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Interim Results Presentation

Primary Health Properties PLC at a glance

* FTSE 250, UK Real Estate Investment Trust (“REIT”)

* Leading investor in flexible, modern primary healthcare accommodation across UK and Ireland
» Portfolio of over 310 properties valued at over £1.4 billion

* 90% of income funded by government bodies (NHS or HSE)

* Strong capital base with a prudent balance of shareholder equity and debt finance

* Now in the 22" year of dividend growth; dividend covered by earnings

* Strong, disciplined and selective pipeline of acquisition opportunities in both territories investing the
proceeds from the successful, over-subscribed equity issue for £115m

» Primary
Health™ www.phpgroup.co.uk
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Key Financial Highlights

Performance 30 June 2018 30 June 2017 Change
Net rental income (£m) 37.4 34.8 +7.5%
EPRA earnings (£Em) 17.1 154 +11.0%
Dividends paid (£Em) 16.8 15.7 +7.0%
Dividend cover 102% 98% +4.0%
Dividend per share (pence) 2.7 2.62 +3.1%
Position 30 June 2018 31Dec 2017 Change
Investment property (£bn) 1.42 1.36 +4.4%
EPRA NAV (pence per share) 104.2 100.7 +3.5%
Loan to value 44.6% 52.9% -8.3%
Management 30 June 2018 31 Dec 2017 Change
Average cost of debt 3.86% 4.09% -23bps
Growth on rent review 1.7% p.a. 1.1% p.a. +0.6%
WAULT 12.9 years 13.2 years -0.3 year
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Income Statement

30 June 2018 30 June 2017 Change

£m £m %

Net rental income 37.4 34.8 +7.5%
Administrative expenses (4.2) (3.9)
Performance incentive fee (0.6) -

Operating profit before revaluation gain and financing 32.6 30.9 +5.5%
Net financing costs (15.5) (15.5)

EPRA earnings 17.1 15.4 +11.0%

Revaluation of property portfolio 21.2 29.9 -29.1%
Profit on sale of land 0.1 -
Fair value gain/(loss) on derivatives and convertible bond 0.3 (1.0)

Profit before Tax 38.7 44.3 -12.6%

EPRA earnings per share 2.5p 2.6p -3.8%

IFRS earnings per share 5.7p 7.4p -23.0%
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Strong track record of dividend growth

Historic dividend progression
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Dividend cover restored
Historic dividend cover
L0 * 22nd successive year of dividend growth
o 98% 100% 100%2 102% * 4.05p paid or declared to date, equivalent to 5.4p
100% 0
. 2%  Dividend pershare increased by 3.1% in H1 2018
0
J  Dividend cover at 102% (105% excl. PIF)
0%
2013 2014 2015 2016 2017 H12018 * Total dividends paid increased by 7% in H1 2018
Primary W Dividend cover
yl%a;tehrties 1 CAGR: 1997 t0 2018 www.phpgroup.co.uk a

22017 dividend cover falls to 99% including the performance incentive fee (PIF) of £0.5m
3 Based on Q1 - Q32018 dividend of 4.05p paid or declared per share and is illustrative only
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Balance Sheet Strengthened

EPRA NAV per share (pence)

110.0 -
104.2
105.0 - 2.5 (2.5) 2.9 0.6
100.7
100.0
95.0
90.0
85.0
Opening NAV EPRA Dividends Portfolio Shares Closing NAV
per share Earnings paid Revaluation issued per share
2018 2017 Change
EPRA net assets £763m £624m +22.3%
EPRA net asset value per share 104.2p 100.7p +3.5%
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® 2 Health www.phpgroup.co.uk
Properties phpg p.co.



