied parias - 1.101
Othet 1mere51 income - due w0 rece ublu, ariging from sare o! shopplng centers 1,984 ‘l 526
Tatnl ﬂnnnca income 67 356 12 40?
Interes: expense on bank icans and debentures {18,040} 16.216)
Interest paid on siruclure loan (1,505) -
Interest un leans from related partles {547) (642)
Changes in farr value o stescture (2007, deheniures measured at fair value through prolit or loss) (3.,126) (218}
Foroipn exchange losses - relatet) patres 1427) -
Foreign eachange lossas {657) {105)
Olher r inanee cxpenses {1.656] 972
( Z3 858) 18.7531
!\.ess - Finance eapmses. Lapnalmd \o lradmg mopeﬁies under development 14 600 ..,693
Total ﬁnama alponses (9,258) (3 0601
5 ‘l'otal nat finance lncumu 53 088 9 347
:. Fot the year wndnd  For L1 venr anded
e Decombar 31, Dassangen 31,
s 2008 2007
’ <000 €003
Rocognizod 1n aquity '
Net change in fai valug of available-fer-sate financial asset (1,401) -
Net change in fair value of avadabletorsale inanciat asset vansfered 1o prefit or toss 281 -
Forelgn currencv translation dlh‘crences for foreign nperatmns ) ) (10,448} 168
{11,568) 168
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NOTE 32 - INCOME TAX EXPENSES

For the Yot soded  For 17 voar encad

Duoeiwbar 14, Drgembe 20,

2008 >ar

€000 o

Current .o N - 143 106

Defeored lax E,628 ()]

: Prior yoar's lanes'™ (858) -
Toted 4,913 90

| Fred P Lon matm im0l e At ) SHEENCN 1 reacngd Wil Csach Reoueic TR suthorlies in reanedt of one of the GARIDS SULBHLINAS, (80t wish ik Conisiw s
Mo v # cosll Dalent OF LG 9L 9n, 8% we'l 3% raversll o SHSTSTY recorden Lak ravision,

Deferred! tax expanse
For the Yot srided Fee the yoi ericitd

i December 31, Deerqner 31,
; 2008 07
: €000 €000
Origination and reversaf of temporary cifferences 9,866 {16
Recognition of prevously unresognized tax losses {4,240} -
! 5,626 116}

Retonciliation of effecive tax rate:
For the yout ented Tor the viar argat

Daoembar 34, Oecrmbur 1.

008 2007

000 000
Culch statutory icome tax rale 25.85% 25.5%
Proht belore taxes 72,597 227.05%
Tax at the Dutch statulory incomc tax rete 18,513 57,810
Utilization of prior-year losses for which defarred laxes had not been created in the past (see note 23} (4,195} {1.393;
Changes w tax burden as a resol of differences in statutory 1ax rates of subsidlaries 1,864 3z
Daferred taxes ) prvided for lusses and other temporary tifferences, net 3,508 1447
Vanances stemming from oiffrres measurenent wies applied for the fnancial statements and thase
applied for income Lax purposes |Including exchange-rate differences) {1,270) 164
Changes in Ruture tax rate enucted at the Dalance sheet date - 37
Non (gxable income’ {12,851) (58.093)
Priar year's taxes {856) -
Other differences, net - 1
Incoms tax expenses 4,913 a0

* NN PRt e - e Rl 23 ot aesh -t oMo Rk The Compety Nas I the ftharands. S alsr ke Narfianondy, sechon bi-ow.
The main tax laws miposeds on lhe Group companies in their countries of residence:

The Nethaciunds

A Corpanies residen: in the Netheilands are subject to corporate income tax at the ganeral rato of 25.5%. Under the amended iles
offective January 1, 2007 tax losses may be carned forward and set of against incone of the Immediately preceding tax year and the
nine subsequent tax vears. Transitional rules apply for tax losses an account of tax years up through 2002 which may be ¢arrled
torward and set of aganst income up through 2011,

B Wiitier the partcipalion exeniplion rules, memng including divdends and cepital gamns derived by Dutch companies In respect of RN
qualifying mvestments n the nuginal poid up share capital of resident or nonresident Ivesies companies, are exempl from e
Netheriands corpoiale: income g provided the conditions as set under these rules have been satished, Such condiliobs reguire,
among ¢thers, o Miarmwins pergentage ownership interest in the investee campany and requive the invesiee company to setisty eithes
of, or both the newly introciced “assets™ ~ test and the amended “subject to 1ax™ ~ test. The Compary is in compliance with ail
participation axempiion requiremants.
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NOTE 32 - INCOME TAXES

C Dividena distributions fior & Dutch coinpany to quaigying Isroeli corporate shareholders holding at least 25% ¢f the sharas of such
Nelhertangs company 1s subject 10 withholding 1ox o) a rate of 5% provided certain comulianee related forninalities have bren satisticd,
In other situalions, tvidend disiributiuns f7om Duch companies io Israell shareholders are subject to withhelding tax ai a rate
of 15%.

Romania

Corparaie incorme lax rite for resicent sompanios and nonesident entities with a permanent estadkishment in Romania is 18% .
fincluding capitil gains). Dividends distributed by a resident entity 1o EU sharehoiders are not subject to withholging tax in Romaria

n fine with the provisions of the EL Parent-Subsidiary Directive. Fiscal losses ircurred up t¢ 2008 can be caried forward and

relieved aganst future ticable profie tor a penail of five years. Such period has been extended to soven years for fiscal lpsses ingurred

slarting 2008,

Hungary

The gorporate incore taa mate impesed on the income of the subsidiaries incorporated in Hungary is 16%. Capital gains are exempted
from covporsie inceme s provided thal cerain cuteria are futflled, A special solidaity tax is levied on companics being 4% of the
mudiied acoounting profit as deteimined vy faw, Oividends, mterest. royalty paid out to compenies ase nol subject L& wiihholding 1ax.
Losses m the drst ves years of vpeation can be carried forward without fimitation. Losses incurred until 2004 ¢an be carried torward
fur the period of five years. subject to certain limitattons. Losses incurred i 2Q056 and thereafter, may be cacried torware indefinitely,
subject to certam hemirations.

Poland

The gorporate (ax applicable o income of folish subsidianes {including capital gaing) is 19%. Divwlends pad Gut of thess profits are
subject 1o an adduional {(fmab 1ax rate of 149%, stlijeet to the relevant double taxation treaty. istribution of dividend of Polish subsidiary
10 Dutch parent company. holding at least 15% commencing 2009 ~ 10%) of shaves for 3 period of @i least wo years. is exempt finm
withholding tax. Lasses may be offset apainst taxable incoriz over 2 tive-year perind, subject to @ maximum annual utinzation oi up to
50% of the accumidated toss from gach particulor 1ax year

Sarbia

Corporate income @ax {"CIT'; rate apalicatie to income of Serbian subsidiaries is 1096 Losses siated w the tax balance {i.a. lIcsses
adjusted according o the CIT Law rules) may be carried forward for the period of ten years and offset usgalns! taxable Income from the
tax palance. Withitoiging tax at the rate of 20% Is due o the payment by resitdent companies 1o non-resident companies of dividends
and share in the profit of a legal gatity. and on royalties, interest, capital gains and proceeds from leasiag real estale, Withnolding tax
may be reduced if such poss.hility Is provide:! by the raspective doubie taxation avoidance reaty.

India

The corpbrate income taa appliceble to e itoms of Indlan subsidiaries 1s 33.994. Minimum allernate tax MAT) of 11.334% is appiving
to the book prefits {i.c. profte shown i the financial statements), if the company's corporate 1ax liability is fess than 10% of its book
profita, The peid arourd will be crecited 1t the company has xable prafils in the following five years. Capital gains on sale of fxed
assets and reaf estate aseels are laxed at the rate of 22.66% prowvided that they were held a1 least 36 month immediately preceging
the date of the trahsfer or 33.99% 1f thay ware kald for not mors than 36 memps. Dividends paid out of the grofits are subpcat to
Dividend Distribution Tex & the m@te of 16.99%. There 1s no withholding tax on divicends distributed by Indian companies. Lesses ¢an
be affset against texable income for 2 period of ¢ight years om the incurrence year's end.

Buigaria

Carporate Income L0a rate for resident companics and nonresidertt entities with a permanent establishment in Bulgena is 10% (including
capital gainsi. Dividends paws to resident indimduzls and nonesiden corporations and individuals are subject o 3 finaf withholng jax
ot 5%, uniess lower doukie 1axation reaty rates apply. Such fingi tax 1s not levied on dividends payable to EU tax resident. Losses may
be offset against laxatle menme Tor 4 period of five years from 1he incirrence yearend,

Cyprus

The taxatlon of cowpames incaraesated in Cyprus is based on tax residence and all companies are laxed at the rate of 10%. A special
levy of 100% 15 nagosed oo mare st resonvid. Dividend income and prolits from Ine sale of shares and uihir Utes of copanies are tox
exemiit. There is né withholding 0% on piyments of dividends 10 nonsesident shareholders or shareholders that are companies resident
in Cyprus. Companies, which do not distribute 70% ot their profils after tax, as detned by the relevant tox [aw within twoe years alter 1he
ey of the relevant tax yoar, will bt doceied 1o have distributed as dividends 70% of these profits. A special levy at 15% will Le payatide
on such deermned dividends (6 :he exlent that the shaeholders {companies and indivkiuals) are Cyprus tax residents. The amount of
deemed distibution is reduced by any aclusl dividends paid out of the profits of the relevanl yoar during the following two years, This
special levy is payable 1or the account of the shareholders.
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Czech Republic

Corporate income taa raie anposed on the income of the subsifiarles incorporated in the Croch Repubiic (inckeding capital gains) in
2008 I 21% which will graduaily decrease to 19% in 2010. Tax Insges incurred in taxable pariods commenced in 2004 or later may be
carrel forwardt for wp {o five Years, Tax losses invurrag earlter may be camied forward up 10 soven yaars. Dividends paid out of net
intome are subject 10 a withholding tax of 15%, subject to the relavant tlouble taxation treaty. The Czech Republic gxempts domestic
dividends paid to EU pazent comppanias thai hokl a participation of 20% or iare for at leas: two yesrs, Tar kesses incurred earfler may
he carred forward for up 0 saven years.

Latvia

Corporate income tax rate imgosed on the ingome of the subsidigries incorporated in Latvia (inciixding capi-af gainsi 15 1.5%. Tax losses
incurved prior i 2007 Gan be carrled torwa<d and be uffsel pgainst taxable income of tive years Joliowing the accounting year in which
they wery ncumed. Such penod of hve years was extended to six years for losses meurmed in 2008, seven years for losses which will be
ncurred In 200G and et years for losses which wil be incurred In 2010 and thereafter. Dividends paid out of net income o nen-
resigent are subject 10 2 withoiding tax of 10%, subject 10 the redgvant double taxation treaty or 0% withholding tax could be applied if
ihe recipient 15 resident in anather EU country or resksent in country included in Curopean Economic region.

Groece
Carporaie income tax rate wnposed on the income of the subsidiary incorporated In Gresce (inciufing capital gainsy 1s 25% which will
gradually decrease from 24% 10 2010 to 20% in 2014, Dividends paid to resident and non-reswent Corporation are subject 1o a final

withholding tax of 10%. 0% withholding tax will apply in respect of dividend distribution if the recipient (S the pamsnt compary and an £U

residen] of i1 8 ountry incitded in the European Economic Region, provided certain criteria are met. Tax 19sses can ha carried forwerd

and nffset against taxstle mcome of the five years following the accounting year i which ey were incurred.

NOTE 33 - OPERATING LEASES

The Company is a lessee of a number of plots of land and pald & tatal rent of €0.05 million in the year ended Decesnber 31, 2008
1€0.05 malion 10r year ended December 31, 2007} under operating leases in Poland. The loases typically run for & peviod of 99 years,
The: lsases i Polaiud whic are held under perpetual usufruct are govemed by the law of mansgemanl over reat estate. Lease payments
regaiding perpetual use o! Jant can e changed according to a new valuation of the piot. None of Lhe leases includes contingent rentals.

Norcanceliable operaling fease rentals are paysble as follows:

Decamber 21, Dengmoet 33,

2008 g7

L0060 000

Less than one year 42 52
Between one and five yaars 220 600
Mare than five yests 785 3516
L047 4,168

NOTE 34 = FINANCIAL INSTRUMENTS

Financial risk management
QOverviow
The Group has exposure to he frlowing neks from its use of dnancial instrumenta:

¥ Credi risic
) Liquidity risk; and

r Market nisk,

This nole presents informatiun about the Group's éxposure to each of the abiave nsxs, the Group's otiectives, policies and processss
for measuring and cremaging dsk, ainl he Group’s management of capital. Furthor quantitative disclosures are Included thwoughout
these consolidated mancial stalements.

The Boord has estabbshed o contimuous process for identifying and managing the risks faced by the Compary, arki gonfirmms thiat any
appropriate actions have been or are being 1aken 10 address any weaknesses,

The Boawd has catablshaf the lavesime:s coinmitiee, which is iosponsible for developing and moritonng the Groun s Bnancial risk
management policiea
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NOTE 34 - FINANGIAL INSTRUMENTS

Financlal riak management

The Group's risk maragement gokcies an: established to identily and anatyse the risks faced by the Group, o set appropriate nsk £mits

and controds, el 1o maritor rshs und adhierence lo linits. Risk management policies and systems are reviewan] regularly 1o raflecy -
changes in nwwrkot conditions and rhe Group’s activities. . . :

The Group Audit Comamitiee ovarsees how management maonitors compliance with the Group's sk management polcics and procecures
and reviews Lhe adequacy of the risk management lramewark in relation 10 the risks faced by the Group.

A Credit rigk
Credit sishk 18 s risto ol finascial loss 6 he Greup if a customer or countersiarty to & hnangial instrisment fails to meet s contactyal
onhgalions, and anses pngaridiy g i Croup's financ:al instuments held 1n banks and other financial nstitutions,

Managemant has § credit pofiey in alace and the exposure to credit nsk is monitorad on an ongaing bagis. Credi; evaluations are
peslonned on ail cusiomers raquiring eredit over @ cerlain amounl. The Group requires coffateral in the form of @ banh guaraniee or
dizposil equal (o three months of rent from tenants of shopping cemers.

The Group liMiits its cxpdsure 10 Credit sk in respect 1o cash and deposits. including siructured deposits and assets available for sale
hy wwesting only v deposits and olier hnancial instruments with counterpartes that nave a ciedil rating of at least A from rating
agencizs. Given these crodit rAUNgs, managenen does not expect Any countarperly (o fall 1y meet s obligations.

. Cash and deposits, including structured daposits and assets availabie tor sale

B Llquidity risk

Liguidity risk I3 the sk that e G will net Be alle 0 meet s nancial obligatons as they fall due. The Group's apuroach ta
managing liqudity is 1o ensure, 08 7ar a5 possible, that it will atways have sufticient Rauidity to meet ils obligations when due, under both
narmal and stressed condilicns. without ncurdng unagceptable losses or risking damage to the Group's reputation,

The Group use lreguent budget meetings with serior management in arder 1o assist managemeant in monitorng cash flow reguiremants
for a period of 6% days.

€ Market dsh

Currency and inflation risk

Currency rish is the sk that the Cempany will meur significant Suctuations in its reports as a result of wtikizing currencies cther thian its
functional currency.

The Group is cxposed to curency sz Mamly on purchases (plots of land purchases in indiaj ang borrowings {Debentures issues in
Israel) that arg denominated in » gurrency other than the respective fungtional currency of the Group. wilich 1s e ewra. The currencies
In which these transacrions prumarily are dencniinated are INR ang] NIS, respectively, As these cunencies are subject (0 Hucwations, the
Company is heiding a small amounm of fnancial instruments denaminated in these cumergies, and hedging them, where apropnale.
Regarthng the hedging of the currency and indiation fisk of the debentures see slso note 16.

intgrest rato risk

The Group's interest mite risk anises maiaty from short: and longterm buorrowing {as well 58 debentures), Bosrowing; lasued ot variable
rate exposa the Groug io cosh: Aow inwerest risk, Borowing issued at fxed rate expose the Group to 8 value inlarest risk, Except Tor
the dehentires. the Group doss not currenily angage in hedging or use of other financial arrangements 1 mininkse the exposdre to
these risics. Regarding the hediing ¢f the interest rate rsk of the debertures see atso note 16, r

B Capital management

The Roard's policy is to maetan o strong Capital base so as to mantain investor, creditor and market conlidenck snd 10 sustam future
development of the busingss. Tho Board of Direciors alsc monitors the level of dividends to ordinary shareholders. as well as the
percemage of holdings of employees m Company’'s shares.

5 At present employees hald 0% of Ordinary Shares, but with future patential of aboul 6% assuming thot all outstanding employee share
e Gptens vRst and era exsemisard al maxirum price.

