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NEWS & VIEWS

Primary Health Properties (PHP.L u/r) - Interims to June: attractive risk weighted
dividend

* 6/09 EPRA NAV 290p (Dec'08 318p) - as expected, and probably the last movement
south. We think Consensus Cycle Low was ¢284p, so at price 298p, the shares trade
on a small premium to the June EPRA NAV.

* Interim dividend 8.5p, in line with expected 17p for the year (yield 5.7%)

e Acquisition or delivery of £6.9m assets

¢ Though no explicit comment on how short-term rental growth could come under
deflationary pressures, management reassures on medium term prospects citing
healthcare spending at the heart of Govt & Opposition's plans, and PHP's successful
High Court judgement which encourages a fairer, more transparent rent review
process.

* Reviews in 2008 showed +12% (ie ¢ 4%pa annualised) and H1'09s actual rental
growth achieved is recorded as 'not materially different from....2008" - we agree, a
good result!

* Valuation: yields rose slightly in H1 taking the initial yield to 6.06%, reversionary
6.25%, producing overall -1.9% valuation decline. Management believes that "further
material weakening is unlikely."

* PHP's shadow, DCF valuation of its portfolio (which assumes 3% pa rental growth,
and 1% pa growth in residuals) produces a very large theoretical uplift to NAV as a
sort of present-value of likely future rental growth viz +176p, ie a shadow June NAV
of 466p (disc 36%), opening a somewhat academic debate on discounting rental
growth risk (PHP use 7% discount rate).
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Disclaimer

This marketing communication is issued in the UK by Singer Capital Markets Limited ("SCM"),
authorised and regulated by The Financial Services Authority ("FSA") and a member of The London
Stock Exchange.

This communication is intended for the sole use of the person to whom it is addressed. No part of this
communication may be photocopied or duplicated in any form by any means or redistributed without
the prior written permission of SCM. This communication is directed and provided as a service to
eligible counterparties and professional clients only, and should not be presented or sent in whole or
in part to, nor read or relied upon by, retail clients. This communication is for information purposes
only, and should not be considered as constituting investment advice.



Where prices of securities are mentioned these are closing mid-market prices on the business day
immediately preceding the date of the communication unless otherwise stated. Prices are sourced
from local exchanges via Reuters, Bloomberg, and other vendors which we believe to be reliable.
This communication has not been prepared in accordance with legal requirements designed to
promote the independence of investment research, and is not subject to any prohibition on dealing
ahead of the dissemination of investment research. Any target prices and recommendations detailed
in this communication are replications of those previously published by either SCM analysts or 3™
parties. Forecasts and projections are replications of those quoted in previously published research
and are indicative only as at the dates indicated and do not purport to be anything else, and may in
particular (but without limitation) be affected by changes in market conditions.

Please refer to www.singercm.com for a summary of our conflict of interest management policy and
a breakdown of our recommendation structure. To see more information on any company mentioned
in this communication, including company specific disclosures, please refer to www.singercm.com.
Additional information is available on request. If you do not contact us we will assume that in view of
your existing expertise and understanding, no further information is required. This Communication is
based on information obtained from sources which we believe to be reliable, however it is not
guaranteed as to accuracy or completeness and the information contained herein and is subject to
change without notice. This communication is not and should not be construed as an offer or the
solicitation of an offer to buy or sell any securities. Neither SCM nor its directors, officers or
employees shall in any way accept responsibility or liability (whether direct, indirect, special,
consequential or otherwise) for this communication's contents.
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