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Agenda

THURSDAY, OCTOBER 5

11:00 am
12:45 pm
1:30 pm
4:30 pm
5:30 pm
6:30 pm

PresentalionNs oo oo The Umstead Salon
LU G e The Umstead Salon
Buses depart for campus tOUrS «cooeveviiiiiiiiiiii, . Outside Conference Center

Buses return to The Umstead
Cocktail supper oo . The Umstead Salon

Buses depart for Zac Brown Band concert ... Outside Conference Center

FRIDAY, OCTOBER 6

7:00-9:00 am Breakfast buffet, no presentation .............. The Umstead Salon

Holly Springs
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Significant Leap In Market Scale

Markets Over TM S
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Pre-merger HR accumulated scale in 4 new markets over 6 years Atlant
anta

Merger Added 10 new markets with scale
Indianapolis

Raleigh
Tampa
Boston

Austin

Nashville Nashville

Denver Denver

3
oo | o | oot | owe | ower | owe | o | o | o | o

Los Angeles | Los Angeles

-
n

201 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

HEALTHCARE REALTY



Pre-merger Marke

- Scale
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Prior to the merger, Seattle
became Healthcare Realty’s
model for building scale in
top markets.

PERFORMANCE STATS
2020 - 2022 average

4.9% cash leasing spreads
2.9% contractual bumps
4.5% TTM same store NOI
93.1% occupancy

BUILDING STATS

@ 61% on campus
O 27% adjacent
@ 13% anchored

o Completed
developments

INVESTMENT PROGRESSION

2008
# of Buildings 2
Square Feet 141K
Acquisition $39M
Development $0

# of Clusters

Avg # of Buildings
per Cluster

2012

379K
$53M

$97M

2.0

2016
15
958K
$327M

$97M

2.5

2020
27
1,546K
$519M

$150M

3.6

2022
29
1,569K
$537M

$150M

3.5
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L eading Compe

tive Position in Top Markets

X

Millions of SF

% of Total
HR MOB SF

Combined

3.3

2.3

Dallas

8.7%

3.3 Next Largest
Public MOB Owner

2.4

Houston

6.3%

1.5

1.0

®
Denver Charlotte Los Angeles Seattle Phoenix
5.0% 4.7% 4.5% 4.2% 4.0%

HR Markets Over 1M SF

1.5
1.4 1.6
o 1.2 11
. 1.1
= 1.0 1.0
o 0.9
1.0
0.3 0?5
- 0.1
o
Atlanta Indianapolis Miami Nashville Tampa Boston Austin
3.9% 3.8% 3.3% 3.0% 2.9% 2.5% 2.5% 2.3%
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Why Raleigh?

Strong demand/

demographics %? Strong relationships

HR target market m L eading health systems
Significant scale .
frorm HTA Strong leasing momentum
e oo Mulliple campuses :? Development pipeline
oo and clusters . DI
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Accelerated Growth

é\V'

R&
<% 4
\13' A
7/ . .
Q’ O HR is leveraging its unmatched scale
IL\P and relationship strength to accelerate
Scale in Top MSAs Market Health Systems 'S; growth in the low-risk MOB sector.
Aging Demographics Share Hospital Strength '3.,
. Clusters :
Population Growth Reputation/Brand

Top Brokers

Top Talent o
P Acquisitions

Operational

Efficiency Development

Technology
Dispositions

JV Program
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Demonstrated ESG Success

UTILITY DATA COVERAGE® GRESB SCORES®

HR
HR 91%

58
wtd avg
o 42
69% HTA
Combined 529
40%
Combined
2022 2023
HTA
2022 2023
X (1) Percentage of portfolio square footage as reported to GRESB reflects all properties, including assets held for sale, redevelopments, unconsolidated
joint ventures, and dispositions January 1, 2022 through December 31, 2022. ; (2) Healthcare Realty and HTA reported 2022 GRESB results separately. HEALTHCARE REALTY



Tenant Satistaction

Kingsley Survey

HR has materially enhanced customer service
at HTA properties, but there is still room to improve.

