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Item 2.02 Results of Operations and Financial Condition.

On August 5, 2020, Global Medical REIT Inc. (the “Company”) issued a press release announcing its financial position as of June 30, 2020, and operating results for the three-
and six-month period ended June 30, 2020 and other related information. The Company also posted its Second Quarter 2020 Earnings Supplemental (the “Supplemental”) to the
Company’s website at www.globalmedicalreit.com. The press release and Supplemental are furnished as Exhibit 99.1 and Exhibit 99.2, respectively, and are incorporated
herein by reference.

The information included in this Item 2.02 of this Current Report on Form 8-K, including the press release and Supplemental, shall not be deemed “filed” for purposes of
Section 18 of the Securities Exchange Act of 1934, as amended (the “Exchange Act”) or otherwise subject to the liabilities of that section, and shall not be incorporated by
reference into any filing of the Company under the Securities Act of 1933, as amended, or the Exchange Act, regardless of any general incorporation language in such filing.
Item 9.01 Financial Statements and Exhibits.

(d) Exhibits

Exhibit No.  Description

99.1 Press Release issued August 5, 2020
99.2 Second Quarter 2020 Earnings Supplemental
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Date: August 5, 2020
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Global Medical REIT Announces Second Quarter 2020 Financial Results

Completes $132 Million of Acquisitions to Date
Internalizes Management Functions

Bethesda, MD — August 5, 2020 -- (BUSINESS WIRE) -- Global Medical REIT Inc. (NYSE: GMRE) (the “Company” or “GMRE”), a net-lease medical office real estate
investment trust (REIT) that owns and acquires purpose-built healthcare facilities and leases those facilities to strong healthcare systems and physician groups with leading
market share, today announced financial results for the three and six months ended June 30, 2020.

Second Quarter 2020 and Current Highlights

Net income attributable to common stockholders was $0.2 million, or $0.00 per diluted share, as compared to $0.9 million, or $0.03 per diluted share, in the comparable
prior year period.

Funds from Operations (“FFO”) of $0.19 per share and unit, as compared to $0.18 per share and unit in the comparable prior year period.

Adjusted Funds from Operations (“AFFO”) of $0.21 per share and unit, as compared to $0.18 per share and unit in the comparable prior year period.

Increased total revenue 30.7% period-over-period to $22.1 million.

On April 27th the Company completed the acquisition of a 99,718 square foot medical office facility for a purchase price of approximately $19.3 million at an 8.8% cap
rate.

On July 9th the Company completed a management internalization transaction for an aggregate purchase price of $18.1 million, subject to working capital adjustments,
in an all cash transaction.

On July 24th the Company increased its credit facility capacity by $100 million and added new lenders through a partial exercise of its credit facility’s accordion feature.

Six Month 2020 Highlights

Net income attributable to common stockholders was $1.5 million, or $0.03 per diluted share, as compared to $1.4 million, or $0.05 per diluted share, in the comparable
prior year period.

Funds from Operations (“FFO”) of $0.38 per share and unit, as compared to $0.35 per share and unit in the comparable prior year period.

Adjusted Funds from Operations (“AFFO”) of $0.41 per share and unit, as compared to $0.35 per share and unit in the comparable prior year period.

Increased total revenue 36.2% period-over-period to $43.7 million, primarily driven by the Company’s acquisition activity as well as same store portfolio contractual
rent increases.

Completed five acquisitions for an aggregate purchase price of $87.0 million at a weighted average cap rate of 8.6%.

Jeffrey M. Busch, Chairman, Chief Executive Officer and President stated, “Our solid performance in the second quarter during a global pandemic was the result of strong
collections during the quarter and the resilience of our tenants” operations. Including closings completed in July, our acquisitions year-to-date are approximately $132 million.
While we are pleased with our results thus far, we are aware that the pandemic and the resulting economic disruption remains a fluid situation that may have an impact on our
tenants and our operations in the months ahead.”
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Mr. Busch continued, “We remain focused on protecting the interests of our stockholders and building long-term relationships with our tenants. With the recent management
internalization transaction, we are confident in our ability to continue to effectively operate and grow our Company during this current challenging environment and beyond.”

Financial Results

Rental revenue for the second quarter of 2020 increased 30.9% period-over-period to $22.0 million, reflecting the growth in the Company’s portfolio over the last twelve months
and contractual rent increases, partially offset by the recognition of reserves for approximately $1 million of rent, including approximately $0.4 million of deferred rent,
primarily related to one tenant.

