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FORWARD-LOOKING STATEMENTS
This presentation is being presented solely for your information, is subject to change and speaks only as of the date hereof. This presentation is not complete and is only a summary of the more detailed information included elsewhere, including in our Securities
and Exchange Commission (“SEC”) filings. No representation or warranty, expressed or implied is made and you should not place undue reliance on the accuracy, fairness or completeness of the information presented.
FORWARD-LOOKING STATEMENTS
Statements contained in this presentation, as well as statements made by management, that are not historical facts are "forward-looking statements" 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. Forward-looking statements include, among other things, statements regarding our and our officers’ intent, belief or expectation as identified by the use of words such as “may,” “will,” “project,” “expect,” “believe,” “intend,”
“anticipate,” “seek,” “target,” “forecast,” “plan,” “potential,” “estimate,” “could,” “would,” “should” and other comparable and derivative terms or the negatives thereof. Although we believe that the expectations reflected in such forward-looking statements
were based upon reasonable assumptions at the time made, we can give no assurance that such results, plans or expectations will be achieved. Future events and actual results, financial and otherwise, may differ materially from the results discussed in or
implied by the forward-looking statements. Readers are cautioned not to rely on these forward-looking statements and are advised to consider risks and uncertainties discussed in the Company's Annual Report on Form 10-K for the year ended December 31, 2017
and in the other documents the Company has filed with the SEC subsequent to December 31, 2017.
Examples of forward-looking statements include, among other things, (i) demographic, industry, market and segment forecasts; (ii) timing, outcomes and other details relating to current, pending or contemplated acquisitions, dispositions, developments, joint
venture transactions, capital recycling and financing activities, and other transactions and terms and conditions thereof discussed in this presentation; (iii) pro forma asset concentration, operator exposure, tenant diversification, income, yield, balance sheet,
credit profile, credit metrics, and private pay percentage; and (iv) financial forecasts, financing plans, expected impact of transactions, and our economic guidance, outlook and expectations. Forward-looking statements reflect our current expectations and views
about future events and are subject to risks and uncertainties that could significantly affect our future financial condition and results of operations. While forward-looking statements reflect our good faith belief and assumptions we believe to be reasonable based
upon current information, we can give no assurance that our expectations or forecasts will be attained. Further, we cannot guarantee the accuracy of any such forward-looking statement contained in this presentation, and such forward-looking statements are
subject to known and unknown risks and uncertainties that are difficult to predict. These risks and uncertainties include, but are not limited to: HCP, Inc.’s (“HCP” or the “Company”) reliance on a concentration of a small number of tenants and operators for a
significant percentage of its revenues, the financial condition of the Company’s existing and future tenants, operators and borrowers, including potential bankruptcies and downturns in their businesses, and their legal and regulatory proceedings, which results in
uncertainties regarding the Company’s ability to continue to realize the full benefit of such tenants’ and operators’ leases and borrowers’ loans; the ability of the Company’s existing and future tenants, operators and borrowers to conduct their respective
businesses in a manner sufficient to maintain or increase their revenues and to generate sufficient income to make rent and loan payments to the Company and the Company’s ability to recover investments made, if applicable, in their operations; competition for
the acquisition and financing of suitable healthcare properties as well as competition for tenants and operators, including with respect to new leases and mortgages and the renewal or rollover of existing leases; the Company’s concentration in the healthcare
property sector, particularly in senior housing, life sciences and medical office buildings, which makes its profitability more vulnerable to a downturn in a specific sector than if the Company were investing in multiple industries; the Company’s ability to identify
replacement tenants and operators and the potential renovation costs and regulatory approvals associated therewith; the risks associated with property development and redevelopment, including costs above original estimates, project delays and lower
occupancy rates and rents than expected; the risks associated with the Company’s investments in joint ventures and unconsolidated entities, including its lack of sole decision making authority and its reliance on its partners’ financial condition and continued
cooperation; the Company’s ability to achieve the benefits of acquisitions or other investments within expected time frames or at all, or within expected cost projections; the potential impact on the Company and its tenants, operators and borrowers from current
and future litigation matters, including the possibility of larger than expected litigation costs, adverse results and related developments; operational risks associated with third party management contracts, including the additional regulation and liabilities of
RIDEA lease structures; the effect on the Company and its tenants and operators of legislation, executive orders and other legal requirements, including compliance with the Americans with Disabilities Act, fire, safety and health regulations, environmental laws,
the Affordable Care Act, licensure, certification and inspection requirements, and laws addressing entitlement programs and related services, including Medicare and Medicaid, which may result in future reductions in reimbursements or fines for noncompliance;
changes in federal, state or local laws and regulations, including those affecting the healthcare industry that affect the Company’s costs of compliance or increase the costs, or otherwise affect the operations, of its tenants and operators; the Company’s ability to