2023 KINGSLEY SURVEY DATA
SURVEY SCALE 1-5

2022 2023 2022 2023 2022 2023 2022 2023

Overall Satisfaction Property Management Maintenance Leasing Process

HEALTHCARE REALTY



Operational Benefits of Scale

L everaged Strengths INncreased Efficiency
G&A AS % OF EBITDA™ AND TOTAL ENTERPRISE VALUE (TEV)®

Healthcare Realty HTA
° I—easmg model * FP&A 14.8% of EBITDA Top quartile G&A load
* IR and Marketing  Technology of equity REITs

12.6% 12.4%
e ESG * Project
* Relationships and management

customer service 8.6% 8.5%
. 6.9%
* [Investment sourcing
DOC REIT PEAK VTR HR WELL
Sector
Median

Source: S&P Global
(1) Adjusted Ebtida = MRQ Adjusted Ebtida per S&P CIQ, less G&A, annualized; TEV = MRQ TEV per S&P CIQ.
(2) Equity REIT’s measured totaled 141 companies that reported an adjusted Ebtida for MRQ. HEALTHCARE REALTY
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Disposition and JV Activity

Use of Proceeds

— Decrease leverage

» Fund capital/development
+ $400-500M i commitments

'+ Estimated ¢

. JVSeed * Debt repayment

: Proceeds

— Reduce floating rate
exposure

——————————————————————————————————————————————————————————

2023 6.5 -7.0%
Guidance cap rate

Under
Contract
$318M
6.8% cap
Closed Expected Expected Expected
YTD 2023 Q4 2023 Q4 2023 2024
Closings and Q1 2024

Closings
HEALTHCARE REALTY



Portfolio Quality Allocation

MOB MIX

Dispositions = == = m

HR Portfolio
JV Seed ooooooooooooooooo

ON/ADJ TO CAMPUS

Dispositions m m

HR Portfolio
JV Seed ooooooooooooo

MULTI-TENANT
Dispositions = m
HR Portfolio
JV Seed

CLUSTERED

Dispositions = == ==

HR Portfolio
JV Seed oooooooo

AVERAGE ESCALATOR

Dispositions = m= -

HR Portfolio

JV Seed 0000000000000 000

Dispositions - Closed, under contract, LOI
HR Portfolio - Q2 2023 HR Portfolio

JV Seed - Proposed JV Seed Portfolio
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Multi-tenant Occupancy Upside

Where is NOI
$15M Opportunity?

90% Portfolio Target
Occupancy

88% HR2Q 2023 -----c---mmeee-- Portfolio Category

$59M NOI

87% HTA 4Q 2019 ----cmcmmmmemmm

per year *51% In HTA same store

¢ 26% re/development

Market Location

¢ 79% in top 15 markets

O/ HTA 200 72072 == ===
83% HTA 2Q 2023 Increasing multi-tenant occupancy to *93% in top 25 markets

90% generates incremental cash flow
of $59M annually.

HEALTHCARE REALTY
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Occupancy and Leasing Trends

OCCUPANCY % CHANGE

1.0%

HR.O“.‘........’O.

Jeo**’ **e 0.8%
0.5% o°
o 5ORTFOLIO
0.0% - 0.0%
HTA
-0.5%
-0.6%
1.0%
3Q 2022 1Q 2023 3Q 2023 (E)
3Q 2022 3Q 2023 (E) % CHANGE
HR 87.8% 88.6% 0.8%
HTA 84.6% 84.0% -0.6%
Total 86.2% 86.2% 0.0%

Note: Excludes redevelopment and planned dispositions

“E” = Estimate

LEASED % CHANGE

1.0%

Multi-tenant Portfolio

0.5% 0.6%
0.2%
0.0% 0.0%
-0.5%
HTA
-1.0%
3Q 2022 1Q 2023 3Q 2023 (BE)
3Q 2022 3Q 2023 (E) % CHANGE
HR 89.4% 90.0% 0.6%
HTA 86.6% 86.6% 0.0%
Total 88.0% 88.2% 0.2%

HEALTHCARE REALTY



[ easing Momen

‘um Through Scale

NEW LEASING ACTIVITY
TOP 15 VS. OTHER MARKETS

376K SF

240K SF

Top 15 markets represent 60% of the
portfolio, but nearly 70% of new leases.