Total expenses for the second quarter were $20.4 million, compared to $14.4 million for the comparable prior year period, primarily reflecting the growth in the Company’s
property portfolio, which resulted in increases in depreciation and amortization expense. Interest expense for the second quarter was $4.4 million, compared to $4.1 million for
the comparable prior year period. This increase is primarily due to higher average borrowings during the quarter, which helped fund our property acquisition, partially offset by
lower borrowing costs due to reductions in LIBOR. During the quarter, the Company also incurred $0.9 million in expenses related to the management internalization
transaction.

Net income attributable to common stockholders for the second quarter totaled $0.2 million, or $0.00 per diluted share, compared to net income of $0.9 million, or $0.03 per
diluted share, in the comparable prior year period.

The Company reported FFO of $0.19 per share and unit for the second quarter, as compared to $0.18 per share and unit in the comparable prior year period. AFFO was $0.21
per share and unit for the second quarter, as compared to $0.18 per share and unit in the comparable prior year period.

Acquisitions Update
During the second quarter of 2020, the Company completed the acquisition of Dumfries Health Center, a 99,718 square foot medical office facility located in Dumfries,
Virginia, for a purchase price of approximately $19.3 million at an 8.8% cap rate. In connection with the acquisition, we assumed an existing $12.1 million CMBS loan with a

remaining term of four years at a rate of 4.68%.

Since June 30, 2020, the Company acquired three additional properties, encompassing 186,000 leasable square feet, for an aggregate purchase price of approximately $45.1
million at a weighted average cap rate of 7.0%. Year-to-date we have completed $132 million of acquisitions.
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Additionally, the Company has two properties under contract for a total purchase price of approximately $15 million. These properties are currently in the due diligence review
period. If we identify problems with the properties or the operators during our review, we may not close on the transactions on a timely basis, or we may terminate the
transactions.

Portfolio Update

As of June 30, 2020, the Company’s portfolio was 99.8% occupied and comprised of 3.2 million leasable square feet with an annual base rent of $77.4 million. The weighted
average lease term for the Company’s portfolio is 8.1 years with weighted average annual rental escalations of 2.1%. As of June 30, 2020, the Company’s portfolio Rent
Coverage Ratio (as defined below) was 4.6 times, and we expect that this ratio will be lower than our pre-COVID-19 ratio for the foreseeable future as our tenants work to
achieve pre-COVID-19 patient volumes.

During the second quarter of 2020, the Company collected 95% of rents due and reduced its rent deferrals to $1.1 million, which represent rents deferred from April through
July 2020 that are now expected to be collected primarily over the period from July through December 2020. Because the extent of the impact of COVID-19 on the Company’s
tenants will depend on future developments, there can be no assurance that our tenants will be able meet the requirements of these agreements, or that these tenants, or other
tenants, may not seek new or additional relief in the future.

Balance Sheet and Liquidity

At June 30, 2020, the Company had total liquidity of approximately $89.2 million, including cash and availability on its credit facility. Total debt outstanding, including
outstanding borrowings on the credit facility and notes payable (both net of unamortized debt issuance costs), was $466.5 million. As of June 30, 2020, the Company’s debt
carried a weighted average interest rate of 3.46% and a weighted average remaining term of 3.3 years.

On July 24, 2020, the Company received aggregate commitments from certain of its credit facility syndicate members and certain new lenders to fund up to $100 million of
additional indebtedness under the accordion feature of its credit facility. Upon exercise of this accordion, the borrowing capacity under the credit facility has increased to $600
million, consisting of a $250 million capacity revolver and a $350 million term loan. In addition, on July 27, 2020, the Company entered into a $50 million interest rate swap
with a maturity of August 8, 2023, which effectively fixed the LIBOR component on the corresponding term loan balance at 0.158%. This interest rate swap, combined with the
Company’s previous interest rate swaps, effectively fixes the LIBOR component of the entire term loan balance on a weighted average basis at 1.91%.
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Completion of Management Internalization

As previously announced, in early July we completed a management internalization transaction by purchasing the parent company of our former advisor, Inter-American
Management LLC, for an aggregate purchase price of $18.1 million, subject to working capital adjustments, in an all cash transaction. The internalization transaction provides a
number of benefits, including economies-of-scale with growth, a simplified corporate structure, elimination of conflicts of interest, improved cost of capital and management
continuity. By eliminating the base management fee associated with externally managed structures, the transaction also allows for significantly lower incremental costs as the
Company’s stockholders’ equity grows, as management fees were previously based on stockholders’ equity. The internalization also affords lower cash G&A expenses and has
the potential to broaden our stockholder base, which ultimately aids liquidity.

