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Fund Update
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IMAGE: Surgical Treatment and Rehabilitation Service (STARS), Herston, QLD

Fund Facts as at 30 September

Quarterly Distribution (CPU) Unit Price Gross Asset Value Gearing Ratio
2.55 $2.036 $3,433.55m 41.5%
Portfolio Occupancy Weighted Average Lease Expiry Number of Tenants Withdrawal Facility Status
(WALE) (years)
95.1% 15 203 Oversubscribed

Performance as at 30 September 2025

3 mths% 1yr% 3yrs% p.a. 5yrs % p.a. 7 yrs % p.a. 10 yrs % p.a. Since inception p.a.
Distribution return 1.1 3.96 3.76 4.18 4.27 4.82 6.90
Growth return (0.46) (4.22) (5.88) 3.29 3.67 4.85 3.19
Total Return 0.65 (0.26) (2.17) 7.47 7.94 9.67 10.09

Inception date for performance calculations is 30 June 1999. Returns are calculated after fees and expenses and assume the reinvestment of distributions. Past performance is not a
reliable indicator of future performance.
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Contribution summary
The relative contribution of major variables on growth returns over the last quarter and year.

Contributor 3 mths % 1yr%
Property revaluations (0.07) (2.37)
Interest Rate Swaps (realised and unrealised marked to market movements) (0.11) (0.47)
Unrealised gains/(losses) 0.00 0.00

Other (0.28) (1.38)
Growth return (0.46) (4.22)

Return calculations are based on actual distribution reinvested, which may vary slightly to the performance table illustrated above. Past performance is not a reliable indicator of future
performance. Property revaluations are calculated in accordance with accounting standards and includes capital expenditure, lease incentives and/or commissions (both of which are
amortised), this represents the increase and or decrease from the property book value immediately prior to the valuation. ‘Other’ may include: retained earnings during the period, swap break
costs, estimated gains distributed, realised gains and or losses on the property, distributions from prior period retained earnings, realised gains and or losses from unlisted property trusts and
non material movements.

Sector Allocation Geographic Allocation

v  _

(

B Hospital 59.4% B aw 38.4%
M AgedCare 19.3% B v 32.5%
Medical Centre or Medical Office 17.1% NSW 19.5%
M Development Site 4.3% B s 9.3%
H o 0.4%
Financials Top 5 tenants (by income)
Sm Tenant %
GAV 3,433.55 Government! 19
NAV 1.882.66 Ramsay Healthcare 15
Other liabilities 105.23 Bolton Clarke 12
Total debt 1,445.66 Infinite Care 11
Healthe Care 9
Debt Total 60
Property Data
Gearing ratio 41.56%
Hedging 52.74% Book value $3332.10m
ICR 2.1 times .
Current valuation $3,311.83m
Total number of tenants 203
Valuations Occupancy rate (by income) 95.06%
Number of properties 85
Change in book value of the properties revalued 0.38% WALE (by income)? 15 years
Change in total direct property book value 0.56% Capitalisation rate 5.45%
Valuations during the quarter 15.00 " Represents all government tenants.

2 Excludes assets under development.

Top ten assets

Assets Valuation (§m)  Valuation Date Cap Rate (%) Occupancy (%) WALE? (yrs)
Stars, Herston Quarters, QLD 567.0 Nov-2024 4.50 99.8 14
Peninsula Private Hospital, Langwarrin, VIC 3170 Aug-2025 4.63 100.0 24
Mulgrave Private Hospital, Mulgrave, VIC 197.0 May-2025 475 100.0 22
Beleura Prvate Hospital, Mornington, VIC 195.3 Aug-2025 475 100.0 25
Sunshine Private Hospital, Sunshine, VIC 127.0 May-2025 6.13 348 3
Wyvern, Terrey Hills, NSW 113.0 Aug-2025 5.25 100.0 28
15 Butterfield Herston, QLD 105.0 Feb-2025 6.50 100.0 1
8 Herbert, St Leonards, NSW 56.0 Aug-2025 7.50 94.4 3
Brisbane Waters Private Hospital, Woy Woy 74.2 Feb-2025 525 100.0 17
Matilda Nepean Private Hospital, NSW 55.1 Nov-2024 500 100.0 27

? Excludes assets under development
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Market Commentary

The RBA reduced the cash rate over the September quarter with a 25-basis point cut in August 2025, providing further relief to the healthcare sector and
assisting with the broader recovery across the real estate classes (as seen in the MSCI index data).