Primary
Health
Properties

Growing

property
_ portfolio



Interim Results Presentation

Investing the proceeds from the equity raise

Strong pipeline of opportunities with £37m in legals and over £175m in negotiation

UK

£2m in legals
*  Pipeline in negotiation £155m
«  Strong asset management project pipeline avoiding obsolescence and arresting WAULT decline
*  Pipeline agreements with developers delivering forward funding transactions
«  Well established links to GP owner occupiers leading to opportunities
Ireland
«  Contracts exchanged on one asset £5.1m (€5.8m) due to complete imminently
*  £35m (€39m) in legals
*  Pipeline in negotiation over £20m (€24m)

«  Strong relationships developed with owners and developers to access pool of transaction potential

Primary
PH) Health www.phpgroup.co.uk Q
Properties
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Property Portfolio

Portfolio of 308 healthcare centres —valued at £1.4bn

Post period end two assets in Ireland acquired for £24.8m (€28m)

Average net initial yield 4.85% (2017: 4.91%)
Average lot size increased to £4.6m (2017: £4.5m)

80% of portfolio valued at more than £3m

Capital Value

>£10m

£5-£10m

£3-£5m

£1-£3m

<f£1m (incl. land £1.6m)
Total

Primary
PH ® 2 Health
Properties

Number
22

56

99

129

308

Value
356.6
387.4
386.9
281.1

3.2
1,415.2

%
25.2%
27.4%
27.3%
19.9%

0.2%
100.0%

www.phpgroup.co.uk e
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Investment Acquisition
Mallow Primary Health Centre, Ireland

Tenants

Health Service Executive (HSE),
4 GP practices (21 doctors),
dentist, optician, pharmacy
and café.

Size

6,500 sgm

Date purchased

February 2018

Acquisition cost

£17.7m (€20.0m)

WAULT

21.9 years

Patient list size

¢.30,000

Rent review

Irish CP!

Primary
PH) Health www.phpgroup.co.uk Q
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Investment Acquisition
Moredon Medical Centre, Swindon

Tenants

GP practice (5 doctors) and a pharmacy
Size

1,450 sgm

Date purchased
June 2018
Acquisition cost
£6.1m

WAULT
27.5years
Patient list size
¢.11,500

Rent review
OMV and RPI

Primary
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Development

Bray Primary Care Centre, Ireland

Tenants

Health Service Executive (HSE),
GP practice (5 doctors),
pharmacy and coffee shop
Size

4,800 sgm

Completion

Autumn 2019
Development cost

£19.7m (€22.3m)

WAULT

25 years

Patient list size

c.30,000

Rent review

Irish CPI

Primary
P® Health www.phpgroup.co.uk @
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High quality recurring income...

Key characteristics of the portfolio

Strong tenant covenant — 27% of portfolio on fixed or

: The majority of leases have ; :
Average lease length of @ 90% of rent roll paid . indexed uplifts. 73% OMV
12.9 years 99.7% Occupancy directly/indirectly by the effectlvelyru pyvard aily ent review, typically every three
Government eviews years

¥ ¥ ¥ ¥ ¥

...these characteristics result in highly visible cash flows and stable valuation yields

Contracted rent roll of £74.4m p.a.

Rental growth averaged 1.7% p.a. on reviews completed in H1 2018 (1.1% p.a. in 2017)

Rate of rental growth expected to improve in future years

Rental growth driven by development activity, inflation and specification creep

Asset management projects arrest WAULT decline

£0.7m p.a. of additional income from rent reviews and asset management projects completed

Source: PHP Company data
Primary
® B Health www.phpgroup.co.uk @
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Asset management projects arresting WAULT decline

Analysis of leases unexpired

Asset management projects committed in 2018
<3years 4 -5years

<1% 3%
>20 years

m"ll

- Investment £4.8m, re-gearing leases back to 20 years
5-10years

28%

Nine projects completed

Three projects on-site 15-20 years
18%

Seven projects due to commence shortly

Strong pipeline of 17 further projects being progressed

10 -15years
38%

Primar
Healthy_ www.phpgroup.co.uk a
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Asset Management Project

St Georges Medical Centre, Sheerness

A small extension (2 Consulting Rooms) and minor refurbishment package. Total Capex £0.4m. New 20 year lease on the
whole property. The works are scheduled for completion end of July 2018.

Dermer roof
ever it shaft

Exsting concrele Hied mef,
broanbut coloured

o ~— Existing orange and buf
brickwark, banding and

— 1== I

—
O | 1

—

B k FROFOEED EXTENEION j MEDICAL CENTRE ENTRANCE
- pELERYEOoR FACING CARPARK NORTH WEST ELEVATION - 1:100

New extension 10 be construcied In matching
oramge brick with bu® pinth course and Setaling.
Fre-cast concrete copings %o parapet wals.
White windows to match existing.