Dividends

On June 12, 2020, the Board of Directors declared a $0.20 per share cash dividend to common stockholders of record as of June 25, 2020, which was paid on July 9, 2020
representing the Company’s second quarter 2020 dividend payment to its common stockholders. The Board also declared a $0.46875 per share cash dividend to holders of
record as of July 15, 2020 of its Series A Preferred Stock, which was paid on July 31, 2020. This dividend represented the Company’s quarterly dividend on its Series A

Preferred Stock for the period from April 30, 2020 through July 30, 2020.

SUPPLEMENTAL INFORMATION

Details regarding these results can be found in the Company’s supplemental financial package available on the Investor Relations section of the Company’s website at
http://investors.globalmedicalreit.com/.

CONFERENCE CALL AND WEBCAST INFORMATION

The Company will host a live webcast and conference call on Thursday, August 6, 2020 at 9:00 a.m. Eastern Time. The webcast is located on the “Investor Relations” section of
the Company’s website at http://investors.globalmedicalreit.com/.

To Participate via Telephone:

Dial in at least five minutes prior to start time and reference Global Medical REIT Inc.
Domestic: 1-877-705-6003

International: 1-201-493-6725

Replay:
An audio replay of the conference call will be posted on the Company’s website.
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ABOUT GLOBAL MEDICAL REIT

Global Medical REIT Inc. is net-lease medical office REIT that acquires purpose-built specialized healthcare facilities and leases those facilities to strong healthcare systems
and physician groups with leading market share.

NON-GAAP FINANCIAL MEASURES

FFO and AFFO are non-GAAP financial measures within the meaning of the rules of the U.S. Securities and Exchange Commission (“SEC”). The Company considers FFO and
AFFO to be important supplemental measures of its operating performance and believes FFO is frequently used by securities analysts, investors, and other interested parties in
the evaluation of REITs, many of which present FFO when reporting their results. In accordance with the National Association of Real Estate Investment Trusts’ (“NAREIT”)
definition, FFO means net income or loss computed in accordance with GAAP before non-controlling interests of holders of OP units and LTIP units, excluding gains (or
losses) from sales of property and extraordinary items, less preferred stock dividends, plus real estate-related depreciation and amortization (excluding amortization of debt
issuance costs and the amortization of above and below market leases), and after adjustments for unconsolidated partnerships and joint ventures. Because FFO excludes real
estate-related depreciation and amortization (other than amortization of debt issuance costs and above and below market lease amortization expense), the Company believes that
FFO provides a performance measure that, when compared period-over-period, reflects the impact to operations from trends in occupancy rates, rental rates, operating costs,
development activities and interest costs, providing perspective not immediately apparent from the closest GAAP measurement, net income or loss.

AFFO is a non-GAAP measure used by many investors and analysts to measure a real estate company’s operating performance by removing the effect of items that do not
reflect ongoing property operations. Management calculates AFFO by modifying the NAREIT computation of FFO by adjusting it for certain cash and non-cash items and
certain recurring and non-recurring items. For the Company these items include: (a) recurring acquisition and disposition costs, (b) loss on the extinguishment of debt, (c)
recurring straight line deferred rental revenue, (d) recurring stock-based compensation expense, (€) recurring amortization of above and below market leases, (f) recurring
amortization of debt issuance costs, (g) recurring lease commissions, (h) management internalization costs and (i) other items.

Management believes that reporting AFFO in addition to FFO is a useful supplemental measure for the investment community to use when evaluating the operating
performance of the Company on a comparative basis. The Company’s FFO and AFFO computations may not be comparable to FFO and AFFO reported by other REITs that do
not compute FFO in accordance with the NAREIT definition, that interpret the NAREIT definition differently than the Company does, or that compute FFO and AFFO in a
different manner.




“® cLoBAL
™ MEDICAL REIT

RENT COVERAGE RATIO

For purposes of calculating our portfolio weighted-average EBITDARM coverage ratio (“Rent Coverage Ratio”), we excluded credit-rated tenants or their subsidiaries for
which financial statements were either not available or not sufficiently detailed. These ratios are based on latest available information only. Most tenant financial statements are
unaudited and we have not independently verified any tenant financial information (audited or unaudited) and, therefore, we cannot assure you that such information is accurate
or complete. Certain other tenants (approximately 7% of our portfolio) are excluded from the calculation due to lack of available financial information. Additionally, our Rent
Coverage Ratio adds back physician distributions and compensation. Management believes that all adjustments are reasonable and necessary.

