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ACKNOWLEDGEMENT OF COUNTRY g
= 4(9)1137

Vicinity Centres acknowledges the Traditional Custodians of the land
and pays respect to Elders past and present.

As a business that operates in many locations across the nation, we
recogniseand respect the cultural heritage, beliefs, and relationship
with the land, which continue to be important to the Traditional

Custodians living today.
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Highlights
and portfolio
performance

PETERHUDDLE
CEO AND MANAGING DIRECTOR
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STRATEGIC AND FINANCIAL HIGHLIGHTS

Curating a higher quality, higher growth asset portfolio and delivering operational and financial objectives, amid supportretail sector VICINITY

- CENTRES

m m cps N\ 1| | ’
= = 7 :/
STATUTORY NET PROFIT FUNDS FROM OPERATIONS 1H FY26 DISTRIBUTION ~ , |
1IHFY25: $492.6m 1H FY25: $344.1m 1H FY25: 5.95 cps
WILLACQUIRERESIDUAL 75% $327m STAGE 1 OPENING OF
INTEREST OF NONSTRATEGIC ASSETS CHATSWOOD CHASE
f1 1 2YHeHAHTD! We HHIIGA D9.20 bi¢neetlipréthind to duiel t & LTrading metrics exceeding
offer for Vicinity to acquire for $212m 2025 book values expectations

Upweighting to premiun? assets

COMPARABLE NPl GROWFH PORTFOLIO OCCUPANCY LEASING SPREAD
Reflects enhanced portfolio quality Jun25: 99.5% 1H FY25: +3.5%
1H FY25: +4.2%

0 %

VALUATION UPLIFT NET TANGIBLE ASSETS UP 11 CENTS GEARING

Driven by both income growth and PER SECURITY, OR 4.8% TO $2.52 Jun25: 26.6%
capitalisation rate compression

1. Acquisition price excludes stamp duty. Contracts are expected to be exchanged by the end of April, with the acquisition tieqected to settle

in June 2026, following receipt of the required Ministerial consent in relation to certain ancillary land rights.

¢ RARURq! kKt WGl WGRaGWeHt DqWGY!I gqn YU RYWHYGG!I R 3t W96cT t qYUAWES2 qJallo 1l
Refer to slide 23 for assets divested and expected settlement dates.

Excluding the impact of taxes and levies the +3.7% comparable net property income (NPI) would increase to +4.1%.

Comparable NPI growth excludes reversal of prior year provisions, transactions and development impacts.

Chadstone, VIC T The Market Pavilion

ahrwd
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PORTFOLIO REPOSITIONING; ACTIVELY CURATING A PREMIUM ASSET PORISINCE JUNE 2022

Superior and sustained value creation via strategic developments, targeted acquisitions and timely divestments ‘- XEINQRIE?"TY

CAPITAL ALLOCATION MODEL PORTFOLIO PREMIUMISATION
6f9f fNOKEW9 AfN xW x2289 Nf§ WEf 9EWsO RETAIL ASSET PORTFOLIO BY CENTRE TYPE

Cumulative investment in acquisitions and developments and proceeds from divestments; driven Al DGRz Wett gt WOYs WARYAGG!I Rt DWZZEWYnWé RARURG! Kkt W 1J
shift in total portfolio value towards premium assets

25 Premium +$2.1b
2.0
1.5

1.0
-0.5 Di
1.0 Ivestments

Premium portfolio weighting

51% » 66%

= Chadstone
= City Centre
Outlet Centre

Portfolio

Portfolio

.15 ~ . Dec-25
o Core -$1.3b Jun-22 Other Premium proforma 2
= Regional
Sub Regional
PREMIUM ASSETS OUTPERFORM ON INCOME AND VALUE GROWTH Neighbourhood

Validated by superior premium portfolio metrics relative to the portfolio average

+3.8% +9.7%  $16,951 $543m 12

PREMIUM PREMIUM LEASING PREMIUM SPECIALTY AVERAGE ASSET VALYE FEWERRETAIL
COMPARABLE NPI SPREADS MAT PER SQM Jun-22: $393m ASSETS
Total portfolio: +3.7% Total portfolio: +4.6% Total portfolio: $13,425

1. Excludingthe impact of new taxes and levies, premium portfolio comparable NPI growth improves from +3.8% to +4.6%.

2. Dec-25 adjusted for the stabilised value of completed Chadstone, Chatswood Chase and Galleria developments, acquisition
of Uptown and the settlement of divestments announced in FY26 to date.

