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Is the ARGO Properties NV bond just issued on TASE unique?

The ARGO Properties NV bond achieved highly attractive spread (149bps) for its rating (BB), butis it a special case?

Research note for the IREF community - October 2026
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IMPORTANT LEGAL STATEMENTS

This presentation is for general information only. By reading or using it, you accept the terms below in full.

No investment advice

This presentation is for general informational and educational purposes only. It does not constitute, and should not
be construed as, investment, legal, tax, accounting or other professional advice, or an offer, solicitation or
recommendation to buy, sell, hold or otherwise transact in any security, instrument or investment in any
jurisdiction.

No reliance

Nothing in this presentation should be relied upon in making any investment, financial or business decision.
Recipients must make their own independent assessment and obtain independent professional advice before
acting or refraining from acting on anything covered here.

No guarantee of accuracy or completeness

Information is drawn from third-party sources (including TASE Maya, Maalot, LSEG Eikon, ARGO Properties N.V.
and its advisers) and from IREF’s own research, believed reliable but not independently verified. IREF and its
officers, employees, members and advisers make no representation or warranty, express or implied, as to the
accuracy, completeness, timeliness or reliability of any information, estimate, forecast or opinion in this
presentation.

No obligation to update
Figures, estimates and views are stated as of the dates indicated and may be incomplete, preliminary, restated or

superseded by later information. IREF undertakes no obligation to update, revise or correct this presentation for
events or new information arising after its date of preparation.

Jurisdictional notice — Europe, UK, Israel, USA

Forward-looking statements

Projections, estimates, inferred or modelled figures and characterisations of trends are forward-looking, involve
known and unknown risks and uncertainties, and actual results may differ materially. Nothing here is a guarantee
of future performance.

No liability

To the fullest extent permitted by law, IREF, its directors, officers, employees, members, contributors and advisers
disclaim all liability, whether in contract, tort, negligence or otherwise, for any direct, indirect, incidental or
consequential loss or damage arising from use of, or reliance on, this presentation or its contents.

Acceptance of these terms

By accessing, reading or otherwise using this presentation, the recipient accepts and agrees to be bound by these
disclaimers in full. A recipient who does not accept these terms should not use, retain or rely on this presentation
and should destroy or delete all copies.

Third-party data and marks

Organisation names, logos, indices and data referenced (including TASE, Maalot, LSEG and S&P Global Ratings)
remain the property of their respective owners. Their inclusion does not imply endorsement of, or association with,
IREF or any view expressed here.

This presentation is not directed at, and must not be relied upon by, any person in a jurisdiction where doing so would be unlawful, and is not intended for retail investors. In the UK, it is directed only at investment professionals under the

FSMA 2000 (Financial Promotion) Order 2005. In the EEA, it is directed only at qualified investors under the Prospectus Regulation (EU) 2017/1129. In Israel, it is not “investment advice” or

“investment marketing” under the Regulation of

Investment Advice, Investment Marketing and Portfolio Management Law, 1995, and IREF is not a licensed adviser or marketer. In the US, it is not an offer or solicitation to buy or sell any security, and no securities are offered or sold in the
US absent registration or an applicable exemption under the Securities Act of 1933. References to specific companies, indices, cities or transactions throughout this presentation are illustrative only and are not coverage, initiation or a

rating of any security; past performance is not indicative of future results.

02/ 21

israelrealestateforum.org - Member, Global REIT Alliance




KEY FINDINGS

A European property company raising “cheap” debt in Israel

Dutch-registered owner of 5,500+ rental flats in Germany, with a condo-privatisation overlay.

ILA+ €58m 149bps

Local rating scale "Tweener" size Spread over ILS swaps’

Maps to BB/ BB- on S&P's global scale. Too small for the international Eurobond market 4% coupon sold at 95/100 for 5.0% yield at issue.
with minimum benchmark size of €300m and too
big for the individual national markets that top
out at around €30m.

Pricing drivers Open questions
Local market scarcity value, reduced buyer search costs, sponsor track All-in cost after ILS-to-EUR hedging? Can a non-Israeli sponsor tap the
record, equity buffer over NAV, pledges and maintenance covenants. same demand? Commitment to exclusive Israeli enforcement?

