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LETTER TO  
SHAREHOLDERS 

PORTFOLIO SINCE IPO  
(IN MILLIONS)
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$113

2016
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$265

2017

$472

$176

2018

$648

$258

2019

$906

$237

2020

$1,143

$200

2021

$1,343 $1,427
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$80.5M
OPPORTUNISTIC 
DISPOSITIONS GENERATED
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High-Quality, Needs-Based Portfolio 
      

         
       

       
        

         
         

        
          

       
            

         
         

         
        
          

        
          

            
         
    

   

NET INCOME  
PER SHARE UP

+15%
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4.7M SQUARE FEET

96.5% OCCUPANCY
$110M ANNUALIZED BASE RENT 1

185 BUILDINGS

  
            
            

269 TENANTS
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WE REDUCED 
OVERALL DEBT  
BY MORE THAN  
$85 MILLION
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Strong, Resilient Balance Sheet
          

       
       

          
        

           
           

       
        

        
        
        

       
   

FIXED AND  
FLOATING RATE  

DEBT

FLOATING 15%

FIXED 85%
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PROGRESS THROUGH 
MEASUREMENT

Committed to Corporate 
Responsibility 

        
       

       
      

        
   alignment, access and authenticity, 
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Focused on Delivering Value  
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Summary of Investments by Type 

Geographic Concentration 

We have significant geographic concentration in a small number of states, 
including Texas, Florida, Ohio, Pennsylvania, Arizona, and Illinois. Economic and other conditions that negatively affect those states 
and our tenants in those states could have a greater effect on our revenues than if our properties were more geographically diverse



Significant Tenants 

The 
inability of any of our significant tenants to pay rent to us could have a disproportionate negative affect on our revenues “

Most of our healthcare facilities are occupied by a single tenant, and we may have difficulty finding suitable replacement 
tenants in the event of a tenant default or non-renewal of our leases, especially for our healthcare facilities located in smaller markets.

Lease Expirations 

Ground Leases 



Aging U.S. Population Driving Increase in Demand for Healthcare Services 

Clinical Care Continues to Shift Away from Large, Centralized Facilities 

Opportunistic Acquisitions 

Dispositions 



 

Medicare and Medicaid Programs 

Affordable Care Act 



Fraud and Abuse Laws 

•

•

•

•

•

Other Regulations 





• We are dependent on our tenants for our revenues. Our tenants face a wide range of business risks, including economic, 
competitive, government reimbursement and regulatory risks, any of which could cause our tenants to be unable to pay 
rent to us. 

• We finance a portion of our portfolio with unhedged floating-rate debt from our Credit Facility. The rapid increase in 
inflation during 2022, which remained elevated during 2023, led to a rapid increase in market interest rates, which 
materially increased the interest rate on our floating rate debt. In addition to interest rate risk, we are subject to additional 
risks associated with our Credit Facility generally, including covenant restrictions. 
 

• Our assets are concentrated in healthcare-related facilities, making us more economically vulnerable to specific 
industry- related risks than if our assets were diversified across different industries. 

 
• The inability of any of our significant tenants to pay rent to us could have a disproportionate negative affect on our 

business. 
 

• Most of our healthcare facilities are occupied by a single tenant, and we may have difficulty finding suitable replacement 
tenants in the event of a tenant default or non-renewal of our leases, especially for our healthcare facilities located in 
smaller markets. 

 
• Our tenants’ businesses have in the past and could again in the future be materially and adversely affected by the effects 

of the COVID-19 virus, including labor shortages that have resulted from nurses and other medical personnel switching 
jobs within the medical profession or quitting the medical profession altogether, and other viruses or pandemics could 
cause similar effects in the future. 

 
• We have significant geographic concentration in a small number of states, including Texas, Florida, Ohio, Pennsylvania, 

Arizona, and Illinois. Economic and other conditions that negatively affect those states and our tenants in those states 
could have a greater effect on our revenues than if our properties were more geographically diverse. 

 
• We rely on external sources of capital to fund future capital needs, and, if we encounter difficulty in obtaining such capital, 

we may not be able to make future acquisitions necessary to grow our business or meet maturing obligations. 
 

• Subject to certain requirements under Maryland law and REIT requirements, the Board has sole discretion to determine 
if we will pay distributions and the amount and frequency of such distributions, and past distribution amounts may not be 
indicative of future distribution amounts. 

 
• Failure to remain qualified as a REIT would cause us to be taxed as a regular corporation, which would substantially 

reduce funds available for distributions to our stockholders. 