3. SinceJun22.
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ACQUISITIONT UPTOWN

fl 1 U2YHCHG! WeHHDGqUT Wf [ ~WwWf U210t qYIl t kWYnnJl WnYl WéE RHRURq! UJqYLUMMCF@IITMUJI
INCREASED EXPOSURE TCBDRETAIL AND GREATEBRISBANE OANg§i1 kEWf cEAE Nw)] Ag§i Nc WASNE Nf xWEOAASA
A Uptown is a landmark retail asset with significant growth potential f [A ENAOONOAEWf €éEEN~E NWf dW ?2W?E~§] A

> 2

A" Uptown centrally located to benefit from $27b? government infrastructureinvestment
AOGqYsUWea!l DeT ! WeWheTY!I WNeaqlscé! WaqYW7!I RY Ac UKt W9 72 AWTY HE 6 9/0LUC qYGUWGac¢cTYI Wed LJFbUa]IJI #H6cUNW

A7IRtAcUUKY WGl YTWUHRqUT WaVYaqedWal ¢T JWE Bdlgpet&sigaificant q RY UWNT Ys qé W2 131+ 2t W6 W9 72 We 211 ¢niJ
potential for market share and total spend growth PROJECTED TOTAL TRADE AREA CURRENT INVESTMENT IN
POPULATION GROWT'H5 INFRASTRUCTURE
DEVELOPMENT PLANS FOR UPTOWN

A fAheRt RQRYUWGE 213t Ws ¢! WnY! Wl IJTaEIJUca]RYULIJYnLIJOGa]iQ'IJH 11¢
thriving CBD o

A Vision: reposition Uptown with a comprehensive, largescale retail offer, blending fashion, dining,
technology, leisure and entertainment; akin to Emporium Melbourne

A Retail redevelopment from CY27 to CY29; cost expected to be ¢.$3EB50m

A Stabilised yield of >6.0% and Internal Rate of Return of >10.0%. Total projeetated loss of rent
expected to be within existing guidance of ¢.$15m in FY27

DISCIPLINED FUNDING STRATEGY MAINTAINED

.0%

stmGle:rU’chcu

——

e F—

A Acquisition funded by proceeds from asset sales announced in FY26 to date '-, ' : — < : = - A e | % ,f(!\ ) L

A Net impact from acquisition and divestments announced in FY26 to date largely neutral to FY26 FFC : {" Uptown, QLD
A Pro-forma gearing: 25.8% 8 . :

A Development to be funded through a combination of further asset sales and debt

VICINITY HAS A PROVEN CAPABILITY OF DELIVERING STRONG CBD RETAIL
PERFORMANCE AND CREATING THRIVING RETAIL ENVIRONMENTS
Performance metrics of Vicinity's CBD asseportfolio

=

Acquisition price excludes stamp duty. The acquisition is expected to settle in June 2026, following receipt of the required
Ministerial consent in relation to certain ancillary landrights.
State funded infrastructure projects total $27 billion, comprising the Brisbane Metro, the Cross River Rail project, redeveinent
YnWAz JUOUOkY Wi ¢l nWe 0T Wi ¢ql nl YOquW71l Rt A¢c U0

% %0 %

N

3. Average across strategic priorityCBDs: Melbourne, Sydney and Brisbane.

4. Data provided by CBRE Research, Australia.

5. Representing 5year average annual growth rate. UPLIFT IN UPLIFT IN SPECIALTY OCCUPANCY
6. 1H FY26 vs 1H FY23. 1H FY23 represents first full trading period post cessation of pandemic lockdowns. COMPARABLE NP MAT PER SQWM TRETAIl