Source: TASE Maya; LSEG Eikon, 19 October 2026; Maalot, 2 September 2026; IREF calculations. ' Over the ILS swap curve at the bond's 5.75-year duration-equivalent tenor (it amortises 2030-32); LSEG quotes 142bp at final
maturity.
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THE ISSUER

ARGO Properties N.V. profile: a plain vanilla German resi story

Item Detail

Legal entity ARGO Properties N.V. —registered in the Netherlands
IPO / Founders May 2021 onto TASE / Founders: Gal Tenenbaum and Ofir Rahamim (ex-Brack Capital)
Portfolio Mainly Leipzig and Dresden altbau-style rental portfolio of 5,500+ units with condo privatisation overlay

€994m of investment property measured at Fair Value under IAS 40 based on appraisals by local German

IFRS Fair Value branches of JLL and BNP Paribas Real Estate, in-line with local German residential peers

Market cap Equity market cap of €819m versus IFRS book equity €533m implies P/NAV of 1.5x

;;1.;1;'%
%éiilii

Source: ARGO Properties N.V. TASE filings, MAYA; Refinitiv (market capitalisation, October 2026).
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THE BOND

ILS 200m at 4.0% issued at 95/100 with amortisation
Amortisingat 0/0/0/25/25/50 unlike the bullet Eurobond norm

ISIN IL0012478579 Principal repaid, % of face
o,

Issued 30 September 2026 50%

WAL 5.45yr
Size ILS 200m face (ILS 190.6m proceeds) Mod. duration 4.84

Bullet-equivalent 5.75yr
Coupon 4.00%, semi-annual

25% 25%
Issue price 95.3: Dutch-auction minimum, book cleared there
Yield atissue 4.99%
Rating S&P Maalot ilA+ (bond) with positive outlook 0% 0% 0%
2027 2028 2029 Dec 2030 Dec 2031 Dec 2032

Demand 34 institutional orders, all Israeli, all pre-committed

Source: ARGO Properties N.V., offering results (TASE Maya, MAYA 1772908), 28 September 2026; IREF calculations.
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TASE BOND MARKET RELATIVE SIZE

TASE is the #2 largest real estate corporate bond market in Europe

And #1 largest high yield market for real estate corporate bonds

Total Value Outstanding (Issue Value)

$138bn m Highyield Investment grade
111
> $67bn
$51bn $48bn
20bn
S46 2
$27
Eurobond TASE - Real TASE - France Nordic
Estate & Investment
Construction Property*

* as approximated by TRBC real estate classification
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Other markets, not split

$13bn

Switzerland Germany Austria
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MARKETS COMPARISON - ISSUANCE SIZE
ARGO bond size sits in the gap between local markets and international Eurobonds

Individual country market bonds are typically small whereas international Eurobonds start at €300 million

:ARGO €58m Eurobond benchmark size, €300m+
1
Eurobond HY i | median €473m - n=17
i
1
Eurobond IG | | median €500m - n=131
1
1
ooO...O.‘: o, £ 9 20 o e oo L .
TASE QKT L4 S ..352':", ’3‘.‘?!-“’{‘}' o™ median €130m - n=239
1
]
Nordic | : median €45m - n=304
l
]
Poland (domestic) | | median €10m - n=30
|
Germany (domestic) I : median €10m - n=77
:
Austria (domestic) | : median €3m - n=61
1
1

E 310 "3 100 " 300 1,000
Amount issued per bond line (€m, log scale)

Source: LSEG, outstanding senior bonds of property companies, 19 October 2026. Hybrids, commercial paper and non-profit issuers excluded; tranches of one bond merged. 33 of 62 Austrian lines are one retail issuer.
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TASE HAS A UNIQUE MARKET MECHANIC

