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Executive Summary

• Taking advantage of de-valued GBP to acquire strategic assets in key locations

• REIT structure for tax-efficient UK Real Estate investing

• Targeting senior housing, dementia care facilities, private healthcare facilities, and OPD facilities

• Assets already include x4 senior housing facilities in London valued over £30m

• REIT looking to raise £200m from investors seeking long-term non-cyclical income assets with strong fundamentals

• Working alongside two expert operators as part of growing pipeline and regulated oversight

• UK tax and legal expertise for cross-border investing with LSE listing experience

• Balanced by Asia Healthcare Opportunity Fund focusing on equivalent sectors reflecting global shift

• Expected average yield of 6-10%*

• IPO Market Cap £200m

UK REIT targeting income healthcare assets, including senior housing, dementia care facilities, 

private healthcare facilities, and OPD facilities across the UK:

Information as of August 2019

Prepared by MU LLC

* projections subject to change
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UK Healthcare real estate market

UKs healthcare real estate market is growing, with increasing prevalence of private OPD clinics, sound

income fundamentals, together with a growing availability of senior living accommodation real estate

and larger new portfolios for more liquid trading with scale. We have identified that more institutional

capital is investing in this asset class, where we are at a good stage in its development where supporting

fundamentals of demographic change, changing spending patterns, and lower cost of assets through

currency depreciation but increasing quality consumer expectations is pushing up yields and supporting

growth in this space.

Overview

Some Key Real Estate Impacts of BREXIT

Economy

Brexit uncertainty will 

continue to dampen 

confidence and growth, 

and currency-induced 

inflation has not yet fully 

dissipated, slowing 

consumer spending. But 

the weak pound has 

attracted international 

real estate investors and 

tourists to the UK and 

boosted domestic 

exports, increasing 

demand for the officers, 

prime retail, industrials 

and hotels sectors. 

Labour market

Net migration may fall 

further and firms may 

pause on hiring, reducing 

demand for office space; 

after 2021, new controls 

could produce particular 

shortages in 

construction, retail, 

healthcare, and 

hospitality, raising 

occupier and developer 

costs. Shortages could 

also slow expansion or 

relocation decisions. 

Trade access

Trade can happen 

without any agreement 

in many areas but costs 

would rise; the most 

exposed are highly-

regulated sectors which 

cannot trade at all 

without licenses. The 

impact on financial 

services may present 

particular risks for 

Central London. In the 

logistics sector, supply 

chains and warehousing 

may need to be 

reorganised. 

Regulation

Although EU law will be 

imported into UK law at 

the point of exit, the UK 

Government is 

examining whether EU-

derived planning and 

environmental law could 

be adjusted after the UK 

has left the EU. In the 

short term, the need to 

get Brexit legislation 

through Parliament 

means there is little 

space for major real 

estate legislation (for 

example planning law or 

infrastructure projects). 

Senior Living

Private Healthcare

Diversification

Senior living healthcare real estate 

poses the largest segment in market 

size, future growth, and out-stripped 

demand given demographic changes 

both in UK and globally. The sector 

offers …

Private acute healthcare 

facilities including outpatient 

and post-acute are growing 

market areas where increasing 

gaps in public healthcare 

services are being filled by 

private enterprise, which is 

expected to grow as the UK 

government continue to create a 

more competitive market place. 

Increasingly specialist centres 

are being seen with yields 

beating all other property asset 

classes other than industrial. 

Among residential care and acute 

private care facilities, other 

specialist sub-groups are emerging 

including post-acute care, 

dementia care, private outpatient 

facilities, and private hospice care. 

These present additional 

diversification opportunities, 

where greater standards and 

higher quality services are 

expected as public service 

infrastructure becomes less able to 

provide for these areas. 

Information as of August 2019
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Brexit is supporting investments in healthcare real estate due to currency devaluations whilst the

underlying fundamentals are strong. Whilst nursing availability will be impacted, this will be reflected

in changing costs and a push for private alternatives for consumers to receive higher quality care, which

will support business growth. We are still yet to see what FTA will be signed with the USA, which will

have implications on the healthcare sector, where if any, would be supportive of private healthcare

alternative solutions, and this being supportive of increasing revenue and growth in this market segment.

Fundamentally, the underlying fundamentals of the UK economy, growing needs in senior living

accommodation and non-communicable disease care, will be supportive of investing in the healthcare

sector in the UK.