foreclose on collateral securing its real estate-related loans; volatility or uncertainty in the capital markets, the availability and cost of capital as impacted by interest rates, changes in the Company’s credit ratings, and the value of its common stock, and other
conditions that may adversely impact the Company’s ability to fund its obligations or consummate transactions, or reduce the earnings from potential transactions; changes in global, national and local economic and other conditions, including currency exchange
rates; the Company’s ability to manage its indebtedness level and changes in the terms of such indebtedness; competition for skilled management and other key personnel; the potential impact of uninsured or underinsured losses; the Company’s reliance on
information technology systems and the potential impact of system failures, disruptions or breaches; the Company’s ability to maintain its qualification as a real estate investment trust; and other risks and uncertainties described from time to time in the
Company’s SEC filings. Except as required by law, we do not undertake, and hereby disclaim, any obligation to update any forward-looking statements, which speak only as of the date on which they are made.
This presentation includes or may include information about our development projects under construction, potential development projects, potential new starts and near term development projects, including information about estimated dates on which
construction will commence, estimated completion dates, estimated square footage, estimated total costs, estimated remaining costs, estimated financing costs, assumed percentage of rentable square footage that will be leased upon completion of construction,
estimated date of stabilized occupancy, estimated stabilized yield ranges, estimated capitalization rates, and other matters relating to these development projects. There can be no assurance that these development projects will be commenced or completed by the
dates or for the amounts indicated, that the square footage, and other features of these projects will be as described herein, or that we will in fact complete these developments at all. In addition, this presentation contains or may contain information regarding
potential acquisitions and dispositions, including estimated costs of acquisitions, estimated proceeds from dispositions and estimated acquisition and disposition dates, including estimated costs. There can be no assurance that we will complete any of these
acquisitions or dispositions on the terms set f0rth in this presentation, or at all. Pending acquisitions and dispositions are and will be subject to a number of conditions and other uncertainties. Accordingly, you should not place undue reliance on information in
this presentation regarding current, planned or possible development projects, acquisitions or dispositions as a prediction of our future development activities, acquisitions or dispositions. Specifically, disclosures relating to development projects, such as project
timing, costs, estimated total costs, developable square feet and scope could change materially from estimated data provided due to a broad range of factors, including, without limitation, one or more of the following: any significant changes in the economy,
market conditions, our markets, construction and financing costs, regulatory and entitlement processes or project design.
The estimated stabilized cash capitalization rates and yield ranges included in this presentation are calculated by dividing projected cash net operating income (adjusting for the impact of upfront rental concessions) for the applicable properties by the aggregate
purchase price or development cost, as applicable, for such properties. The aggregate cash net operating income projections used in calculating the cash capitalization rates and yield ranges are based on information currently available to us, including, in the case
of the cash capitalization rate for Sierra Point Towers, information made available to us by the seller, and certain assumptions applied by us related to anticipated occupancy, rental rates, property taxes and other expenses over a specified period of time in the
future based on historical data and the Company’s knowledge of and experience with this submarket. Newly acquired operating assets are generally considered stabilized at the earlier of lease-up (typically when the tenant(s) control(s) the physical use of at least
80% of the space) or 12 months from the acquisition date. Newly completed developments are considered stabilized at the earlier of lease-up or 24 months from the date the property is placed in service.
The actual cash capitalization rates for these properties may differ materially and adversely from the estimated stabilized cash capitalization rates and yield ranges discussed in this presentation based on numerous factors, including our difficulties achieving
assumed occupancy and/or rental rates, development delays, unanticipated expenses not payable by a tenant, increases in the Company’s financing costs, tenant defaults, the results of our final purchase price allocation, as well as the risk factors set forth in our
Annual Report on Form 10-K for the year ended December 31, 2017 and our subsequent filings with the SEC. As such, we can provide no assurance that the actual cash capitalization rates for these properties will be consistent with the estimated stabilized cash
capitalization rates and yield ranges set forth in this presentation. Moreover, the Sierra Point Towers acquisition remains subject to customary closing conditions. As such, we cannot assure you that the Sierra Point Towers acquisition will be consummated on
time or at all, nor can we assure you that if consummated, the property will perform to our expectations.
MARKET AND INDUSTRY DATA
This presentation also includes market and industry data that HCP has obtained from market research, publicly available information and industry publications. The accuracy and completeness of such information are not guaranteed. Such data is often based on
industry surveys and preparers’ experience in the industry. Similarly, although HCP believes that the surveys and market research that others have performed are reliable, such surveys and market research is subject to assumptions, estimates and other
uncertainties and HCP has not independently verified this information.
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HCP AT A GLANCE

