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Embedded value

EMBEDDED VALUE NOW ESTIMATED AT $2.0B, AT AN AVERAGE OF $236K PER UNIT, UP 9% ON 1H25

Embedded resales value Embedded value

. 2,000
« Total embedded value now estimated at $2.0b, up 9% from $1.8b s m
at 1H25 $1,800m
« Embedded value comprised of: $1,600m
« $1.15b resale gains $1,400m
« $0.84b deferred management fees $1,200m
« Embedded value of $236k per unit, with villas at $308k per unit $1,000m
« $89.6m of embedded value realised during 1H26, up 17% from $800m
$76.4m in TH25
$600m 51.013m [ 51.066m [ 51.043m | $1.088m [f $1.128m $1,161m [l $1,146m
« Embedded value continues to increase with portfolio growth, $400m
providing a platform for strong future resale cash flow
$200m
1H23 2H23 1H24 2H24 1H25 2H25 1H26
B Resale gain ®DMF
Embedded value 1H26 TH25 Variance FY25
DMF ($m) $844.9 $701.2 20% $761.9
Resales gain ($m) $1,146 $1,123 2% $1,161
Embedded value ($m) $1,991 $1,824 9% $1,922
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Balance sheet

BALANCE SHEET RESILIENCE REMAINS KEY DRIVER OF BUSINESS DECISIONS

Balance sheet and retained earnings NZ$m 1H26 1H25*  Variance FY25

Investment property 8,625 7,735 12% 8,199
« Total assets now $9.8b, up 14% on 1H25, driven by portfolio Other assets 1,214 931 30% 1,095
growth and the underlying value in our existing villages Total assets 9,840 8,666 14% 9,294
Residents' loans 3,646 3,123 17% 3,408
« Investment property valuation of $8.6b, up 12% on 1H25 Face value of bank loans & bonds 2,072 1,861 11% 1,966
, . . Other liabilities 610.2 571 7% 592.2
- Retained earnings are now $2.7b, up 12% on 1H25 Total liabilities 6.328 5,555 14% 5.066
. Other assets include buildings, primarily care centres which were Nt assets 3811 3,111 13% 3,328
valued as at 30 June 2026 Embedded value 1,991 1,824 9% 1,922
« Nettangible assets per share now $14.41, up 12% on 1H25 NTA (cents per share) 1,441 1,292 12% 1,375
Retained earnings 2,736 2,454 12% 2,597

Summerset net tangible assets per share
$16 $14.41

$14

$12

$10
$8
$
$
‘ul

Fy17 FY18 FY19 FY20 FY21 FY22 FY23 FY24 FY25 1H26

*FV of investment property for 1H25 has been restated (see slide 20 of the supplementary information pack for details)

N A O

4ummerset HALF YEAR REPORT 2026 34






























Key terms

SUMMERSET KEY TERMS

. Adjusted EBIT is EBIT less fair value movement of investment property and other assets, less deferred management fees (calculated under
Adjusted EBIT . .
NZ GAAP), plus net cash from resales, plus development margin, less/plus other one off adjustments
Adjusted EBITDA Adjusted EBITDA is Adjusted EBIT plus amortisation and depreciation
. EBITDA from care and village operations with adjustments for interest income, other revenue and head office expenditure. It excludes any
Annuity EBITDA .
earnings from development
. Defined as the sale of beds under Occupation Right at a village with a care centre where beds were previously occupied under a premium
Care bed conversion . ) . .
accommodation charge. Used for stock, settlement, portfolio and land bank information
Care fees from providing care (e.g. rest home and hospital care), deferred management fees from care units and realised resale gain from
Care EBITDA . . . .
care units less costs of operating the care centres. This excludes any allocation of head office cost
Care EBITDA per bed ,t?]nen::rl:zzd care earnings before interest, tax, depreciation and amortisation (Care EBITDA) divided by the average number of care units for