Impacts of Brexit
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We identify this as a good period to invest in UK Healthcare Real Estate, taking advantage of sound

fundamentals in senior living accommodation, private healthcare provision, and outpatient facilities. A

devalued pound, strong long-term revenue structure with strong covenants and an opening sector offer a

strong trading environment, where our goal is to build a leading prime healthcare portfolio that will

offer highly competitive yields and a strong base in which to support the growth of the sector.

Opportunity
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The transaction pipeline aims to offer enough diversification without being diluted, focusing on balancing between core and greenfield opportunities. The listed opportunities

are active transactions we have developed, some of which are already in closing stages.

Overview

Selected Pipeline

Average deal size between Tiers I – III ranges from

c.£20m-£50m, with average deal size for core and

core+ at £25m (higher proportion of portfolio)

REIT is targeting income properties, and will

therefore focus on core and core+, however has

assembled pipeline including value-add and

development opportunities for future core+ pipeline.

Information as of August 2019
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Shortlisted transactions

Tier Name City Units Size (£m) Status Type Sector Transaction

I Midlands Care 

Portfolio

Dorset 268 20.7 Operating Core Senior Living Acquisition

I Hampshire 

Home 1

Hampshire 35 4 Operating Core Senior Living Acquisition

I Hampshire 

Home 3

Hampshire 40 3.7 Operating Core Senior Living Acquisition

II Bristol Home 

Expansion

Bristol 66 7.4 Operating Core+ Senior Living Acquisition + 

Development

II Hampshire 

Home 2

Hampshire 38 3.5 Operating Core+ Senior Living Acquisition + 

Development

Past transactions

Name Number of 

Assets

Price (£m) NIY (%) Date Sector Transaction

12 Primary Care Centres 12 63.8 4.40 Jun-18 Primary Care Acquisition

Social Housing Portfolio 8 38.3 - Oct-18 Supported 

Living

Acquisition

Social Housing Portfolio 67 37.6 - Aug-18 Supported 

Living

Acquisition

Stratford Healthcare Centre 1 31.3 4.25 Oct-18 Primary Care Acquisition

Project Forest 93 460 - Dec-18 Senior Living Acquisition

Care UK Portfolio 6 110 - Dec-18 Senior Living Acquisition

New Care Portfolio 4 60+ - Oct-18 Senior Living Acquisition

Stratton Court & Kings Lodge 2 37 - Jun-18 Senior Living Acquisition

Chawley Grove & Halstead 

House

2 37 - Nov-18 Senior Living Acquisition

Lavender Fields Care Home 1 20 - Sep-18 Senior Living Acquisition
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UK Government have now implemented new tax laws for foreign investors

and owners, even if through special offshore vehicles. These are that the UK

resident tax net now includes offshore vehicles and trusts, regardless of UK

citizenship of the owners, provided assets held are in the UK. This exposes

such vehicles to: Capital Gains Tax; Inheritance Tax; Stamp Duty; Income

Tax; Corporation Tax; and Withholding Tax on income tax at resident rates.

Commercial property and residential property hold slightly different rates.

New UK Property Tax Laws

Structure: UK REIT

Listed UK REITs operate in a tax-free environment, only paying 0.5% stamp

duty on commercial asset acquisitions (including properties that have over

10 residential units), whereas Property holding companies, onshore or

offshore as of 1st April 2019 are included in the UK resident tax regiment,

thereby exposing it to standard corporation tax, capital gains tax, and full

stamp duty. UK REITs therefore offer the most tax-efficient vehicle for UK

real estate exposure. An example is listed below (commercial property):

REITs vs. Property Holding Companies

BENEFITS:

Access to the 

global REIT 

‘brand’

REITs accepted as tax 

efficient structures 

worldwide for 

investments in real estate. 

Attract 

international 

capital (if looking 

to diversify capital 

risk) 

REITs have a proven 

track record of attracting 

international capital. 