DIVERSIFIED

SCALE

BALANCED PORTFOLIO

775 PROPERTIES

19 Million Sq. Ft. Medical Office

$22 Billion in Enterprise Value(1)

7 Million Sq. Ft. Life Science

$14 Billion in Market Cap(1)

29,500 Senior Housing Units

HIGH-QUALITY
PRIVATE PAY
DIVERSIFIED
INVESTMENT GRADE

ESTABLISHED

STRONG BALANCE SHEET

33 YEARS AS A PUBLIC COMPANY

S&P: BBB+ (Stable)

Member of S&P 500

Moody’s: Baa2 (Stable)

5.0% Dividend Yield(2)

Fitch: BBB (Positive Outlook)

___________________________
1. Enterprise value and market capitalization based on HCP’s closing share price of $29.87 on 12/7/18 and total consolidated debt and HCP’s share of unconsolidated JV debt as of 9/30/18. Market capitalization is calculated using common stock and partnership
(DownREIT) units outstanding as of 9/30/18. Enterprise Value is calculated as market capitalization, plus total consolidated debt and HCP’s share of unconsolidated JV debt, plus minority interest, less unrestricted cash.
2. Based on Q3 2018 annualized dividend and HCP’s closing share price of $29.87 on 12/7/18.
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RECENT UPDATES AND NEW INVESTMENTS

Recent Updates

✔

✔

✔

New Investments

✔

✔

✔

Shoreline Tech Center

Debt Repayment

Capital Markets Activity

Life Science JV Buyout

On November 20, 2018, we closed on the sale of Shoreline Technology
Center Campus in Mountain View, California for gross proceeds of ~$1.0
billion
In November 2018, we redeemed our $450 million aggregate principal
amount of 3.75% senior notes due in 2019 and repaid $224 million on our
unsecured term loan with maturity in 2019 and $505 million on our
revolving credit facility using proceeds from dispositions
In November and December 2018 we raised ~$156 million of gross
proceeds under our At-The-Market (ATM) common stock offering
program; additionally on December 10, 2018 we agreed to sell ~$500
million of common stock in a public offering(1)
On November 30, 2018, we acquired the remaining joint venture interests
in four life science assets located in San Diego and San Francisco,
California for $92 million; estimated stabilized cash cap rate of ~6.0%(2)

