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Ramat Gan, May 19, 2026 

Board of Directors’ Report for the Three Month Period ended March 31, 2026 

The Board of Directors of Alony-Hetz Properties and Investments Ltd. (hereinafter: the “Company”) is pleased 
to submit the Company’s Board of Directors’ Report for the three-month period ended March 31, 2026 
(hereinafter - the “Reporting Period"). This Board of Directors' Report and its updates were prepared on the 
assumption that the reader has access to the Company's periodic report for the year 2025, which the Company 
published on March 18, 2026 (Ref: 2026-01-023715), including the "Description of the Corporation's Business” 
chapter, the "Report of the Board of Directors on the Status of the Corporation's Business”, “Additional 
Information on the Corporation” and the "Consolidated Financial Statements" (hereinafter, collectively - the 
“2025 Periodic Report"). 

1. Concise description of the Group  

 The Company and its consolidated companies (hereinafter - the “Group”) have two areas of activity: 

 Main area of activity - long-term investments in income-generating property companies in Israel and in 
western countries. As of the publication date of this report, the Group operates in the following markets: 
Israel, the United States, and the UK.  

 Additional area of activity - investment in renewable energies. The Group has income-generating 
investments in the photovoltaic energy and wind energy sectors, as well as in the development and 
initiation of electricity generating and storage facilities in Israel, Poland and in the United States. 

1.1 The Group’s main income-generating property investments as of March 31, 
2026: 

Activity in Israel 
Holdings at a rate of 49.99% in Amot Investments Ltd. (hereinafter - "Amot"), a publicly traded income-
generating property company whose securities are listed on the Tel Aviv Stock Exchange Ltd. For additional 
information, see Section 2.3.6 below. 

Activity in the United States 
 Effective holdings at a rate of 79.79% (as of the date of publication of the report - 80.75%) in the capital of 

Carr Properties (hereinafter - “Carr”), an American partnership that holds income-generating property, 
whose properties are all located in the United States, in the Washington D.C. metropolitan area and in 
Boston. For further details, see Section 2.3.4 below. 

Activity in the UK 
 A holding rate of 85.21% in Brockton Everlast Inc. Limited (hereinafter - “BE”), a private company engaged 

in the purchase, development and betterment, construction, management and maintenance of income-
generating property in the London, Cambridge and Oxford metropolitan areas in the UK. For additional 
information, please see Section 2.3.5 below. 

Main investments in the income-generating property segment 

 Holdings at a rate of 55% of the equity rights and 50% of the control in three property companies in the 
Boston metropolitan area. Two of the properties are in the Boston CBD and one is in East Cambridge. 

 Holdings in a UK income-generating real estate fund of the Brockton Group - (hereinafter - BCF III). 

1.2 The Group’s renewable energy investments as of March 31, 2026: 

Holdings of 49.47% in Energix - Renewable Energies Ltd. (hereinafter - “Energix”), a public company whose 
securities are listed for trading on the Tel Aviv Stock Exchange Ltd. Energix engages in the initiation, 
development, financing, construction, management and operation of facilities for the electricity generation 
from renewable energy sources, storage and sale of electricity generated in these facilities, with the intention 
of holding them for the long term. As of the date of the report, Energix has operations in Israel, the United 
States, Poland and Lithuania. For additional information, please see Section 2.3.6 below. 
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1.3 The following are the Group's main holdings as of March 31, 2026:  

 

 

* Joint holdings with Oxford Properties in three property companies that own office buildings and a laboratory building in Boston. The Company 
and Oxford Properties have a joint control agreement. 

1.4 Stock Market Indices 

The Company’s shares are traded on the Tel Aviv Stock Exchange Ltd. (hereinafter - the “TASE”). The main 
stock market indices to which the Company's securities belong are: TA-90, TA-125, TEREAL, TA-Investment 
Properties in Israel, Tel-Div, the various TelBond indices, TA 125 - Fossil-Fuel-Free Climate index and the Tel 
Aviv - Maala index.  
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1.5 Main events from the beginning of 2026 to the date of publication of the report: 

TTKJHJHDSJAHS  
Alony-Hetz  
(the Company 
expanded solo) 

 Debt raising through the expansion of bonds (Series Q) in the amount of NIS 335 
million PV for a total net consideration of approx. NIS 353 million. 

 Extension of credit facilities with banking institutions in a total amount of NIS 400 
million. 

Carr Properties  Acquisition of a Class A office building (1401 New York Ave.) located in 
Washington, D.C., in partnership with an American institutional investor (Carr’s 
share - 25%) for USD 85 million. 

 Addition of an American institutional investor (75%) to a project for the 
construction of rental apartments at 3033 Wilson in Northern Virginia for USD 31 
million.  

Energix   Acquisition transactions completed for projects in Lithuania with a total capacity 
of approx. 626 MW (approx. 226 MW wind and up to 400 MWp photovoltaic) and 
approx. 340 MWh (storage). 

 Acquisition of photovoltaic projects in the United States with a total capacity of 
approx. 290 MWp 6E battery. 