447K SF

— Other Markets

Top 15 Markets

1Q 2023 2Q 2023

X Note: Excludes redevelopment and planned dispositions

3Q 2023 (E)

SIGNED NOT OCCUPIED (SNO)

TOP 15 MARKETS

89%

88%

87%

86%

85%

Combined Multi-tenant Portfolio

LEASED —788.5%
! i 240 bps
i150 bps E
EI OCCUPIED J 86.1%
86.0%
1Q 2023 2Q 2023 3Q 2023 (E)
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Momentum In the HTA Portfolio

NEW LEASING ACTIVITY

SIGNED NOT OCCUPIED (SNO)

HTA represents just over half of the
combined multi-tenant portfolio but has

produced over 62% of the new leasing.
87%

HTA Multi-tenant Portfolio

LEASED 4?86.6%
269K SF 86% —— !
85.6% .
244K SF ~— |
1 : 260 bps
85% : i
: 150 bps :
150K SF — OCCUPIED E
84% 84.2% —e 84.0%
83%
1Q 2023 2Q 2023 3Q 2023 (E)
1Q 2023 2Q 2023 3Q 2023 (E)

X Note: Excludes redevelopment and planned dispositions
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MORB Sector Fundamentals

DEVELOPMENT STARTS TTM
REVISTA TOP 50 MSAs

16

\ OCCUPANCY % CHANGE
HR TOP 15 MARKETS
I I I I I -
4

1Q21 3Q21 1Q22 3Q22 1Q23

—_
N

SF (millions)
(00}

DEVELOPMENT COMPLETIONS TTM
REVISTA TOP 50 MSAs

16

I I I I I I I I I 3Q22 4Q22 1023 2Q23
4

1Q21 3Q21 1Q22 3Q22 1Q23

—_
N

SF (millions)
(00}

Source: Revista
Note: HR Top 15 Markets includes combined multi-tenant properties, excluding redevelopment and planned dispositions HEALTHCARE REALTY



Demographic Trends

U.S. POPULATION GROWTH

ESTIMATED POPULATION

POPULATION

AGE 2022 2030 GROWTH
< 65 277.6M 282.0M 4.4M
> 65 59./M /73.1M 15.4M
Total 337.3M 355.1M 17.8M
> 65 % of Total 17.7% 20.6% 75.6%

X Source: OECD and CDC

ANNUAL PHYSICIAN OFFICE VISITS
AND HEALTHCARE COSTS

BY AGE

45 - 64

ﬁ ﬁ 2 Visits/year

KN KN $5100/year

ﬁ ﬁ ﬁ ﬁ 4 Visits/year

KN KN KN KN KN $11,300/year

ﬁ ﬁ ﬁ ﬁ ﬁ ﬁ ﬁ 7 Visits/year

KN KN KEH KN KEN N KX KN BN KGN $20,500/year
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Provider Trends

OUTPATIENT SURGICAL CASE GROWTH HOSPITAL OPERATING MARGIN INDEX

3 Year Average: 1.3%

]
-0.6%
o -0 K0 -0.7%
0.9% -0.8% -0.8% G
-1.1%
2017 2018 2019 2020 2021 2022 2023 Aug Sept Oct Nov Dec Jan Feb Mar Apr May Jun Jul
YTD 2022 2023

X Source: HCA, Tenet, Kaufman Hall National Hospital Report HEALTHCARE REALTY



Growing Health System Relationsnhips

Top 100 Health
System Relationships

PRE-MERGER

34

POST-MERGER

56

Number of Hospital Campuses

105

238

SELECTED HEALTH SYSTEM RELATIONSHIP GROWTH (SF)

HEALTH SYSTEM

PRE-MERGER

POST-MERGER

HCA 0.7M 3.1M
CommonSpirit 1.eM 2.5M
Ascension 1.3M 2.3M
Banner 0.0M 0.8M
WakeMed 0.2M 0.5M

SELECT TOP 100 HEALTH SYSTEMS

HR

wdl
r

BaylorScott&White

HHHHHH

CoONTE

UPMC

LIFE CHANGING MEDICINE

.’O
CommonSplrl’r‘“

HCA=F

Healthcare”

~ NewYork-Presbyterian

UW Medicine

—
= Banner Health System

Q Welistar

_uchealth

B NOVANT
m HEALTH

N

YALE New HAVEN
HEALTH

MultiCare £3

Atrium Health

\'[SBon

ecours

WakeMed 3
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S

‘ronger Broker Relationships

MOB SF OWNED

CBRE ader CBRE 'A AL

Mathews

A Property group

[ CORNERSTONE

$3538 DP

......
..... Capital Healthcare Properties

CCCCCCCC

SQUARE FEET PER BROKER : ; i} A e — il

CCCCCCCC
WAKEFIELD

PRE-MERGER POST-MERGER ' il SR HPRG

rrrrrrrrrrrrrrrrrrrrr

........... N\ /2

‘| ) O M + 40 2 K 8 3 9 K : s i §5§5§§§§§ °°°°°° CLAGSHID CAPITAL ASSOCIATES

EEEEEEEEEEEEEEEEEEEE

500K - - il
TO 1.0M 179K 417K il

OOOOOOOOOOOOOOO
......