Relates to care suites and beds sold under Occupation Right at our newer care centres — in 1H26 this was Avonhead, Bell Block, Boulcott,
Care suites and beds Cambridge, Havelock North, Kenepuru, Levin, Papamoa Beach, Richmond, Rototuna, St Johns, Te Awa, Trentham, Waikanae and Whangarei
(note — there are no beds available for sale at Boulcott or St Johns). Used for stock, settlement, portfolio and land bank information

Memory care apartment, care suite or care bed either sold under ORA or available on a daily charge

o Non-GAAP financial measure used by Summerset to monitor financial performance. Includes resident receipts from new sales of Occupation
Cash flow from development activity ) ) . . . . . o
(CFDA) Rights, sales and marketing costs relating to the first time sale of units and net development capex (incl. land, construction capex, capitalised
non-village expenses relating to development, other village capex, capitalised interest and finance costs)

Non-GAAP financial measure used by Summerset to monitor financial performance. Includes net cash flow from resales (net receipts from
resales, refurbishment costs and sales and marketing costs related to resales), net cash flow from village operations (village and care fees
plus payments to village suppliers and employees), other village cash flow (receipts for care bed conversions, refurbishment costs and other
vilage capex) plus cash flow relating to the existing business within head office suppliers and employees, head office capex and interest
received

(O N ETe [l RiTe IR IEC R EVEI T SIn 8 The project cash profit from a village development divided by gross new sales receipt from first sell down

Villages where all units, the care centre and common facilities have been completed and delivered. At 1H26, villages include Aotea,
Avonhead, Bell Block, Casebrook, Dunedin, Ellerslie, Hamilton, Hastings, Havelock North, Hobsonville, Karaka, Katikati, Kenepuru, Levin,
Manukau, Napier, Nelson, New Plymouth, Palmerston North, Paraparaumu, Rototuna, Taupd, Te Awa, Trentham, Warkworth, Whanganui and
Wigram
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Cash flow from existing operations
(CFEO)

Completed villages




Key terms

SUMMERSET KEY TERMS

Corporate overhead function

. . Support costs relating to wages and other costs for operations, property, sales and marketing, development and other general administrative
Australian business - . . o
costs relating to the Australian business (e.g. travel, training, etc)
Compliance General compliance costs including directors’ fees, listing/ registry fees, all audit fees etc

Support costs relating to wages in finance, strategy, people and culture, legal, management, and sustainability. Also contains licence costs for
Corporate functions financial systems, consulting costs as required for reviews and projects and other general administrative costs relating to corporate functions
(e.g. travel, training, etc)

. Support costs relating to all design, development and construction head office costs. Primarily wages, system costs and other general
Development and construction - . . . .
administrative costs relating to development and construction (e.g. travel, training, etc)

Support costs relating to the operations team including wages for group operations managers, operations and property support staff,
Operations consulting costs for operational reviews and projects, licences, internal audit costs and other general administrative costs (e.g. travel, training,
etc)

. Support costs relating to village sales managers, group sales managers, head office sales and marketing support wages. Local and national
Sales and marketing - o . : ) . L
advertising costs and other general administrative costs relating to sales and marketing functions (e.g. travel, training, etc)
Share plan option cost Costs associated with Summerset's employee share scheme and executive LTI costs

General IT operating expenditure including wages for Group Technology staff, software costs, hardware costs and licence fees (for all villages
Technology and corporate functions). Also contains project related costs such as consultancy, contractors, etc, and other general administrative costs
relating to Group Technology (e.g. travel, training, etc)

Daily accommodation payment (DAP) A non-refundable rental-style fee used in Australia to pay for residential aged care. It serves as an alternative to paying the full price of a room
as a large upfront lump sum (a refundable accommodation deposit, or RAD)

This is the fee charged by Summerset to residents in our villages under their ORA (the standard rate from August 2026 is 30% of the ORA

price in New Zealand and 25% of the ORA price in Australia). The calculated DMF which is applicable in each case is deducted from the

amount repaid to the outgoing resident upon resale of the unit. The fee is in consideration for the right to accommodation and the use of

communal facilities over the entire length of a resident's stay

Deferred management fees
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Key terms