 Increased backlog of projects in Poland with a capacity of approx. 0.6 GWh 
(storage). 

 Completion of project financing and tax partner investment for an additional 
project with a capacity of 152 MWp E5 battery in the United States in the amount 
of up to USD 236 million. 

 For information regarding the provision for impairment to be recognized during 
the second quarter of 2026 in the amount of up to NIS 200 million in the ARAN 
project, please see Section 2.3.6.2 below. 
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1.6 Summary of the main data - the Group 

Main financial results - Consolidated 
Statements 

Unit Q1/2026 Q1/2025 2025 % Change1 

Revenue from rental fees and management of 
investment property  

NIS thousands 
493,558 349,134 1,668,831 41.4 

Fair value adjustments of investment property NIS thousands (16,346) 7,225 385,136 -326.2 

Group share in the profits (losses) of 
associates, net 

NIS thousands 
15,990 53,126 (40,461) -69.9 

Revenues from sale of electricity and green 
certificates 

NIS thousands 
185,372 169,293 755,665 9.5 

Profit For the Period  NIS thousands 198,628 164,956 545,152 20.4 
Profit for the period attributed to Company 
shareholders 

NIS thousands 
76,536 66,974 7,439 14.3 

Comprehensive income (loss) for the period, 
attributed to Company shareholders 

NIS thousands 
26,641 209,475 (22,136) (87.3) 

Total balance sheet  NIS thousands 46,319,325 40,755,400 47,327,456 -2.1 
Equity (including non-controlling interests) NIS thousands 13,026,034 11,817,344 13,089,187 -0.5 

Financial debt (bank credit and bonds)2  NIS thousands 27,196.5984 22,954,440 27,810,470 -2.2 
Net financial debt3   NIS thousands 26,463,438 22,122,424 25,721,420 2.9 
Ratio of net financial debt to total balance 
sheet4   

% 
58.1 56.4 56.9 41.4 

Main financial results - Expanded Solo5      
Total balance sheet  NIS thousands 11,412,616 11,057,932 11,845,001 (3.7) 

Equity attributed to Company shareholders NIS thousands 5,587,274 5,572,385 5,608,853 (.4) 
Financial debt (bank credit and bonds)2 NIS thousands 5,666,057 5,392,505 6,089,326 (7.0) 

Net financial debt3 NIS thousands 5,647,874 5,294,042 5,714,654 (1.2) 
Ratio of net financial debt to total balance 
sheet4 

% 
49.6 48.3 49.8 (3.7) 

Earnings (loss) per share data      
Earnings per share – basic  NIS 0.34 0.31 0.03 9.1 
Comprehensive income (loss) per share - 
basic  

NIS 
0.12 0.97 (.1) (87.9) 

Current dividend per share NIS 0.25 0.24 0.96 4.2 
NAV per share  NIS 24.70 25.91 24.81 (.5) 
6NNAV per share NIS 29.12 30.47 29.02 .3 
Price per share at end of period  NIS 33.75 29.00 39.20 (13.9) 

 ____ 
1. Balance sheet data of March 31, 2026 compared to December 31, 2025. Result data of 1-3/2026 compared to 1-3/2025. 
2. Financial debt also includes assets/liabilities of derivative transactions carried out by the Group. 
3. Financial debt presented net of cash balances. The Company's financial debt (expanded solo) as of March 31, 2026 is the financial 
debt less cash balances. For information regarding the adjusted leverage rate, please see Section 2.4.3 below. 
4. Net financial debt as a percent of total balance sheet, less cash balances. The Company's net financial debt (expanded solo) as of 
March 31, 2026 is the financial debt less cash balances. For information regarding the adjusted leverage rate,  
please see Section 2.4.3 below. 
5. In the expanded solo balance sheet, the investment in Amot, Energix, Carr and BE is presented on an equity basis instead of the 
consolidation of their statements with the Company's statements (the remaining investments are presented unchanged in the statement 
presented in accordance with IFRS principles). 
6. When calculating the NNAV per share, the Company’s tax reserves (expanded solo) were neutralized, as was the Company’s share 
in the tax reserves of investees. 
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1.7 Summary of the main data - Investees 

  Q1/2026 Q1/2025 2025 

Investment in Israel - Amot Investments Ltd. (rate of 
holdings - 49.99%)7 

 
 

   
Number of income-generating properties Unit  111  112 111 
Value of investment property (not including property in 
development) 

NIS thousands 
17,762,473 17,316,751 17,726,465 

 Fair value adjustment NIS thousands  -   13,287 332,457 
Weighted discount rate derived from investment 
property  

% 
 6.30   6.40   6.33  

Occupancy rate at end of period8 %  92.2   93.2   93.3  
Value of investment property in development  NIS thousands 3,896,061 3,506,985 3,781,206 
Ratio of net financial debt to total balance sheet %  43.6   45.0   42.6  
NOI9  NIS thousands 269,356 264,327 1,059,707 
FFO - according to the Management’s approach  NIS thousands 187,824 202,327 803,688 
NAV per share  NIS  19.80   19.28   19.96  
Price per share at end of period  NIS  19.23   17.96   25.00  

