
Patron Fund IV Acquires Badby Park Limited 
 
Patron Initial Equity Investment of £5.5m (or €6.9m) to Acquire Badby Park Limited 
 
On 29 June 2012, Patron signed and completed the acquisition of Badby Park, a 57 acre estate located in 
Daventry, Northants, between the South East of England and the Midlands with a 68 bed facility 
dedicated to neurological conditions and disorders providing specialist nursing and rehabilitation services 
from PJ Care Holdings, a specialist care home group, and other private shareholders. This is the first 
investment of Patron Fund IV in the UK healthcare market.  
 
This is a stand-alone investment outside of Patron’s specific UK Care Home Program and represents a 
strategic opportunity to enter the growing market of specialist neuro-disability services.  This specialist 
sector has attractive investment characteristics including strong growth potential and high barriers to 
entry given the high degree of specialism of the clinical staff employed in the industry and the necessity to 
build a reputation with key healthcare commissioners for safe and clinically effective services.  
 
Following a rigorous and lengthy due diligence process, Patron has acquired Badby Park Limited with of 
to support the existing business in delivering good quality care and enlarging the breadth of services 
provided at Badby Park. The total purchase price of £16.3m, including transaction costs and working 
capital overfunding, was funded by £6.3m of equity and £10.0m of new debt from Bank of Ireland.  
 
The business plan assumes that is predicated on the facility reach a mature occupancy of 91% (currently 
78%) in a year and increased fee rates will be achieved by focusing on a marginally larger proportion of 
clients with complex care needs. At the current occupancy of 78% (53 beds) the business is showing 
annualized EBITDA of £1.1m based on an average weekly fee of £1,540. At maturity the business is 
expected to generate EBITDA of £1.8m based on an average weekly fee rate of £1,630. The entry price is 
therefore attractive at an implied valuation of 9.0x EV/ mature EBITDA or 11.0% unlevered yield on 
stabilization. Based on and, on the backdrop of the projected uplift in average fees during the life of the 
investment, the yield on acquisition cost is projected to increase to 13% by exit. Exit is assumed in 5 years 
at an implied exit yield of 10.5%, in line with transaction multiples in the sector but projected post-tax 
base case returns over a 5 year business plan are 20.4% IRR and 1.97x EM dependent on how working 
capital is considered. 
  
Background to, and key elements of, the transaction are: 
 

 Business plan: Patron will support the existing management team at Badby Park to fill the facility 
from 53 residents at present to 61 residents at maturity and to improve the average weekly fees 
once the occupancy stabilizes.  

o The commercial due diligence confirmed the ability of the facility to fill  to a mature 
level of occupancy (the facility is still in fill) and to attract new clients at superior fee 
rates; 

o During the diligence process, an “outside-in” review of the business was undertaken 
by one the leading professors of neuro-rehabilitation in UK to assess the potential to 
increase the average fee rates above the underwritten business plan and attract a high 
proportion of high dependency clients. A follow up “inside-in” report with 
subsequent recommendations on how to maximize the potential of the facility over 
and above the underwritten business plan will follow within three months post 
completion.  

 Clinical Governance: Fundamental to the operation of highly specialized care services is ensuring 
strong clinical procedures and a sustainable reputation for healthcare commissioners: 

o Enhanced board level supervision will be provided after the completion of the 
transaction with the appointments of Tony Heywood, former CEO of Four Seasons 
Health Care, one of the largest providers of neuro-rehabilitation services in UK, and 
chairman of Gracewell Healthcare and Tim Street and Daniel Kay, Patron’s 
Entrepreneurs in Residence in respect of the Patron Healthcare platform.  



o The clinical governance board is proposed to be strengthened with the appointment 
of Professor Mike Barnes, one of the leading Neurological Rehabilitation 
consultants in the UK.  

 Separation from founding shareholders: Given that the founding shareholders of Badby Park 
developed the service and performed key functions including clinical governance, 
commissioning, finance and marketing, careful consideration was given to the transition period 
and the autonomous management of the business.  

o Over the last year, the management team of Badby Park has been strengthened and 
the business currently operates on a stand alone basis with limited support from 
existing shareholders  

o Appropriate non-compete arrangements have been put in place with the selling 
shareholders and their existing facilities in relation to residents, key employees and 
specialized professionals. 

 Management: Although separate from the UK Care Home Program, Badby Park will benefit 
from the UK Care Home Program head-office infrastructure and management oversight.  

o Support will be provided on key head office areas such as financial, IT, human 
resources and development for which Gracewell Healthcare will charge a 
management fee into Badby Park. 

 
If you have any further questions, please do not hesitate to ask. 