FORWARD-LOOKING STATEMENTS

Certain statements contained herein may be considered “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995, and it is the
Company’s intent that any such statements be protected by the safe harbor created thereby. These forward-looking statements are identified by their use of terms and phrases
such as "anticipate," "believe," "could," "estimate," "expect," "intend," "may," "should," "plan," "predict," "project," "will," "continue" and other similar terms and phrases,
including references to assumptions and forecasts of future results. Except for historical information, the statements set forth herein including, but not limited to, any statements
regarding our earnings, our tenants’ ability to pay rent to us during and after the COVID-19 pandemic, our tenants’ ability to make required payments under their rent deferral
agreements, the effects of our expected rent deferral amounts and timing of collection of deferred amounts on our business and liquidity, expected financial performance
(including future cash flows associated with new tenants and the future Rent Coverage Ratio), future dividends or other financial items; any other statements concerning our
plans, strategies, objectives and expectations for future operations, our pipeline of acquisition opportunities and expected acquisition activity, including the timing and/or
successful completion of any acquisitions and expected rent receipts on these properties, and any statements regarding future economic conditions or performance are forward-
looking statements. These forward-looking statements are based on our current expectations, estimates and assumptions and are subject to certain risks and uncertainties.
Although the Company believes that the expectations, estimates and assumptions reflected in its forward-looking statements are reasonable, actual results could differ materially
from those projected or assumed in any of the Company’s forward-looking statements. Additional information concerning us and our business, including additional factors that
could materially and adversely affect our financial results, include, without limitation, the risks described under Part I, Item 1A - Risk Factors, in our Annual Report on Form
10-K, as amended, our Quarterly Reports on Form 10-Q, and in our other filings with the SEC. You are cautioned not to place undue reliance on forward-looking statements.
The Company does not intend, and undertakes no obligation, to update any forward-looking statement.
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Global Medical REIT Inc.
Condensed Consolidated Balance Sheets
(unaudited, and in thousands, except par values)

Assets
Investment in real estate:
Land
Building
Site improvements
Tenant improvements
Acquired lease intangible assets

Less: accumulated depreciation and amortization

Investment in real estate, net

Cash and cash equivalents

Restricted cash

Tenant receivables

Due from related parties

Escrow deposits

Deferred assets

Derivative asset

Other assets

Total assets

Liabilities and Equity

Liabilities:

Credit Facility, net of unamortized debt issuance costs of $3,350 and $3,832 at June 30, 2020 and December 31, 2019,
respectively

Notes payable, net of unamortized debt issuance costs of $668 and $667 at June 30, 2020 and December 31, 2019,
respectively

Accounts payable and accrued expenses

Dividends payable

Security deposits and other

Due to related party

Derivative liability

Other liability

Acquired lease intangible liability, net
Total liabilities

Commitments and Contingencies

Equity:

Preferred stock, $0.001 par value, 10,000 shares authorized; 3,105 issued and outstanding at June 30, 2020 and
December 31, 2019, respectively (liquidation preference of $77,625 at June 30, 2020 and December 31, 2019,
respectively)

Common stock, $0.001 par value, 500,000 shares authorized; 46,252 shares and 43,806 shares issued and outstanding at
June 30, 2020 and December 31, 2019, respectively

Additional paid-in capital

Accumulated deficit

Accumulated other comprehensive loss

Total Global Medical REIT Inc. stockholders' equity

Noncontrolling interest
Total equity

Total liabilities and equity

As of
June 30, 2020 December 31, 2019
104,316 $ 95,381
755,807 693,533
11,593 9,912
41,891 33,909
83,269 72,794
996,876 905,529
(73,979) (56,503)
922,897 849,026
8,392 2,765
4,945 4,420
5,888 4,957
124 50
3,301 3,417
17,433 14,512
- 2,194
3,587 3,593
966,567 $ 884,934
415,850 $ 347,518
50,610 38,650
8,836 5,069
11,281 11,091
5,814 6,351
1,957 1,648
21,495 8,685
2,417 2,405
5,598 3,164
523,858 424,581
74,959 74,959
46 44
462,607 433,330
(88,037) (71,389)
(21,654) (6,674)
427,921 430,270
14,788 30,083
442,709 460,353
966,567 $ 884,934
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Global Medical REIT Inc.
Condensed Consolidated Statements of Operations
(unaudited, and in thousands, except per share amounts)