SUMMERSET KEY TERMS

Villages that are not yet complete and that have units delivered in the current year - not all units, the care centre and common facilities have
Developing villages been completed and delivered. At 1H26, villages include: Blenheim, Boulcott, Cambridge, Chirnside Park, Cranbourne North, Milldale,
Papamoa Beach, Prebbleton, Rangiora, Richmond, St Johns, Waikanae and Whangarei

This is calculated using the first ORA sales receipt for the applicable unit, less the cost for developing the applicable unit sold under ORA.
Development margin Costs incorporate the land cost, share of infrastructure costs, direct costs, share of other costs (e.g. landscaping), management fees and
interest costs. The development margin excludes recreation and administration facility costs and care centre costs (for non-ORA units)

Non-GAAP measure that reflects the balance of DMF accrued by the resident and the resale gain (being the difference between the price paid

Embedded value by the last resident and the price that would be paid by an incoming resident across the portfolio) at reporting date

Face value of bank loans and retail Face value of bank debt and retail bonds excludes capitalised and amortised transaction costs for loans and borrowings, and fair value
bonds movement on hedged borrowings

Gearing ratio Gearing ratio is calculated as net debt divided by net debt plus book equity

Interest cover ratio Interest cover ratio is Adjusted EBITDA divided by interest expense, calculated on a 12-month rolling basis

Interest expense is the total interest and line fee costs prior to capitalisation of any interest and line fees, excluding any interest and line fees

Interest expense incurred in relation to development tranches of bank debt facilities

Loan to value ratio Loan to value ratio is the gross borrowings at face value divided by property value

Net tangible assets per share Total assets, less intangible assets, less total liabilities, divided by number of shares outstanding at the end of the period

Care fees and village services, deferred management fees less care and village operating expenses, less corporate overheads, share plan
option costs and excluding realised resale gains

Operating margin
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Key terms

SUMMERSET KEY TERMS

Occupation Right Agreement (ORA) The contractual right allowing a resident to occupy a retirement village or care unit in exchange for an upfront payment, as per the Retirement
P 9 9 Villages Act 2003 (NZ) and Retirement Villages Act 1986 (Vic). Residents do not own the underlying property
Any retirement or care unit sold under an Occupation Right. This includes villas, apartments, serviced apartments, memory care apartments

ORA unit -
and care suites

The final cash return from developing a village. This incorporates the land cost, independent living unit (ILU) costs, recreation and
Project cash profit administration facility costs, care centre costs, management fees (incl. a share of corporate overheads), interest costs and the first-time sales
proceeds for all units sold under Occupation Right

Property value Property value is calculated as the valuation amount of all properties that have been externally valued, plus the cost of all properties not
P externally valued, plus 50% of the costs incurred to date on developments that are not complete, net of residents’ loans
. . The difference in resale unit sales price between the incoming resident and the previous resident. This excludes DMF (shown separately) and
Realised resale gain ) . .
forms part of underlying profit and annuity EBITDA
Refundable accommodation deposit A refundable upfront lump-sum accommodation payment that is used to cover room costs in Australian residential aged care (less any
(RAD) applicable deductions)

Retirement unit Villa, apartment or serviced apartment sold under ORA

Cash flow from existing operations divided by the average net assets (being operators interest on investment property and the value of

Retur on net assets property, plant and equipment) over the preceding 12 month period

Non-GAAP financial measure used by Summerset to monitor financial performance. The measure has been reviewed by PwC and is
calculated by making the following adjustments to IFRS net profit after tax: removing fair value movement on investment properties, removing
any impairment, removing non-operating one-off items, adding back realised gains from resales, adding back realised development margin
from new sales, removing deferred taxation component of taxation expense so only the current tax expense is reflected.

Underlying profit

Village services revenue (e.g. weekly fees), deferred management fees from retirement units and realised resale gain from retirement units
less costs of operating retirement villages. This excludes any allocation of head office cost

Village EBITDA
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