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Disclaimer – Important Notice
This document has been prepared by and is the sole responsibility of the directors (the "Directors") of Primary Health Properties Plc (the “Company"), and has been prepared solely in connection with a presentation to be held
in connection with the proposed acquisition by the Company of Prime Public Partnerships (Holdings) Limited (the "Acquisition") and the admission of ordinary shares of the Company (to be issued as consideration for the
Acquisition) to trading on the MAIN market of London Stock Exchange plc (the "Transaction"). The contents of this document have not been examined or approved by the Financial Conduct Authority or London Stock
Exchange plc, nor is it intended that the Presentation will be so examined or approved. Some of the information in this document is still in draft form and has not been legally verified and will only be finalised in the final
admission document or prospectus relating to the Transaction. This document is not an admission document or prospectus and investors should not subscribe for or purchase any shares referred to in this document. The
information set out herein is subject to updating, completion, revision, verification and amendment, and such information may change materially.
This document does not and is not intended to constitute, and should not be construed as, an offer, inducement, invitation or commitment to purchase, subscribe to, provide or sell any securities, services or products of the
Company in any jurisdiction or to provide any recommendations for financial, securities, investment or other advice or to take any decision. You are encouraged to seek individual advice from your personal, financial, legal, tax
and other advisers before making any investment or financial decisions subscribing for or purchasing any securities.
Neither the Directors nor Numis Securities Limited acting as sponsor and financial adviser to the Company (the “Sponsor") nor any of their directors, officers, employees, agents, affiliates or representatives or advisers or any
other person makes any representation or warranty, express or implied, as to the accuracy or completeness of the information or opinions contained in this presentation. Nothing contained herein should be relied upon as a
promise or representation as to the future. None of the Company, the Sponsor, or their respective members, directors, officers, employees, agents, affiliates or representatives or advisers nor any other person accepts any
obligation or responsibility to advise any person of changes in the information set forth herein after the date hereof. The Sponsor is acting for the Company in respect of the Transaction and no one else and will not be
responsible to anyone other than the Company for providing the protections afforded to clients of the Sponsor nor for providing advice in relation to the Transaction or any other matter referred to herein. Further, the Sponsor
has not authorised the contents of, or any part of, this presentation. To the fullest extent permitted by law, none of the Company nor the Sponsor (nor their respective members, directors, officers, employees, agents or
representatives) nor any other person accepts any liability whatsoever for any errors, omissions or inaccuracies in such information or opinions or for any loss, cost or damage suffered or incurred howsoever arising, directly or
indirectly, from any use of this presentation or its contents or otherwise in connection with the subject matter of this presentation or any transaction.

Certain statements in this presentation may be forward looking statements. By their nature, forward looking statements involve a number of risks, uncertainties and assumptions about the Company [and its subsidiaries] and
investments that could cause actual results or events to differ materially from those expressed or implied by the forward looking statements. Forward looking statements contained in this presentation regarding past trends or
activities should not be taken as a representation that such trends or activities will continue in the future. Neither the Company nor the Sponsor (nor their respective members, directors, officers, employees, agents or
representatives) undertakes any obligation to update or revise any forward looking statements, whether as a result of new information, future events or otherwise. You should not rely on forward looking statements, which speak
only as of the date of this presentation.
This document is limited to and intended for distribution in the United Kingdom only to persons who (i) are qualified investors (within the meaning of the Prospectus Directive 2003/71/EC) and (ii) who have professional
experience in matters relating to investments who fall within the definition of "investment professionals" in Article 19(5) of the FPO and/or to high net worth bodies corporate, unincorporated associations and partnerships and
trustees of high value trusts as described in Article 49(2)(a) to (d) of the FPO or to those persons to whom it may otherwise be lawfully communicated (in each case referred to as “Relevant Persons”).
The information contained in this presentation is not intended to be viewed by, or distributed or passed on (directly or indirectly) to, and should not be acted upon by any class of persons other than Relevant Persons.
None of the Company nor Sponsor, nor any adviser or person acting on their behalf, shall (without prejudice to any liability for fraudulent misrepresentation) have any liability whatsoever for loss however arising, directly or
indirectly, from the use of information or opinions communicated in relation to this presentation. Any investment or investment activity to which this communication relates is available only to Relevant Persons and will be
engaged only with Relevant Persons.
This document is strictly confidential and is being provided to you solely for your information and for use at a presentation to be held in connection with the Transaction by the Company and may not be reproduced in any form or
further distributed to any other person or published in whole or in part, for any purpose. Any failure to comply with this restriction may constitute a violation of applicable securities laws. This document is not for publication,
release or distribution, directly or indirectly, and may not be taken or transmitted, in or into the United States, Canada, Japan, the Republic of South Africa or Australia and may not be copied, forwarded, distributed or
transmitted in or into the United States, Canada, Japan, the Republic of South Africa or Australia or any other jurisdiction where to do so would be unlawful. The distribution of this document in any other jurisdictions may be
restricted by law and persons into whose possession this document comes should inform themselves about, and observe any such restrictions. Any failure to comply with such restrictions may constitute a violation of the laws of
the United States, Canada, Japan, the Republic of South Africa or Australia or any other such jurisdiction. By accepting this document, you agree to be bound by these restrictions.
The securities referred to in this presentation have not been and will not be registered under the US Securities Act of 1933, as amended, (the „„US Securities Act’‟) or under any securities laws of any state or other jurisdiction
of the United States and may not be offered, sold, resold, taken up, exercised, renounced, transferred or delivered, directly or indirectly, within the United States. There will be no public offer of the securities in the United States.
The securities will also not be registered under the applicable securities laws of Canada, Japan, the Republic of South Africa or Australia and, subject to certain exemptions, may not be offered, sold, taken up, exercised, resold,
renounced, transferred or delivered, directly or indirectly, within such jurisdictions except pursuant to an applicable exemption from and in compliance with any applicable securities laws.
By attending this presentation and/or accepting a copy of this document, you agree to be bound by the foregoing limitations and, in particular, will be taken to have represented, warranted and undertaken that you have read
and agree to comply with the contents of this notice including without limitation the obligation to keep this document and its contents confidential.
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Transaction highlights