Conversion to REIT 

status can often unlock 

new sources of funding

Effective elimination 

of latent capital 

gains 

REIT status may reduce or 

potentially eliminate any 

discount to net asset value 

caused by latent capital 

gains, therefore offering 

competitive advantage on 

corporate acquisitions, as 

other non-REIT bidders may 

have to discount their 

purchase price for latent 

capital gains. REITs 

therefore able to make 

commercial decisions on a 

tax-exempt environment

Attractive vehicle for raising 

additional capital if required 

REITs may be attractive for investors because: 

- attractive for UK and overseas retail and 

institutional investors

- easier access to property investment compared 

to purchasing a property directly

- indirect investment into property through 

readily tradeable investment asset

- access to parts of the property sector of that 

private investors cannot usually access e.g. 

shopping centres or industrial property

- regular income returns

- lower transaction costs e.g.0.5% stamp duty on 

shares compared to 5% on direct property

REQUIREMENTS:

Must trade on 

recognized stock 

exchange

Must be admitted to 

trading’ on a recognized 

stock exchange, and 

either ‘listed’ on such an 

exchange, or ‘traded’ on 

such an exchange in 

every accounting period, 

except the first three

Not a closed company 

The principal company:

- must not be controlled by 5 or fewer 

‘participators’ taking into account aggregation of 

holdings of associated persons, or it must meet 

the ‘quoted company’ exception

- be a close company only because it has a 

participator one or more ‘institutional investors’ 

as specific in the legislation, which includes inter 

alia a person acting on behalf of a limited 

partnership which is a collective investment 

scheme, UK or overseas pension scheme, REITs, 

life insurance business, open-ended investment 

companies, authorised unit trust schemes, certain 

charities or sovereign immunity investors. 

The quoted company exception: if at least 35% of 

voting power is beneficially held by the ‘public’ 

and those shares have been subject of dealings on 

a recognised stock exchange (within preceding 12 

months), the company will not be closed. 

Distribution 

Conditions

REIT must distribute 

90% or more of its tax-

exempt income profits 

(not capital gains), and 

100% of any property 

income distributions 

received from other UK 

REITs

Property Rental 

Business Conditions

The REIT must hold at least

three properties. Of these,

no single property can

exceed 40% the total value

of the properties in the

rental business. 

Balance of business 

condition

At least 75% of the REIT’s 

gross assets and at least 75% 

of the REIT’s accounting 

profits must relate to 

property rental business

Financing cost 

ratio 

REITs are required to 

maintain a profit-to-

financing cost ratio of 

greater than 1.25:1, 

otherwise a tax penalty 

applies

Type Fund REIT

Total Income Taxes

Residential 20% 0%

Commercial 20% 0%

Total Capital Gains Taxes

Residential 28% 0%

Commercial 20% 0%

Total Stamp Duty 5% 0.5%

Total Tax on Profits (Income and Transaction costs) 

Residential 47% 1%

Commercial 31% 1%

Information as of August 2019
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Governance: Best Practice

Information as of August 2019

Prepared by MU LLC

The REIT is managed by MULLC, with a n independent Board of Directors for independent oversight and to hold the

Management Company accountable. The fee structure is transparent, with competitive hurdles that benefits both unit-

holders and management company, where evolving global best practice (lead by US) is being employed. Regular

reviews are instituted in to the fund structure, and anti-conflicts of interest conditions are built in on fees, decision

making, and long-term sustainability for the unit-holders best interest.

Overview 

UKHE is employing best governance practice for an advanced UK REIT market, including: sponsor cash investment;

reward-based fee structures; fee-alignment over fund period for performance incentives; clear hurdles for growth and

performance thresholders; independent board structure including specialist non-exec sub-committees to ensure right

intelligence pool is used; management exclusivity to reduce conflicts between externally managed REIT and other

managed vehicles regarding investment strategy; internalization criteria so shareholders can value future liabilities;

specified reimbursements rather than setting arbitrary values; subsequent capital raises to help incentivize future

performance.

Best Practice

Given HMRC regulations, UKHE can maintain a majority sponsor owned REIT whilst still entering the REIT

regime as part of newly updated laws, giving the structure time to build performance before widening

shareholder base through secondary and tertiary public raises. Focus will be targeting core income assets

during depth of currency depreciation, widen yields and income base, and expand upon this from year 2-3. We

have selected assets to include as part of phase I and will monitor opportunities for phase II.

Phase I (years 1-2)

MULLC is managed by a hands-on management team of tailored professionals, lead strategically by the Investment 

Committee. Remuneration is only calculated on profits generated. A management fee of 1% per annum absorbs all 

administrative and maintenance fees in handling pipeline, legal, deal-processing and underwriting, and operational 

management of each transaction. The Manager has designed and implemented its own investment procedure, illustrated 

below-right. It believes this process ensures rigorous analysis and evaluation of potential investment opportunities. It is 

centred around the importance of due diligence and internal checks and balances.