Investment in the United States - Carr Properties 
(rate of holdings - 79.79%)10 

 

   
Number of income-generating properties  Unit  8   12   7  
Value of investment property (not including property in 
self-development) 

USD thousands 
 1,678,414   2,006,740   1,648,639  

Fair value adjustment USD thousands  (4,226) 12,706  (13,833)  
Rental rate  %  93.00   88.20   92.60  
Number of properties in development  Unit  3   2   3  
Value of self-developed properties USD thousands  45,648   33,647   64,769  
Ratio of net financial debt to total balance sheet  %  61.7   62.6   61.9  
11NOI USD thousands  30,575   38,835   136,852  
FFO - according to the Management’s approach USD thousands  12,548   18,008   56,962  

 ____ 
7. The main figures for Amot are from the Amot’s expanded consolidated financial statements published in Amot’s Board of Directors’ 
Report (hereinafter - "Amot's Pro Forma Reports"). Amot’s Pro Forma Reports are Amot’s reports presented according to IFRS 
principles, with the exception of the implementation of IFRS 11 “Joint Arrangements”, which came into effect on January 1, 2013. In 
Amot’s Pro Forma Reports, the investments in investees, presented based on the equity method in Amot’s Financial Statements, are 
neutralized and presented according to the relative consolidation method, similar to their treatment prior to IFRS coming into effect. 
8. Without a property realized subsequent to the balance sheet date. 

9. Net operating income. 
10. The financial data presented above includes Carr's economic share in its assets and liabilities and those of all its investees, including 
of companies that are not consolidated in its financial statements prepared in accordance with IFRS principles.   

11 Including NOI from property management. 
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1.8 Summary of the main data - Investees (continued) 

  Q1/2026 Q1/2025 2025 
Investment in the UK - Brockton Everlast Inc. Limited (rate of 
holdings - 85.21%) 

    

Number of income-generating properties Unit 11 11 11 
Value of investment property  GBP thousands 701,400 712,825 701,400 
Occupancy rate at end of period  % 96.0 97.4 94.8 

Value of land for initiation and property in development GBP thousands 502,750 428,950 492,250 
Ratio of financial debt to total balance sheet  % 28.0 30.4 29.1 
NOI  GBP thousands 9,938 9,751 41,892 
FFO  GBP thousands 4,529 2,047 20,061 

Fair value adjustment GBP thousands  (842)  (1,333)  9,969  
     

Investment in renewable energy - Energix Renewable Energies 
Ltd. (rate of holdings - 49.47%) 

 
   

Installed capacity from connected photovoltaic systems (MWp) - 
Energix’s share 

Unit 
1,399 1,049 1,411 

Installed capacity from connected wind systems (MW) - Energix’s 
share 

Unit 
301.2 301.2 301.2 

Balance of connected electricity-generating facilities - according to 
book value  

NIS thousands 
6,537,057 5,970,870 6,578,233 

Revenues from sale of electricity and green certificates NIS thousands 185,372 169,293 755,665 
Revenue from sale of tax benefits NIS thousands 84,346 58,927 407,768 
Price per share at end of period NIS 18.90 10.13 16.0 
EBITDA NIS thousands 190,857 156,872 863,066 

   



 

Board of Directors’ Report 7   

  

2. Board of Directors’ Explanations regarding the State of Corporate Affairs  

2.1 The business environment  

1. For additional information regarding the business environment in which the Group operates in 
the areas of income-generating property and renewable energies, please see the Description 
of the Corporation’s Business chapter in the 2025 Periodic Report. 
 

2. Income-generating property sector - The following is information regarding significant developments 
that occurred in the business environment of the Group companies engaged in the income-generating 
property sector, from the beginning of 2026 until close to the date of publication of the report: 

A. Developments in Israel 

The macroeconomic forecast of the Bank of Israel's Research Division, as published in March 
2026, simultaneously with Operation Roaring Lion, revised the GDP growth forecasts in Israel 
downward to a rate of 3.8% in 2026 and 5.5% in 2027. The forecast reflects a short-term impact 
on activity, mainly due to the restrictions on the home front and the effect on labor supply, in view 
of the mobilization of the reserves, alongside an increase in the inflation environment as a result 
of all of this, and also resulting from the increase in oil prices. The working assumption in the 
forecast is that Operation Roaring Lion contributes to a decrease in the severity of the threat from 
Iran, and that there will be no further round of fighting within the forecast horizon. In particular, it 
is assumed that no further changes will be made to the 2026 budget later this year, beyond the 
increase in the amount of NIS 39 billion approved in the context of Operation Roaring Lion. 

Further to the Bank of Israel's assessment, the inflation rate over the next four quarters, ending in 
the first quarter of 2027, is expected to be 2.3%. The rise in oil prices contributes to an increase 
in the inflation environment in the short term, but after the war, expectations are for oil prices to 
decline (to a level higher than before the operation) and for supply constraints to ease, which will 
lead to a moderation of inflation as early as the second half of 2026.  