There were no changes in the Greup's approach to Capital management during the yoar.
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Cradit risk

The cantying, amount of financal assels rpesents the maximum credit exposure. The maximum exposure to credit nisic ot the repurting
date was:

Canying amount Larry'ng amam
Doceinber 31, Duganbn 31,
2008 . war
Noie o000 U
Cash and cash equivalents 5 146,026 66,381
Restricted bank deposits [3 32,253 25,155
sharkterm deposhy and investments - 1,033
Avitable tor sale fnaecst sssets H 8,808
Trade recewabies, net 3 838 262,595
Oiher recenvables and prepaymenis ¥ 19,500 6,778
Refated parlies 19 a81 19,525
Derivatives 6 20,323 2.228
Long-term deposits and other invastrents 1L 50,385 1,487
Restricted bank deposns % 34,497 5,302
312,913 350,984

The raximuim axpos#Es L0 credit 1'sk ke the above mentioned table at the reporuing date by type of customer was as follows:

December 31, (ocenmipr 51,

2008 R

€000 L)

Harks and financial nstitutiong 290,174 100,298
Yracie recelvables 838 262,595
Governimental nstitutiuns 18,708 5,848
Related parties and other 5,583 22.243
. 312,811 3080.984

Liquidity visk

The tollowing are the contraciual maturiues of hnancial llabilities, Inciuding @stimated interes! nayments and excluding the impact

of neting agrcements:

Carvying  Gontmecviel 8 movithy Mave than
ameunt szak fiowe wihas  8-12 mowihe 1-2 years 2-8 yoara & yaurs
Docembar 1. €000 ¢no0 <000 €800 €000 000 €000
Now-derivative fimascis! liabillties
Secured bank loans 110,688 (1852,526) (2,664) {7,514) (4,392) (18,880) (119.076)
{nsecured bond issued " 175,344 (244,592) {5.111) {3.111) (16,849) (127.694) (89.827)
Trade amd othar payables 54,254 (54,284) (83,4878) - (378) - -
Relzied partles 2,748 (2,748) - {2,748} - - -
342,834 (484,120) (61,883) (15373) (21,617) (148.,574) (208,903}
Docmrbel 31. 2007
Noa-derivative financial Uabilities
Secured bank loans. 5,870 {7.970) {421) {411} {801) 12,227) (4.110)
Unseciad bond Issued' 't 53,821 (71.443) (1.244) 1,244) (2.487) {27,257) (39,211}
Trade and other payables ¥2.523 (¥2,523) (72,168} - {355) - -
Related parles 24,974 24974 {23,103 - 11.871) - -
157,188 (176,910) {S6,936) 11,65%) 55145 (28,484) 43.320

1 Unnerdrend bond «S3ed die 97 aohtaE t el e

.yt
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E
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Financlal risk managament
Currancy risk
Exposure to currency dsk

The Group's exposure 10 forelgs eursency nsk was as follows based on notional amounts:

Decemtbrer 21, 2004

EUR (2] uso HUF PLN [+ RON INR . "ED Other
Currert
a85¢1s 175,980 488 3,451 74 5,053 3,799 11,201 2,524 2,788 1,500 147,
Nan-current
assots B4, 882 208,168 - - - - - - - - -
Total 280 852 208,646 3,451 774 5.054 3,739 11201 2;524 2,788 1,500 147
Current '
labilities 109,768 - - 501 2,730 9,379 2,019 2,036 180 356 48
Non-current
. liabilities 43,672 204,158 - - - - - - - - -
Total 381,440 208,158 - 501 2,730 8,379 2,019 2,038 180 356 49
Net
ex pﬂsm‘e '.I.DB 422 488 3,451 273 2,324 {4,580) ?.,182 488 2 608 1,144 98
fecerner 31, 2007
Fuk NS usn HUF L [orY RON INR v, Biben
Curreni assets 365,681 - L0153 608 5222 5297 1514 1,754 899 176
Non current
assets , 45,7370 58,249 - - - - - - ‘
Total 319,349 55,249 ‘l 315 509 $,122 5,257 1.%14 1.754 89‘.! 176
Current
Hlabifities 74,246 - 11685 385 901 2,451 3.035 1,812 1,083 72
Non-turrent
labilities 6,344 53921 988 T 283 .- - - -
Total B8O 53,821 12,673 457 901 2,734 3,035 1.83_.2 1, 093 72
Net exposure 238,762 1428 {11,658; 152 4,221 2583 (1, 5211 (58) [194) 104
The fotlowing, sipnificant. exchange @te aoplicod dunmg the year;
Regoring tate
Aguge 1dle Spol tat
\’. urrt'licv 2008 2‘.‘0& 2007
RSD 10 0.123 0.130 0113 0126
UsD 1 0.680 0.730 0.714 0.672
PLN 1. 0.285 0.265 0.240 0.279
HUF 100 0.398 0.398 0.378 0.385
RON 3, 0.272 0.300 - D251 0277
C2ZW 10 0.401 0.361 0.371 0.376
INR 13 0.187 177 D.147 0.572
MS1 ¢.180 pa78 0189 0.177

SensHivity mnalysls

The following table demonstraie s the post-tax impact of;

) 15% swrenfthening of the eyro againsi tha US dollar, Serbian dinar, Hungarian flanint. Pailsh zioly and Indlan rupee;

3 10% strengthening of the euro against the Czech ¢rown, and Romartian lei; and

» 20% srengihening of the eure 3gomst e new lsraeli sheus)
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With al! other variables hett! gunstant {the unpact on the Groiip's equity 18 the sarpe):

increnae

LUy TE I

FUR vs, USD, 75D, HUF. and PLN 165%
EUR vs. INR-* 15%
EUR vs, CZK. RON 10%
EUR vs. NIS A%

PLAZA CENVERS M.V, A REPDRT 2008

Eflrct o 2ual ey et
“on tho year ended Dvcoinbin 51,
008

<000
(1,079)

2007
o

1,101

i104)

1 PRt o ety

A similar wakening of the eure against all currencies sl December 31 would have had the equal but opposilg effect on the post lax

profit and equity lo the amount snown above on the basis that all other variables remain gonslant.

Derivatives and debeatures
Seonsitivity analysis - changes In Exchange mtes surp 1o new ksraell shekel
Fal wilue chiangn Falt viuts tri000
S wRkaning MG wirergthucenz,
wgonil EURY Taii vand Lt EUR;
€003 €00 oor
20% 5.2973 20%
Dervative A (11, 758; 10,142 11,758
Derivative B (32,979 10,181 32,979
Debhentures A 9,365 (46.773) (8.355)
Debentures 8 25.674 (128.371) (25,674)
Total nat (9, 708) {154,821, 9.708
Interest rate risk
Profile
As of the reporimng date, the witerest fate mvofile of the Grouns imerest-beanng feancial nstruments was;
Carrying amownst Cammng pmuunt
008 W67
Cunerey rate 000 £
Fixed raie instruments
Financial assets 64,301 5,898
Vartabie rate instruments R
Financial assets 207,468 370,078 *
Financial liabitties. (269,560) {70.083) ¥
(81,322) 298,503 *

Cash flow sensitivity analysis for variable rate Instrumenta

A change of 30 basis poirls in EURIBOR interest rates at the reporting date would hava increased (decreased) prefit or loss by the
armouris shown helow, Thig anaiyais nssuimes tat all oifier vartablas, i partfculer forsign currency rates, remain constant. The analysis

i$ performed on the sz basis for 2007,

Varipble Interest balances iu=ciuding debemures and structure Al

Froft os fnes
20 bp W
Devamimr 31, 2004 Tcrense Sucommn
Varahlg rate Insliuments 54 (54)
Profk, v l0ss
1000p 10 be
Dacarayomr 24, 20G7T kadBEMS Setvdiree
Variable rate Instruments 152} 52
M S 1
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NOTE 33 - FINANGIAL INSTRUMENTS

Finaneial sisk management

Fair value senslitivity analysis for structure B

The Groyp accownts tor ore sirucihnee 3t fair value throuen profit or loss, and the: Group toes not gesignale denvatives (ilerest rate
SWApS) as hedging msiruments under a fair value hedge accounting model. The change in interest rates ol the reparting date would
result in the following, affect on the structurg value;

Sensitivity analysis - changes in Interost an structure

Ft w20 chongn Fair vrlue et

InTennG o hp Falr vihae arri 350 5 p
(3 i} LA £Lne
Siructure B (see note 11} ’ ' {29) o.864 a2
Perivatives and deberturos
Senaitlvity analysls ~ changas in {sraeli CPI
Fiire vusd chiatyin i st Foir wshue ~h0ege
. 108.5 %

£000 <000 €000

Detivative-A

1379 10,142 (1379}
Desivative-8 3,50 10.183 (3,501
DenentureA (648} 14G,774) 648
Debenwure-5 o 12,045 (128.370) 2.046
Total nat ' 2,186 {154,821 {2,186)
Sensltivity analysis - changes in Interest on debonfure
e Value shange M Vabkie change
- prease 100 p P Vil - decrense 100 g
C00 oo £1600
DerivativeA s ' @477 10.142 3,403
Derivative-B {6,775} 10,1681 7.164
Debevsure-A 1,103 {48,774} {1,164,
Debenture-8 2,808 {128,370) (2,926}
Total met (6,041 {154,821) 6477
Fair values

Fair vatues versus carrylog omounts

The cantying amoumnts of financial assets and liabilities shown in the balance sheet are a reasonable approximation of the faw valve
of such firancial assets and liahilities. with the exteption of Structure A {refer alss to note 11).

Intorast rates used for dotermining fair value

The interest rates used 10 tscount estiniated cash flows, where applicable, are based on the Is-aeli governiment Galdl debentures yiek
curve b the reporting date pius an adequate credil spread, and were as follows:

Decembac 31, Dygoniber 31,
2008 2007

Derivatives - outiow” 2.67%3.73% 6.33%~6.5%

Derivativesy — inflow” 2.39%3.86% 4.1%4.2%%

Leans and borrowings 4.30% £.30%

* IChhding & g ot 1 B20E
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NOTE 35 - CONTINGENT LIABILITIES AND COMMITMENTS

A Commitments and contingent labilltios to relatod parties
The Company and/or its subsidiaries ane bound by the following agreements, with Contrgl Centers Lid {“Control Centers”). o compnny
controtled Ly the uilimate shareholder of El and/or cumpanies controlied thereby

1 A framework agreenont o prvide coordination. planning and supervision services over projects for the construction of shopping
centers, the mitkilion of which began turing the term of the agreement (through Decerber 31, 2002, in consideration of 5% of the
actual execution custs of each project {exciuding land acyuisition costs, genersl and administrative expenses and fingicng costs),
payable accurding to radestones stipulated in the specihc agreement for each roject. Addittonally, Gontrot Centers wall b entitled ko
reimbursement ol reasonable expenses directly incurred thereby for fees of extemai consubliants requirca for the movision of the
services dnd the Hke, 21 an amount not Lo exceed USS50,000 per project.

On October 27, 206, the Company entered into an agreement with Control Centers wnder which Conlrol Centers will provide
coordination, planning, and execuilon and supenision services in respect of the Group's projects (the “Agreament”). This agreement
Is concluded within the framewr substantially the same as a similar egraement concluded betwean El and Control Conters, which
was approved Dy the sharehalders of Ef on May 31, 2006 untier the applicable provisions of Israeli law. The Company will neceive
fria Control Centers {erther directly or through its subsidiaries or affillates, other than the Company and its subsidharies] coordination,
planning, eéxecution and supéeTvision services {the “Services ") over Real Estate Projacts {as de‘ined telow} of tbe Group and/ol 15
ahihates in consideranen tor 2 fee equal 10 5% of the actual execution costs of each prolect. pius value addud ax. “"Resl Estale
Projects * shati mean siny reai 2state moject intended for one or more of the following:

Shopping and enteriginment centers, o any other shopping center. permanent, temporary o seasonal resxlential projects, offices,
business enterprises, warehnuses, congrassional cantars, leciura or convention cemters, hotels, guest houses, apartment hotels,
leisure apartinents. lefsure. crtertainment. Sports or healih cemters and/or any other real estate projocts decided upon for ks
developmient, CONSiructian or renovation by the Company, by itself o in pacticipation with third parties.

Conrgiration, Manning and execution seérvices include the receipt of approvals and perpits relating to construction and coordination,
negotiations with consyitants and planners, coordination with licensing authoities and supervision of the planning process.
Superagion Services inciude locating and negotating with suitable contractors. Supervising their wuwk and codrdinating the operating
activities of the reat estate project prior (0 s completion.

The actual execution cosls are the aggregate ¢oss Incurmed in connection with the Real Estale Project exsluding the cost of the
purchase of the lend. financing costs and the consideration for Cortrol Centers under the Agreementl. Such fee will be paid in
instalments upon the neetng of specified targets (receipl of planning approval or other approval similar in its nature, receipt
of & builting penmit and compietion of the Real £slale Project).

The: ealculation of the aclual eagcution gosts and the final paymant to Control Centers is subjected to an appraval by an extensl
accouniani. In addition, the Company will teimburse Control Centers for all reasonable ¢osts incurmed i connmection with the services
rendered thereby. nof ta exceed a total of €75.000 per Real Estate Project.

It ihe Intended use of a Renl Estate Project ts changed far any reason prior 1o the completion of the Project. the payment 1o Control
Centers will be calcukitled as & nercenage of the budget for the Real Eswate Project and provided that such percentage shait not
exceed the percentage determined for Ihe next targel had it continued as plenned, The calculation of the payments to Control

- Camars wili be subjet1 to Uw approval of an externsl accountant and the approval of the Audit Committee and the Board of the
Company and of £1.

At December 3t 2008 the fnancial statmments inchide a provision for enginesring superasion sarvices supplied by & relaled party
in the Control Centers Group in the amount of €1.8 mation relsted 10 twelve projects under develapment in Romania, Serbia, Poland,
Crech Republic ang Greece (for the total charges in 2008 and 2007 refer to nowa 37),

[5]

On Detober 27, 2006. the Company signed an agreement with Jet Link Lid. {a company owned by the ullimate sharehokder of the
Compary and vhich owns an siplaoe) codes which the Group and/or iis afiliates may use the dirplans for their cperational activies
up to 275 HgM howrs per yesr. The Campany will pay Jet Link Lid. in accordance with its price fist, reduced by a 5% discount. The
agreement s in effect for a tve-year werm {see aisc role A7),

3 On Octoher 27. 2006, the Company entered into & agreement with the Executive Vice-Chairman of EI {*VC"} who has respansibility
tor the Company's pperatiens in India, wnder which the VC will be antitled 10 receive options (*Lhe Opilons™; 10 dcquire up to 5% of
the hakding company Heough which the Cormpany will carry oa its oparations in india. However, wheg idered appropnate and by
agreement, 1z VT will be entrited 1 take up a 5% interest in $pecific projects, in which case necussary adiusiments will be made at
the holding company leved. The Company and the VC will agree on the terms of the Option for each acquisitlon. teking into account
laxation, secwilies faws and regulations applicable (o either party of thel respective affiliales. ang olher consikderations of the
respective parties. If e VC axercises all of his Options (59%) at the: holding company level, hus right 10 take up inTerests on 3 project
by project basts will fapse. Tha Options will be subjec: b vesting over a three-year pertod, wilh an initial vesting of 2% on award of
the options following commencement of the refevant project with an additional 1% on the foilowing dates; March 31, 2007,

-
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Financial risk managemant
March 21, 2008 and Maich 21, 2009, If the VC elects 0 take up Opligns in @ specific project winuk cummences atler any of e
vasting gales specifiind abuve, @ immediole vesting will be allowed in respect of Qpticns which would have vested as of tha above
dates. The vesterl oprions may be exarcised a1 any titme, at a prce equal to the Company’s net equity mvostment made 1 the projecss
as al the Option exrcisy date plus interest ot tha e of LIBOR plus 2% per anhum {rom the date of the mvestiment unlit ine Options
exercise date {"Excrise jrice”r.

The VC has cashHn right tn require the Comparyy (o purchase shames held by him following Lhe exercise of the Ogtions, At 2 grice o
he determined by an indedendent valuator. in addition, the VC has the right to pay tha Exer¢lse Price on a partial exerarse of Options
by way of the surrénrer o tha Company of Cptions vahied at the Exercise Price of the esersised Dplions. The agreement mcludes
tay-alung righls and a mght uf first relusal.

The: agreement was apgroved by EFs shareholders on January 17, 2008,
As of December 33, 2008, Lhe izbility recorded in these financial statements in respect of this agraement. is €1.1 miltion,

4 0On January 17, 2008. EI's sharehoiders @pproved another agreemant with the VC according to which £l has underlaken to allot the
VC 5% of the aggregate issued and outstanding share capital in the Company's jointly contralled subsidiary withy Bl [see note 36),
Elot Plaza India Real Cstaie Holthings Lanited-{* EPIi.