A high quality
portfolio...







...presenting
numerous
strategic
benefits...








...and strong
financial
rationale





Scarcity of portfolios available of this size and quality
Portfolio of 54 purpose built medical centres spread across the UK
An aggregate valuation of £233m, representing an average lot size of £4.3m
Passing rent of £14.3m and a WAULT of 17 years – enhancing the longevity
of the Group‟s rental income

Substantial upscaling of Group‟s portfolio
Opportunity to deliver value enhancing asset management projects across the
acquired portfolio
Access a broader range of debt financing options to facilitate future growth
Increased operating efficiency attributable to the incremental advisory fee structure
5 year development pipeline agreement will provide PHP with the opportunity to
secure future medical centre developments

Expected to be earnings enhancing in the first full year following acquisition
Opportunity to increase this further through asset management and debt
refinancing opportunities
Expected to accelerate the return to full dividend cover
LTV increases but within the Board‟s target range
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Key transaction terms
˃ PHP plc to acquire 100% of Prime Public Partnerships (Holdings) Limited (“PPP”) for c.£41.1m1

˃ The acquisition price is based on the following:
− Property portfolio valued at £233.0m
− PHP will assume £178.4m of PPP debt
− PHP benefits from a mark-to-market adjustment of £13.7m in respect of the PPP debt
˃ Consideration to be satisfied in full by the issue of PHP shares:
− 13.3m shares at 320p, of which:
o 12.6m issued at completion, and
o up to 0.7m following preparation of completion accounts and if revised rental terms are
agreed on a certain property within 12 months
˃ Class 1 transaction requiring shareholder approval
− EGM to be held on 2 December 2013

− Directors‟ 4.8% of issued share capital committed
˃ PPP vendors are locked-in for 18 months post completion2
(1) subject to adjustment up to a maximum of c.£42.6m, based on final net asset value determination for working capital movements to Completion and
amendment to a specific PPP property lease post Completion
(2) With the exception of one vendor, who is entitled to sell £1m of consideration shares in this period

Portfolio acquisition | 4

PPP portfolio analysis
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diversifies PHP portfolio further
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PPP locations
PPP – 54 assets

PHP – 186 assets1

Investment Properties

Investment Properties
Properties in the process of development

7

12

10

14

(1) As at 30 June 2013, 17 further assets acquired in period up to 4 November 2013
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PPP financials
Summary historic financials
Profit & Loss, £’000
Rental and related income

Assumed debt facility details
31 Dec 2012
13,867

Direct property expenses

(14)

Administrative expenses

(1,132)

Operating profit before revaluation

12,721

Portfolio revaluation gain
Operating profit before financing costs
Finance income

5,180
17,901
46

Finance costs

˃ PHP will assume £178.4m of PPP
borrowings secured against specific PPP
property assets
˃ Long term, fixed rate facilities with Aviva

(10,270)

Profit on ordinary activities before taxation

7,677

Taxation expense

(838)

Profit for the year
Balance Sheet, £’000
Non current assets
Property, plant and equipment
Investment properties
Current assets
Trade and other receivables
Cash and cash equivalents
Total assets
Current liabilities
Term loans
Trade and other payables
Deferred rental income
Non-current liabilities
Term loans
Deferred income tax liabilities
Total liabilities
Net assets
Source: Prospectus

6,839

˃ Terms ranging from 22 years to 30 years
from inception of the loan

31 Dec 2012
4,129
220,655
224,784
2,866
2,966
5,832
230,616
(1,538)
(2,387)
(3,280)
(7,205)
(181,211)
(8,445)
(196,861)
33,755

˃ Current contracted interest rates ranging
from 5.33% to 6.09%
˃ Refinancing opportunity
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Combined portfolio
The following chart illustrates the scale of the enlarged group portfolio if PHP acquisitions since 30 June 2013 are incorporated:
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(1) As per LSH valuation reports disclosed in Prospectus
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Summary of enlarged Group portfolio
Location
(Rent roll, £m)
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North
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Source: Prospectus
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