The Bank of Israel interest rate is expected to average 3.5%-3.75% in the first quarter of 2027, a 
forecast that includes one or two interest rate cuts over the coming year. The broad unemployment 
rate is expected to average 4.5% in 2026, mainly due to an increase during the war in Iran, and to 
decline to 3.4% in 2027. 

The state budget deficit is expected to be 5.3% and 4.4% of the GDP in 2026 and 2027 
(respectively). The ratio of public debt to GDP is expected to increase to 70.5% in 2026 and 2027. 
The increase in the deficit rate and the debt-to-GDP ratio in 2026 compared to their rates in 2025, 
and the upward revision compared to the Research Division's January 2026 forecast, stem from 
the high cost of Operation Roaring Lion, which was reflected in the decision to increase the 
defense budget by NIS 32 billion. 

B. Developments in the United States 

During the first quarter of 2026, the US economy grew at an annual rate of 2.0%, a significant 
acceleration from 0.5% in the fourth quarter of 2025. The factors contributing to growth include 
investment, exports, consumer spending, and government spending. The US unemployment rate 
declined slightly from 4.4% in December 2025 to 4.3% in March 2026, indicating a strong labor 
market.  

The inflation rate in the first quarter rose to an annual level of approx. 3.3%, compared to approx. 
2.7% in the fourth quarter of 2025, mainly due to rising energy costs as a result of the war with 
Iran. The Fed left interest rates unchanged at 3.5%-3.75%, noting rising inflation and an uncertain 
economic environment. 

 
Washington D.C. 

As of March 2026, the overall vacancy rate for Trophy offices was 12.7%, compared to 19.9% for 
Class A offices.  
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Average asking rent for Trophy offices reached a peak of USD 94 per sq.ft., while asking rent for 
Class A offices was USD 72 per sq.ft. 

The volume of lease transactions in the first quarter of 2026 amounted to approx. 1 million sq.ft., 
less than the long-term quarterly average of 1.8 million sq.ft., although the existing transaction 
backlog indicates that the gap is expected to close by the end of the year. The Metro commute 
rate reached 80% of the 2019 level compared to 75% in 2025, reflecting continued improvement 
in the rate of return to offices. 

The backlog of new office projects under construction is at historically low levels, with only two 
buildings, 81% of which are pre-leased. 

Rental housing market - The Washington D.C. metropolitan area is one of the largest rental 
housing markets in the United States, ranking third nationally. During a year ended in the first 
quarter of 2026, there was a slight decrease in demand for rental housing, mainly due to DOGE 
employment cuts, which resulted in a moderate decrease in rental fees of approx. 1.1%. The rate 
of construction of new housing units has decreased in the last two years to approx. 12-13 thousand 
housing units per year, compared to approx. 32 thousand housing units in 2023, and is expected 
to restore the balance between demand and supply. The occupancy rate in the rental housing 
sector averages approx. 91.3%, which is similar to the general average in the United States. 

 
Boston 

As of the first quarter of 2026, the overall vacancy rate for Trophy offices was 12.7%, compared 
to 20.3% for Class A offices. Two new projects were delivered after the end of 2025, adding over 
900,000 sq.ft. of Trophy office space to the office inventory.  

Rental fees remained stable, with asking rent for Trophy offices at USD 92 per sq.ft., compared to 
USD 71 per sq.ft. for Class A offices. 

The volume of lease transactions in the first quarter of 2026 amounted to approx. 1 million sq.ft., 
after a high of 5.7 million sq.ft. were leased in 2025. The demand for office space remained stable, 
with the number of potential tenants actively seeking space increasing by 12.9%. Total sublease 
space fell to approx. 2.6 million sq.ft., the lowest level since February 2022. 

  
 

C. Developments in the UK 

According to the Bank of England's ("BOE") updated forecasts, the GDP is expected to increase 
by 0.7%-0.8% in 2026, compared to growth of approx. 1.3% in 2025. 

The UK unemployment rate in February 2026 fell to approx. 4.9% from approx. 5.2% at the end of 
2025, for the first time since August 2024. 

As of March 2026, the annual inflation rate in the UK was 3.3%, above the central bank's target of 
2% and therefore, the BOE left the monetary interest rate unchanged at 3.75% in April 2026. 
Rising energy prices resulting from the Iran war were the main reason for the increase in inflation. 

London 

Total office leasing activity in London in the first quarter of 2026 was 2.2 million sq.ft., the highest 
level of first quarter demand since 2022, 6% higher than the average of the last five years. 

Prime rents rose to approx. GBP 180 per sq.ft. in the West End and approx. GBP 100 per sq.ft. in 
the City, reflecting annual growth in rental fees of 12.5% and approx. 10% (respectively), 
compared to the first quarter of 2025. 

The supply of vacant space in central London fell for the second consecutive quarter to 22.1 million 
sq.ft., leading to a vacancy rate of 8.8%. The new build supply also fell to 2.8 million sq.ft., reflecting 
a vacancy rate of just 1.1%. 
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Cambridge and Oxford 

Office leasing activity in Cambridge during the first quarter of 2026 continued to be high, compared 
to below-average demand for laboratory space. In Oxford, laboratory leasing volume exceeded 
the average for the past ten years, compared to the below-average demand for office space. 