Issuing below par: rare in Eurobonds, an accepted practice on TASE

An investor IRR enhancement tool

ARGO 95.3 i
) ° 1 ° °
TASE MR ) ‘ | ey I. .. . 12% below 99 - 7% below 96 - n=178
° ¢ o | e® o @ 8 oo °
|
Switzerland : 0% below 99 - 0% below 96 - n=62
|
1
1
Germany / Austria | 5% below 99 - 0% below 96 - n=65
|
Nordic | 0% below 99 - 0% below 96 - n=49
|
|
Eurobond HY i 64% below 99 - 27% below 96 - n="1
1
1
1
1
Eurobond IG : 24% below 99 - 0% below 96 - n=92
l
85 90 95 100 105 10

Issue price (% of par)

Source: LSEG, senior fixed-coupon property company bonds issued since 1 January 2020; IREF calculations.
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ARGO ACHIEVED PRICING

149bp over the ILS swap

Amortising bond priced at its 5.75-year duration-equivalent tenor

= |LS swap curve (mid)
ARGO 4% 2032 o
5.0 YTM 5.03% (bid 95.38) &

4.5

%

4.0

M
3.5

ILS swap at 5.75yr: 3.54%

3.0

repayment window

1 2 3 4 5 6 7 8 9 10
Years

Source: LSEG, ILS swap curve (ILSAM3TIRSZ=FMD) and ARGO bid, 19 October 2026; IREF calculations.
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AUTOMATIC RATING UPLIFT IN ISRAEL

ilA+in Israel maps to BB in European terms

S&P official mapping table matches each Israeli rating with its global equivalent

S&P global
scale

S&P Maalot
(Israel) scale

Investment grade

High yield

AAA

AA+ AA AA- A+

ilAAA also covers A- and above

A- | BBB+ ' BBB 'BBB- BB+ BB BB- B+ B B- CCC+ CCC

BB = ilA+
inna fiaa+ iBea+ | 55 [N

ARGO ARGO
bond issuer

Source: S&P Global Ratings, National and Regional Scale Mapping Tables, Table 8 (Israel), 14 August 2017; Maalot, 2 September 2026.
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RELATIVELY TIGHT SPREAD

ARGO (BB equivalent) is only 30bp wider than the European BBB median

98 BBB bonds from 23 European property issuers

median 119bp -

median 118bp -

median 122bp -

median 155bp -

1

: ARGO 149bp
1

° ° ° Se ® G@leo © 1 e
] & o o oo © o ode o S © ¢ ¢
° ° 2 %0 o ®e o o o ©
All BBB . ) 0.: :oo .... . 5 :)5 o.‘: . P .o o :.
1
1
:
BBB+ :
1
I
1
|
BBB :
1
|
1
1
|
BBB- :
1
1
1
0 50 100 150 200 250

Spread over EUR swaps at duration-matched tenor (bp)

Source: LSEG, EUR fixed-rate property company bonds, 19 October 2026; IREF calculations.
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SPREAD COMPARISON - HY

BB rated European property bonds trade 69-356bp wider than ARGO

Closestin time and tenor: CPI Property 5.875% 2032, issued July 2026, at 463bp

Bond

DL Invest 6.625% 2030
CPI Property 6% 2032
CPI Property 5.875% 2032
CPI Property 1.5% 2031
CPI Property 1.75% 2030
CPI Property 4.75% 2030
CPI Property 7% 2029
MLP Group 4.75% 2031
MLP Group 6.125% 2029
Neinor Homes 5.875% 2030

ARGO Properties 4% 2032

Source: LSEG, EUR fixed-rate property company bonds rated BB+ or below, bid 19 October 2026; IREF calculations.
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Issued
Jul 2025
Sep 2024
Jul 2026
Jan 2021
Jan 2022
Jul 2025
May 2024
Jan 2026
Oct 2024
Nov 2024

Sep 2026

Rating
BB-
BB
BB
BB
BB
BB
BB
BB
BB
BB-

ilA+ ~ BB/BB-

Spread over swaps (bp)

:
l
: ® 505bp
.
i ® 469bp
.
i ® 463bp
.
i ® 416bp
é ® 391bp
é ® 377bp
é ® 305bp
i ® 278bp
é ® 275bp
é ® 218bp
$149bp
0 100 | 200 300 400 500
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SPREAD COMPARISON - ALL RATINGS