We are dependent on our tenants for our revenues. Our tenants face a wide range of business risks, including economic, competitive, 
government reimbursement and regulatory risks, any of which could cause our tenants to be unable to pay rent to us. 



Our assets are concentrated in healthcare-related facilities, making us more economically vulnerable to specific industry-related 
risks than if our assets were diversified across different industries. 

The inability of any of our significant tenants to pay rent to us could have a disproportionate negative affect on our business. 

Our tenants’ businesses have in the past and could again in the future be materially and adversely affected by the effects of the 
COVID-19 virus, including labor shortages that have resulted from nurses and other medical personnel switching jobs within the 
medical profession or quitting the medical profession altogether, and other viruses or pandemics could cause similar effects in the 
future.  

An epidemic or pandemic (such as the outbreak and worldwide spread of COVID-19), and the measures that international, federal, 
state and local governments, agencies, law enforcement and/or health authorities implement to address it, may precipitate or 
materially exacerbate one or more of the other risks, and may significantly disrupt our business. 

 



•

•

•

Our leases are generally medium-to-long-term leases with annual rent escalators, however, some of our debt financing is subject to 
floating interest rates. Recent increases in interest rates have not been matched by an increase in our rent payments, which has 
exposed us to a funding imbalance. 

The bankruptcy of any of our tenants could bar our efforts to collect pre-bankruptcy debts from the tenant or evict the tenant and 
take back control of the property. 

The physical effects of climate change could have a material adverse effect on our properties. 

Adverse economic or other conditions in our geographic markets could negatively affect our tenants’ ability to pay rent to us. 



Most of our healthcare facilities are occupied by a single tenant, and we may have difficulty finding suitable replacement tenants in 
the event of a tenant default or non-renewal of our leases, especially for our healthcare facilities located in smaller markets. 

We have significant geographic concentration in a small number of states, including Texas, Florida, Ohio, Pennsylvania, Arizona, 
and Illinois. Economic and other conditions that negatively affect those states and our tenants in those states could have a greater 
effect on our revenues than if our properties were more geographically diverse. 

Texas, Florida, Ohio, Pennsylvania, Arizona, and Illinois

We may be unable to successfully enter into definitive purchase or sale agreements for, or close the acquisition or sale of, the 
properties in our investment pipeline or our portfolio. 



We may obtain only limited warranties when we purchase a property, which, in turn, would only provide us with limited recourse 
against the seller if issues arise after our purchase of a property. 

Our healthcare buildings that are subject to ground leases could restrict our use of such healthcare facilities. 

Our healthcare facilities and our tenants may be unable to compete successfully, which could negatively affect our tenants’ 
businesses and ability to pay rent to us. 

We may incur uninsured losses or losses in excess of our insurance coverage, which may result in us having to absorb all or a portion 
of such loss. 



We may incur environmental compliance costs and liabilities associated with owning, leasing, developing and operating our 
healthcare facilities. 

The income from certain of our properties is dependent on the ability of our property managers to successfully manage those 
properties. 

We, our tenants, and our property managers face risks associated with security breaches through cyber-attacks, cyber-intrusions, or 
otherwise, as well as other significant disruptions of information technology networks and related systems. 



•

•

•

•

•

•

•

•

We finance a portion of our portfolio with unhedged floating-rate debt from our Credit Facility. The rapid increase in inflation 
during 2022, which remained elevated during 2023, led to a rapid increase in market interest rates, which materially increased the 
interest rate on our floating rate debt.  In addition to interest rate risk, we are subject to additional risks associated with our Credit 
Facility generally, including covenant restrictions. 



Our interest rate hedges may not be successful in mitigating our interest rate risks. 

We finance our healthcare facilities with term indebtedness, and we may place term indebtedness on our healthcare facilities in the 
future. We may not be able to refinance such debt when due or may be unable to refinance such debt on favorable terms. 

We rely on external sources of capital to fund future capital needs, and, if we encounter difficulty in obtaining such capital, we may 
not be able to make future acquisitions necessary to grow our business or meet maturing obligations. 

•

•

•

•

•

•

•

•



Adverse trends in the healthcare industry may negatively affect our tenants’ businesses. 

•

•

•

•

•

•

•

•

The healthcare industry is heavily regulated, and new laws or regulations, changes to existing laws or regulations, loss of licensure 
or failure to obtain licensure could result in the inability of our tenants to make rent payments to us. 

Reductions in reimbursement from third-party payors, including Medicare and Medicaid, could adversely affect the profitability of 
our tenants and hinder their ability to make rent payments to us or renew their leases. 