The VC snhares in €71 shall nol ha entitled 1o receive any distrivutions (incduding, but not limited to, paymernt of dividends, interest,
oiher capenses and principal :opaymems of shareholdar loans, management fees or other payments rate 1 the VO and any loans
provided by the EPI w the YO} from ERI until the Group's investments (principal and inferest caiculated in accardance with a
mechanism provided for in the agreement) in EPI have been repaid tn full,

The VC's right 10 receive the shards in EPT will be subject te vesting over a three year period, wheieby as of the balance sheet dale

the right to receive 80% of the VT shines have already vested and the right o receive 20% of the ¥C shares will vest on March 31. -
3009, The VC's right to receve the VU shares shall continue 10 vest, according 10 the above vesting schedule, for so fong 2s the

YU gavates. in the aggregaie. 2 substanhal part of his time and atiention (o the sourcing activities. In the event the VC ceases for

any reasan 1o devo. in the afgregate. 8 substantal part of his time and attention Lo Lhe sourcing artivities {the "Cul-Off Date”;,

then the VC's vestng 1lghts as discussed above shall cease as and from the Cul-Off Date, provided itowever, that in such cvent.

the VC shares that have not ye: vested shall vest pro rota traimn the last vesting date as aforenentioned unti! the Cut CH Date,

The agreemen! includes "I along” and “drag plong” rights.

5 0On Cctober 27, 2006. the Company and the Chainman of its Board entered into @ service agreement. pursuant 10 which the
Chairnian will be entied 1o a monthly salary of US$2S thousand (E17 thousand) which inciudes pension. reticement and simifar
penetis tor s servicks s the Comparys Chairman. The agreement was approved by the snnual Genergl Meeting of €1 on
MNoveimber L. 2007

B In Octeher 2006, the Company and £1 gntered Inio a transitional services agreement, pursuant (o which El will provide the Comparny
with fegal and accounting services. The serwces are 10 be provided by Et for a period of 24 months (frem Oclober 2006), unless
terrnrated carfier by the Comeany, al o cost tu be agréed between the parties from tima Lo tine.

7 In Octoher 2006, the Campany anu El entered inlo an agreement, pursuant 1o which with effect from January 1, 2006 the Company
will pay gowmmissians 10 EL in raspant of all wd any outstanding corposate and lirst demand guarantess which have becn isaued by
El in tavour of the Company up to Q.5% of the amount ¢ value of the guarantee, per annum. As af 1he balance sheet date the Group
have no outstanding guarantees from Fl and no consideration was pakd in this respect.

B On Oetoher 13, 2006, Bl amtered into an agreentant {the "Agreement”) wilh the Company, under which El is obliged to offer to the
Company potential real estme deveiopnien! sites Sourced by it in India. Under the agreement, £l is ohliged to offer the Camparty the
exglusive Tight 10 develop 3l of the shopping center projeeis which T acguires durieg the 15+ear term of the agreement, The

e agreement was twenninated upen the signing of the jolnt vantura in India [see alse nole 361, but both EJ and the Cormpany agreed that

< : upon thg wermination of e Jnint Venture agreement they will ro-oxecute the agreenmet.

9 On November 1, 2007, the Anmual Seneral Mzesing of B} approved the Gram by the Cormpany ot a deed of indermaity 10 Hhe Executive
Charmart of the Boani of direciors of the Compary — the maximum indemnification @nowil o be granted by Ue Compary (o the
Chainnan shal! not excesd 25% ol the shareholders' equity of the Company based on the shareholilers’ gauity set forih in the
Cornpany's last consehdated fingnesad stalements onas (o such paynent, No songiderstion wos paid by the Comparty in this respect
since the agresment was signad.

10 D November 1, 2007, the Annual Genera) Megtng of EL approved the grant by the Company of a deed of indemnity 10 ong of the:
Cornpany’s non-executive direcilors. No consideration was paid by the Company in this respect since the agreciment wos signed.
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B C and ingant Hishifitios to cthers

1 Tesco

The Sompary is hable i e bupar oF s presdously owned shopping center in the Crach Republic (*NOVO™) — sokd i June 2006 - in
respect 1o one of lis Jenants 1“Tesco”). fesco Inased an area within the shopping center for a perlod of A0 years. with an aption Ta axtend
the lease period for an addnional 30 years, in consideration for €6.9 million. The antire amount of €6.9 million was paitl in advance.
According to the Jease agrecment, (he tenant has the right [ tenshinale the lease agreement subyect to fulfllinent of certain conditons
as stipulated In the agreement. The Company’s management believes thet it is not probable that this commitinent wilk result in any
material aneunt beng, paid by the Comgpany.

2 Lublix Stage B Project

The Compary has granted in respect of Lublin Stage B Project (construction of the hotel and office area above the shouging center) a
coirmitment 1o Kiepierre (back 10 back with Kiepierre commitment to Lublin Municipality according to which Stage 8 Project shall
cenunence hy no fter than September 30. 2009 and conclude by the end of 2011 (“Stage B Project™). Should the Coainpany tail 1o
comply with the vmetabic of the second slags a penalty shall be imposed thereon in the amount of PLN 2.5 mllion (€0.7 mitlion),
The municipality reserves als the rght in this case ta buy back the shopping center at cost base,

In adgition. the Company will ndemnidy Kiepierre for iy damage in relation to the construction of Stage B Project and will cause Stage

B project to assume full liabitity *or ihe fuii and Emely performance of all the obligations {ather than payrment of usufruct fee) of tha Joing .
venture (- V") agreemen for the ownership tindirectly; of a Compeny registered in Lublin, Poland in tavour of the municipality of Lublin

incluaing for damages tor the failure of Projfect B Company to construct the Stage B Prgject in accordance with the usulruet agrocment.

The Compary and the IV pariner iwre jeintly and sevetally puarantee to the Vendor's obligations under the transaction agresment.

The IV pariner guaranitecs to the Company's cblgation under the transaction agreement related to S1age 8 Company and/or Slage B
Project Inciuding any habilities ro indamnify Klepierre for non-performance of Stage B Compary’s obligations under the usufruct agreement
with the municipality of Lubtin.

3 General llability in raspect of trading property and investment property disposals

In the frunewolk of Ihe trangactions for the sale of the Group's rea? estate assets, the Groun has underta<en to indemnify the respactive
purchasers fot any ksses and ¢osis incumed in connection with 1he sale transactions. The indemnificalions usually inchade:
{i} indemanfications in respect of integiity of title on the assets and/or the shares 5okt (e, thot the assets and/or the shares scid are
owned by the Group and are cleen fram ary encumbrances and/or mortgage and the like). Such indemnifications gererally survived
indefinitely and are caped (o the purchase price in each respective ransaction; and (i) Indemnifications i respect «f ather representation
ond wemantles included i the sales ngreements {such as: development of the project, responsilality to defacts in the developwnent
orojecl, tax matter and others;. Such mdemnifications are limited in time (generally 3 years from signing a cloging agreement) ard are
generlly caped 10 25'% i 50% of the purchase price, The Group’s management estimates. besed, inter alla, on a professivnal opinion
and past expertence. that ne signifirant costs will be born thevaby, in regpact of these indermnifications,

Aggregare amour of e Group's commiments 10 respect of Gonstruction services and in respect of purchade of plots totalled, as of
December 31, 2008, approxairmately €30 million.

€ Contingent Hebiiities due to logal proceedings

Qn 4pril 5, 2008, the Company and El were claimed by  third party requesting the court 1o order the Company snd El 1o pay the plaintilf
an amount of NIS 10.B million (€2 million) as an intermediary fee for certain sales of shopping centers in Poland and
she Czech Republic. On August 32, 2006, £] filed the siatements of defence and on January 25, 2007, the Company Yled statements
of defence,

The Company’s management believes based. among others, on legal advice, that it is not probable that this liigatlan vAll ¢ause any
culflow of rasources to s#itie if, and therefore no proviaion was recortied.

The Company 15 Ivtilven from im0 tme In iigation arfsing io the ordinary course of its busineys, Althgugh the final outcome of sach
of these cases cannat be estimated at this time, the Company's management helleves, based on legal advice, that it Is not probable
that hese liigations will coust anw outflow of resources to settte then.
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NOTE 35 - CONTINGENT LIABILITIES AND COMMITMENTS

Financinl risk managoement

D Bocuriting, guarantees and lions undor hank financa agrcements

1 Gertain companies witlw the Group wiuch are engaged in the purchase. construction or operation of shopping centers (“Pioject
Companies™) have seowmaed thew respeclive sredit tacililies swarded by linanging banks. in a wtal anount of €176 million (for projects
n Romawua, Lalvio, Cevch Republicl. by praviesng the first or second ranking {fixed of foating) chiarges on proporty owned therely,
including right in and w rcal cstate property as well as the financed projects, on geodwill and other intangible assets. on rights
pariaining to certun coniracts (indluding lease, operation and management agreements), on rights arising fram inswance poligias.
and the e, Shares of Project Cisnpanies were olso pladged in favour of the linancing Lbanks. The Company guaramer fullifinent of
ane of the project cempanies' obligations under loan agresments up to an aggregate amount of £2¢ milticn.

Shareholders loans a3 well 3% any other righrs and/or inlerests of shareholders in ang 16 the Praject Companigs ware subardinatedd
to the respective credit fackites, Payment is permitied o the shareholdors (including the distribution of divigends hus excluding
management lees) suijest to tuliilling of certan precongitions. R

Certain loan agreements nclude @ underlakng to fulfill certain tinancial and operational covenants thioughout the duratton of the
credit, namely: comnplying wilh “a minimum debl services cover raliv”, “loan outstanding amount™ o secured asseis value ralio;
complying with certain restnctions on imerest rales: maintaining ceram cash balancas for current operations, maimaiwng equity w
prgjel cost ratio and nat prefil 19 currant bank's tebl; uccupancy percentage and eolhers. All of the companies are in cumpliznce with
the entire oan covenants with the exceplion of ane covenant in respect af ene of the secured luan granted. The Company is in
negotiation vlh Lhe brancing ek noisspect of setlhng Y bank requirsinent and is eapecied w deposil up v €6 millicn as
additional secunty for the kean.

The Prgject Campanies undertoos not 10 make any disposition in and to the secured assels, not Lo sell, tansfer or vase any
substantial parl ¢l hair assels withowt the pior consent of the financing bank, In certain events the Froject Coinpanios undertook
nol o allow, without the arior oesent of the financing bank: (i) any changes in and (o 122 holding strucwure of the Preject Companies
nor t» allow for any change in their incorporation documents: {ii} execution of any significanl actvilies. including issuance of shares,
relaled party transact:uns and signibiuant trarsactiona not 1in the prdinary course of business; (i) cerlzin changes 10 the scope of the
prafect; {ivk the assumgtion of certain liabilizies by the Project Company in favour of third parires; v receipt of loans by Lhe Project
Campary and/cr the provision thereby of o guarantee to third parties; and the like.

Alom Szigut has a bank loan [of €40 milion}: The Company has committed to repay 30% o1 the oulstanding loan amount in case Alom
Szigat fails 0 do so.

2 Commitment In respect af derivative transaction
Within the framewark of ¢ross curency mterest rate swap transacuons (see note 15), exscuted between the Company and lsraeli
banks (the “Banhs™). Ihe Comnpany afreed to pnwide the Banks with a cash collatersl deposit which will be calculated in accordanco
wilh a specitic mechan:sm provicded In eacth swap transaction agreement. Accordingly. as of tha balance aleel date, the Com pay Ras
pledged, a scourity deposit i the amount of €£19.6 milllgn In respect of these swap tansactions,

3 Commlitment in respect of atrugtures
In grider to setwe credit ines prowdesd o the Compaay for the purtose of iInvesting the cradil Iunds in financial structures {566 dote
11), the Company has provided the financing barks a pledge on the structures 1ssued. In addition the Company also has to comply
with certain covenants stipulated in the lian agreement. Failing 10 comply with the said covenants shell oblige the Companty to pronde
an edditional cash collnieral. As of the balance sheet date the Company has secured cash collatgral of €14.6 million,
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NOTE 38 - SIGNIFICANT ACQUISITIONS AND EVENTS

Joiat venture agresment with the controlling indirect sharsholder

On August 25, 2008, ke Gompany and £l signed on & jeint venture agreement in the framework of which, the Company acquined A7 5%
ot E1 sharehclding in Efvitlaza inda Real Estate Holdings Limited {“EP1™} in exchange of an pssignment of 5U% of the shareholders
loans granted by El 1o EPYup 1o the closing date, ang which totaled 10 €81 mition. As a8t the closing dale EPI holds piods in Bangatore
and Chennai (see below;. Following the execution of the transaction the Company and El coch hoid 50% of the volng nghts in EPt and
47.5% of the equily nghts. The additional 5% equity rights are held by Ei's Yice Chawrman of the Board, which wene grantad to hum within
the ‘ramework of an agreement executed in January 2008 (ses n¢te 35). The Company and El each have the right to appoint 50% of the
board nwemtiers m EPE.

Ir addition, the Company pad El on advance payment in the amount of €4 mitlion {"Advarnce™) which is equaf 10 50% of the shorehoiders
Inan granted 1y £ lor its invesiment in the Cochin iskand project {see note 9). El wili hold in wrust 80 of the right in the Cochin kstand
in favouwr of the Company. The Casnpary has been granted with EI's ¢orparata guarantee, which shal be exercised in the event El shall
tail to ranster ail s nght i the Coctin Island to EPY (or altematively to transfer 0% of the said rights to the Campany) within a period
of one year from Lhe axecution of the agreament.

The followhng informaiion 's in respect of trading praperty which is held by EPL

Chennal

0On Desember 16, 2007, [P entered intoe 4 framework agreement, {~Framewark Agreament”?, with a 1hird party to acquire, through a Joint,
Venuwe Conpany {"JVT1. un 10 135 pcres of land in the Siruseri District of Chernai. India. Under the Farnewark Agreement, the IV will
develap on the project lany an integrated multi-use project.

Ungier the Framework Agreement. EPI is o hafd 80% of the JY. Invesinients by EP| In the JV will be a comiination of investrnent in shares
and convertithe debenturas. The total ivesiment that EPI is anticipated to pay under the framework Agreement in consideration for lls
80% holding (through the JV) in e project land is up to INR 4,276.8 million (€82 milllon), ("Purchase Price™) assuming purchase of all
135 acres. The project Jand is to be acquired Ny the J¥ an batches subject to such land compiying wilth certain regulatory requirempnts
and the due diligence requirements of EPE Through the balance sheet date the JY acquited approxnnately 52 acres ot the project land
and a total of INR 1,542 miltion (€24 million} of the Purchase Price was paid by EPI.

Sangelore

On March 13, 200k, EP! anteren nfo an amended and restated share Subscriplion and framework agressnent, (~Fromework
Agreemant”), with a third party. and o wholly osned Indian subsidtary of EPF {"f¢int Venture Company”), Lo acguire, shrough the Jubat
venture Compary, up to 440 acres of iand m Bangalore, India (“ihe Project Land™. Under the Framework Agreement. following the
constrnmation of the closing of the fi~al stage of the transaclion, the Joint Venture Company will develop on the Project iand, an
ntegrated mumuse project.

Under the Framewark Agreement, the Juint Verture Company Is to acquire ownership and development nghiis in respect of up to an
approximate 230 acres of the erire Project Land for a fixed amount of cash consieration. In consideration of EPI's 50% share (through
the Jomt Venture Contpany; it such londs. EP1 wil pay an aggregate of up to INRLO,500 milfion (€154 million).

Unon the closing of the firot siage of the trangacucn, wich occurred on March 24, 2008, the Joint Venture Coinpany has securad ngivs
over approximately B4 fieres of sueh 230 acres and EP1 has paid the aggregate sum of approximately INR 2,840 million (€42 million) in
consideration of ity SO% share (Puough the Joint Venture Company) in such land.

In addition, EPI has paia 1o the thayd parly an inlerest bearing advance of approximataly INR 1 86815 1€41 million) on aceount of the
future acquisition by the jont Venture Company of a further 35.6 acres, which land is currently controlied by the third party. Such
advance payinent is presented in the balance sheet 3s of Decamber 31, 2008, as prepayment and other assets {see note 94,

In respect of up ie the uther spproximately 210 acres of the entive project land, tha framework agrestnent wovitad that the Jomt venture
Company will enter inw joint development agreements under which the Jaint Venture Company will be entitfed o develop the entire area
at such lands. In consiceration, the Joinl Viemure Company will pay betwsen 38% and S3% of the bullt up area of such lanvds and s Sonw
cases, refundable deposits on account of such luture tensideration will also be paxd. EPl's 50% share {through the Joint Venture
Compary) in dghts under the development agreements, wili reguire & 1o hwest INR 750 million (€11 million) it order 1o fund its
proportional share in such deposits.