Looking forward, we remain cautiously optimistic on the outlook for the Healthcare real estate sector. Over the quarter, we saw a number of transactions
occur, mostly in the sub ~$50.0 million range with notable deals within our own portfolio include, 9-13 Flintoff Street, Greensborough (exchange
contracts for $32.5 million). The healthcare properties were predominantly acquired by family office, high net worths and smaller syndicates.

As we move into the latter half of FY2026, we anticipate that a combination of further rate cuts, as well as a conclusion to the Healthscope matter will
likely result in a renewed interest from larger institutional investors (in assets in +$100.0 million range). As noted in prior updates, the rotation of capital
(observed during and immediately post the Covid pandemic) out of traditional sectors (i.e. office, industrial and retail) into healthcare resulted in
healthcare valuations remaining stronger. As seen in the MSCI data, the healthcare sector has now reached ‘the bottom’ and we anticipate renewed
interest across in the asset class.

From the operators’ perspective, the sector more broadly is continuing to work through the work force and operational cost challenges that have
hindered it in the post Covid era. This can be seen in observed changes such as:

e  Further integration of technology (i.e. increased ‘at home care’ programmes);

e Increased prominence of short stay/ day hospitals (and other tailored built form solutions); and

e  Operational joint ventures health insurers.

In the period between 2023-2024, private hospitals accounted for 41% of all hospital admissions® and it is anticipated that the public capacity will
continue to be outpaced by population growth through to 2030 (5% capacity increase vs 10% population increase)? These, as well other structural
tailwinds such as Australia’s aging demographics and the ‘non-discretionary’ nature of healthcare services continue to highlight the private hospital
sector as a critical infrastructure pillar for Australia.

1. Real Estate Source, https://www.realestatesource.com.au/wellness-fund-sheds-assets-worth-c60m/Australian Private Hospitals Association
2. CBRE, Healthcare Real Estate Australia, Sep 2024

Fund Summary
Management continues to execute on the fund strategy, with key highlights for the September 2025 quarter being:

e  Portfolio underpinned by a Weighted Average Lease Expiry (WALE) of 15 years and occupancy of 95%.

e  Executed a development deed at Peninsula Private Hospital to undertake brownfield works and extend the lease from August 2050 to August
2060.

e  The Trust re-let a ~862 sqm of area and are in advanced discussion to renew leases for combined area of 3.355sqm (at Victoria House,
Victoria Park, WA and at The Eye Centre, Southport QLD).

e  Materially progressed development works at the new Knoxfield Aged Care Facility and Beleura Private Hospital.

e Divested 5 non-core assets totalling $15.4 million and have also entered into contracts of sale to divest properties totalling $205.5 million.

e  Executed a $150.0 million, 2-year debt facility for the Aged Care Property Trust (ACPT) at an all in margin pricing range of 115bps to
140bps (depending on leverage) facilitating ACPT to fund capital works and other working capital requirements for its own portfolio.

e  NABERS ratings completed at Campus Alpha, Robina, QLD and 15 Butterfield Street, Herston, QLD achieving a 5 Star and a 4.5 Star rating
respectively.

Property Valuations

During the September 2025 quarter, the Trust revalued 15 properties, which resulted in a net increase of $3.29 million (0.38%) compared to the
properties’ book value immediately prior to valuation. The primary driver for the uplift in valuation was increase in rental income, offset by softening in
capitalisation rates (expected yield).