Primary
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Asset Management Project

Fell Tower Medical Centre, Gateshead

Refurbishment of the large multi-purpose room on the lower ground floor to create 5 consulting rooms and new
patient waiting area. Total capex. £0.2m. New 25 year lease on the whole property. 5 week programme due to
complete in August 2018.

i New CR 5
| !
New CR 1 — | SRR BT
T [ B . - J
i Store Reception

Fell Tower Medical Centre

Proposed Alterations

» Primary
Health www.phpgroup.co.uk
Properties
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Delivering Financial Management

Cost of debt (%) Loan to value ratio (%) Interest cover ratio (X)
5 515 70 641l 627 3 4
5 467 465 \os 60 537 529 25 s 25 2

V7 386 446 . '

4 o 2 13 M9

40
3 15

30
2 " 1
! 10 05
0 0 0

2014 2015 2016 2017 HI1
2018

Low marginal cost of debt 2.4%

Primary
PH ® B Health
Properties

2014 2015 2016 2017 H1
2018

LTV 40.5% excluding the convertible bond

2014 2015 2016 2017 H1
2018

£5.4m (2017: £19.3m) convertible bonds converted saving £0.2m p.a. (2017: £0.8m p.a.)

Debt maturity (years)
T82 g4 63 5g
6 5.1

5

4

3

2

1

0

2014 2015 2016 2017 H1
2018

Average cost of debt expected to fall further on conversion and/or repayment of convertible and retail bonds in 2019

£70m 4.52% SWAP cancelled for 2 years for £5.0m (equivalent to 0.7p per share), saving £2.5m p.a.
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Debt Maturity

* Positive discussions with lenders to secure additional, long term, secured euro denominated debt facilities

Debt maturity profile

140.0 132.8

125.4

120.0 115.0
104.3
100.0

80.0 76.9

70.0

63.0

60.0

51.2

40.0

20.0

7.0

0.0 15 3.1

0.0
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
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Positive Outlook

Low risk, long-term, non-cyclical
market

Disciplined approach to acquisitions avoiding asset obsolescence
Increased opportunities in Ireland, still priced attractively but yields compressing

Majority of rents in both jurisdictions funded by government for long lease terms

Strong, high quality and growing cash

flows

Positive yield gap between acquisition yield and funding costs
Effectively upward-only or indexed rent reviews with improving outlook

Simple cost structure enhancing earnings

Adding value and reducing cost of
funds

Organic rental growth from rent reviews and asset management projects
Average cost of debt reduced

Underlying investment characteristics make PHP attractive to investors

Sector demand factors dictate
continued development of healthcare
PIENINES

Healthcare demand increasing due to ageing population
Unwavering political supportin UK and Ireland and promotion of integrated care

Primary care estate is ageing and in need of replacement

Stable, increasing returns

Growing shareholder return through dividend increase and capital appreciation
Dividend covered by earnings

Strong yield characteristics, low volatility

Primary
Health
Properties
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Positive Yield Gap

Illustrative yield gap on property investment

1. Net margin over funding cost - UK Acquisitions

6.0%

4.9%

5.0%

4.0%

3.0%

2.0%

1.0%

0.3%

1.4%

1.5%

1.7%

0.0%
Valuation
yield*

Market conditions provide attractive yield spread

Earnings
growth from
operational

actions

Active
management
of funding

Primary
Health
Properties

Incremental 10 yr Libor Average debt  Income return

* ok ko s kkkok

mgt Fee™ Swap Rate margin after costs

» Positive yield gap on acquisitions in UK and Ireland
* Asset management contribution
* Rental growth from reviews

¢ Management fee reductions

Driving down the cost of debt
* Widening sources of debt and providers

* Maintaining appropriate leverage given portfolio
characteristics

* PHP portfolio valuation yield 30 June 2018 (used as proxy for market purchases)

*ok

Per management contract
*** Sourced from JC Rathbone - 30 June 2018
**** Company incremental margin on debt facilities

C D03

2. Net margin over funding cost - Ireland

7.0%

6.0%
6.0%
5.0%

0.8%
4.0% 39%
3.0% 1.7%
2.0%
1.0%
0.0%
Valuation Incremental 10 year Euribor  Average debt Income return
yield mgt Fee*™* Swap Rate*** margin**** after costs