Sierra Point Towers

We are under contract to acquire Sierra Point Towers, a two building
~427,000 square foot office and life science campus located adjacent to
HCP’s The Shore at Sierra Point development project in the life science
submarket of South San Francisco for $245 million

The Shore at Sierra Point

We are accelerating construction on additional phases of The Shore at
Sierra Point to take advantage of our leasing progress at Phase I (100%
pre-leased) and the strength of the life science market; total costs for
Phases II and III are approximately $382 million with expected
stabilization in 2022(2)

___________________________
1. Please refer to the prospectus supplement we filed with the SEC on December 11, 2018 for additional details.
2. See “Forward Looking Statements” on page 2 for information on how we calculate estimated stabilized cash capitalization rate and stabilization.
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LIFE SCIENCE JOINT VENTURE PARTNER BUYOUT
Attractive valuation, simplified ownership, expanded footprint in core markets

•

In November 2018, we acquired our partner’s
43.5% minority interest in four life science
assets for a net price of $92 million

 Purchase price represents an estimated
stabilized cash cap rate of ~6.0%(1)

•

Transaction expands HCP’s life science
portfolio while eliminating the only
unconsolidated JV within the segment

•

Portfolio Highlights

 Torrey Pines: Two properties located in
the heart of Torrey Pines representing
131,000 square feet, 100% leased to
leading lab tenants in the strongest life
science submarket of San Diego.

 South San Francisco: Two properties
totaling 169,000 square feet within HCP’s
wholly owned, four building Biotech
Gateway campus. The well-insulated,
multi-tenant campus is located in the heart
of South San Francisco and currently
undergoing a Class A repositioning and
modernization.
___________________________
1. See “Forward Looking Statements” on page 2 for information on how we calculate estimated stabilized cash capitalization rate and stabilization.
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SIERRA POINT TOWERS AND ADDITIONAL PHASES OF THE SHORE
Adding to our density in South San Francisco

Investments Announced Dec 10, 2018

Existing HCP Assets

Sierra Point Towers (~427K sq. ft.)

The Shore at Sierra Point(1) (~587K sq. ft.)

Britannia Oyster Point I & II (~916K sq. ft.)

6000 Shoreline (~139K sq. ft.)

___________________________
1. Announced investment represents the acceleration of additional phases of The Shore at Sierra Point development.
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SIGNIFICANT DENSITY IN A STRONG SUB-MARKET
Over 1 million square feet with a total investment of approximately $850 million

Ability to integrate our two campuses and
drive leasing and operational synergies
Sierra Point Towers
~427,000 sq. ft.
$245M investment
~100% leased

Potential densification opportunities on the
campus given the size of the site

The Shore Phases II & III Rendering
~365,000 sq. ft.
$382M est. total cost
6-6.5% est. stabilized yield(1)

The Shore Phase I Rendering
~222,000 sq. ft., 100% pre-leased
$224M est. total cost
6-6.5% est. stabilized yield(1)

___________________________
1. See “Forward Looking Statements” on page 2 for information on how we calculate estimated stabilization yield.
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SIERRA POINT TOWERS AND ADDITIONAL PHASES OF THE SHORE
Ability to integrate our two campuses and drive leasing and operational synergies

SIERRA POINT TOWERS

THE SHORE AT SIERRA POINT DEVELOPMENT

•

•

Development site encompassing five buildings
totaling ~587,000 square feet

•

Phase I commenced in Q4 2017 and is currently
100% pre-leased

•

HCP is under contract to acquire Sierra Point
Towers, an ~427,000 square foot, two-building
office and life science campus located in the core
life science submarket of South San Francisco



$245 million purchase price; expected closing
in H1 2019



~100% leased with more than 5 years of
average remaining lease term



Projected cash capitalization rate of ~6.0%(1)
in 2020

Significant excess surface parking creates longterm densification opportunities



Consists of ~222,000 square feet with an
estimated cost of $224 million (expected to
deliver in late 2019)