 
The Company's estimates of the possible consequences of future developments in the economic 
environment in which the Group operates, as detailed above, constitute forward-looking information, as 
defined in Section 32A of the Securities Law, 1968 (“Forward-looking Information”), which is based, among 
other things, on the Company's assessments as of the date of publication of this report with respect to 
factors that are not under its control. The Company's assessments are based on information available to 
the Company, on publications and research on these subjects and on the guidelines of the relevant 
authorities in the various countries in which the Group operates. It should be clarified that there is no 
certainty that the above assessments will be realized, in whole or in part, due to factors beyond the 
Company's control. For additional information regarding the risk factors to which the Group is exposed, 
please see Section 4 of the Board of Directors' Report in the Company's Periodic Report for 2025. 
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2.2  Statement of Financial Position 

Statement of Financial Position 
item 

March 31, 
2026 

December 
31, 2025 

Notes and explanations 

NIS 
millions 

NIS 
millions 

Cash and cash equivalents 733 2,089 For the Statement of Cash Flows, please see Section 2.6 
below. 

Investment Property, 
Investment Property in 
Development and Land Rights  

30,943 31,004 The increase stems from investments in property in 
development and in existing income-generating properties in 
the amount of NIS 223 million, which is offset by the 
introduction of a building partner in Carr at a rate of 75% in the 
amount of NIS 110 million and a negative revaluation of NIS 16 
million, as well as from the effect of exchange rates on the real 
estate of BE and Carr (approx. NIS 156 million).   

Investments in companies 
accounted for according to the 
equity method and securities 
measured at fair value through 
profit and loss  

1,266 1,206 The main changes are as follows: 

 Profits recorded in associates in the amount of approx. 
NIS 16 million, the purchase of a property in the amount of NIS 
29 million at 1401 New York Ave. at a rate of 25%, and the 
introduction of a partner in 3033 Wilson at a rate of 75%, which 
resulted in the classification of the property as an associate in 
the amount of NIS 29 million. These increases were offset by 
dividends and exchange rate differences in the amount of NIS 
12 million. For information on this matter, please see Sections 
2.3.3 and 2.5.2 below.  

Electricity-generating facilities - 
connected and in development 

11,715 11,053  Most of the increase is due to Energix’s investments 
in the initiation and development of projects in the United 
States and in Israel. 

 For information regarding electricity-generating 
facilities, please see Note 5 to the financial statements. 

Other assets 1,662 1,975  

Total assets 46,319 47,327  

Loans and bonds 27,154 27,800 For information regarding the main changes in the Group’s 
financial debt, please see Section 2.4.3 below. 

Other liabilities 6,139 6,438  

Total liabilities 33,293 34,238 
 

Equity attributed to 
shareholders 

5,587 5,609 For information regarding the main changes in equity 
attributed to shareholders, please see Section 2.7.2 below. 

Non-controlling interests 7,439 7,480    

Total equity 13,026 13,089 
 

Total liabilities and equity 46,319 47,327 
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2.3  Investments 

2.3.1 The following are the Company’s investments (expanded solo) as of March 31, 
2026: 

 Currency 
Number of 

shares 

Balance in the 
Company books 
(expanded solo) Value 

Value 
measurement 

basis  

   
NIS  

thousands 
NIS 

thousands  

Amot NIS 246,849,572 4,866,625 4,748,085 
Stock market 

value - tradable 

Energix USD/PLN/NIS 285,984,236 1,237,934 5,427,926 
Stock market 

value - tradable 
Carr USD  - 1,683,221 1,683,221 Equity method 
AH Boston USD  - 277,565 277,565 Equity method 
Brockton Everlast GBP  - 3,039,917 3,039,917 Equity method 
Brockton Funds12 GBP  - 191,155 191,155 Equity method 
Other13     20,929 20,929  
Total    11,317,346 15,388,798  

2.3.2 The Company’s investments (expanded solo) in the reporting period and after 
the balance sheet date 

During the reporting period and after the balance sheet date, the Company (expanded solo) invested in 
its investees, as follows:  

 Q1/2026 
After the balance 

sheet date Total 

 NIS millions NIS millions NIS millions 

Brockton Everlast 50 - 50 

AH Boston 6 2 8 

 56 2 58 

 ____ 

 

13 Including mainly cash in the amount of NIS 18 million. 
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2.3.3 Investment in real estate in Israel - through Amot   
As of March 31, 2026, the Company holds 49.99% in Amot.  

2.3.3.1 Information regarding Energix’s activity in Israel 
For information regarding Amot’s activity, please see Chapter B of the Company’s Description of 
Corporate Business for 2025. 