WAKEFIELD

CCCCCCCC

BLANCA

< 500K 59K 164K Mathews HBRE
CBRE

TRANSWESTERN®

TRANSWESTERN'
Meadows 4 Ohly

CBRE

CISGIEE 6 rRANSWESTERN

COMMERCIAL REAL ESTATE

* ZIRIE A
Wi A HEALTHCARE REALTY



Moderated Panel

Moderator

Anne
Barbour

First Vice President, Leasing

Healthcare Realty

Panelists

Sret
Muller

Principal

Capital Associates

Market Scale and Broker Partnership

Wes
Johnson

Associate Principal

Capital Associates

HEALTHCARE REALTY



Raleigh Market

2.28M
Population

Raleigh CSA

Strong demographic growth

10 Universities

Surrounding the Raleigh Area

POPULATION GROWTH (CAGR)

10 Year Change 5 Year Forecast

4 Hub

for Biotech/Pharmacy

Educated workforce and top-ranked state for business

X Source: researchtriangle.org and CoStar

Demographics and Attractive Business Climate

CURRENT CURRENT MEDIAN

UNEMPLOYMENT INCOME AND 12
MONTH CHANGE

3.6%
$94K

HEALTHCARE REALTY



ol

Scale Benefit

W

HEALTHCARE
REALTY

CAPITAL
ASSOCIATES

PRE-MERGER

2 clusters
9 buildings
206K SF

206K SF
responsibility

Healthcare Realty and Capital Associates

POST-MERGER

4 clusters
30 buildings
1.1M SF

930K SF
responsibility

HEALTHCARE REALTY



Raleigh MOB Market

MARKET # OF RENT/SF

SHARE VACANCY  BuILDINGS (NNN)

Competitive Properties 100% 4.2% 91 $22-%$30

1.1M SF Healthcare Realty 26% 4.8% 27 $20-%$29

X Source: Capital Associates HEALTHCARE REALTY



Additional information regarding the Company, including this quarter’s operations, can be found at www.healthcarerealty.com. In addition to the historical information contained
within, this press release contains certain forward-looking statements with respect to the Company. Forward-looking statements are statements that are not descriptions of
historical facts and include statements regarding management’s intentions, beliefs, expectations, plans or predictions of the future, within the meaning of Section 27A of the
Securities Act of 1933, as amended, and Section 21E of the Securities Exchange Act of 1934, as amended. Because such statements include risks, uncertainties and contingencies,
actual results may differ materially and in adverse ways from those expressed or implied by such forward-looking statements. These risks, uncertainties and contingencies
include, without limitation, the following: failure to realize the expected benefits of the Merger; significant transaction costs and/or unknown or inestimable liabilities; the risk that
HTA’s business will not be integrated successfully or that such integration may be more difficult, time-consuming or costly than expected; risks related to future opportunities
and plans for the Company, including the uncertainty of expected future financial performance and results of the Company; the possibility that, if the Company does not achieve
the perceived benefits of the Merger as rapidly or to the extent anticipated by financial analysts or investors, the market price of the Company’s common stock could decline;
general adverse economic and local real estate conditions; changes in economic conditions generally and the real estate market specifically; legislative and regulatory changes,
including changes to laws governing the taxation of REITs and changes to laws governing the healthcare industry; the availability of capital; changes in interest rates; competition
in the real estate industry; the supply and demand for operating properties in the Company’s proposed market areas; changes in accounting principles generally accepted in

the US; policies and guidelines applicable to REITs; the availability of properties to acquire; the availability of financing; pandemics and other health concerns, and the measures
intended to prevent their spread, including the currently ongoing COVID-19 pandemic; and the potential material adverse effect these matters may have on the Company’s
business, results of operations, cash flows and financial condition. Additional information concerning the Company and its business, including additional factors that could

materially and adversely affect the Company’s financial results, include, without limitation, the risks described under Part |, ltem 1A - Risk Factors, in the Company’s 2022 Annual
Report on Form 10-K and in its other filings with the SEC.