7. As at Dec25.
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RETAIL SALES g
Portfolio remixing, enhanced asset portfolio and increased shopper confidence and capacity to spend supports cautiously optistic 2 yEIN%L]ﬁlTY

outlook

MAT Six months
Portfolio sales ! Dec-25 Jun-25 | Dec-25 Jun-25 |[Nov/Dec-25
(Growth versus prior year) (%) (%) (%) (%) (%)
Specialty stores 4.1 15 5.2 2.7 3.8
Mini majors 6.7 8.5 5.1 8.8 5.7
Specialties and mini majors 4.9 3.7 5.1 4.7 4.5
Supermarkets’ 1.9 1.8 1.7 2.1 2.6
Discount department stores? 3.2 1.7 25 4.1 2.6
Other retail® 2.6 (0.1) 5.7 0.5 6.8
Department stores 2.3 0.7 1.4 3.3 (0.8)
Total portfolio 4.0 2.8 4.2 3.8 3.9
Food retall 6.9 7.3 6.4 7.7 4.8
Food catering 4.3 4.8 3.9 4.8 2.6
Apparel & footwear 1.5 0.6 1.8 1.1 1.4
Jewellery 10.4 4.1 11.0 8.2 10.0
Leisure 11.7 115 10.3 13.8 8.5
Homewares 7.5 55 8.4 6.4 8.1
General retall 4.1 1.2 5.8 2.1 5.6
Mobile phones 5.6 0.7 8.9 1.0 9.5
Retail services 4.4 51 3.6 5.3 2.7
Total specialties and mini 49 37 51 47 45

majors

pPONE
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Emporium Melbourne, VIC
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Sales are reported for comparable centres, which excludes divestments and developmeithpacted centres in accordance with Shoppng Centre Council of Australia (SCCA) guidelines.

Some major tenants reported 53 weeks for FY24 and has been adjusted accordingly.

Other retail includes cinemas, travel agents, auto accessories, lotteries and other entertainment.

Metric refers to retail sales growth for specialty and mini majors. Premium retail centres include Chadstone, Outlet portfmliCBDs and Premium shopping centres. Core portfolio includes all retail assets outside of premium asset portfolio.

%

TOTAL PORTFOLIO RETAIL SALES GROWTH IN 1H FY26
All categories delivered sales growth, most notably across

mini majors and specialty stores

%

SPECIALTY AND MINI MAJORS RETAIL SALES
GROWTH IN 1H FY26
Acceleration in growth rates for most
discretionary categories

% %0

PREMIUM CENTRE CORE CENTRE
RETAIL SALES GROWTH RETAIL SALES GROWTH

in 1H FY26 in 1H FY26
Ysgm
SPECIALTY MAT/SQM

Jun25: $13,037/sgm



LEASING -
Strong leasing performance reflects the depth of tenant demand in a market characterised kightening retail floorspace supply* 2 XEINQRIENTY
HIGHER QUALITY ASSET PORTFOLIO AND ROBUST RETAILER DEMAND UNNXERP Leasing statistics 1HFY26 1HFY25 FY25
STRONG LEASING OUTCOMES
I 0,

A Recorded a healthy leasing spread of +4.6%.H FY25: +3.5%) Leasing spreads (%) i 3.5 2.5
A Representing 28% of total rent transacted, Apparel & Footwear category achieved +7.2% Specialty occupancy cost ratic? (%) 14.1 14.1 14.1

leasing spread, primarily driven by Chadstone and Outlet Centres
A Occupancy strengthened to 99.6%4Jun-25: 99.5%) Specialty productivity® (MAT/sqm) 13,425 12,907 13,037
A Holdévers as a proportion of.mcome at 2.9%('1H FY25: +2.9%) . ' Tenant retention (%) 76 76 73
A Specialty occupancy cost ratio of 14.1% provides headroom for ongoing rent growth, especially

in an environment of robust retail sales growthiJun-25: 14.1%, preCOVID:c.15.0%) WALE T total portfolio (years) 3.7 3.6 3.6