ARGO prices closer to BBB than to its BB peers

A or better: 25 bonds, 7 issuers

500 @ DL Invest BBB band (BBB+ to BBB-): 91 bonds, 23 issuers
° @ High yield (BB+ and below): 10 bonds, 4 issuers
° . ARGO 4% 2032 (TASE, ilA+ ~ BB/BB- global)
= 400
:S: ® CPI P‘operty
%]
o
S
)
» 300 o Ulp G . ARGO 149bp
3 roup BBB curve 131bp - A curve 96bp
o
B @ Neinor Homes
o 200
O S S S
@ ° et oot s
100 T T
.;}‘/————-
'//
0
0 2 4 6 8 10 12

Years to maturity (ARGO at its 5.75-year duration-equivalent tenor)

Source: LSEG, EUR fixed-rate property company bonds, 19 October 2026; IREF calculations.
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TASE PEER COMPARISON
And on TASE the ARGO bond prices with the stronger Israeli landlords

50 senior unsecured ILS nominal property bonds: median 182bp; 28 trade wider than ARGO

4 secured bonds above 660bp not shown Secured (mortgage): 29 bonds
600 . .

Senior unsecured: 50 bonds, median 182bp
® Amot, Gav-Yam, Alony Hetz, AFI Properties
ARGO 4% 2032: 149bp

(o))
o
o
o

=
8
172)
o
g 400
w
(9]
=
& 300
>
o
e}
[
200 | e ARGO149bp. ... SRmedian182bp
(9]
o [ ] .
) ® =
100 ° ° ° Alony Hetz - AFI °
Amot Gav-Yam
0
0 2 4 6 8

Duration-equivalent tenor (years)

Source: LSEG, TASE ILS nominal property bonds, bid 19 October 2026; IREF calculations. Spread over ILS swaps at duration-equivalent tenor.
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PRICING DRIVER - SCARCITY ON TASE

Two German residential bond issuers on TASE: ARGO and Living Stone

~980 ~260 2

European property bonds Eurobonds German residential issuers

Live senior bonds of commercial property Of which international Eurobonds. With bonds on TASE: ARGO and Living Stone
companies across European market venues. Immo BV.

el Ibsc:ic(ajlsi institutions compare ARGO with ~80 domestic property issuers, not ~1,000 foreign-law European

Source: LSEG, 19 October 2026 (senior property company bonds; hybrids, commercial paper and non-profit issuers excluded); TASE Maya; IREF calculations.
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NOT NEW - POSITIVE SECTOR TRACK RECORD ON TASE
Since 2011, every German residential series on TASE that ended was repaid

ILS 3.2bn across nine series before ARGO; eight repaid at maturity or on call, none defaulted

Il Repaid at maturity B Called (repaid early) Il nissue M ARGO

;0ct 2026
ADO Group I s 85m - 4.45% - CP !

1
ADO Group R s 100m - 3.30% - CP1

1

1
ADO Group I 1Ls 608m - 4.05% - CPI

1

ADO Group R s 55 - 250% CPI
Brack capital* || NN (s 240 - 4.80% - CPI i
Brack Capital* e s 5 : 3.29% - CPI
Brack Capital* N 1L 376m - 3.30% - CPI
Brack Capital — ILS 360m - 5.05% - CPI
Living Stone Immo _ ILS 100m - 718%
ARGO Series 1(convertible) I s 200m - 2.00%

1
ARGO Series 2 FR 1.5 200 - 4.00°%
1

2015 2020 2025 2030 2035

Founders Gal Tenenbaum and Ofir Rahamim: at Brack Capital until 2018 (* series issued in their era) - ARGO founded 2018

Source: TASE Maya filings and issuer prospectuses; ARGO Properties N.V. TASE filings; IREF compilation.
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PRICING DRIVER - EQUITY
ARGO trades at a 44% premium to NTA; listed European peers at 25-71% discounts

Condo privatisation upside explains part of the premium — and supports the covenant base

60%
44%
40%
20%
0%
-20% - -
-25%
-30%
-40% -35%
-60% -50% -52%
-80% -71%
ARGO Vonovia LEG GCP Peach Phoe nix Egnsinvest
(TASE) (Frankfurt) (Frankfurt) (Frankfurt) (SIX) Spree (LSE) (Copenhagen)
For bondholders A large market-value equity cushion, and a convertible more likely to become equity.