Under e Framework Agreemenl Luetwean me closing of the firat gtage (March 31, 2009) and e vlosing of the fingl stage {June 30,
2009) of she transacuon, dAnditioisl portions of the Project Land will ke acquired in stoges through the third party’s business parinars
on behalf of the Jaing venture Company and sullject to certaln condittons, EP wit! make advances (in addition 1o suna already transfaned
i gonneciion with the closing of the first stage) on account of such acquisitions. Through the balonce sheet date EP
has advanced an amoum of appronirately INR 374 miltion (€8 miflion) in ordar to secure acquisitions of approxinmately 16 acres. Such
advonce payments ore a!so presented as prepayments and other assets (seo note 9.
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NOTE 36 — SIGNIFICANT ACQUISITIONS AND EVENTS .

loint venture agrooment with the controliing indirect sharehoider

Winning of tander - Dream Island project n Budapest (see slsa note 15)

On juiy 23, 2008, o related cntity 10 Aloim Sziget Kft.. where tha said related entity was fomied under sonsortiun agreament amongst
thu shareholers of Alor Szigal Kt i+t which the Company holds a 30% stake) signed a concess:on agrevment with the minigiry of
finghee wr Huogary Tor 3 2asoti koenee 00 s planned entertanunent and mixed use Oreann islzne development in Budapest.

According to ceneession agrewment, the oasino licence, which will be formally issued towards the openming of the casing, will be grantad
0 the related entity lor a perud of tweniy vears from the date of epening of the ¢asing, with & ten ye extension aption which witl be
granted {subjected {0 the filithuent of certain conditions).

Buy oul of Joint venture partnor in India
On Seprember 28, 2008, the Company acguired the 80% interest of its joint venture patiner in itS Koregaon Park projert for 3 total
consideration of approximarcly €14 miflien.

Arona Plaza — Purchase price adfustment

As pars of the ggreed purchased price adjustment mechanism agreed with LK based Active Assel Invesiment Management {"aAim”},
the Company has reconded scditional revenues of £22.3 ntllion in the year 2008 out of which €8.2 millien is Gue to g raveisat
ol cenain provisicns made n 2007, The Company received €5.6 million consideration as parl of dig hnalization of the Arena
Plaza transaction.

Sale of Plzon Plaza Projoct — Cxoch Republic

Erfactve June 30, 2008, the Company sold Plzen Plaza ..o (the owner of the Plzen Plaza shopping center) to Klepigre. The Company
recognized revenue W thi: amoun of €61.4 million in these financial statements and recorded a gaw of £19.2 million. Toal cash
consideration ainounted to €54.6 iaitiign,

in addizion, €0.5 million was pruvirded due 1o uncertain amounts Plzén plaza ray incur in respect of the development of the shopping
ceriter. Aecordingly, the purchaser withhoics these amounts unti! the uncenainzy wiil be removed.

Changes In glabal markeis

The last few months of 200% have seen extraoidinary turbulente in econamic and financial markets worldwide winch has wmpacted
conglderably an activity in real esiate markets worldwide, with the lack of availabiiity of financing being 3 key factor bahind the dramatic
slowdown in invesiment vansactions, The Company will continue with the development of the six prajects that are in construction stage
{Casa Radio and Ciue in Romans, Liberec in Czech Republic, Koregaon Park in India, Riga in Latvia, and Kragujevae in Serbia). The other
pmijects :we enther in design ohase, orwail pernits. For all thase schemes, once full pennits are oblained. start of the congtrueuon will
depend on availabiliay of extomal fnarcing.

Issuance of dobt sacuritlos
For the issuance of debl refer io note 22,

Share repurchasea program
For the share repurehnse propran and weasury shares hefd refer to note 24,

Changes In employes Incentive plan
For the incentive plan amendrnent refér 1o note 24,

NOTE 37 ~ RELATED PARTY TRANSACTIONS

Related party transactions

Tha main sharehoider of the Company holding, as of batence sheet date, 70.6% of al jasued and paid share capital of the Company as
of palense sheel date, is Ethie Uitraspundg BV ("EUL"}, incorporated in the Netherlands and the ultiméte controliing party is Elbit Imaging
{E17), which by itself awns CoL% of the Campary's shares as of balance sheet date. Regasding purchase of shares, by retated parties
afer balance sheet date refer 1o note 39, EI's indirect ¢antrolling shareholder is Mr Mardechay Zisser. The res: of the Cainpany's shares
are held by the public, starting Qgioger 27, 2006.

Transacuons between the Company and &S subsidiaries, which are related parties of the Company, have been eliminaied on consolidaton
and are not disclosed in this nate. Details of transactlons between thi Group and other related partes are disciosed below and alsoe in
note 36, in respect of the jomt venture of the Company and El in India.

The Company has Six directors. The annual renwneration of the directors In 2008 amounted to €1.6 million {2047 €3.5 million; and
the annual share based compensatian axpenses amounted to €4.5 million (2007: €7 million), There are no other benelits gramed o
araclors,

infonmation abuut related pariy balances as of December 31, 2007 and 2008 is disclosed in note 19,
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Teading transactions
During! the year, griup entities had the followng irading transactions with refied parties that ere not members of the Group:
For the year saded’ For e vone ooxdnil
Docwnber 32, Dazande 21,
008 0T
eosa £L0
income
Intarest on sharehoirers loan g E 1,277 1.084
Costs sl sxpensas
Charges - EI 1,429 3,355
Chairman of Board aid Executive Vice Chairman of £F 1,038 261
Interest on sharenpiders loan from EUL 547 Ba2
Aviation services - Jet Link* 863 741
Froject management provision and chaiges - Gontrol Centars groug™ 14,608 11,848

1 Chamaes (o B decrasyed v n'y Aue 1 mbursernart, 4 Bl ohanges n eononction with of purchase of progeeis in India biv tha Somphny 1C1 8 miliont n e sirse of 2007
For (9 sgreesaent e arpetl 07 -2 adwat ot of £ast reu Lo ole 35. 2908 cnarges anu IncRusros cleady o miragemen fues ok ately €03 indhon as will a6 cherges
BT 31 OCTIGTK 1 PIUaE 2 ] 28 chafigs U 1o harqdng ! Thi headiany Wers in the Nathecands.

7 For tha Dptian dian [0 T TarGutivt Vi Chainmar. of T mfer da note 35 Chasman of Ihe Burd of the Crapaiy, wha & 50 - santmiseg Sxaniaides of 1w s paros
TP o TR, N ARE S s o' NS tausand.

& et Laobe anad Contnn SRors 2o Sy, conal by iy dlieoie sharehokier of the Conpany,

NOTE 38 - GEQURAPHIC AND BUSINESS SEUMENTS

The Group coinprises Fllowing nmwadn geographical segmants. which ara CEE and India. In presenting information on the basis of
geographical segmenits. segment revenua is based on the revenue resuited from the sefiing of assets geographically iocated in the
relevant segmant, a5 well as the geographical location of the lenants.

Businass segment corprised from commarcial and entertainneat, being the core activity of the Comipany. with increasing residantial
pary, fotlowing the joint vencure with E1 irefer 1o nole 36),

A Data regarding geagraphical sagments

Yasr anded Becemine £, 2008 Cantral Fastem Mpc i Total
Rnunuw‘ 98.323 - 98 eu
Operating ncome (loss) by sezment 32,503 (1,759) 30,744
Share in losues of associates, net (941) - (941)
Loss - unalloraied general and administrative expenses (12,805)
Financial mcome ner 5!-058
Other expenses net (2.689)
Pr.m bafore lleomo taxes 72,597
Incone taxas {4,913)
Profit for the yaar 81,884
Purchass cost of sagment (tangible and Intengibie] assots 190,411 137,885 326.086
Dapreciation and amortization of sogment axsets 5,738 897 6,633
Decarmber 31, 2008
Total segiment assets 513,226 131,776 680,002
Ifvestment on the equity basis 188 - 18B
Unallocated assels 304,388
958,558
Segment liabllites 52,817 1.437 54,254
Unalincataa labilities 294,711
349,028

1 Mevenues 309 Atlusar of ovamuud iroom agling B Tadfng aroperties.
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ROTE 38 - GEDGRAPHIC AND BUSINESS SEGMENTS -

Yoar taithat December 17, P00Y ] Contrat Eavlan Eiate Inda
Revanues™ 509,914 -
Operating incoma (lass) by segment 233,344 114723
Share in losses of assoCINios. net s -

Less - unallocated genenst and adminisiiative expenses

Financial incame, Bt

Other experises, nel

227,057

Protit bo;'oro income taxes
Income (axes i B 90y
Prolit for the year 226,9é7
Purchaas cost of scgment (tangible and intangtble) assats 365.198 30,931 396.129
Depreciation and amertizaiion of segment assets 4,513 37 4,550
Decamber 31, 2007
. Total segment assety? 591,129 31.190 523,039
Investiment on the equity basis 1,129 = 1.129
Unallocated assets ) 137,043
761211
Sewnent figbifties 70,788 1,737 72.523
Unalfocarad kabibities 89,217
157,740
1 Rsanuis ooe ol e o (annues o s g of L] (emoenses.,
2 Inciutting teide facivitios due o raiuy of wouky rerlas in o Wkal amown of €280.4 milson
B Datz regarding business segZments
Revenueas by Fevanics by
husinoss markets Inigingss nnTks
Year endsd Year epied
Docamber 34, 2008  Oocenber 31, A7
) 000 000
Commercial and entertainnient 98,4558 508.914
Residential 158 -
Others ~ -
98,613 508,914
Purchme cost of Pathase tost of

segment (tonglble and sngment tanghie
inlangitia) asacts wrwl Mangbls dshatw

Decomber 31, Dutamber 31,

2008 2007

‘ €000 as0-

Cormmerclal and entertainment ‘ ' ' o 179,631 312,142

Residential 97,173 11.898

Others 51,292 12,089

328,096 396.129

Sogiman: assaly Soegmen! Dsaer,

Daeembar 3%, Daceaber 31,

2008 wWO?

€000 000

Commercial and entertainment 495,129 502,956

Rasidential 102,464, 17.9%4
Cthersg 52,408 12.089‘ :

650,002 523,039
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NOTE 39 - SUBSEQUENT EVENTS

Buigaria - transaction

Cn Fetwuary 3. 2009, (he Comipany acduired 8 controlling stake In & 75,000 n¥ project in Sella, Bulgans, lor the development of a retail
@ office comples.

The Comparny acuuired o 51% slale in the project from a local develaper for a total cansideration of C7 14 wiiion. The gonsideration
will consist of a cash payment of C2.78 million and the assumption of €4.36 million of dab:, representing 51% of the project's debr
liabiltty. In aaditian the Company wil (2tain the right Lo acquire a further 24°% stake in the project for siz months followmng the s:art of
construction, based on the curreat value of the project. The focal develaper wiil retain the remaining slake &s jos! vaniure pariners in
the projoct. with the Cumpany reanaging the construction,

Completion of shave Suyback program

In the Course of January 2009, bath the Company and €1 continued with the share buy back program (see also nole 24}, In the course
ol January 2008 the Compary puwchased 5.3 mitlon shares in an average price of 0.6 pound per share. while Ef purchase 4.6 million
ahares in an everage price of 0.62 pound per share.

Follewing tha above-menlioned purchase and the conchision of the share buyhack program, the eftective holding parcentage of El in the
Company is 73.69%,

Changes in ratings of Company dabantures

In March 2009, Midruog Lid.. ("Midraog™). an afliliate of Moody's Investors Services, andg S&P Magiot (- Maalot ™), have recently conducied
wide-ranging reviews ol i number of 12al estate companies whose debantures are fisted on the Tal Aviv Slogk Exchange {"TASE™),
inciuding the Company’s anl Els.

As & wsult of this review. Midroog bas informed the Company that it has ducreased the "Aa3/Megative ™ rating. for the Company's Sories
A and Serigs B Debontures, woich are 1raded on the TASE. to "A2/Siabig”,

Maalot has decreaser ts vating of the Compary's series A debenturas fiom an “A+/Negative™ rating, \o "A/Stable” on a focal scule.

Seftlement of eross currency trunsaction Series A debentures

In January 2009 the Company setiled the Crnss Currency ransaction in respect of ifs sefies A debenlures (“swap transaction”}, for o
total proceeds of €13 1 mitiion_ in additien, the Campany relgased & longterm resticted deposit tn the amount of €5.3 million, which
served as a securlty (o ine swap Iransaction.

Reflnanca of sirplane
It March 2009 the Coinpany received a total amount of USS4,7 milliery (€3.7 mithon) as a refindne (0an in raspect 41 15 whofly owned
airptange. The lpan was grarted or & penod of Hve years and dears an mterest of USD LIBOR +4.

Purchase of additionat stalie In Draam isiend project, Sudapast

In March 2009, the Company, through its jointly controfled subskliary (Ercorner) has acquired a additional 27% stake in Alom Sziget (see
alge note 15) for a total considerauon of €21.4 willion . The consileration will consist of a cash payment of €12 mition and he
assumption of £9.4 million of debt, reprasenting 27% of the praject’s net dett liability. Following the ransaction, Ercomer holds 37% of
tive equity and voting rights in Mo Sziget,

NOTE 40 ~ CRITICAL ACCOUNTING JUDUMENTS AND KEY SOURCES OF ESTIMATION UNCERTAINTY

Managemen: discussed with the Audit Committeq the devolopment, seiection and discloaure of the Group's critical accounting policies
end estimates antt the application of these pollcies and estimatas.

A Income taxes

The Group 1s subject te income taxes in numerous juriscictions, Significant judgment iy reauired in determisnng the provision far incoine
taxes. There are many transactons and calculations for which the ulimate tex detenminaton is uncertain. The Group recognizes
ligbilibes for antigipated tax audit 1ssues based on estimates of whether additional taxes will be due, Where the final tax ouicome of
these mattars is ditterant from the ameunls that waere Initially recorden, such differencas witl impact the Incomea fx and defarred tax
Provisons in the period in which such deternunation is made.

B Potontial panalties, gusrantass issusd

Penalties are part of the ongoing consiruciion activides, and result from ottigations the Group takes on Wwards third parties, such ag
banks and municipalities. The Company’s nanagement is required 1o provide estiimations about risks evolving from potential guarantees
given v the Company or penalties that the Company might have to pay.
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NOTE 40 - CRITICAL ACCOUNTING JUDGMENTS AND KEY SOURCES OF ESTIMATION UNCERTAINTY

€ Expirod building permits
The grocess of canstrusiian is Jong. and subjest 10 authorization from local authorities, It may docur that Labting permits vl expite and
will ¢ause the Company addsinnal preparativns and cOStS, AT ¢an nause construction to be delayed or abandoned.

D Fair value t of dobenturs

The Compaity imeasures e fair value of the debentures using a vaiuation technigue done by esternal experts. The veluation s sensilive
to changes in market condlions and is based on assuniptions that are reagonable but Gan not be virwally guaranteed. The Company Is
using external experts only :p rare cases where it regards the quoted markal prices a5 not the best estimate of the fair value due to
the inacivity of the marel. In oll ozher cases the Company i using the guoted market prices as best astimate for the fair value of
the debetyres,

E Falr value measuremaont of derivative
e Company measures the fair value of ns derivatives using a valuation technique done by axternsl experts. The valustion Is sensitve
to changes in markel comcitona ano is dased on assumptions tha! are reasonable but can net be virtually guarantecd.

F Roveonue recognition
Revenues from sale of real esiale assets are recognized when all the criteria mentioned in mte 3(k) are met, Determinauien whether
these critaria have bean mel for each sale transaction, reguires a significant judgment by the Greup managemeni.

Significant judgment is madn it deleromnation weather, as of the balance sheet date, the Group has Wansiéned 'to the bayer the
significant risis and mwewards associated w the real estate assets solg. Such determination is based on an analysis of the terms
irclutled In ihe Sakg agrocment execured with the buyar as well as an analysis of uther commerclal undersiindings with the buyer in
respect of the real estate sofn. Ganeredly, the salo agreement with thes buyer is signeo during \ne construction period and the consmmmation
ol the yansaction is suhlent t cartain condfitions precederts which have to be tulfiled prior to delbary. Revenues are. therefore,
recogoized when all bty sigashsact condiions srecadent included in the agmerment have been tulfilled by the Groun and/or wever by
the buyer prict o the balaince shoeot date.

The delivery of the shopping center Lo the buyer is genarally cxecuted close Lo the end ¢f construction and {0 the opening of the shopping
center to the public, As & result, the Group has to use estimates in order 1o detennine the costs and cxpenses reguired (o coniplete the
construction works whicr, at tf the delivery date, has not been completed and/or bean paid i full.

Generally, the Growp is provstied with a Banst quaranty frem the buyer for the wtal estimated proceeds in order to secure the payment by
Ihe buyer at deivery. Thesetore, (e Groun tteas nol inherent any significant risks in respect of payment of the procends by thi: buyer.