Holdovers® (no. of stores)T total portfolio 237 322 234

STEADFAST FOCUS ON QUALITY LEASES SUPPORTS RESILIENT INCOMETEROW

AécHeUHR! WAY2 Uque qlic Wl WAERYI T WiYs W ROUADWE RARURGQ! fekchiding dtalegicnly ¥eld HRIVEIepMENRr reconfiguration 191 227 154

A Disciplined approach to negotiating new leases where structure, tenure and value of rent
written support current and future income growth

A Average annual rent escalators on completed deals during the half remained strong at +4.7%
(FY25: +4.8%)

A Improving portfolio quality and strategic tenant remixing continues to underpin enhanced sales
productivity and supports future rent growth 9 9 . 6% +4 . 60/0 4 . 6 ye ars 4 . 7% p a.
OCCUPANCY RATE LEASING SPREAD 1H FY26 LEASE 1H FY26 AVERAGE
Jun-25: 99.5% 1H FY25: +3.5% TENURE ESCALATORS
1HFY25: 4.3 years 1H FY25: 4.8%

1. Forecast supply of retail floorspace outlined on slide 25. Source: CBRE Research.

2. Excludingtenancies strategically held for development or reconfiguration.

3. At period end.

4. Weighted average lease expiry by income.
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Financial
results

ADRIAN CHYE
CHIEF FINANCIAL OFFICER

~AVAN \\ \
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FINANCIAL RESULTS

Income Statement

RESULT HEADLINES

A Statutory net profit after tax of $805.6m, comprising FFO of $351.0m and $454.6m of statutory,
non-cash and other itemg

A FFO per security up 1.3%. Adjusted for oreff items2and lower lost rent from developments
FFO per security was up 4.1%

A 1H FY26&distribution of 6.20 cps (1H FY25: 5.95 cps), represents 88.4% of AFFO

DRIVERS OF PERFORMANCE

A NPITup 1.1%, reflecting strong comparablé NPI growthpartially offset by transaction impacts

A Comparable 4NPI T up 3.7%,reflects continuation of strong portfolio metrics. Excluding new
and increased taxes and levies, comparable NPl was 1%

A External management fees T down $2.5m, due tothe transition of athird party leasing
mandate anddivestment of co-owned assets

A Net corporate overheads T down 3.3%, driven by disciplined approach to cost management

A Net interest expense T down 2.6% primarily due to volume benefits fromtransaction impacts
and the distribution reinvestment plan

1. Referto slide 34 for definition of FFO and AFFO, and reconciliation of FFO to statutory net profit after tax. FFO and AFFO are non
IFRS measures.

2. One-off items include the impact of transactions ($7m) and reversal of prior year waivers and provisions (1H FY25 $3m).

3. Calculated as: Total distributions declared ($285.2m/Total AFFO $322.8m). Vicinity expects its full year distribution payaatio to
be within the target range 095%-100% of Adjusted FFO.

4. Comparable NPI growth excludes transactions, reversal of prior year waivers and provisions and development impacts.

Vicinity Centres FY26 Interim Results | 18 February 2026

=
VICINITY
= CENTRES
1IHFY26 1HFY25 Change Change

($m) ($m) ($m) (%)
NPI 468.8 463.5 5.3 11
External management fees 25.0 275 (2.5) (9.1)
Net corporate overheads (41.4) (42.8) 1.4 (3.3)
Net interest expense (101.4) (104.1) 2.7 (2.6)
Funds from operations (FFO)! 351.0 344.1 6.9 2.0
Maintenance capex and lease incentives (28.2) (26.4) (1.8) 6.8
Adjusted FFO (AFFO} 322.8 317.7 5.1 1.6
Statutory net profit after tax (NPAT) 805.6 492.6 313.0 63.5
FFO per security (cents) 7.66 7.56 0.10 1.3
AFFO per security (cents) 7.04 6.98 0.06 0.9
Distribution per security (cents) 6.20 5.95 0.25 4.2
Distribution payout ratio® 88.4% 85.3%

11



1H FY26 VALUATIONS s
VICINITY

Highlighting strong asset performance and heightened investor demand, net valuation gain recognised across all asset segments "= centres