Three Months Ended Six Months Ended
June 30, June 30,
2020 2019 2020 2019
Revenue
Rental revenue $ 22,036 $ 16,835 43,569 $ 31,976
Other income 19 45 135 104
Total revenue 22,055 16,880 43,704 32,080
Expenses
General and administrative 1,643 1,640 3,482 3,246
Operating expenses 2,336 1,143 4,639 2,466
Management fees — related party 2,021 1,584 4,024 2,918
Depreciation expense 6,593 4,608 12,429 8,475
Amortization expense 2,348 1,255 4,269 2,257
Interest expense 4,375 4,132 8,752 8,157
Management internalization expense 920 - 1,424 -
Preacquisition expense 147 56 196 56
Total expenses 20,383 14,418 39,215 27,575
Net income $ 1,672 $ 2,462 4,489 $ 4,505
Less: Preferred stock dividends (1,455) (1,455) (2,911) (2,911)
Less: Net income attributable to noncontrolling interest (13) (103) (120) (162)
Net income attributable to common stockholders $ 204 $ 904 1,458 $ 1,432
Net income attributable to common stockholders per share — basic and diluted ~ $ 0.00 $ 0.03 0.03 $ 0.05
Weighted average shares outstanding — basic and diluted 45,404 34,559 44,793 30,990
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Global Medical REIT Inc.

Reconciliation of Net Income to FFO and AFFO

(unaudited, and in thousands, except per share and unit amounts)

Net income
Less: Preferred stock dividends
Depreciation and amortization expense
FFO
Amortization of above market leases, net
Straight line deferred rental revenue
Stock-based compensation expense
Amortization of debt issuance costs and other
Management internalization expense
Preacquisition expense
AFFO

Net income attributable to common stockholders per share — basic and
diluted

FFO per share and unit

AFFO per share and unit

Weighted Average Shares and Units Outstanding — basic and diluted

Weighted Average Shares and Units Outstanding:
Weighted Average Common Shares

Weighted Average OP Units
Weighted Average LTIP Units
Weighted Average Shares and Units Outstanding — basic and diluted

Three Months Ended June 30,

Six Months Ended June 30,

2020 2019 2020 2019
(unaudited, in thousands except per share amounts)

$ 1,672 $ 2,462 $ 4,489 $ 4,505
(1,455) (1,455) (2,911) (2,911)

8,941 5,863 16,698 10,732

$ 9,158 $ 6,870 $ 18,276 $ 12,326
157 191 403 405
(1,259) (1,472) (2,816) (2,838)

897 854 1,819 1,625

319 337 634 650

920 - 1,424 -

147 56 196 56

$ 10,339 $ 6,836 $ 19,936 $ 12,224
$ 0.00 S 0.03 $ 0.03 $ 0.05
$ 0.19 $ 0.18 $ 0.38 $ 0.35
$ 0.21 S 0.18 $ 0.41 $ 0.35
48,515 38,487 48,169 34,853

45,404 34,559 44,793 30,990

2,023 3,143 2,398 3,144

1,088 785 978 719

48,515 38,487 48,169 34,853
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Jume 30, March 3], Diecember 31, Beptember 30, June 30,
As of Period Eod (unless othernise specified) (20 2020 2019 2019 1019
Market capitalization (commen and OF) -4 546219 8 475546 5 621,135 § 440836 § 306,858
Market price per share - common - 1133 § 1012 % 1323 § 1140 8 10,50
Common shares and OP units outstanding 48,210 46,971 46,949 39,433 37,796
Preferred equity 5 74050 5 74059 3 74059 S T4958 5 74,959
Common equity 5 352962 5 0842 5 355311 0§ 266028 5 256,217
Noncootrolling interest 5 14758 5 5189 3 0083 S 30458 5 0427
Total siockholders’ equity 5 442,708 5 438,790 3 460353 3§ 371443 8 361,603
Investment in real estate, gross 5 96876 S 974688 § 05519 3 830446 5 763,601
Borrowings:
Credit Facility - revelver, gross 5 19200 S 129450 § 51,350 S 57225 5§ 144,473
Credst Faclity - term loan, gross 5 0000 S 300000 % 00000 S 300000 % 174,000
Nates payable, gross 5 51,278 0§ 39282 % 0317 § 39382 % 30388
Weighted average mterest rate for quarter 338% 381% 38T 4.21% 4.37%
Diebt Covenants:
Leverage ratio (as defmed @ Credit Faciy) 47T.0%% 47.7% 43.0% 48.8% 46.7%
Fined charge coverage ratio for quaster (1.50% minimum aBowed) 2.51 238 22 209 201