Our tenants may be subject to significant legal actions that could subject them to increased operating costs and substantial uninsured 
liabilities, which may affect their ability to pay their rent payments to us, and we could also be subject to healthcare industry 
violations. 

Changes in the general real estate market conditions may adversely affect us. 

•

•



•

•

Illiquidity of real estate investments could significantly impede our ability to respond to adverse changes in the performance of our 
healthcare facilities. 

Uncertain market conditions could cause us to sell our healthcare facilities at a loss in the future. 

Our assets may become subject to impairment charges. 



We have no direct operations and rely on funds received from our Operating Partnership and its subsidiaries to meet our obligations. 

 

Subject to certain requirements under Maryland law and REIT requirements, the Board has sole discretion to determine if we will 
pay distributions and the amount and frequency of such distributions, and past distribution amounts may not be indicative of future 
distribution amounts. 

Our use of OP Units as currency to acquire healthcare facilities could result in stockholder dilution and/or limit our ability to sell 
such healthcare facilities, which could have a material adverse effect on us. 

Our Operating Partnership may issue additional OP Units to third parties without the consent of our stockholders, which would 
reduce our ownership percentage in our Operating Partnership and could have a dilutive effect on the amount of distributions made 
to us by our Operating Partnership and, therefore, the amount of distributions we can make to our stockholders. 

We may be unable to maintain effective internal control over financial reporting. 



Conflicts of interest could arise because of our UPREIT structure. 

Our charter restricts the ownership and transfer of our outstanding shares of stock which may have the effect of delaying, deferring 
or preventing a transaction or change of control of our company. 



Certain provisions of Maryland law could inhibit changes of control, which may discourage third parties from conducting a tender 
offer or seeking other change of control transactions that could involve a premium price for shares of our common stock or that our 
stockholders otherwise believe to be in their best interests. 

•

•

We could increase the number of authorized shares of common and preferred stock, classify and reclassify unissued shares and issue 
shares without stockholder approval. 



We may change our business, investment, and financing strategies without stockholder approval. 

Our rights and the rights of our stockholders to take action against our directors and officers are limited, which could limit your 
recourse in the event that we take certain actions which are not in your best interests. 

Certain provisions in the partnership agreement of our Operating Partnership may delay or prevent unsolicited acquisitions of us. 

•

•

•



•

•

We may be unable to obtain or retain key personnel or continue to remain appropriately staffed. 

Failure to remain qualified as a REIT would cause us to be taxed as a regular corporation, which would substantially reduce funds 
available for distributions to our stockholders. 

•

•

•

Even if we continue to qualify as a REIT, we may face other tax liabilities that could reduce our cash flows and negatively impact 
our results of operations and financial condition. 



Failure to make required distributions would subject us to U.S. federal corporate income tax. 

Recharacterization of sale-leaseback transactions may cause us to lose our REIT status. 

Complying with REIT requirements may cause us to forego otherwise attractive opportunities or liquidate otherwise attractive 
investments. 



Certain taxes may limit our ability to dispose of our healthcare facilities. 

We may pay taxable dividends in our common stock and cash, in which case stockholders may sell shares of our common stock to 
pay tax on such dividends, placing downward pressure on the market price of our common stock. 

The ability of the Board to revoke our REIT qualification without stockholder approval may cause adverse consequences to our 
stockholders. 

Our ownership of our TRS is subject to limitations and our transactions with our TRS will cause us to be subject to a 100% penalty 
tax on certain income or deductions if those transactions are not conducted on arm’s-length terms. 



The formation of a TRS lessee would increase our overall tax liability. 

If leases of our healthcare facilities are not respected as true leases for U.S. federal income tax purposes, we would fail to qualify as 
a REIT and would be subject to higher taxes and have less cash available for distribution to our stockholders. 

If a TRS lessee failed to qualify as a TRS or the facility operators engaged by a TRS lessee did not qualify as “eligible independent 
contractors,” we would fail to qualify as a REIT and would be subject to higher taxes and have less cash available for distribution 
to our stockholders. 



You may be restricted from acquiring or transferring certain amounts of our common stock. 

Dividends payable by REITs do not qualify for the reduced tax rates available for some dividends. 

We may be subject to adverse legislative or regulatory tax changes. 

If our Operating Partnership failed to qualify as a partnership for U.S. federal income tax purposes, we would cease to qualify as a 
REIT and suffer other adverse consequences. 



Tax protection agreements may limit our ability to sell or otherwise dispose of certain properties and may require our Operating 
Partnership to maintain certain debt levels that otherwise would not be required to operate our business. 