NET VALUATION INCREASE OF $407M, OR 2.6% TO $15.9B

A Disciplined focus on quality, longterm leasing deals, increasing occupancy and minimising income at risk underpins earnings guth resilience and valuation gains
A Chadstone, Outlets and the CBD portfolio continue to bolster portfolio income growth

A Lower capitalisation rates underpinned $279m of the net $407m net valuation gain, supported by market evidence and buoyamsstor demand for retail assets

NET TANGIBLE ASSETS PER SECURITY (NTA) UP 11 CENTS OVER 2HOR 263%, TO $2.52

NET VALUATION GAIN BY ASSET SEGMENT ATTRIBUTION TO NET VALUATION MOVEMENT
Vicinity share asat December 2025 Net valuation movement and attribution by income and capitalisation rates
($m)
Valuation Capitalisation rate 600
No. of Value Change Average Change
1H valuations? centres ($m) (%) (%) (bps) 400
Chadstone 1 3,590 0.8 4.25 -
CBD Centres 7 2,103 11 5.20 8 200
Outlet Centres 8 2,611 2.8 5.84 10 0
Regional 16 5,111 3.5 6.03 19
Sub Regional 16 2,267 51 6.15 29 -200
Neighbourhood 3 248 2.4 5.97 21
-400
Total portfolio (weighted average) 51 15,929 2.6 5.50 11
-600

Jun 22 Dec 22 Jun 23 Dec 23 Jun 24 Dec 24 Jun 25 Dec 25

Cap Rate  mmmm Net Income® —@=Net Valuation Movement

Note: Figures may not sum due to rounding.

1. éclecqRYUOWAY200100qt Wel IWnY!l Wags Wt REWaYUq6t WIUT T WONW? dKIIEGHIDI W=EMZPOWAINTWURqt WéERARURGq! kt WYs UWI +t 6 RGWRUqUII 3t que UT W+Ha2T 13t
accounting adjustments. Based on portfolio asat 31 December 2025.

2. Movement based on NTA aat 31 December 2025 compared to 30 June 2025.

3. Net of capital expenditure
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CAPITAL MANAGEMENT
VICINITY

Strong, diversified funding platform providing liquidity for maturities and capital deployment o R

STRATEGIC BALANCE SHEET MANAGEMENT DEBT SOURCES A/Stabl e

A Sufficient liquidity to cover all FY26 debt expiries and committed development spend (%) 12 !i = Bank drawn

A Divested $327m of nonstrategic assets' G| Y2 RT RUNWec UYq6 Wl Wne UT RONWGA WHGE ¢ URY . Y| We 2 0 R o3 yndigwn S&P GLOBAL
investment strategy AMTN RATINGS

A Distribution Reinvestment Plan active for the FY26 interim distribution 20 = EMTN
A Vicinity continues to monitor debt capital market opportunities to increase weighted average = USPP A2/Stab| e

maturity GBMTN
28 o HKMTN ~§8?20k EWA Nf
STRONG BALANCE SHEET AND CAPITAL FLEXIBILITY MAINTAINED
Total debt facilities $5.3b DEBT MATURITY PROEILE
Drawn debt $4.3b ($m)
Undrawn limit $1.0b
. 1,400
Weighted average cost of delst 5.0%
Weighted average drawn debt maturity 3.5 years 1,200
Average proportion of hedged debt over 1H FY26 91% 1,000 e
800
26.3% 16.1%s 3.8 times
400
GEARING FFOYNET DEBT INTEREST COVER RATIO 200
0
Refer to slide 36 for more debt details. FY26 FY27 FY28 FY29 FY30 FY31 FY32 FY33 FY34

1. Refer to slide 23 for assets divested and expected settlement dates.

2. Average over 6 months ended 31 December 2025, inclusive of margin, line fees and establishment fees.

3. Net drawn debt/Total tangible assets (excluding cash and cash equivalents, intangible assets, right of use assets, investment
property leaseholds and derivatives).