Material valuation changes include:

e  Peninsula Private Hospital, VIC - The increase in valuation is primarily the result of a recent annual rent increase for the property being
capitalised, with the capitalisation rate remaining unchanged.

e  Beleura Private Hospital, VIC - The increase in valuation is attributable to a recent annual rent increase being capitalised, as well as uplift
relating to brownfield expansion works.

e 8 Herbert Street, St Leonards, NSW - The reduction in valuation is primarily the result of the capitalisation rate softening from 6.75% to
7.50% as a result of new market evidence for similar assets.

e 103 Victoria Parade, Collingwood, VIC - The reduction in valuation is primarily the result of the capitalisation rate softening from 5.00%
to 5.50% as a result of new market evidence for similar assets.

e  Tuggerah Lakes Hospital, Kanwal, NSW - The increase in valuation is primarily the result of a recent annual rent increase being capitalised,
with the capitalisation rate remaining unchanged.
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Capital Management

As at 30 September 2025, 52.7% of the Trust's net debt was hedged. Management are presently working on numerous hedging initiatives and anticipate
that this percentage will increase by the end of FY26.

Furthermore, as at 30 September 2025, the Aged Care Property Trust (currently a wholly owned sub-trust of HPT) had reached financial close on a $150
million, 2 year revolving facility. The facility has been partially used to repay HPT's debt facilities ($75.0 million now repaid and cancelled on 7 October
2025), as well as facilitating the Aged Care Property Trust to fund capital works and other expenditure in its own right.

Australian Unity’s investment

Australian Unity and its subsidiaries (corporate entities only) currently owns 8.0%" ($151.4 million) of the Trust, which solidifies its alignment with other
investors in the Trust. Australian Unity is pleased to co-invest with investors to execute on the long-term strategy of the Trust.

A Calculated based on % of NAV as at 30 September 2025.
Withdrawal Facility

In August 2025, the Trust facilitated 1.25% of the net asset value of the relevant unit classes. The Management continues to work on divestments and
other capital management initiatives to fund redemptions.

Unit Class AUHPT Wholesale AUHPT Class A AUHPT Retail

Payout Ratio (%) 13.96% 17.60% 15.90%

Capital Transactions
Acquisitions

On 19 September 2025, the Trust completed the purchase of 9-10 North Terrace, Adelaide, SA and 13 West Terrace, Adelaide, SA for $11.37 million (plus
acquisition costs). The property adjoins an already owned land parcel (1 North Terrace, Adelaide) and has been earmarked as a future development
project for the Trust.

Divestment

During the September 2025 quarter, the Trust successfully completed five separate divestments, totaling $15.4 million, demonstrating continued progress
towards its strategic initiative to reduce the Trust's gearing:

. 17 Buttercup Close, Meadowbrook, QLD - On 14 July 2025, the Trust settled 17 Buttercup Close, QLD for $0.6 million (excluding selling costs).

. 18 Nestor Drive, Meadowbrook, QLD - On 30 July 2025, the Trust settled 18 Nestor Drive, Meadowbrook, QLD for $12.5 million (excluding selling
costs).

. 651 Pacific Highway, Kanwal, NSW and 7 Wiowera Road, Kanwal, NSW - On 15 September 2025, the Trust settled 651 Pacific Highway, Kanwal,
NSW and 7 Wiowera Road, Kanwal, NSW for $2.1 million (excluding selling costs).

. Gosford Medical Suites, Gosford, NSW - On 30 September 2025, the Trust divested 4 car spaces for $0.16 million (excluding selling costs) at
the Gosford Medical Suites, NSW.

The Trust had also entered into contracts (subject to conditions) to divest 3 properties, specifically:

. RPAH Medical Centre, Newtown, NSW - On 30 May 2025, the Trust executed Put and Call options for the RPAH Medical Centre, NSW and is
subject to the satisfaction of one remaining condition.

. 9-13 Flintoff Street, Greensborough, VIC - On 5 September 2025, The Trust exchanged contracts for 9-13 Flintoff Street, Greensborough, VIC,
with settlement scheduled for October 2025.

. 8 Herbert Street, St Leonards, NSW - The asset is contracted for $56 million and expected to settle in November 2025.