•

Based on the leasing progress for Phase I and
continued market demand, we are accelerating
commencement of the remaining two phases

•

Phases II & III represent ~365,000 total square
feet with an estimated cost of $382 million
(expected stabilization in 2022)(1)

~100% leased with expected long-term upside and
potential future density at an attractive cap rate

23-acre campus offering state-of-the-art lab and
office space and amenity base

___________________________
1. See “Forward Looking Statements” on page 2 for information on how we calculate estimated cash capitalization rate and stabilization.
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EXPANDING OUR ACTIVE DEVELOPMENT PIPELINE
ACTIVE DEVELOPMENT PROJECTS(1)
Total

Cost to

Remaining

Leasable

Project

Market

Ridgeview

San Diego

$63

$58

$4

306 SF

The Cove Phase III

San Francisco

237

145

92

Sorrento Summit

San Diego

17

3

The Cove Phase IV

San Francisco

107

San Francisco

Percent Est. Date of Est. Stab. Yield

Costs ($M) Date(2)($M) Costs ($M) Area (000s) Leased

Stab. Occ.

Range(6)

100%

Q2 2019

5.5% - 6.0%

324 SF

100%

Q3 2019

9.0% - 9.5%

14

28 SF

100%

Q3 2019

7.7% - 8.2%

26

82

164 SF

100%

Q1 2020

9.0% - 9.5%

224

86

138

222 SF

100%

Q1 2020

6.0% - 6.5%

San Francisco

382

53

329

365 SF

-

Q1 2022

6.0% - 6.5%

Grand Strand MOB

Myrtle Beach

26

0

26

90 SF

47%

Q4 2022

7.0% - 7.5%

75 Hayden

Boston

160

35

126

214 SF

-

Q4 2022

7.4% - 7.9%

$1,215

$406

$809

1,713 SF

63%

The Shore Ph. I

(3)

The Shore Ph. II & III

(3)(4)

Total/Weighted Average

(5)

Denotes recently added development projects

PROJECT RENDERINGS

Sorrento Summit

7.0% - 7.5%

San Diego

The Shore

San Francisco

75 Hayden

Boston

___________________________
1. Excludes unconsolidated joint venture developments. Total Costs, Remaining Costs, Estimated Date of Stabilized Occupancy and Estimated Stabilized Yield Range are based on based on management’s estimate and are forward looking.
2. Cost to date represents CIP balance of 9/30/18.
3. Development costs and returns inclusive of legacy pre-development site work and capitalized interest which resulted in a higher land basis; yield assuming a market value of land would be approximately 100 basis points higher. Additionally, Phase I includes costs
associated with construction of campus-wide amenity space while Phase II includes costs associated with a parking structure.
4. Cost to date represents the book value of land held for development as of 9/30/18.
5. Represents total for: Total Costs, Cost to Date, Remaining Costs and Leasable Area. Percent Leased is weighted by leasable area, Est. Stab. Yield Range is weighted by Total Costs.
6. See “Forward Looking Statements” on page 2 for information on how we calculate estimated stabilized yield.
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DEBT MATURITY SCHEDULE(1)
Strong, investment grade balance sheet with ample liquidity and well-laddered debt maturity

$2,000
$1,750

($ in millions)

$1,500

$1,372

$1,250

$1,154

$1,000

$938

$816

$807
$750
$500
$430
$250

$196

$165

$10
$4

$0
2018

2019

2020

2021

Senior Unsecured Notes

2022

2023

Secured Debt

2024

2025

2026

JV Pro Rata Secured Debt

2027

Thereafter

Revolver

___________________________
1. As of 9/30/18, pro forma for redemption of our $450M aggregate principal amount of 3.75% senior notes due 2019 and repayment of our $224M term loan and repaying $505M on our revolving credit facility which has an initial maturity of 2021. Excludes Other Debt
that represents non-interest bearing Entrance Fee deposits at certain of our senior housing facilities and demand notes that have no scheduled maturities.
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