Source: Bloomberg (market cap); ARGO Properties N.V. (IFRS equity, NTA, 30 June 2026); EPRA data and company filings for European peers; approximate as at October 2026. Peach Property Group: SIX filings. Phoenix Spree
Deutschland: LSE filings. Egnsinvest: Copenhagen filings.
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PROTECTION - STRUCTURE

Only Israeli creditors at group level: one venue, one creditor class

No borrowing from non-Israeli lenders at group level keeps enforcement simple for TASE bondholders

ARGO Properties N.V. Israeli lenders only

Dutch N.V. - TASE issuer Deed clause 6.4 - Series 1 and 2 - negative pledge Maintenance covenants, tested quarterly

Net debt / net CAP: default above 75%, step-up above 70%
(now 48.8%)

Equity: default below €230m, step-up below €270m

GRTB.V. i i
No financial debt Rating: default below ilBBB- (Maalot)

Dutch B.V. No pledges
Step-ups: +25bp per breach or notch; cap +150bp
Dividends: only if equity 2 €300m and net debt / CAP <
67.5%

German property companies German bank mortgages Cross-default: 20% of total assets
Asset level Any lender, secured on the assets

Bondholders rank behind German bank mortgages on the property companies.

Source: ARGO Properties N.V., deed of trust, 28 September 2026, clauses 5.2, 5.3, 5.7 and 6.1-6.4.
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PROTECTION - RECOVERY

ARGO's unsecured bond: recovery grade 2, the maximum for its rating

Unsecured debt typically recovers at grade 4; BB rated issuers are capped at 3, property companies at 2

1
Cap: BBrated |
general corporate |

Recovery
grade 6 5 4 3

Senior unsecured bonds
median 42%: grade 4

Senior secured bonds
median 55%

Cap: BB rated
property company

Senior secured bank loans
median 73%

ARGO unsecured bond
expected 70-90%

0% 10% 30% 50%

Recovery, % of claim

Source: Maalot rating report, 2 September 2026; S&P recovery criteria as published by Maalot (Group A ranges; unsecured caps by rating and sector); medians: Altman, Resti and Sironi review (bonds: Altman and Fanjul,

2004; loans: Emery, 2003); Moody's 1987-2022 averages similar (47% / 61% / 75-80%).

19721
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TEMPLATE OR SPECIAL CASE?

Can a European midsize borrower repeat ARGO on TASE?

Most of the template can be repeated except the sponsor story

Sector Real estate is 65% of non-financial TASE corporate bonds; the market knows the asset class Property issuers
Rating ilA group or better (92% of TASE corporate bonds are rated ilA- or above) a rating-driven market Threshold
Size €50-150m is the TASE sweet spot, below the €300m+ Eurobond threshold Repeatable
Legal Commitment to an Israeli deed and Israeli courts Repeatable
Reporting Quarterly IFRS reporting and immediate reports on Maya (a step up for most European issuers) Ongoing cost
Lenders No non-Israeli lenders at group level to deconflict enforcement across jurisdictions Restrictive
Covenants Quarterly maintenance tests with coupon step-ups, not Eurobond-style incurrence Repeatable

Currency ILS bond against EUR rents - hedging cost not disclosed Cost unknown

Sponsor Founders known to TASE since Brack Capital ARGO-specific

Source: ARGO Properties N.V., offering results (TASE Maya, MAYA 1772908) and deed of trust, 28 September 2026; TASE corporate bond index sector weights, October 2026; Bank of Israel via Bachar and Last (2020), rating
share March 2020; IREF analysis.
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GET IN TOUCH /'\/ ISRAEL REAL ESTATE FORUM

\ = A not-for-profit industry association (amuta)

GENERAL ENQUIRIES

info@israelrealestateforum.org

LEGAL FORM - AMUTA

The Israeli Forum for Real Estate Investment and Capital Markets (R.A.) — a non-profit association under Israel’s Law of Associations (5740-1980),
registered with the Israel Corporations Authority.

Registration Number 580843423 Registration Date 5 July 2026
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