@ Valvation of share-basod paymonts arrengoments

The Company measures the fair vatue ot share-bosed payments using a valualion techinitue done by external experts. The valuation is
relying on assumptions auw valimaiiuns of hey perameters Such as volatilty, which are changing. as market conditions change. The risk
Is 1hat the estimated cosis refated lo share-based payments might not be correct eventually.
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During the periad starting January 1, 2007, the Compacy hes owned the tollowing companies (all subsidiaries wera 100% owned 'y the

Group at each balance shieet dale presented unless otherwise Indicated):

Furguy Autivity Reniirha
Direcily whoily owned

I@repesi 2 Hypennarke: Ingatanfejleszild Kit. Shoppirug center Sold to pAim in 2007
Kerepem 3 A:uhéz mgatlmlqte&l& K. Shopomg cenwr Sald o aAim n 2007

Kerepev.l 4 Sz;iiloda Ingatlanie lesad Kt

" Holder of land usage nmts

"Merged into Kerepesi 5 rodaspdiet
Ingatlanfeilesztd Kft. in .luly 2008

Kerepes; 5 irodapules ingatiantelloseid KA. "'Hoideé of land u.;;ge r'i'gth' ' Arena extension project
HOM lngatl‘mmms.h-.s- vs Veretisi Kﬂ " HO'\al ] o Managé;efit company e T
Piaza Housc Ingattaniejlessidsi K, omce bulldmg B

Tmabﬁm—a P!a';;—IngazsanfcﬂesztéSI Kf. - T Inam;;_- ) B

Szombalhely 2002 frgntlanl mszrosﬂo g5 \hgonkezeki Kﬂ o Ingctive

Szegetl ?002 Ingauanhasznosi.a és Vagyon-ﬁ;zeléukf;m T —jn‘éc{u'em T

lwm & for jointl . et -

Ercomer KX, Holding company Jointly comtrolled {S0:50 with

rornmercial bank and hodding compainy
of Alom Sziget 2004 KAt
The Dream [sland pl'l)jm see nole 1%

Alom Sziget 2004 Ingatianiefiasaté K.

Al:onventlon casino, hotel and

Held SD“& b'l Erccmsr Kh.

en!enammt‘nt cemcr

Plasl Irwest 200: !nﬁa{%mforgaknazo KR, Hnlclng cunmany l-ﬁeld ?0"6 by P|aza Ct.-ﬂers NV,
SBI Hungﬂry mgatlanfmgnfmam €S Eputo KIt. Shopplng canter Jomuy comrolud (S0: 50;
by Plas! vastment KA. any
5BI Real Estate Developmem B.vY

Alom 511ge1 Enmr lanmegr: Zrt Holding company Helc 49 99% I:y DI l‘.:ammg Holdlng L,
Almn sna;el Hungprv Kaszingjalek Ka. Holding compary Held 100"& by Aiom szge! En‘eﬂalnmﬂnl th
Pro-Ong lngaﬂanregieszt{ Kft. Holding compnny Held 30% oy Alom Sziget 2004

Zymivod KRt

Fantasy Pork, Megyarorszsg K7

ingadanrejlesmé K.

Hald by Pm-One Sngatlanfejieazlé Kft
Held by Pro-One Ingmlanfejleszlﬁ Klt

Hem 100% by Midan B.V.

Pacgus Adtivity Aemarkn
Divectly wholly evwned {or jointly owned)
EDP S$p.2.0.0. inactive Jointly controlled {$0:50}

islsio Biaki Pl So. oo Inactive % ‘

with Classic Or BV

Pytom Blosa Hprs . inacﬁvs ) ;;&?
Inactive T
tnactive )

o macive T
Shopmng aenter under conslmctlun h N Zgovzele; project

Inauztive
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NOTE 41 ~ LIST OF SURSIDIARIES AND AFFILIATES OF THE COMPANY

Grudziaclz Plaza Sp 2.0.0.
Je'e!lkl-é;;a Flaza ‘:p 7.0.0.
Katmvlc,a Pian Sp 2.0.0.

Sumdlkl Plara SD 7.0.0.

Koszalin Plaza 5p.2.0.0.

l.anl(.:d tha“é; £.0.0. -
Lodz Cen!rurﬁ i’lan 3p.su.0.
Fla.m C&nter:s (Po!andl Sp2.0.0.
Kielee P1p2n 50.2.0.0. '
Olsz!vn Plam Sp.r.o. u

opole Plaza 5p.2.0.0.

Plock Plaza Sp?:;

Ratiom Plaza Sp 2.0, a

Runk Plaza Sp.2o0
Hokus Pukus Rmrmk‘l Sp.z.1.0.

Sosrowec Plar Spato.u.

Szczecin F'lam !:p 2.0.9.

Tamow Pfara Sp.z.n.o.
Torun Plaza Sp z2.0.0.
Tyl.hy Plaza Sp 2.0, 0,
Wluc!av-ea-. Plaza Sp .10,
anrze Plaz;‘:.bs;’z 0.

I.oszno Plaza Sp.c.0.¢.

Indiractly owned {or joint controlfed}

famasy Park Investmems Sp.z.o.0.

Fdnlasy Park 5p.z.0.0.
Hokus Pohus Rurywka Sp 0.0,

Movement Pofam g.A 7

. Indctive

Inac‘we

Inactwe

5 -uppmg cemer under cnns:ruuimn

Own plot cf lancl

4 s e e v mn e [——

Suwallu project

" Loar nro;ect

Managemwt campany
Shopplng cenler

Inamiw-

lnachvc

Inactiva

Shonping cemer

Inucllve

S.I'n:q::r.tin;r cemter

IIIBEUVL’.

Inactive

Shoppn'ng l:enter - planmng stage .7

Klelce pmjecl

Sold tn Klemerre 2007
Huld 50%
Sold to Klonigre 2007

Inacuw

Inamlw..

S i v ¢ em———

lﬂGCtiVi'.'

Shomung center - prannmg stage

lna-::tlvs

Enrertammen!

Leszna project

Wholly owned by antm-xy P-nrk Enterprises B v,

Whoilv owned by rantasy Pam Enlerprises B V

inactive

Shuppzng center

" Held S0% by PLA.ZA B.V. and 50% Held by Plaza
Centers NV

Suld to Kleplerre in 200?

Genar [tepubie

Diroctly owned
Praha Plaza 5.8.0.

81 Pinza 5.R.0.
Piaza c.enters (.zecn Repuhhc 5.8 (..-

Plzen Plaza S.R. 0
P4 Plaza S.R.0.
‘JG Plaza S R.O

BY?Y S?ﬁl lea S. R 0
Hradec PIdZd S.R. O

Plaza Houamg S R. D
Plaza Slallnn S R 0

lndlmclly nwnad
Fantasy Park Crech Repubhc 5.R.0

L

. Log'stnc Centar

S?wpymg center

Management COMDEHY

Shopping centPr

Shoaplm, cemer

Inacnvﬂ

Inactive

Rumarky.

Gpdva pmjem

sold to Klep:erre in 2008

Liberec pm_let':l

inactive

PII‘.\I of Iand

T G .

lnactlve

nwww pmsem

Entertainment

g o1 bt ey o0 1 e B

Whally owned by Fantasy Park Enterprisas B.V.
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Aeviarn,

Helios Plaza project

Luin Aediviy Rk
F‘antasy Pmn Riga Sta, Enteﬂa-nmem Hem 100% by Mu!an B V.
Dikana SIA B Shopplrg:.;;t;;@s-tmctm Jnintly cunuolled mt—h— s;n Ame;lc-an based narmef
figa Plaza Project
e Lanwoe Aty Raemaris
Plaz Conters Ukraine Linited " Managemertt company " Held 100% by PC Ukraine Hoktings Ltd
Pypoa - Uknni Adtivty Roonarky,
PC Jl'sraim Holdlngs Limized ml'!gl.dirﬂ }:’t::'lpaw
Nourolet Emerpnses Lirmited lnacﬁve
Tanol Ememﬂses Limited T o lt;t.::ive - )
Roanarua Activity Renaks
niuuy o‘;“ e e o e e PO R s e
s.C. CENTRAL PLAZA S R.L. Inactive
5.C. GREEN PLAZA S.8.L.  tasi project

s.C. Eeri:msm

Shﬁppmg eentzr plannmg s‘lags
Shoppmg eentar planning stage

5.C. PLAZA CENTERS MANAGEMENT ROMANIA &.R. L Msnngemem company

5.C. NORTH GATE PLAZA S.R.L.
$.C. SOUTH GAFE PLAZA S .

$.C. WEST szpuzasn-

se. EASTERN GATE PlAZA SRL
s.cC. Nomuwasrmsm
$.C. NORTH EASTERN PLAZA 5. AL
S.C. SOUTH WEST PLAZA S R L.
&.C. SOUTH EASTERN PLAZA § R...
$.C. WHITE PLAZA SR L.

L. aoa.oe# PLAZA SR.L.

S.C. BLUE PLAZA S.R.L.

$.C. RED PLAEA SRL.

S.C. PALAZZO DUCALE S R.L.

s MOUNTAIN GATE SR L,

hdlnétly owned (or loln! controlled)

$.C. DAMBOVITA CENTER 5.R.L.

ﬁas Seﬁbpmém S.R.l;.
Smng ttwest SR L.
5urmy Invest S R.L.
Cok:rado lrwe-u 5 R.L
Mahbu Invest S R L
Man\b Invest 5 R.i.
Pmnwera Tm 5.8 L

Fantasy Pavk Rm:\ama S.RL.

Shopmng centel under omsr.n.mon
ahonping center - pianning stags

Inactive
Inactlve

Shuppmgcemel nlann‘mg stage
Shoppin cenl;el plamlng smge

Office budding and
ampmy's Romanlan I'haadqusrters

Shoppmg ceﬂtar pianmng stafde

Shapping center - under consiruction

Resldenml moject
Resldennal Droject
Resn:lenilal pmject
. Remdentlal profect

nesluannal roject
Resldamlal project

Tumsuara prnjoct

Mie:;um; -E:luc pro_'ec t
Slatina project

Constanze project

Taégu Mures ﬁqm

Casa Rado project. 75%
bald by Dambowta Center Holgings B.V.
) ’ Held 50% by Plaza Bas E\:
Held mw Plaza Bas B.V.
“Held 50% by Plaza Bas B.Y
Held 50% by Plaza Bas B.Y

Hebd éS% by Plan Bas B. V
Held 50% by Haza Ba.s 8. v

Resudentnal project
Inactive

Hcld 50‘36 by Piaza Bas B V.
Held 100% by Mufan BV,
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HOTE 41 ~ LIST OF SUBSIDIARIES AND AFFILIATES OF THE COMBANY ..

Rusaa ' ) . } L keterity Hamnshs
Iﬁ;;;ﬂﬂy owne;!m - T L T i RN U . L
Plazi Centers Management (.0.0. Management company 100“4, Keld by Qbude B, V
Plaza Centers Prujecl 1000, ) Hinmcu‘va 100“\. Heid by Obuia B, \.
Plaza Cmers Pro_u.(,t 2 .0.0. ‘ D fI;active - 100% Held by Obuaa B.V
nprun n-rsq‘a Actwily fign mrks

lndlrchy ovmed {or [ouu Cui :worleu:t

50% Held by Piaza Centars N.V.

Plaza & Sneglrl Lid. lnacuve

Bn e Actiniy Ramurks
Dlmctly owned

Shumen Plam E 2, 0 D ShopplnF cenler under coas Tuciicn Shumen Plaza orojuct
Plaza Cen!ers Dwr-lupnu.m £.0.0.D. 'lnactlve _

Plaza Centers- Managea nany aulpana E.0.0.D, Managemem u:nmpany

Tw ‘\nlh-riumm Adivity Geanarks
Dil'oclly oumad

Plaza Ceniers Managemcnt 5 V. Inactive

Plaza Cemers (Vanturest B.V. Holmng comuany Serma

Plaza CHI‘HEIS {Est taies] B.v. Hﬂfding cotipany - Sefhlﬂ

Plam Centurs Hcld:ng, E M Hokﬁ:ng campary - Serbla

Plaza Centers Fou;}!dahons 8 V. Hold:r@ company - Semm

Plaze Cemers r.smbhshmm’ B.v.
5.8.5 iject Mmagcment 8.V Haldmg company semm

Plaza Cenrefa Loglwcs B v

Holulng campany Serbia

Holdmg compa;y 'Serbsa i

" hotds 100% of Orchid Gioup D.O.0.
hﬂlds 1!"09‘» of Sevac D. O Q.

Hulds 100'% of Sek I') O Q.

Hnlds 100“‘- of '.-nBD D 0.0,

Hclds 100-‘}6 nf ?SE D 0.0.

Hoids 100‘\’: uf Teiehcid D 0 D

olds 1m of Au.r'enl 0 0 0

Olmda B. V Hutd:ng wmpanv Russld Holds .1.009(. of all Russmn sul;s:dlanes
pfam-am BV T ) o ) Holdutg company - Roman_;-a T _l:;ld“;;% by Plaza Gemersﬁ . hotds nm;ect.
conpianias in Romania.
PlazaConiors (Eterpises 6% Fnencecomaany S
Flaza Dambovm Com;ex av R - —: TEGJGEEmpany E‘ald; an?s'of P[:m Cemersﬂé—merml:es 8V
Plaza Centmb anagemems B.M o lnﬁcm o N o
F-'Idm Cerl'w“s Mmirda:muars B.v T In:)(‘twe.w . - )
Praza Cenu.rs Cociﬁéctu M¥ 8 \' R o lnaolwe o T -
Plaza-On wamg BY. © T oding company - aug',m o ™" Intended for roject in Buigaria
Haza Cemels Corporation B\, ' o lnacuve . ) B ) I
Dambmdm ) Center Homdings | B ’ o MHolr:!Ing colm.);_ny“_l;a‘nmamz; T T loids 75% of 5.0. Danbovita ¢ Ceme! SRl L
Mulan B V. (Fantasy Pari En:f_-lpri as 8.V v Holding comgany ) Huldlh-g.;;rr;pa;y ;! F’:;;srasy Park submdianes
in CEE and India
PLAZA BY. Holding company - Poland " Held 100% by Mutan 8., Holds 50%
of Hohus Pmu-a Rm:yw«a 59 z 0 o
Cemers cu{;'é.fé'v . o T —i.'l.olt;lr-ig'cmnpany " Smd In 200; ;o -L-tmell 'mnner in Stﬂgle 5 Lunlm
T Dmm .\mm.s » e } o hs\nm engrhs

Dreamland ‘d V Inactfve

B e 8 S e g i
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FINANCIAL STATENENTS PLAZA CENTERS M.V, ANHUAL REL PDHY (009

i
Cprats - Wk Acttiny o
; Dk A
i Elisit Maza india Real Fsiate Houtlings Lim-ted Haolding company Held A7 5% by Plaza Centers ALY
}‘ BC i Holdings Putie Comoony hnded Holding company Heid L00% I'v Piaza Cer ers NV
] Indivectly owned
Spiraica Holdings Limited Holding conpany Malda 50% of P - one nfrastructure
Prwate L:mneu Hnld 100% by PC Indla L:n
Poermindo Limitexd Hold ng company Hoids DO% of Anmtam Dwelopers
Privaie Lid, Held 1.009(\ by PC Ichia Lid.
Dezimark limited Inamwe Hald 100‘% by PC Indla Ltd
§ Floricil hmited Inactive Held 100% by PC Inda Lid.
; X fius lénited Inactive Holds 98% ot ‘(imam:o Develnpers
lndm Prwzm: anned Held 100’!61:1 PC lnula Ltd.
Stenzo Limited !:w.lwe Homs g8% of Wnswn Dwelopars .
India Prwaie mead He.d 1G0% ny PC inlla Ltd.
Mercero Limited Inactive Halds 98‘15 ol Meranco De\velopers
Indla Pﬂvate Limited. Held 100% oy PC lmlia L:d
Ruventio Limiled Inactve Hoids a98% Of Rwenro India Developers
Private Limited. Hekl 100‘i by FC india L1d.
Sortera Limited Inactive Hulr.ls 95‘5 of Son:ym Developers !msia
! Pmateumned Heid 1ooasbypc indta Ltg.
Rubeldora Limiled Holdmg compalw Hnlds 9895 of Re.)elenco lnctia Devehpwrs
anale Limiter. Held 100% rw PC lnma iid.
Palvvenda Limited Holding compary Hela 100% by Eloit Jndla Reaf
Esmte Holdlngs le1e6
Eibit Inchia Architectural Services Lmied Holding company H&ld 1\’)0% tfy Eiir lnma ﬂaa!
Estate Ho!dmgs Limiteg
Rafalmendo Limized Halding company Held 100% by Elmt lnd:a Reei
Estate Huk!lngs Lfmlted
Demiracos Llnliled Holding company Held 100‘& by Elbit Indm Real
Estate Holdings Lirniteq
tnoia  dothity Rewarks
lntliuctlywnndmmumi'c Imnohhnﬁhliﬂcommmod
Hom India mfrastructu'e Privata umutad Manegement eompany Held 100% by PG India Hol:ﬂngs
P - one lﬂrms‘!ructure Privaie Lumted Real Estate Kharam and ﬁwandrum Prmec-ts -
Heid 50% by Samlcn Lad
Anutiarn cevolopers privaie Lid, Holding comparty of Held 100% by (Koregaon Par‘s ijecn
23 subsidmaries,
all held in connection
with the Compary's
pm}ect ln Pune rndia
n\trus'rfa de-:elopers prwvate Lod. Owns plot of iam thly cm-nec suhsxnary of Anuttam
Aanu aeveicswm privaie Lid. Owns psot of Iand whoﬂy owned suhsuimry of Anunam
Agmesh developers private Lid, Owns piot of mnd Whoﬁy omed subslulary or -\nutlam
Amrnlsh aew:lupsrs pnuate Lid. owns plot of land wnolly owr\ed subsldwy of Anuvam
N\shal develnpers prrva.e Ltd Owns plol nf iand Who!ly owned suhskllary of Anuttarn
Awaura.h dswlopars private Ltd Dwns plot of ranc Wholly owned sub:ldlary olr Anutmm
Athang de: Jeiopers pnvale ild. Owns plot of Iand Whoiiy owned subsidlary of Anuuarn
. Avyang uevelcpers praearte Ll Owns plot of mnd \Mloﬂy owned subsu:hary of Amntam
ale A j/ )
MEHMAZARS
[
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NOTE 41 - LIST OF SUBSIDIARIES AND AFFILIATES OF THE COMPANY - -

owns plot of land

Asankhya dew:elc\:ers nrwale Ld,
Acmmad developers pt'\r«te Lid.
Owns plot ot !anci

0wns olnt or !am

Aplwyang developers private Lid.
Amenyy dwelopers private Ld.