2.3.3.2 Information regarding projects in development as of March 31, 2026: 

Property 
name 

Location 
Main 
use 

Estimated 
completion 

date of 
projects in 

development 

Above-
ground 

sq.m. for 
marketing 

- 100% 

Rate of 
holdings 

Above-
ground 

sq.m. for 
marketing 
- Amot’s 

share 

Cumula-
tive 
cost 

Value of 
projects 

in 
Amot's 
books 

Estimated 
construc-
tion cost 

NOI 
upon 
full 

occupa-
ncy 

Expected 
return on 

cost 

Entrepreneurial projects in development14 

Amot’s share - in NIS millions 

Halehi 
Complex15 

Bnei Brak Offices 2026 86,920 50% 43,460 495 475 630-670 44-48 7.1% 

K Complex 
- 

Jerusalem16 
Jerusalem 

Offices 
+ hotel 

2029 93,000 50% 46,500 175 175 750-800 49-53 6.6% 

ToHa2 Tel Aviv Offices 2026 156,000 50% 78,000 1,089 1,669 
1,700-
1,750 

150-165 9.2% 

Total    335,920  167,960 1,759 2,319 
3,080-
3,220 

243-266 7.9% 

Tenant-dependent projects for development17, 18 

Platinum 
Stage B19 

Petach 
Tikva 

Offices  20,000 100% 20,000  40 210-230   

Amot Shaul 
- Stage A 

Kfar Saba Offices  35,000 50% 17,500  61 160-180   

Total    55,000  37,500  101 370-410   

Total    390,920  205,460  2,420 
3,450-
3,630 

  

 

The information in this section above regarding the estimated completion of projects in development and the expected return, the 
estimated NOI and the estimated construction cost is forward-looking information as defined in Section 32A of the Securities Law. The 
information is based on data available and known to Amot on the date of publication of this report and on its estimates. The information 
may also change materially as a result of factors relating to environmental requirements, on City Building Plan changes subject to 
approvals of the planning and building authorities, on receipt of consent from owners of bordering properties, for which there is no certainty 
of receipt, in the event of any of the risk factors affecting Amot's operations, as detailed in Section 4 of the Board of Directors' Report 
included in the 2025 Periodic Report, and which are not under Amot's control, and therefore, there is no certainty that these projects will 
actually be executed. 

 ____ 
14 The construction cost includes the land component and parking basements, tenant adjustments and capitalization. 
15 As of the date of publication of the report, the commerce floors have opened to the public. The partnership has signed contracts for 
approx. 13,000 sq.m. (Amot's share - 50%), which are expected to generate annual rent for the partnership of approx. NIS 22 million 
(Amot's share - 50%). 
In the second quarter of 2025, the commercial portion was classified from property in development to income-generating property, and 
as a result, the expected rate of return for the office portion changed to 7.1%. 
16 Subject to the completion of additional rights in the K Complex in Jerusalem 
17 The cost of construction includes the land component and parking garages and does not include adjustments to tenants and 
capitalizations. 
18 HaElef complex in Rishon LeZion - There is an option agreement to sell the property and therefore it was removed from “Tenant-
dependent projects for development” and included under "Other projects" below. 
19 Subject to the completion of additional construction rights in order to build a matching tower to Platinum Stage A. 
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2.3.3.3 Information regarding projects in planning as of March 31, 2026: 

Property name Location Main use 
Rate of 

holdings 

Additional above-
ground area for 

marketing - Amot’s 
share in sq.m. 

Value of project in 
Amot's books 

Projects in initiation for planning and licensing: 

Building rights - Tzrifin 
Logistic Center 

Tzrifin Logistics 100% 200,000 253 

Beit Amot - Ravad Tel Aviv Offices 50% 30,000 130 

HaSolelim land Tel Aviv Offices 100% 110,000 211 

ToHa3/ToHa4 Tel Aviv Offices 50% 100,000 259 

Lot 300 Tel Aviv Housing/offices 50% 63 housing units 134 

Other projects (see table 
below - Main projects) 

    454 

Total projects for planning 
and licensing 

    1,441 

Project name Location Main use 
Rate of 

holdings 
Additional above-ground area for 
marketing - Amot’s share in sq.m. 

Main projects under Other Projects 

Amot Mishpat (valid City 
Building Plan) 

Tel Aviv Offices 73% 20,000 

Amot Mishpat (valid City 
Building Plan) 

Tel Aviv Residential 73% 115 housing units 

Amot BDO Tel Aviv Offices 86% 60,200 

Migdal HaMe’a - Ibn Gabirol Tel Aviv Offices 46% 27,600 

Amot Europe Tel Aviv Offices 100% 32,000 

Land in Azor Location Residential 100% 190 housing units 

The data in the table above is based on Amot's estimates regarding the utilization of building rights in some of the aforementioned 
projects, and accordingly, is forward-looking information, as defined in Section 32A of the Securities Law. 

These Amot estimates are based, among other things, on information available to Amot's management, as of the date of publication of 
the report, which includes forecasts, assessments, assumptions and estimates, which may not materialize, or may materialize differently 
from Amot’s estimate, including due to dependence on external factors, and primarily on the various authorities, in the maturation of the 
processes relating to the improvement and planning options, which are naturally beyond Amot's control, and may therefore lead to a 
change (even a material change) in the data mentioned in the table above, so that there is no certainty that these projects will actually 
be implemented. 
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2.3.3.4 Amot’s FFO is as follows: 
 

Amot's FFO FFO - Amot Investments Ltd. 