Attractive market conditions for PHP

Azzurned market

Surplusta
bottam line -
17%

Management
fee 0.30%

Margin on debt -
1.70%

m@@»ﬁafﬁﬁ@@@@’@? »»@@@@”“’ '59*5”
——SYeaer —-—Valuatlcn‘ﬂeld +GBP5yﬁarswaprate

www.phpgroup.co.uk @
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Spread of Funding Sources

HSBC Lloyds  Barclays/

AlB
Bullet Bullet Bullet
Jul-20 Dec-20 Jan-21
£50m £30m £115m
£nil £nil £55m
£56m £58m £218m
£3m £3m £11m
55% 65% 60%
n/a n/a 25%
1.4x 1.75x 1.5x
n/a n/a 8.0x

RBS

Bullet

Mar-22

£100m

£50m

£221m

£11m

55%

23%

1.5x

9.9x

Aviva

Bullet

Dec-22

£25m

£25m

£43m

£3m

70%

58%

1.6x

2.5x

Secured
Facilities

Secured Secured
Bond Bond
Bullet Bullet

Dec-25 Mar-27
£70m £100m
£70m £100m

£129m £181m
£7m £9m
4% 65%
54% 55%
1.4x 1.5x
3.4x 3.3x

PH » Em:y 1. Excludes unsecured £5m overdraft facility
Properties 2. Includes only assets mortgaged to the applicable facility

Aviva

Bullet

Nov-28

£75m

£75m

£135m

£7m

70%

56%

1.4x

3.1x

Aviva

Amortising
Aug-29
£113m
£113m
£196m

£10m
70%

57%

1.0x

1.9x

Aviva

Amortising
Jan-32

£23m

£23m
£45m
£2m
70%

50%

1.6x

1.8x

Unsecured facilities!

Convertible Retail
Bond Bond

Bullet Bullet
May-19  Jul-19

£58m £75m

£58m £75m
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Market Fundamentals Remain Strong

- Growing and ageing population with declining health in both the UK and Ireland

- Demands on health services increasing and budgets under severe pressure

Age
105

56 -
Males a9 -
2014 42 -

7
0

Females
2014

600,000 400,000 200,000 o

Population

» Primary Source: Office for National Statistics
Health

Properties

200,000 400,000

600,000
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Contact Details

Harry Hyman Richard Howell
Managing Director Finance Director
harry.hyman@nexusgroup.co.uk richard.howell@nexusgroup.co.uk

Primary
PH) Health www.phpgroup.co.uk 9
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Disclaimer

IMPORTANT NOTICE

This presentation and the information contained within it is strictly private and confidential and may not be distributed in any way to any other person
without the consent of Primary Health Properties Plc (“PHP”). The information contained in this presentation has been extracted largely from the
announcement of results made by the Company on 25 July 2018 and this presentation is not a substitute for reading that announcement in full. The
information in this presentation is being supplied to you by PHP solely for your information and may not be reproduced or redistributed in whole or in part to
any other person.

This presentation contains certain information which the Company’s management believes is required to understand the performance of the Group.
However, not all of the information in this presentation has been audited and contains certain “forward-looking” statements and past performance
information. Past performance is not a reliable indicator of future performance. By their nature, forward-looking statements involve risk and uncertainty
because they relate to future events and circumstances. Actual outcomes and results may differ materially from any outcomes or results expressed or implied
by such forward-looking statements. Any forward-looking statements made by or on behalf of PHP speak only as of the date they are made and no
representation or warranty is given in relation to them, or any other information in this presentation, including as to their completeness or accuracy or the
basis on which they were prepared. PHP does not undertake an obligation to update or revise any information contained in this presentation, except as may
be required by applicable law or regulation. Nothing in this presentation is intended to be, or intended to be construed as, a profit forecast or a guide as to
the performance, financial or otherwise, of the Company or the Group whether in the current or any future financial year.

The distribution of this presentation in jurisdictions other than the UK may be restricted by law and therefore any persons who are subject to the laws of any
jurisdiction other than the UK should inform themselves about, and observe, any applicable requirements. This presentation has been prepared for the
purpose of complying with English law and the information disclosed may not be the same as that which would have been disclosed if this presentation had
been prepared in accordance with the laws of jurisdictions outside the UK.

All opinions expressed in this presentation are subject to change without notice and may differ from opinions expressed elsewhere.

July 2018
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