Atmavar‘ CCVGI'\'JDQ"E privaic L‘d

OWI'IS plnt ol iand

Anu’utﬂnsh developef% Private Lid.

UWHS piot Qf land

“owns plot. cr fand

Achal devetopers prvate Lul.
Akhula developers anva taid.

Anurmukh duuelOpexa pm.»lc z.rd

Owns plot of |anﬂ

prarneya dcvelopers prlvale I.m.

Ammprabhu developeﬁ pna'e Ll

A;axsma uavelopers pr:va‘e le (ans plot of land

Avyaya (leve!opers pmrate Lz, Owns plot of lard

ans plul of Iand

ans plot uf Iand

Owns plot ol Iar'd

me p!ot of Iand

Avyam devn'epeus private Iid Owns plot qf Iand

An-nnrshree developers prvatle Lm Owns p%ol of lana

lndlrectly awned through Elhit Plaza Imﬂu Raal Estmo Iloldmgs Limited
Cyms'en Dew_luuers Irdiss Private umm:d Ingictive

Sor\:ym Developels lndla Private lelled

Memnco Devempers Ind la Private ..Iml‘fad

Henr'lemo Jndm Pmnte Lumted
Ruvenr.u Im! 1] Dw@lopers Pmmm antpd
Eib»l Indla Real Eslate Privateé Limned

Eflm Indra Amhlteuure and Design anra.l. Lt ed

Aayas Trade Services Private Lirvied

Sﬂadvnnhw Buildars Pnea e, Limited

ﬂafaium.o lﬂdld Dewlnperq Pmate Llnwed Huldmg comnany

e — e 0

Elbic India Builders & De\--’muu‘: Private Limited ’ Inactive

Fantasy Park india Enwriainment Limited Iinactive

Ba-:galure -JH‘ ces

%cuy uv«ncd sub&d!ary of Amlttdﬂ‘l
W!!otly owned subsnumn, of Antrtam
thlly mmcd suhs:dmry of A.nuuam

thﬂy wmed subsndnry of Muﬁdm

Whol!y ownetl subsxdlary a. Anm &

WhoEIv owned qubwlmal y or Anmmm
W‘huiw nwned sunsldmry o Anmlam

wr!clly owned suD dlary of Anut'cam
W!mlry uwnEd subsndlary ol Anu*tdm

U——, b ———

thmy owned qubs:ﬂuary of Anuﬂam

Whnily owned subsldl‘lry uf Anuham

Whoﬂy med subsldlary of Anl.mam
Wholly owned subsldaary ot Ar\utlam

e 4

Whnii, owned suhsnmnry oi Anuthm
thﬁy mvned SulJSIl’JiOry qf Anullam

Hr:ld 100’* by Polyvendo l_un;ted

Hem 100‘5 oy Elblt lndld
f\rcr'l'f‘mumr Services Lmu.ed

Holdlng compam Held :016 b Elbiz ndtia Real Estate Holdings Lamhed

Bangslove Projact

Holding cc:mlpany Held B0% ty it India Real Estem: Holdings Limited

Chenndl SIDCM

Chennan TNRDC

Held 99.9% by Mutan B\
Held 0.1% by FLA.Z.A BV,
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Fa Ackivite ‘ R,
Indw'y wned e . . . | .
Orehid Gioup D.0.0, Shopping center under construction 100% Held by Plaza Centers (Ventures: 5.V,
Be Igrade Plaza Pro;ect
Sevag D.O.. 7 Potoftand 10% Hotd by Plaza Centers (Estates! BV
Lersure Group D.O.0. ::hapomg cun!at u\der mnslmchon Spcrt Star Plaza Prqecr
Seh D.O.b. . Shopping center undar -:unstrucunn T 1009(. Helg by Plaza Cenlera Hnldins! BY
Kragujevas Mroject
Accent .00, T active o ‘,
Telehold .00, o " taactive. B
ZSE 0. O D Ineu:me 1009{. Helcl uy Plaza Centors Eslabhshmm i B v
$BD D0.0. T T  hneive 100'% Held by Flaza Cenlen Fourdations BV
Lnkoge DGG. Jnocsive .
Pla}a Cenlers Manspement DLOO. . i ) Ins;!we i -
Fantasy Park SRE D.0.0, Inective ' Held 100% by Mulan BV,
Muldoan Andiviv Resmarkes
1.C.5 Plaza Centars Prochrv S.R.A. Incitive i V *
Wewikiny Add'v:ty Reatks
Plaza Certurs Siovak Repubiic S.R.0. ’ .lnactiw i ) ) )

llr’f
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COMPANY BALANCE SHEET
As at December 31, 2008
After appropriation of result

2008 2007

Notes € thousands € thousands € thousands € thousands
ASSETS
Non-cusrent assets
Tangible fixed assets 1 4,441 7,925
Other non-current assets
Participations 2 599,347 342,518
Charges associates 3 8,861 7,564
Other assets 4 108,285 10,663

716,453 . 360,745

Total non-current assets 720,934 368,670
CURRENT ASSETS
Other receivables and prepayments 5 15,739 263,280
Short-term deposits and cash at bank 6 131,455 59,573
Yotal current assets 147,184 322.853
Total 868,128 691,523

MEIMAZARS 3%
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EQUITY AND LIABILITIES

For the year ended December 31, 2008

2008 2007
nds € thou:

SHAREHOLDERS' EQUITY
Issued share capital 7 2,924 2924
Traasury stock {5,469) -
Share premium 8 248,860 248,860
Foreign currency transiation reserve 9 {12,1785) (1,727)
Revaluation reserve 10 20,827 2,895
Other capita! resarves 11 24,778 13,498
Retained earnings 12 329.778 338,921

606,523 603,471
PROVISIONS
Provisions associates 13 26,170 14,202
LIABILITIES
Long-term liabilities 14 216,925 53,821

243,098 68,023
CURRENT UIABILITIES
Other liabilities and accryals 15 18.510 20,029
Total _ 883,128 691.523

: oTs
MEAMAZARS m

7
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COMPANY PROFIT AND LOSS ACCOUNT
For the year ended December 31, 2008

2008 2007

Notes__ € thousands € th ds € thousands € thousands
Other operating income 16 38,200 232,021
Grosgs operating result 38,200 232,021
General expenses 17 15.214 14,393 _
Yotal operating costs . 15,214 14393
Oporating result 22,986 217,628
Einancial income and expenses 18 58,621 8,911
RESULT FROM ORDINARY ACTIVITIES ' o
Before taxation 81,607 224,539
Resuits associates 19 (8,367) 2,428
Income taxes 20 . (6,556} -
Result after taxation 67,684 226 967

IMAZARS /4
M -.l' M A . %
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NOTES TO THE COMPANY FINANCIAL STATEMENTS
For the yeer ended December 31, 2008

GENERAL

ACTIVITIES AND OWNERSHIP

Plaza Centars N.V. (the “Company”) is a company domiciled in the The Netherlands. The
Company is a subsidiary of Elbit Ultrasound B.V. which holds 70.6% of the Company's shares, as
of balance sheet date. The ultimate shareholder of the Company is Elbit Imaging Limited which is
indirectly controlled by Mr. Mordechay Zisser, a director of the Company. The Company is listed
on the main stock exchange markst ("LSE™) in London, United Kingdom commencing Oclober 27,
2006 and starting Octeber 19, 2007, the Company’'s shares are also listed in the Warsaw Stock
Exchange (“WSE"). The Company owns subsidiary companies in Central and Eastern Europe
and in India which purchase, davelop, hold and sale real astata assets,

ACCOUNTING POLICIES IN RESPECT OF THE VALUATION OF ASSETS AND LIABILITIES .
The Company financial statements have been prepared in accordance with accounting principles

generally accepted in the Netherands, applying the accounting principles of the consolidated

financial statements as set out in Article 362, Sub 8 of Part 9, Book 2, of the Netherdands Civil

Code.

The Company financial statements are denominated in thousands of euros.

The company income statement has been prapared in accordance with the provisions of Section
402, Book 2, of the Nathariands Civil Code.

We refer to the notes of the consclidated financial statements, unless indicated otherwise.
FINANCIAL NON-CURRENT ASSETS

The participating interest in which the Company is able to exert a significant influence on policy
are included at the amaunt of the Group’s share in the net asset value of the interests concarned.
The net asset value is calculated according to the same policies as have been applied to these
annual accounts. The other participating interssts are stated at cost.

Provisions have besn formed for negative net asset values of the interests concerned.

3
mmszsns f %
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Note 1 - Tangible fixed assets

NON-CURRENT ASSETS
Movements in tangible fixed assets are broken down as fallows:
Other fixed
assets
€ thousands
Balance as at January 1, 2008
Actual cost airplanes 8,655
Accumulated depreciation (730)
Actual net cost airplanes 7,925
Cost of airplane sold (3,918)
Depreciation airplanes 2008 (309}
Deprectation of airplane sold 743
Balance as al December 31, 2008
Actual cost airplane 4737
Accumuiated depreciation (296}
Book valus 4.441
epracigtion rat 5%

The depreciation rate is based on the estimated economic useful lives of the tangible fixed assets
concerned. The depreciation rate of the airplanes was 3.7%-5% in 2008. The Company sold on
June 2008 the airplane for & total consideration of EUR 2.6 million and recorded a loss of EUR
0.7 million from the selling.

Note 2 — Participations

Movements in participations are broken down as follows:

2008 2007
- € rSa tho

Balance as at January 1 342,518 33,002
New investments . 246,947 325,893
Finance capitalized to investments 6,850 843
Reclassified - (506)
Translation raserve effect (6,105) (469)
Investment disposed (1,793) (14,809}
Result for the yvear 11,130 {1,438
Balance as at December 31 599,347 342,518

For the detailed breakdown of participation, please refer to note 21 below.

MITIMAZARS 3%/%
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Included under this heading are the foliowing participating interests:

Name Registered office Share in issuad

capital as perceniage

‘Kerepesi 5 irodaépilet Rudapest. Hungary 100%

ingatlanfejlesztd KRt

HOM Ingatlanfejlesztési és Vezetési Budapest, Hungary 100%

Kt ("HOM?)

Plaza House Ingatianfejlesztési Kft. 100% i

Tatabanya Plaza Ingatianfajlesztési 100%

Kft.

Sz2ombathely 2002 Ingatianhasznosité Budapest, Hungary 100%

és Vagyonkazel8 Kft. s

Szeged 2002 Ingatianhasznasité és Budapest, Hungary 100%

Vagyenkezels Kit.

Ercomer Kft. ﬁ%ﬁm 50% A

Plasi Invest 2007 ingatlanforgalmazo lungary 70%

kft

EDP Sp.z0.6 £0%

Bielsko-Biala PlazaSp.zo.0 100%

Bytom Plaza Sp.z.0.0 . ot 100%

Bydgoszcz Piaza Sp.zo.o 100%

Rzeszéw Plaza Sp.z.0.0. 100%

Chorzow Plaza Sp.zo.0 100%

Zgorzelec Plaza Sp.z.0.0. 100%

Gdansk Centrum Plaza Sp.zo.0 w, Pole 100%

Lublin Or Sp.z0.0 . sgw. Poland 1 50%

Gliwice Plaza Sp.z.0.0. \Warsaw, Poland 100%

Gorzéw Wielkopolski Plaza Sp.z.0.0. ar oland 100%

Grudziadz Piaza Sp.z0.0_ " Wersaw, Poland T 00%

Jdelenia Gora Plaza 8p.z0.0 \Wargaw, Poland _100%

Katowice Plaza Sp.z0.0 100%

Suwatki Plaza $p.zo.0 Wa P B 100% -

Koszalin Plaza Sp.zo.0 Warsaw, Poland 100%

Legnica Plaza Sp.zo.0 [Warsaw, Poland 100%

Lodz Centrum Plaza Sp.zo.o ____[Warsaw, Pols 100%

Plaza Centers (Poland) Sp.z.0.0. Varsaw, Poland 100%

Kielce Plaza Sp. z.0.0 Warsaw, Poland 100%

Qlsztyn Plaza Sp.zo.o Warsaw, Poland 100%

Opoile Plaza Sp.z0.0 Warsaw, Poland 100%

Plock Plaza Sp.zo.0 __ Warsaw, Poland 100%

Radom Plaza Sp.zo.0 [Warsaw, Poland 100%

Hokus Pokus Rozrywka Sp. zo. 0. Warsaw, Poland e o SO

Szczecin Plaza Sp.zo.o arsaw, Poland i 100%

Tarnow Plaza Sp.z0.0 \Warsaw. Poland 100%

TorunPlaza Spzoe _WWVBELM_D_Q 100%

Tychy Plaza Sp.zo.0 farsaw, Poland 100%

Wloclawek Plaza Sp.zo.o ___[MWarsaw, Poland 100%

Zabrze Plaze Sp.z0.0 _ ___iWarsaw, Poland 100%

Leszno Plaza $p.zo.0 Warsaw, Poland 100%
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T

Name Registered office Share in issued
capital ag
percentage
Praha Plaza 8.R.0. Prague, Czech Republic 100%
B1 Plaza S.R.O. Prague, Czech Republic 100%
Plaza Centers Czach Republic §.R.0. rague, Czech Republic 100%
P4 Plaza S.RO. R . |Prague, Czech Republic 100%
NG Plaza S.R.0 Prague, Czech Republic 100%
BYTY SN Plaza $.R.0 Prague, C ublic 100%
Hrade¢ Plaza S.R.O __JPrague. Czech blic 100%
Plaza Housing S.R.0 {Prague, Czach Republic 100%
Plaza Station S.R.0 Prague, Czech Republic 100% )
Heiios Plaza S.A_ |Athens, Greece 100%
SIA Diksna Riga, Latvia 50% )
PC Ukraine Holdings Limited Nicosia, Cyprus ‘
S.C. CENTRAL PLAZA SRL Bucharest, Romania 100%
§.C. GREEN PLAZA S.R.L. Bucharest, Romania 100%
S.C. ELITE PLAZA SRL. |Bucharest, Romania 100%
S.C. PLAZA CENTERS Bucharest, Romania 100%
MANAGEMENT ROMANIA SRL )
S.C. NORTH GATE PLAZA SRL 100%
S.C. SOUTH GATE PLAZA SRL 100%
S.C. WEST GATE PLAZA SRL 100%
S.C. EASTERN GATE PLAZA SRL 100%
S.C. NORTH WEST PLAZA SRL 100%
§.C. NORTH EASTERN PLAZA SRL 100%
5.C. SOUTH WEST PLAZA SRL 100%
§.C. SOUTH EASTERN PLAZA SRL 100%
§.C. WHITE PLAZA SRL 100%
S.C. GOLDEN PLAZA SRL 100%
§.C. BLUE PLAZA SRL 100%
S.C. RED PLAZA SRL 100%
S.C. PALAZZ0 DUCALE SRL i 100%
S.C. MOUNTAIN GATE SRL Bucharest, Romania 100%
Plaza & Snegiri Ltd. Nicosia, Cyprus 50%
Shumen Plaza E.0.0.D - Sofia, Bulgaria 100%
Plaza Centers Deveiopment E.Q.QOD Sofia, Bulgaria 100%
Plaza Centers Management Bulgaria Sofia, Bulgaria 100%
E.0.0D
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S ———————