 NIS thousands 

 Q1/2026 Q1/2025 2025 
    
Profit for the year 163,372 159,231 781,833 

Adjustments:    

Profit from change in fair value of investment property 
and profit from sale of investment property  - (16,797) (347,387) 

Acquisition costs recognized in profit and loss  - 3,510 14,930 

Deferred tax effects of the above adjustments and 
capital gains tax on the sale of assets  29,001 29,005 100,375 

FFO - according to the Authority’s approach 192,373 174,949 549,751 

    
Management’s approach, additional adjustments:    
Tax expenses and financing for previous years in 

respect of assessment agreement (**)  -  -  45,564 

Share-based payment  2,518  2,118  9,108 

Depreciation and amortizations  793  726  3,023 

Linkage difference expenses on the debt principal  (7,860)  24,534  196,242 

FFO - according to the Management’s approach 187,824 202,327 803,688 

    
The following is a breakdown of the FFO according 

to the Management's approach:    
NOI 269,356 264,327 1,059,706 

Administrative and general expenses (16,393) (15,216) (61,786) 

Financing expenses  (38,367) (35,311) (141,039) 

Current taxes (26,720) (11,359) (52,841) 

Miscellaneous (52) (114) (351) 

FFO - according to the Management’s approach 187,824 202,327 803,688 

    
Alony-Hetz’s share in FFO - according to the 

Authority’s approach, in NIS thousands  96,173  89,316  277,873 

Alony-Hetz’s share in FFO - according to the 
Management’s approach, in NIS thousands  93,899  103,293  406,226 

    
(*) The FFO in respect of Amot is presented without the exclusion of intercompany balances. 

(**) Adjustment of previous years' tax deductions and financing expenses for the assessment 
agreement for the years 2020-2023.  
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2.3.4 Investment in Carr 
As of March 31, 2026 and close to the date of publication of the financial statements, the Group’s 
effective holding in Carr is 79.79% and 80.75%, respectively.  

2.3.4.1 Information regarding Carr’s activity 
For information regarding Carr’s activity, please see Chapter C1 of the Company’s Description of 
Corporate Business for 2025. 

2.3.4.2 Amot's business developments in the reporting period and after the date of the report 
are as follows:  
 For additional information regarding the addition of a partner to the project for the construction 

of a residential rental building at 3033 Wilson in Northern Virginia, please see Note 6b to the 
financial statements. 

 For additional information regarding the transaction for the acquisition of the office building at 
1401 New York Ave. in Washington, D.C., please see Note 6b to the financial statements. 

2.3.4.3 Information regarding residential rental projects under construction as of March 31, 
2026: 

a. In accordance with the business strategy described in Section 8 of Chapter C1 of the 2025 Periodic 
Report, Carr, as a developer, is establishing residential rental projects in Washington D.C. and in 
Northern Virginia. In some of the projects, Carr adds American institutional partners. In its capacity 
as managing partner, Carr is entitled to receive management fees from the project companies and, 
in addition, carry interest for excess profitability (to the extent it is achieved), above the hurdle rate.  

b. The following is information about the project backlog in the development stages as of the date of 
publication of the report, in full ownership terms (100%):  

.   

Project 2121 Virginia 3033 Wilson 425 Montgomery 

Location  Washington D.C. Arlington, Virginia Alexandria, Virginia 

Size (sq.ft.) 230,000  300,000  250,000  

Number of units 299  315  237  

Total construction budget   USD 130 million USD 147 million USD 131 million 

Costs remaining for completion USD 105 million USD 110 million USD 62 million 

Stabilized NOI  USD 11 million USD 10 million USD 9 million 

End of construction  Q1/2028 Q1/2028 Q4/2026 

 The following are Carr’s rates of ownership in the aforementioned projects: 

Project 2121 Virginia 3033 Wilson 425 Montgomery 

Ownership rate  100% 25% 10% 

c. As of the date of publication of the report, Carr's total investment in the projects described above 
is $USD 42 million. Carr is expected to invest an additional USD 31 million in these projects until their 
completion. Carr expects its share of the entrepreneurial profit, including the carry interest component 
in the aforementioned projects, to amount to approx. USD 90 million. 

d. Carr aims to expand its residential rental segment and is looking into the acquisition of additional 
properties for development in the areas described above. 
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The information in this section above regarding the estimated completion of projects in development and the expected return, the 
estimated NOI, the estimated construction cost, reaching the stabilization rental volume and the entrepreneurial profit is forward-looking 
information as defined in Section 32A of the Securities Law. The information is based on data available and known to Carr’s management 
on the date of publication of this report and on its estimates. The information may also change materially as a result of factors relating to 
the requirements for changes in the City Building Plan subject to approvals from the planning and building authorities, changes in the 
costs of construction materials and additional risk factors affecting Carr’s operations and over which Carr’s management has no control, 
as detailed in Section 4 of the Board of Directors' Report included in the 2025 Periodic Report, and therefore, the actual results may be 
different from those detailed above. 