Quarterly Leasing Activities:

Over the September 2025 quarter, the Trust completed the following leasing renewals:

1. Campus Alpha, Robina, QLD - Executed a 2-year lease with Aurora across 111 sqm.

2. Ipswich Medical Centre, Ipswich, QLD Boral — Executed a lease to January 2027 for 52sqm.

3. Medilink, Townsville, QLD - Executed a lease for 699sgm with lease expiry in June/July 2029.

4. Eye Centre, Southport, QLD - Agreed terms for a 10 year lease extension with the anchor tenant.
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Developments and CAPEX works
During the quarter, the Trust advanced development and CAPEX activities on the below projects:

e  Peninsula Private Hospital, Langwarrin, VIC - Construction on the $48.5 million (rentalised at 6.0%) stage 3 brownfield expansion (stage 3a
scheduled to be completed in March 2026) will add an additional Cardiac Catheter Laboratory and a further floor on the rear building to
provide 4 additional theatres and 27 additional inpatient beds.

¢ Infinite Care Aged Care Facility, 145 Bunjil Way, Knoxfield, VIC - Construction at 145 Bunjil Way, Knoxfield is nearing completion with
utility infrastructure currently being finalised. On completion, the 177-bed aged care facility will be leased to Infinite Care for 25 years.

e  Beleura Private Hospital, Mornington, VIC - The $24 million brownfield expansion, rentalising $22.5 million of capital at 6.0%, is now on
track for practical completion by the end of 2025. The project includes two new operating theatres, a reconfigured day surgery, recovery
area and an upgraded Central Sterile Services Department (CSSD). Commercial terms provide for an extension of the lease, extending
Ramsay Health Care’s tenure from April 2046 to 2051.

e  Western Hospital, Henley Beach, SA - Western Hospital capital works are progressing well with works expected to be completed by June 2026.

Outlook

Pleasingly, the Healthcare real estate sector continued to show improvement over the second quarter with both an uptick in healthcare transactions,
predominantly in the sub $50.0 million range, as well as an observed stabilisation in valuations, evidenced in the August 2025 valuations and the trailing
MSCI data. Furthermore, as we move into the latter half of FY26, we anticipate that a combination of further rate cuts, as well as a conclusion to the
Healthscope matter will likely result in a renewed interest from larger institutional investors (in assets in +$100.0 million range).

Notes

1. Valuation Policy - Regular valuation of underlying property assets is an important aspect of managing the Fund. Valuations are conducted by qualified independent valuers in accordance with industry
standards. We also have a policy of generally obtaining independent valuations on Fund direct properties each year and, for assets under development, within an 18-month period. Additionally, as
part of our active management approach, we may test asset values on market. At times we may enter arrangements at arm’s length with third parties which may impact the value of assets within the
portfolio including, but not limited to, put and call options in respect of all Healthcare Property Trust - Wholesale Units Page 9 or part of an asset within the portfolio. If the value of an asset is
impacted in this way, the value may replace the last independent valuation obtained.

2. Weighted Average Lease Expiry (WALE) by base rental income. Vacancies are valued at market income. Assets under development excluded.

3. A market capitalisation rate is the rate, expressed as a percentage, that reflects the likely yield a property will generate over the medium term. It has regard to a property’s unique characteristics and is
a measure of the property's risk/return profile with higher rates reflecting higher risk and its function is to convert a property’s income into value. The market capitalisation rate is assessed by the
independent valuer by dividing the stabilised net property income of the property or a portfolio of properties by the assessed valuation of the property or portfolio, excluding costs of acquisitions and
fees.

4. Occupancy and WALE previously excluded vacant space formally allocated to Unitas Healthcare Pty Ltd. If included in 31 March 2025 calulation, the WALE would have been 2.12

Important Information

Units in the Australian Unity Healthcare Property Trust - Class A, Australian Unity Healthcare Property Trust - Retail, and Australian Unity Healthcare Property Trust - Wholesale Units are issued by Australian
Unity Funds Management Limited ABN 60 071 497 115, AFS Licence No. 234454. The information in this document is general information only and is not based on the objectives, financial situation or needs of
any particular investor. In deciding whether to acquire, hold or dispose of the product, investors should obtain the current Product Disclosure Statement (PDS) and Target Market Determination (TMD) to
consider whether the product is appropriate for them. A copy of the PDS and TMD are available at australianunity.com.au/wealth or by calling our Investor Services at 1300 997 774. Investment decisions
should not be made upon the basis of its past performance or distribution rate, or any ratings given by a ratings agency, since each of these can vary. In addition, ratings need to be understood in the context of
the full report issued by the ratings agency itself. The information in the document is current at the time of publication only.
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