Name Registered office Shere in issued
capital as
percantage
Plaza Centers Management B.V. materdam, the Netherlands 100%
Plaza Centers (Ventures) B.V, _amsterdam, the Netherlands 100% .
Plaza Centers (Estates) BV ' m rlands 100%
Plaza Centers Holding B.V ] rdam rlands 100%
Plaza Centers Foundations B.V Amsterdam ' n 100%
Piaza Genters Establishment B.V dam e nds 100%
8.5.S Project Management BV sterdam, the N 100%
Plaza Centers Logistics B.V terdam_ the arlan 100%
Obuda B.V. terdarn, the Netherlan o 100%
Plaza-BAS B.V. tar, the Neth 51%
Plaza Dambovita Complex B.V. ta th e 100%
Plaza Centers Engagements B.V m. the Netherlands 100%
Plaza Centers Administrations B.V : - 100%
Piaza Centers Connection B.V . 100%
Piaza-On Holding B.V 100%
Plaza Centers Corporation B.V 100%
Dambovita Center Holdings B.V. 100%
Mulan B.V. 100%
{Fantasy Park Enterprises B.V.)
Dresmiand N.V 100%
Elr?1||tt :éaza India Real Estate Holding Nicosia, Cyprus 47.5%
:i?"?i tl::na Holdings Public Company Nicosia, Cyprus 100%
Linkage D.0.0 Belgrade, Serbia e 100%
Plaza Centers Management D.O.O Belgrade, Serbia 100%
I.C.S Plaza Centars Prodev SRL Chishinau, Moldova 100%
Plaza Centers Slovak Repubiic s.r.o [Bratisiava, Slovakia 100%
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Breakdown per participation is as follows:

Refer also to note 24 below for a detailad breakdown.

hd A

2008 2007

€ thousands € thousands

Plaza House Ingatianfejlesztési KA. 369 408
Kerepesi 4 Szélloda IngatianfejlesztCE Kft. 37 37
Kerepesi 5 Irodaépilel IngatlanfejlesztCE K. 486 426
Ercorner Kft, (360) 754
Szeged 2002 Ingatlanhasznasitd és VagyonkezelCE Kft. 7 8
Plaza Dambovita Camplex (FinCo) 511,256 277,263
Plaza Bas B.V, (2,360) 7
Shumen Lid. 3,921 3,080
Helios Plaza S.A, 11,705 12,458
PC india holdings Ltd, 49,740 31,557
Plaza housing s.r.o 2,888 3,016
Plaza station s.r.o 8 8
Hradec Plaza s.r.0 8 8
NG Plazasr.o 8 8
BYTY SNs.ro 8 8
North Eastern Plaza s.r.i 2 1
Mountain gate s.r.| 6,324 -
North West Plaza s.r.! {124) 1
South Eastern Plaza s.r.| 1 1
- South West Plaza s.r.| 1 1
SC White Plaza s.r.| 1 1
SC Golden Plaza s.r.! 1 1
SC Blue Plaza s.r.| 1 1
PC Ukraine holdings Ltd (145) 2
Wioclawek Plaza Sp.zo.o {12) 14
Bydzgodsz Plaza Sp.zo.0 13 13
Byalistok Pleza $p.zo.0 14 14
Koszalyn Plaza Sp.zo.o 13 13
Gdansk Centrum Plaza Sp.zo.0 12 12
Plaza Canters estates B.V. (1,329) 86
Plaza Centers holdings B.v. 76 -
North gate s.r! 1,060 954
South gate s.r.| 140 18
Palazzo du Calle s.1. 813 2,413
Plock Plaza Sp. Zo.o 14 -
Jelenia Gora Plaza Sp: Zo.o 14 -~
Gorzow wielkopolski Plaza Sp. Zo.o 14 -
Legnica Plaza Sp. Zo.o 14 -
Prodev s.rl 10 -
PCMd.0.0 495 -
P4 Ptaza S.R.O. 7,295 5,953
81 Plaza S.R.0O. 176 1238
PCM B.V. 15 15
Plaza Centers engagements B.V 18 -
Plaza Centers foundations B.V 18 -
Plaza Centers establishments B.V 18 -
Plaza Centers corporations B.V 18 -
Plaza Centers junctions B.V 18 -
Plaza Centers administrations B.V 18 --
Plaza Centers connections B.Y 18 -
SiA Diksna ] 3,649 1,340
Elite residence esplanada S.R.L. 2841 2,441
Total 599,347 342,518

5
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Note 3 — Charges to associates

2008 2007
Name £
Green Plaza S.R.L. 101 91
Dambovita S.R.L 227 74
Elite Plaza S.R.L 40 -
North gate Plaza S.R.L 57 -
South gate Plaza S.R.L 26 -
North west Plaza S.R.L 11 -
Mountain gate S.R.L 19 -
Dambovita Centers Holding B.V 83 -
Ercomer Kft. 827 625
Helios Plaza S.A. 3,562 3,516
Suwalki Plaza Sp.zo.o 86 48
Czestochowa Plaza Sp.zo.0. 77 53 .
Olsztyn Plaza $p.zo.0 123 115
Plaza Centers (Poland) Sp.zo.0. 1,773 1,642
Plaza Housing S.R.O. 6 10
81 Plaza S.R.0 18 9
P4 Plaza S.R.O. 116 85
SIA Diksna 201 199
PC India Holdings Ltd. 1,386 922
QOther 18 175
Total 8.861 7,564
Note 4 - Other asseats
2008 2007
€ ands €
Uncharged costs — Romania 3,447 2,017
Uncharged costs — Serbia 938 -
Uncharged costs — other projects 1,494 1,116
Long term investmants - structures 47,864 -
Security depasit for SWAP and iong term structures 34,218 5,302
Derivative _ 20323 e 2228
Total 108,285 10,883
CURRENT ASSETS
Note 5§ — Other receivables and prepayments
2008 2008 2007 2007
£ thousands € thousands € thousands € thougands
CDPM Poland Sp.z.0.0 398 398
Andrassy 25 Kft 53 53
CCBNV 1,037 1,651
Jet Link Ltd. 12 16
Astrid Plaza N.V ] 6
Total i 1,507 2124
Debtor due to selling of trading property- aAIM - 254,362
Debtor due to selling of trading properties- Kiepierrg - 6,033
Interest receivable from banks 1,183 189
Investment in bonds 8,608 189
Advance ntin res rchase _ 4441 572
Total 16,739 263,280
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Nate 6 — Short-term deposits and cash at bank

2008 2007
Name £ thousands € thousapds
Anglo Irish bank corporation Pic 21,234 40,685
InvestKredit bank AG 12,430 8,280
Lloids TSB - 8,000 -
BNP Paribas 8,000 -
ING Bank 8,000 -
MiKB Bank ' 53,357 2,791
BAWAG - b4 777
ABN-AMRO 15,031 17
Fortis Bank (ESCROW account) 3,973 5,844
Societe General (ESCROW account) - 1,001
Hansa Banka (Latvia) 11 10
Union bank Ltd. {lsrael) 818 10
Bank Leumi Ltd. (Israel) 146 _ 10
Bank Hapoalim Ltd. 403 168
Total 131,455 59,573
SHAREHOLDERS' EQUITY
Note 7 — Issued share capital

2008 2007
, , __€ thousands thousands
The issued share capital can be specified as follows:
Balance as at January 1 2,924 2,923
Exercise — share-based plan ] . |
Balance as at December 31 2,924 2,924

a. The number of shares authorized as of December 31, 2006 was 1 billion with a EUR 0.01 par
value. .

b. In the course of the 2 years ended December 31 2008 the following share capital increases
occurred:

1. In the course of the last quarter of 2007, 303,471 vested options were exercised into 57,700
shares of EUR 0.01.

2. In the course of the first quarter of 2008, 131,711 vested options were exercised into 27,594
shares of EUR 0.01.

Note 8 — Share premium

2008 2007

- € thousands__€ thousands

Balance as at January 1 and December 31 248,860 248 860
Note 9 —~ Foreign currency translation reserve

2008 2007

€ thousands € thoysands

The table below presents the movements in the translation reserve:

Balance as at January 1 {1,727) (1,895)
Movement {10,448} 168
Balance as at December 31. {12,175) {17271

The movemnent concern the transiation reserve resulied from the operation in india. The reserve
is considered a legal reserve which is not distributable (if more than nil).
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Note 10 — Revaluation reserve

2008 2007

€ I
Balance as at January 1 2,995 5214
Profit in the period 18,085 -
Movement {263)  (2.219)
Balance as at December 31 20.827 2.995

As of December 31, 2008 and 2007, the Company had one investment properties {Prague 3
logistic center) which was fair valued at €13.0 million and €13.0 miltion respectively. The bock
value recorded in December 31, 2008 and 2007 was €9.5 million and €9.0 million respectively.

As at December 31, 2008 the company recorded an unrealized fair value gain on derivatives
amounting fo 18 mio. This unrealized gain has been added to the capital reserves.

The reserva is considered a legal reserve which is nct distributable (if more than nil). .
Note 11 — Other capital reserves

2008 2007
€thousands € thousands

The table below presents the movements in other capital reserve:

Balance as at January 1 13,498 1,840
Movemaent due to available for sale securities (1,120) -
en sh an 9,400 11,658

ce as at r.31 21,778 13.498

The movement concern share-based payment as a result of the Employee Share Opfion Plan i
which was adopted by the Company on October 26, 2006. On the same date, 26,108,602 non- :
negotiable options ("Options”) over Ordinary Shares have been granted, the terms and conditions

of which (except for the exercise price) will be regulated by the Share Option Scheme. No

Options vested at that date. Options will vest annually in three equal parts. One-third of Options

granted to an Efigible Grantee (see below) will vest one year after the date of grant, ancther third

of granted Options will vest two years after the date of grant and the last third will vest three years

after the date of grant. Options expire, unless otherwise determined by the Board, on the fifth

anniversary of the date of grant. The total amount of options in the Share Option Plan is

33,834,586 options. For grants, exercise and forfeiture of options in 2008, refer to other

information belaw.

Capital reserve in respect of available for sale securities relates to debt and equity securities .
purchased by the company as an investment in the second half of 2008.

Note 12 - Retained earnings

¢ 2008 2007 [
thousands € thousands

The table below presents the movements in the retained earnings:

Balance as at January 1 336,921 107,735

Profit in the period 49,5689 226,967

Dividend distributed in the pariod {56,995) -

Transfer revalugtion reserv 283 2218

Balance as at December 31 329.778 338,821

The movement is reflecting the 2008 and 2007 results, as well as the movements in revaluation
reserve due io investment properties. The Company is not intended to declare dividend due to
2008.
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NON-CURRENT LIABILITIES

Note 13 - Provislons to associates

December 31, December 31,

2008 2007

e € thousands _€ thousands
Tatabanya Plaza Ingatlanfejlesztési Kft, 351 389
HOM Ingatlanfejlesztési és Vezetési Kit - 1,909 930
Szombathely 2002 Ingatlanhasznosito és Vagyonkezel(E KR, 220 219
Katowice Plaza Sp.zo.0 2,119 1,954
Lodz Centrum Plaza Sp.z.0.0 2,299 1.505
Torun Plaza Sp.zo.0 876 553
Suwa[ ki Plaza Sp.zo.9 169 120
Zgorzelec Plaza $p.z.0.0. 489 284
Radom Plaza Sp.zo.o 486 459
Olsztyn Plaza Sp.zo.o 434 260
Kielce Plaza $p.z.0.0 797 562
Zielena Gora Plaza Sp.z.0.0 624 563
Bytom Plaza Sp.z.oc.0 21 18
Plaza Centers {Poland) Sp.z.0.0. 869 191
Hokus Pokus Rozrywka Sp.z.0.0. 1,537 2,222
Praha Plaza S.R.O. 281 827
Plaza Centers S.R.0O. 1,088 398
Plasi invest Kft, 315 135
PCMSR.L 470 359
Plaza Canters ventures B.V 422 810
Dombaovita Center Holding B.vV 492 44
Elbit Plaza India real estate holdings B.V 9,061 -
Piizen Plaza S.R.0. - 224
Dreamland N.V. 440 91
Armanati Ltd. 867 867
Green Plaza S.R.L. (1,107) 120
EDP Sp.z.0.0 195 60
Obuda B, V. 548 38
Total 26,170. 14,202

Note 14 - Long term llabilities

December 31, December 31,

2008 2007

.Name € thousands € thousands
Long-term debentures 175,144 53,821

Long term loans — structures 36,225 -

Deferred tax liability 5.556 =

Total 216,925 _ 53821

Long-term debentures are presented at fair value. For more details refer to note 22 of the
censolidation financial statements. For more details on the structure loans refer to note 17 of the

consalidation financial statements,
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CURRENT LIABILITIES

Note 15 — Other liabilitles and accruals

Dacember 31, December 31, December 31, December 31,

2008 2008 2007 2007

€thousands € thougands €thousands € thousands
CDPM Hungary Kit. 241 24
C/A Elbit Imaging Ltd. 2,598 3.244
C/A Elbit Ultrasound B.V. 7,378 6.017
C/A Elbit Plaza India real estate hoidings Ltd. 280 -
Other small charges participations 142 -
4E loan - 509
Totalrelated parties 10,639 10,011
Bank loan 5,095 ~ .
Interest to pay - banks 534 --
Suppliers - 300
Crediter due to selling of investment property 474 696
Accruals ' 1,771 9022
Total 18,510 20,029
PROFIT AND LOSS

Note 16 - Other operating income

December 31, Daecember 31, December 31, December 31,

2008

2008 2007 2007

§thousands € thousands € thousands ¢ thousands

ain from selling subsidiarl
Aaim transaction
Klépierre 2 transaction — Polish subsidiaries
Bes Tes transaction
Plzen transaction
Duna Plaza Offices
Dawnay Day transaction
other small

22,373
163
298

17,648

{1.765)

203,724
25,019
1,707

2,471
{400)

Total from selling of subsidiarigs

= °
38,618 231,965

Reiease of old suppliers to P&L
Release of oid debtor to P&L
Release of old debtor to P&L
Profit from subsidiaries —
Management feas on invoices
Profit from subsidiaries —

late payment interest

- 51
- (238)
{684) -

7 g

Total

239 234
38.200 232,021

Concerning revenue from seliing of subsidiaries we refer to note 36 of the consolidated financial

statements 2008,
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Note 17 - General expenses

Total

Derivative

2008 2007
€ thousands __ € thousands
Salary and salary related expenses 9,070 9,660
Management fees Eibit Medical Imaging 393 500
Travelling expenses 791 782
Audit, legal and consultancy expenses 2,003 2,701
Initiation expenses 2,609 588
Other expenses 348 162
15214 14,393
Note 18 - Financial income and expanses
2008 2008 2007 2007
€ thousands € thousands € thoysands € thoysands
Interest expenses from loans participations (358) {143)
Total interest from related parties (358) {143)
Interest income from bank deposits 12,5615 3.667
18,095 1.410
Costs of raising bonds {1,199} (586}
Foreign exchange difference {148) 1,303
aAim fine on late payment

1,984 1,296

.Income from structures and AFS financial instruments 2,491
Devaluation os small structure (3,136) -
Available for Sale non-temporary devaluation (283) - -
Interest expenses on bank loans - structures,
Available for Saie financial instruments {1,568) --
Other bank expenses and charges {33) {38)
Total 58,621 6,911
Note 19 — Results participations
2008 2007
€ thousands _ € thousands
Tatabanya Piaza Ingatianfejlesztési KR, {177,403) (177)
HOM Ingatlanfejlesztési és Vezetési Kft {281,505) (282)
Plaza House Ingatlanfejlesztési Kit. (85,199) (85)
Amanati Ltd, {5,050) (5
Szeged 2002 Ingatlanhasznosité és Vagyonkezelo Kit. (5,101) (5
Szombathely 2002 Ingatlanhasznosité és Vagyonkezelo Kft. (7,913) 8)
Helios Plaza S.A. {670,245) (670)
Katowice Plaza Sp.z.0.0. {206,355) (207)
Lodz Centrum Plaza Sp.z.0.0. {154,336) {154)
Wroclaw Plaza Sp.z.0.0. 9,986 10
Suwalki Plaza Sp.z.0.0. (71,986) (72)
Sosnowiec Plaza Sp.z.0.0. 25 444 25
Zgorzelec Plaza Sp.z.0.0. {125,313) (125)
Radom Plaza Sp.z.0.0. (47,628) (48)
Rybnik Plaza $p.z.0.0. 57,395 57
Qlsztyn Plaza Sp.z.0.0. 26,976 27
Plaza Centers (Poland) South Sp.z.0.0. (193,615) (194)
Zielona Gora Plaza Sp.z.0.0 (36,494) {36}
Bytom Plaza Sp.z.c.0. {3,713) (4)
Wisclawek Plaza Sp.z.0.0. {26} --
Plaza Centers {(Poland} Sp.z.0.0. (45,042) (45)
Hokus Pokus Rozrywka Sp.z.0.0. 29,063

y
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Praha Plaza S.R.O. 101,383 101