   



 

Board of Directors’ Report 17   

  

2.3.4.4 Carr’s FFO: 

 FFO - Carr 

 USD thousands 

 Q1/2026 Q1/2025 2025 
    

Profit for the year 8,595 31,337 47,877 
    
Adjustments:    
Loss (profit) from change in fair value of investment property 4,101 (12,715) (22,864) 

Depreciation, amortizations and other  599 845 4,154 

Current and deferred tax effects of the above adjustments 7 (110) 333 

Adjustments as detailed above in respect of associates 1,064 924 35,468 

FFO - according to the Authority’s approach 14,366 20,281 64,968 

Attributed to non-controlling interests  (2,155) (2,992) (7,388) 

Adjustments stemming from the non-controlling interests’ 
share in FFO 337 720 (618) 

FFO - according to the approach of the Authority and 
the Company attributed to the majority 12,548 18,009 56,962 

    
Management’s approach, additional adjustments:    
NOI 30,575 36,806 132,610 

Administrative and general expenses (3,581) (3,237) (14,012) 

Financing expenses  (14,446) (15,560) (61,636) 

FFO - according to the approach of the management 
and the Authority, in USD thousands 12,548 18,009 56,962 
    
Alony-Hetz’s share in FFO - according to the approach 
of the Authority and the management, in NIS thousands 31,253 31,089 120,538 

2.3.5 Investment in Brockton Everlast (“BE”) 

As of March 31, 2026 and close to the date of publication of the report, the Company indirectly held 
approx. 85.21% of the rights in BE.  
During the reporting period, the Company invested approx. GBP 12 million (approx. NIS 50 million) in 
BE’s capital.  

2.3.5.1 Information regarding BE’s activity 

For additional information regarding BE’s activity, please see Chapter D of the Company’s 
Description of Corporate Business for 2025. 

2.3.5.2 Information regarding a project in development as of March 31, 2026: 

Property 
name Location 

Main 
use 

Rate of 
holdings 

Thousands 
of above-
ground 
sq.ft. for 

marketing, 
100% 

Estimated 
completion 

date 

Estimated 
construction 

costs, 
including 

land 

Project cost 
in BE’s books 
as of March 

31, 2026 

Balance for 
completion of 
construction 
costs as of 

March 31, 2026 

Remaining 
equity 

investment 
as of March 

31, 2026 

Expected 
NOI upon 
project 

occupancy 

      GBP millions 

Dovetail 
Building 

City of 
London 

Offices 100% 445 2029 699 186 513 93 52 

The information detailed in this Section 2.3.5.2 above regarding the estimated construction completion 
date, the expected construction costs and the expected NOI upon the project’s occupation is forward-
looking information as defined in Section 32A of the Securities Law as it is influenced by factors that are 
not dependent on BE, such as construction costs, regulatory changes, environmental aspects and 
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additional risk factors, which are beyond BE's control, as detailed in Section 4 of the Board of Directors' 
Report in the 2025 Periodic Report, and therefore there is no certainty that the project will be completed 
on time, at the planned costs or with the planned results. 

2.3.5.3 Financial debt 
As of March 31, 2026, BE had loans from banking corporations totaling approx. GBP 375 million, 
of which approx. GBP 50 million are in respect of a loan due to be repaid in September 2026. 
Subsequent to the balance sheet date, BE signed a non-binding memorandum of understanding 
for the recycling of the loan, which will be repaid in September 2029 and bear the same interest 
as the original loan. 

 

2.3.5.4 BE’s FFO: 

 FFO - BE 

 GBP thousands 

 Q1/2026 Q1/2025 2025 

    
Profit (loss) for the year 4,079 (1,133) 23,859 

Adjustments:    
Loss (profit) from change in fair value of investment 
property 842 1,333 (9,969) 

Loss or reversal of an impairment loss according to 
IAS 36   -  - (864) 

Loss (profit) from changes in fair value or sale of 
financial instruments (720) 1,454 5,526 

FFO - according to the Authority’s approach 4,201 1,654 18,552 

    
Management’s approach, additional adjustments:    
Depreciation and amortizations 131 193 709 

Share-based payment 197 200 800 

FFO - according to the Management’s approach 4,529 2,047 20,061 

    
The following is a breakdown of FFO according to 
the Management's approach:    
NOI 9,938 9,751 41,892 

Administrative and general expenses (2,268) (2,321) (9,362) 

Financing expenses  (3,141) (5,383) (12,469) 

FFO - according to the Management’s approach 4,529 2,047 20,061 

    
Alony-Hetz’s share in FFO - according to the 
Authority’s approach, in NIS thousands  15,034  6,386  71,890 

Alony-Hetz’s share in FFO - according to the 
Management’s approach, in NIS thousands  16,208  7,903  77,739 

 

 

 


































































































































