We are subject to risks related to corporate social responsibility.



• Governance

• Collaborative Approach

• Technical Safeguards

• Incident Response and Recovery Planning

 
 

• Third-Party Risk Management

 
 

• Education and Awareness

 



Subject to certain requirements under Maryland law and REIT requirements, the Board has 
sole discretion to determine if we will pay distributions and the amount and frequency of such distributions, and past distribution 
amounts may not be indicative of future distribution amounts.

This performance graph shall not be deemed “soliciting material” or to be “filed” with the SEC for purposes of Section 18 of 
the Exchange Act, or otherwise subject to the liabilities under Section 18, and shall not be deemed to be incorporated by reference into 
any filing of Global Medical REIT Inc. under the Securities Act or the Exchange Act. 



     Period Ending 
Index 

      



The following discussion should be read in conjunction with our financial statements, including the notes to those financial 
statements, included elsewhere in this Report. Some of the statements we make in this section are forward-looking statements within the 
meaning of the federal securities laws. For a complete discussion of forward-looking statements, see the section in this Report entitled 
“Special Note Regarding Forward-Looking Statements.” Certain risk factors may cause actual results, performance, or achievements 
to differ materially from those expressed or implied by the following discussion. For a discussion of such risk factors, see the section in 
this Report entitled “Risk Factors.” Unless otherwise indicated, all dollar and share amounts in the following discussion are presented 
in thousands.



Completed Acquisitions 

Completed Property Dispositions  

 



 

• An aging population

• A continuing shift towards outpatient care

• Physician practice group and hospital consolidation

• Fed’s “wait-and-see” approach could cause interest rates to remain elevated for longer than previously expected. 

 

• Continuation of the COVID - 19 epidemic



• Changes in third party reimbursement methods and policies

 

•

•

•

Investment in Real Estate 



Impairment of Long-Lived Assets 

Revenue Recognition 



Year Ended December 31, 2023 Compared to Year Ended December 31, 2022 
 

Revenue 

Total Revenue 



Expenses 

General and Administrative 

Operating Expenses 

Depreciation Expense 

Amortization Expense 

Interest Expense 

Income Before Gain on Sale of Investment Properties and Loss on Extinguishment of Debt 

Gain on Sale of Investment Properties 



Loss on Extinguishment of Debt 
 

 

Net Income 

General

•

•

•

•

•

•



Internal Sources of Liquidity  

 
External Sources of Liquidity  

 
Equity Issuances 

 

Debt Financing.

Credit Facility. 

Other Fixed Debt. 



Hedging Instruments. 

Total Fixed Debt

Cash Flow Information   



Funds from Operations and Adjusted Funds from Operations 



 
Earnings Before Interest, Taxes, Depreciation and Amortization for Real Estate (EBITDAre) and Adjusted EBITDAre  

re re

re re

re re



re re

re

re

Management’s Discussion 
and Analysis of Financial Condition and Results of Operations—Liquidity and Capital Resources—Hedging Instruments





Internal Control — 
Integrated Framework (2013)

 — Determination of Impairment Indicators — Refer to Notes 2

Critical Audit Matter Description 



How the Critical Audit Matter Was Addressed in the Audit 

•

•

•













Investment in Real Estate 



Valuation of tangible assets: 

Valuation of intangible assets: 



 



 



 



•

•

•



 









 







Capital Raising Activity 





Annual Awards

Vesting. 

Distributions. 

Long-Term Awards.



Vesting. 

Distributions. 



 



 





Internal Control — Integrated Framework (2013)

Internal Control — Integrated 
Framework (2013)

















/s/ Jeffrey M. Busch

s/ Jeffrey M. Busch

/s/ Robert J. Kiernan

/s/ Henry Cole

/s/ Paula Crowley

/s/ Matthew Cypher

/s/ Zhang Huiqi

/s/ Ronald Marston

/s/ Lori Wittman
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/s/ Jeffrey M. Busch



/s/ Robert J. Kiernan



/s/ Jeffrey M. Busch

/s/ Robert J. Kiernan

This certification accompanies this Annual Report on Form 10-K pursuant to Section 906 of the Sarbanes-Oxley Act of 2002 and shall 
not, except to the extent required by such Act, be deemed filed by the Company for purposes of Section 18 of the Securities Exchange 
Act of 1934, as amended (the “Exchange Act”). Such certification will not be deemed to be incorporated by reference into any filing 
under the Securities Act of 1933, as amended, or the Exchange Act, except to the extent that the Company specifically incorporates it 
by reference.
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NYSE: GMRE
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