Plaza Centers 5.R.0. (215,242) (215)
B1 Ptaza S.R.0. {80) -
P4 Plaza S.R.0. (285) -
Plaza housing S.R.0. (162) -
Pilzen Plaza S.R.O. {3,320) (1,009}
Ercomner Kft. {1,114) (94)
Dreamiland N.V. (349) 460
Centers Classic B.V. - 8,732
SlA Diksna {322) (298)
Duna Plaza Irodehaz Ingalanfejleszto KR. - 254
Kerepesi 3 Aruhéz Ingatianfejleszto Kit, - {2,870)
Green Plaza S.R.L. {131) 2,000
Mountain gate S.R.L. (408) -
North Eastarn Plaza S.R.L (749) -
North West Plaza SR.L {321) - .
Plasi invest Kft. {422) (167)
Kerepesi 5 Kft. 12 390
Shumen Ltd. {135} -
Obuda B.V. (508) (54)
PC India Holdings Ltd. {1,877y (1,309)
Plaza Centers venture B.V. (2,328) (957)
Plaza Centers estates B.V. {1.827) 33
EDP Sp.z.o.c. {135) (60)
Plaza Dambovita Compilex (FinCo) 24,014 3,512
Plaza Bas B.V. {(2,387) {11)
PCM B.V. - 3)
PCMd.o.0 (74) -
PC Ukraine holdings Ltd. {147) -
Dombovita Center Holding B.V. (4,197) (1,402)
Plaza Centers holdings B.V (265) -
Elbit Plaza India real estate holdings Ltd. {4,718) -
PCM s.r.l. (111) (359)
Elite residence esplanada S.R.L. (278) (154)
North gate s.r.l. {170) (83)
South gate s.r.l. {118) 3
Palgzzo du Calle s.r.). _{1,600) (47)
. @
Note 20 - Income taxas
2008 2007

€ thousan s
Deferred tax asset — structure B devaluation (800) -
Deferred tax asset ~ debentures devaiuation 5,413 -
Deferred tax asset — Derivative 5,183 -
Deferred tax asset — Lossas carry forward (4,240) -
Total 5.556 =
The applicable tax rate is 25.5%. The Company is currently not subjecied to corporate tax
payments as it is enjoying participation exemption.
The tax loss carry-forward for the Company's one tax unit is approximately €13 million as of
December 31, 2008.
The last filing of corporate tax return relates to the fiscal year 2006.
AUDIT FEES
The totat audit fees charged by the statutory auditor amount to EUR 38,000. These relate onty to
the audit of the statutory financiaf statements. M T ! l , Z A RS _J)ﬂ
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Note 21 - Participation breakdown

Kerepesi 4 Kerepesi 5

Plaza House B1 Plaza Mountain
Ingatianfejles . 8.1.0 gate a.r.l Szilloda Irodadpltet
zZtésl Kit. Ingatlanfejles Ingatianfejles -
zt6 Kt x5 Kft. L.
Balance as at 1 January ‘
2008 408 236 - 37 426
Investment during the year
6,450
result for the year
{39) {60) {408) - 12
Sefling of investment
Translaticn reserve fund |
Finance capitalized |
282 48 ‘
Balance as at 31
December 2008 369 176 6,324 37 488
Ercomer Kft. Szeged 2002 Plaza Plaza Bas Shumen
Ingatianhasz Dambovita B.V
nositd és Complex
Vagyonkezel (FinCo)
& Kft.
Balance as at 1 January
2008 754 8 277,263 7 3,050
Investment during the year
211,754 1,006
result for the year
{1.114) N 24,014 (2.367) (135) ‘
Selling of investment 1
(1,775) |
Transiation reserve fund \
Finance capitalized !
Balance as at 31
December 2008 (360) 7 511,256 . {2,360} 3,921
Helios Plaza PC India Plaza Plaza station Hradec Plaza
S.A. holdings Ltd.  housing s.r.o 8.1.0 8.r.0
Batancs as at 1 January :
2008 12,458 31,557 3018 8 8
Investment during the year
24729
result for the year
(7583) {(16877) (162}
Selling of investment
Translaticn reserve fund
{6,105}
Finance capitalized
1,236 134
Balance as at 31
December 2008 11,705 49,740 2,988 8 8
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Note 21 - Participation breakdown

PC Indla Plaza Plazastation Hradec Plaza NG Plaza
haldings Ltd. housing s.r.o 8.r.0 8.5.0 8.1.0
Balance as at 1 January _
2008 31,557 3,018 8 8 8
Investmant during tfie year
24,729
result for the year
{1.677) (162)
Selling of investment
Translation reserve fund
(6.105)
Finance capitalized
1,236 134
Balance as at 31
December 2008 49,740 2,988 8 8 g_
BYTY SN P4 Plaza PCM d.0.0 Prodev s.r.1 North
8.r.0 S.R.0. Eastsmn Plaza
s.r.)
Balance as at 1 January
2008 8 5853 1
Investment during the year
400 570 10 520
result for the year
. (285) (74) (749)
Selling of investment
Translation reserve fund
Finance capitalized
1,227 230
Balance as at 31
December 2008 8 7.295 498 10 2
North West South South West 8C White SC Golden
Plaza s.r.l Eastern Plaza Plazas.ri Plaza s.rl Plaza s.r.|
8.l
Balance as at 1 January .
2008 1 1 1 1 1
Investment during the year
resuit for the year
(321)
Selling of investment
Translation reserve fund
Finance capitalized
196
Balance as at 31
Decamber 2008 (124) 1 1 1 1
1 *
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Note 21 - Participation breakdown

§C Blue PC Ukraine Wioclawek Bydzgodsz Byallstok
Plaza s.rl holdings Ltd Plaza Plaza Plaza
8p.z.0.0 Sp.z.0.0 $p.2.0.0

Balance as at 1 January
2008 1 2 14 13 14

investment during the year
resuit for the year
(147) (26)
Selling of investment .
Transiation reserve fund
Finance capitalized
Balance as at 31

December 2008 1 (145) (12) 13 14

Koszalyn Gdansk Gdinya Plaza  PlockPlaza  Jelenla Gora
Plaza Centrum Sp.z.0.0 Sp.z2.0.0 Plaza
Sp.z.0.0 Plaza Sp.z.0.0
Sp.z.0.0

Balance as at 1 January
2008 13 12 -

Investment during the year

14 14
result for the year
Salling of investment

Translation reserve fund
Finance capitalized
Balance as at 31
December 2008 13 12 s 14 14

Legnica Gorzow PCMBYV Plaza Plaza
Plaza wislkopolski Centers Centers
Sp.z.0.0 Plaza estates BV  holdings B.V
Sp.2.0.0

Balance as at 1 January 2008
. 15 56

Investment during the year

14 14
result for the year

{1.827) {265)
Selling of investrment

Translation reserve fund
Finance capitalized

442 341
Balance as at 31
December 2008 14 14 15 (1,329) 76

Tyt
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Note 21 — Participation breakdown

Plaza Plaza Plaza Plaza Plaza
Centers Canters Centers Centers Centers
development engagements foundations establlshmen corporations
sBYV B.V B.V 3 B.V B.v
Balance as at 1 January 2008
Investment during the year
18 18 18 18 18
resuit for the year
Selling of investment
(19
Translation reserve fund
Finance capitalized
Balance as at 31
December 2008 - 18 18 18 18
Plaza Plaza Plaza Elite North gate
Centers Centers Centers residence s.r.l
junctions B.V adminisiratio connections asplanada
ns B.V B.V S.R.L.
Balance as at 1 January 2008
2,441 954
Investment during the year
18 18 18
result for the year
{276) (170)
Selling of invastmsant
Translation reserve fund
Finance capitalized
676 278
Balance as at 31
December 2008 18 18 18 3‘841 1,060
South gate Palazzo du SIA Diksna Obor Plaza Total
s.r.l Calle s.r.t SRL
Balance as at 1 January
2008 19 2,413 1,340 - 342518
Investment during the year
1,308 246,947
result for the year
(118) {1,600) (322) - 11,130
Sefling of investment
(1,793)
Translation reserve fund
(8,105}
Finance capitalized
—_ 239 1,323 B650
Balance as at 31
December 2008 140 813 3,649 - 569 347
Amsterdam, April 30, 2009
The Board of Directors
Mordechay Zisser Ran Shtarkman Shimon Yitzchakl
Marius Willem van Eibergen Santhagens Marco Habib Wichers Edward Paap
LI
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OTHER INFORMATION

PROVISION IN THE ARTICLES OF ASSOCIATION CONCERNING THE APPROPRIATION OF
PROFITS

In accordance with the Company's Articles of Association the resull for the year is at the disposal
of the Annual General Meeling of shareholders,

APPROPRIATION OF RESULT :
It is proposed that the 2008 profit of €49.6 million will be added to the other reserves. The annual
accounts have baen prepared on the assumption that this profit appropriation will be adopted by
the Annual General Meeting of sharehoiders. The Company does not intend to declare dividends
due during 2008 from the 2008 profits.

REMUNERATION POLICY

Plaza Centers’ remuneration policy is designed te attract, motivate and retain the high-caliber
individuals who will enable the Company to sarve the best interests of sharsholders over the long
term, through delivering a high level of corporate performance. Remuneration packages are
aimed at bafancing both shoit-term and long-term rewards, as well as performance and non-
performance retated pay.

The Remuneration Committee reviews base salaries annually. Increases for alf employees are
recommended by referance to cost of living, responsibiiities and market rates, and are performed
at the same time of year.

The Remuneration Committee believes that any director's fotal remuneration should aim to
recognize his or her worth on the open market and to this end pays base salaries in line with the
market median supplemented by a performance-related element with the capacity to provide
more than 50% of total potential remuneration.

Total non- Total
Share performance performance
Salary Incentive related related
and fees plan' remuneration remuneration
2008 €000 €'000 €'000 €000
Chairman and executive directors
Non-performance related remuneration
Mr Mordechay 2isser 214 1,370 1,584 -
Mr Ran Shtarkman 396 2,840 3,238 796
Total 610 4210 4,820 796
Non-executive directors
Non-performance related remuneration
Mr Shimon Yitzchaki - 31§ 318 -
Mr Marius van Eibergen Santhagens 60 - 50 -
Mr Edward Paap 50 - 60 -
Mr Marco Wichers 50 - 50 -
Total 150 315 485 -
Total - ali directors 760 4525 5285 796

{1) Accounting nan-cash expenses recorded in the Company’s income statement in connection with the
share option plan.

(2) Per management agreement, calculated as 0.75% of net pre-tax profits of up to €10 million, and
thereafier 1.25% of any net pre-tax profits which exceed €10 mitlion,
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SERVICE ARRANGEMENTS

The executive directors have rolling service contracts with the Company, which may be
terminated on 12 months’ and three month notice in the cases of the Chairman and the
CEO/President respectively.

The non-exscutive directors have specific terms of reference. Their letters of appointment state
an initial 12-month period, terminable by either party on three months written notice. Save for
payment during respective notice periods, these agreements do not provide for payment on
termination.

BONUSES

The Company has a performance-linked bonus policy for senior executives and empioyees,
under which up to 3% of net annual profits are set aside for allocation by the directors to

employees on an evatuation of their individual centributions to the Company's performance. = .
In addition, the Board can award ad hoc bonuses to project managers, area managers and other
employees on the successful completion andfor opening of each project. The directors also have
the authority to award discretionary bonuses to outstanding employees which are not linked to the
Company’s financial results.

SHARE OPTIONS

The Company adopted its Share Option Scheme on October 26, 2006. At the same time,
26,108,602 non-negotiiable options over Ordinary Shares wers granted, the terms and conditions
of which (except for the exarcise price) are regulated by the Share Option Scheme. Regarding
the modification of Share Option Scheme refer to note 26 of the consclidated report. For the
exarcise and forfeiture of options refer to the table balow.

Number Exercise

vested as at price of

Number December 31, options

of options 2008 £

Mr Mordachay Zisser 3,807,895 1,302,832 0.52

Mr Ran Shtarkman 10,150,376 3,383,459 0.52

Mr Shimon Yitzchaki 1,116,541 372,180 Q.52

Mr Marius van

Eibergen Santhagens - - N/A

Mr Edward Paap - - N/A
Mr Marco Wichers = = N/A .

Number of

options as at

Decembar 31,

2008

Total pool 33,834,586

Granted 33,827,174

Exercised {435,182)

Forfeited (3,276,784)

Left for futyre grant 3.284.198
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- COMPANY’S OFFICES

Plaza Centers the Netherlands

Plaza Centers N.V.

Keizersgracht 241, 1016 EA Amsterdam
The Netherlands

Phone: +31 20 34495562

Fax: +31 20 3449561

Email: info@piazacenters.com

Plaza Centers Hungary

Andrassy 59, Budapest 1062

Hungary

Phone; +36 1 4627202

Fax: +36 1 4627201

Email. plazacenters@plazacenters.com

Plaza Centers Poland

ul. Belgijska 11/2 02-511 Warszawa
Poland

Phane: +48 22 542 81 Q0

Fax: +48 22 542 81 02

Email: headoffice@plazacenters.pl
Web: www.plazacenters.pi

Plaza Centers Czech Republic

K Cervenemu dvoru 24 130 00 Praha 3
Czech Republic

Phone: +420 283 C00 149

Fax: +420 283 000 187

Email; office@plazacenters.cz

Web: www.plazacenters.cz

Plaza Centers Latvia

€ Biekensalas, 71 Mukusalas, Riga LV-1004,
Latvia

Phone: +371 676 33734

Fax: +371 678 21810

Email: iiva@rigaplaza.lv

Web: www.rigaplaza.iv

~ Plaza Centers Russian Federation

Plaza Centers Romania

10 Gheorghe Manu St. District 1,
Bucharest, Romania

Phone: +40 21 315 4646 ‘
Fax; +40 21 314 5660 \
Email; office@hbu.ro

Plaza Centers Greece

233 Sygrou Avenue Nea Smimi Athens-171-21
Greece

Phone: +30 (210) 9344658

Fax: +30 (210) 9349124

Email: mbertou@ofennet.gr

Plaza Centers India . |
Elbit Plaza India Real Estate Private leated

Embassy lcon, 7th Floor. No 3 Infantry Road,

Bangaiore 560001, Karnataka, india

Phone: +91 80 4041 4444

Fax: +91 80 4149 3929

Web: www.plazacenters.in

117447, Moscow,

Sevastopolsky Prospect, 116, office 20
Russia

Phane: +7 316 900 9193

Email: boris@plazacenters.com

Plaza Centers Serbia

Vladete Kovacavica street no 14, Beigrade !
Serbia |
Phone; +381 11 2647 044/067

Fax: +381 11 2652 210

E-mail; office@plazacenters.rs

Plaza Centers Bulgaria

53-55,Totleben Blvrd 1606 Sofia

Buigaria

Phone: +359 2 851 80 84, +359 2 951 57 54
Fax: +359 2 954 03 31

E-mail: office.bulgaria@plazacenters.com

Plaza Centers Ukraine

38B, Saksaganskago St., Kiev 01033
Ukraine

Phone: +380 (93) 6911770

E-mail: inffo@plazacenters.com.ua

Yt
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ADVISORS

Financial advisors and stock brokers
UBS Investment Bank

2 Fingbury Avenue

London EC2M 2PP

UK

Web: www.ubs.com

Principal Auditor
KPMG Hungaria kft
Vaci at 99

H-1139 Budapest
Web: www.kpmg.hu

Dutch statutory Auditor

Mazars Paardekooper Hoffman Accountants N.V.

Mazars Tower — Delflandlaan 1
POBox 7266

1077 JG Amsterdam

Web: www.mazars.nl

Corporate solicitors in the UK
Berwin Leighton Paisner LLP
Adelaide House

London Bridge

London EC4R SHA

UK

Web: www.blplaw.com

White & Case LLP

5 Old Broad Street

tondon ECZN1DW

Web: www.whitecase com/ondon

Corporate legal counsel in the Netherlands
Buren van Velzen Guelen

Johan de Wittlann 15, 2517 JR

The Hague

The Netheriands

P.O. Box 18511

2502 EM The Hague

The Netherlands

Web: www.bvvg.ni

Corporate legal counsel In Poland
Weil, Gotshal & Manges LLP
Warsaw Financial Center

ul. Emillii Plateer 53

Warsaw 00-113

Poland

Web: www.weil.com/warsaw

Registrar

Capita Registrars

The Registry

34 Beckenham Road

Beckenham
Kent BR3 4T
UK

U

Web: www.capitaregistrars.com

Investor relations

£D

Holborn Gate
26 Southampton Buildings
London WC2A tPB

UK

Web: www.fd.com
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