4. FFO is based on 12 months ended 31 December 2025.

= Bonds = Bank drawn Bank undrawn
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Development
update and
summary

PETERHUDDLE
CEO AND MANAGING DIRECTOR

::::::
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SUCCESSFUL OPENING OF STAGE 1 OF THE REIMAGIGIHEAT SWOODCHASE =

Stage 1 opening marked the start of a new era for Chatswood Chase, as the-prainent fashion and luxury destination in northerrSydney VICINITY

- CENTRES

65 $119m +34% 2.4m ~$625m >6.00 ~10%

NEW RETAILERS TOTAL CENTRE SALES SAMESTORE SALES VISITATION DEVELOPMENT SPEND STABILISED YIELD UNLEVERED IRR
Introduced October to December October to December Since opening 23 Oct Unchanged Unchanged Unchanged

Eagerly anticipated Stage = lWUY Ullq | ¢ Hf WaqYWYGUWUWNI| YOG WNAW[ 6=>AWs JaHYAGRUNB W

meames | )jor RO\)IA_{/EX (arlier GuUCCl BVLGARI OM(E)GA CELINE

LOUIS VUITTON

LOEWE  SANJAURRNT  MIONCLER ~ Tirreaxy&Co. DOICE.GABBANA  BURBERRY

<tCo,

e wemitown. KENNEDY  FRED  EMPORIARMANI - RIMOWA

PARIS
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98§ ~AxENf 8§ IWI§[ W9c 2?ENS

Chadstone now home to >6,500 office workers across >50,000sgm on weekdays, driving continuous visitation and spending -

N6 WWs JGHYGRUNWYnWuGcel quWe UT W T ERI Y RKWEWET WYNnNRAEIIWIIGGH Y! 13131 -ty iidd®-dsé destiopfod 19 A W Y O |

One Middle
Road

Tower One ChHgtfln : : 11000 |
adstone : (ERECNEER B ;;-"'_-ﬁ'mm

; = HECTITT
Chadstone iy i L (0 ML LN J o !‘qlllmqu )
| LT e,

W ETRLAR |

T T”'""""”"HUMWW!m!!]um}r\"'\w‘w T e e "‘;‘““"""H"\’.““H m‘

— = ooy ~\
- X 3 — \ \

’M‘*”"Wm mmww\i\%,,! - ,  SR
TimmA W”W‘WWIW””"‘W“N”””'”HWWIll\l'l,@ﬂl'\'ﬂ”’”“HWIU
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A CITY WITHIN ACENTRE g

Chadstone is a worldclass retail-led mixed-use destination, blending fashion, food, entertainment, leisure, work and stay VICINITY

- CENTRES

-—— g

a7

- 4

1%?8’1-. =|'._
il
]
T il
gi— \:: 3

=3 . o= = o
Dining Laneway . y One Middle Road
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REDEVELOPMENT OF GALLERIA UNDERWAY

Transforming the asset with a new entertainment and lifestyle precinct complemented by a complete mall refresh 3 \C’EIN%LLQITY
A new entertainment -led precinct offering a refreshed mix of leisure A vibrant fashion precinct showcasing
experiences and multiple exciting new dining destinations a curated selection of retail brands

DEVELOPMENT SPEND :f

%

STABILISED YIELD

N -
g

0

UNLEVERED IRR

AT
£ayl "l i i

,‘v-:;:_ ] J.:l’.- | 1 l
A

OPEN BY CHRISTMAS | Rt gkt WR

1. Total project spend based on Vicinity ownership.
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TARGETED RETAIL PROJECTS FOCUSED ON EXPANSION OF HIGH PERFORHEITR(E PARTNERS g

From the recently completed UNIQLO at Emporium Melbourne to the successful repurposing of department store at Mandurah Forurwe yEIN%L]F)VlTY
EMPORIUM MELBOURNEUNIQLO FLAGSHIP OPEN AND TRADING WELL MANDURAH FORUM CATEGORY LEADING SPORTING AND FAMILY ENTERTAINMENT
INTRODUCED
sgm
INCREASE OF +58% sgqm
TIMEZONE

O fAxS8KE Sqm
# REBEL
IN AUSTRALIA

P
13
i
|

| 1o
_ Al ANNEL | C! i

o = N e s E s D R e |

BhEY B s X, st lem— '

@ v : PR A foya e g 32 A% & q
, » iy 3 » s | ,, /
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