Management

FIRST 

SCREENING

COMPANY 

ANALYSIS

COMMERCIAL 

VALIDATION

1ST PARTNER 

MEETING
TERM SHEET

2nd PARTNER 

MEETING
DUE DILIGENCEIC MEETING

DEAL 

CLOSING

PORTFOLIO 

MANAGEMENT

1. Assign leader 1. Assess team

2. Fundamental check

1. Sales potential

2. Market/ competition

3. Expert, customer, 

competitor cold-calls

1. Formal meeting and 

presentation

2. Unanimous decision

1. Send material before 

meeting

2. Present the deal

1. Further Commercial DD

2. Financial DD

3. Legal DD

4. Founders background 

check

1. Investment Decision1. Sign contracts

2. Check closing 

conditions

3. Execution

1. Value-added service

Deal Qualification Provisional Deal Qualification Approved

Due DiligenceInvestment Portfolio

Strategic intent

1. Define strategic impact objective(s) 

consistent with the investment 

strategy. 

2. Manage strategic impact and 

financial returns at portfolio level. 

3. Establish the investor’s contribution 

to the achievement of impact

4. Assess the expected impact of each 

investment, based on a systematic 

approach. 

5. Assess, address, monitor, and 

manage the potential risks of negative 

effects of each investment. 

6. Monitor the progress of each 

investment in achieving impact 

against expectations and respond 

appropriately. 

7. Conduct exits, considering the effect 

on sustained impact.

8. Review, document, and improve 

decisions and processes based on the 

achievement of impact and lessons 

learned. 

Origination & 

Structuring

Portfolio 

Management

Impact at 

Exit

Independent Verification

9. Publicly disclose alignment with the Principles and provide regular independent verification of the extent of alignment. 

Efficient structure for 

clear independent 

decision making and 

management. Structure 

is performance led, 

where independent 

board of directors and 

non-executive directors 

hold management 

company accountable 

to unit-holders. 



This material (the “Presentation”) is being provided to you for your internal use only. It has been prepared by individual sales, marketing and/or structuring personnel of Meridian-Universal

LLC. and its affiliates and tied agents (collectively Meridian-Universal LLC) and does not constitute research or investment advice. All information presented herein is subject to due diligence.

Transactions in financial instruments or other products may carry risks, which may in some cases be substantial and may even equal or exceed the entire principal invested, and therefore certain transactions

may be inappropriate or unsuitable for certain investors. Nothing in this Presentation is prepared in relation to your particular circumstances, and before making any investment or taking any action with

respect to an existing investment you should consult financial, legal, accounting, tax and other advisors as appropriate. By accepting and using this Presentation, you are deemed to be represent and warrant

to Meridian-Universal LLC that you are able to make your own evaluation of its contents and that you are not relying on Meridian-Universal LLC for advice or recommendations.

The information and opinions presented in this Presentation have been obtained and derived from sources believed by Meridian-Universal LLC to be accurate, but Meridian-Universal LLC cannot and does

not make any representation or warranty with respect to it or its accuracy, completeness, sufficiency or appropriateness for your purposes or timeliness. Meridian-Universal LLC disclaims, to the extent

permitted by applicable law or regulation, all liability for any use you or your advisers make of the contents of the Presentation.

If this material contains “forward-looking” information, this information is based upon certain assumptions about future events or conditions and is intended only to illustrate hypothetical results under those

assumptions (not all of which are specified herein). Actual events or conditions may differ materially from those assumed herein. In addition, not all relevant events or conditions may have been considered

in developing such assumptions. Accordingly, actual results will vary and the variations may be material. You should understand such assumptions and evaluate whether they are appropriate for your

purposes. Past performance is not a guide to future performance.

This Presentation and all information and opinions in it are the property of Meridian-Universal LLC. You may not use any portion of this Presentation except for your personal use, and you may not

otherwise distribute any portion of this Presentation to a third party without the written authorization of Meridian-Universal LLC. Meridian-Universal LLC and the logo Meridian-Universal LLC are

trademarks of Meridian-Universal LLC and you may not use any of the Capital trademarks for any purpose, or use, alter, remove or otherwise obscure any trademark, service mark, copyright or other notices

(whether or not from Meridian-Universal LLC) provided to you in connection with this Presentation without the written permission of Meridian-Universal LLC or any relevant third party owner.
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