March 31, December 31, June 30,

Three Months Ended 020 2020 2019 019 019
Reptal revemue 3 22036 S 21533 3 20385 § 1517 S5 16,835
Interest expense 3 4375 3 4378 3 4765 § 4549 5 4,132
Management fees - related party 3 2011 S 2002 § 1,737 § 1621 3§ 1,584
GEA expenses -4 1643 8§ 1839 § 1608 § 1681 § 1640
Deprecistion and amortiration expenses 5 ES941 8§ 7757 8 7397 § 6,506 % 5,863
Crperating expenses 5 2336 5 2308 3 2132 5 1362 § 1,143
Total expenses 5 20383 5 18832 3 17677 8 15887 5 14,418
Netincome attribatable to common 3 4 s 255 3 1212 % 05 S04
Wetincome per share 5 - 5 003 s 003 3 00z s 003
Witd. avg. basic and diuted common shares (GAAP) 45404 44,182 37876 35512 34,559
FFO* 5 ERE - 9119 % 2717 § T35 % 6,870
FFO per share and unit* 5 019 S 019 5 021 $ 0 s 0.18
AFFO* 5 10,339 § 9590 § 2675 § TA92 % 6,836
AFFO per share and amit® 5 0 S G20 5 021 $ 0ie s 0.18
Wid avg. common shares, OF and LTIF wats 48,515 47804 41.794 39,449 3EAET

3Q.3000 Eamings Supplemental  * See Page § for a reconcibiston of noa.GAAP Bnancisl measuzes for Funds from Operations (FFO) and Adjusted Fusdsfrem Operasaas (AFFO). 3
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ND QUARTER 2020 AND SUBSEQUENT PERIOD HIGHLIGHTS

OPERATING AND CURRENT HIGHLIGHTS

Second quarter 2020 total revenue of $22.1 million, increased 30.7% compared to the prior year period.

Funds from Operations (“FFO™) of $0.19 per share and unit for the second quarter of 2020, as compared to $0.18 per share and unit for the prior vear period.

Adjusted Funds from Operations (“AFFO™)of $0.21 per share and unit for the second quarter of 2020, as compared to $0.18 per share and unit in the prior vear period.
On July @, 2020, the Company completed a management internalization transaction for an aggregate purchase price of $18.1 million, subject to working capital
adjustments, in an all cash transaction.

a8 & @

COMMON AND PREFERRED DIVIDENDS
+  OnJune 12, 2020, the Board of Directors declared:
+  $0.20 per share cash dividend to common stockbolders of record as of June 25, 2020, which was paid on July 9, 2020,
+  $0.46875 per share cash dividend to holders of record as of Tuly 15, 2020 ofits Series A Preferred Stock, which was paid on July 31, 2020,

ACQUISITION ACTIVITY
+ During the second quarter of 2020, the Company completed one acquisition, encompassing 99,715 leasable square feet, for a purchase price of $19.3 million with a cap
rate of 3.8%.

+  From July 1, 2020 through August 5, 2020, the Company acquired three additional properties, encompassing 135,965 leasable square feet, for a purchase price of $45.1
million with a weighted average cap rate of 7.0%6.

CAPITALMARKETS AND DEBT ACTIVITY

+  Generated gross proceeds of$14.2 million through at-the-market (“ATM™) equity issuances of 1.2 million shares of our common stock at an average offering price of
$11.44 per share.

+  Inereased its credit facility capacity by §100 milion and added new lenders through a partial exercise of its credit facility’s accordion feature. Upon exercise of this
accordion, the credit facility consisted of a $250 million capacity revolver and a $350 milion term loan, with a $50 milion accordion remaining. No other terms of the
credit facility were changed in connection with the accordion exercise.

+  Entered mto a $50 milion mterest rate swap with a maturty of August &, 2023, which effectively fixed the LIBOR. component on the comesponding term loan balance at
0.158%, This interest rate swap, combined with the Company’s previous interest rate swaps, effectively fix the LIBOR component of the entire term loan balance ona
weighted average basis at 1.91%,

COVID-19 UPDATE
+  Second quarter collections were 95.0%.
+  Due to the impact of the COVID-19 pandemic, we entered into rent deferment agreements with certain of our tenants. Reflecting a reduction from our first quarter
estimate of an aggregate of $2 million, currently $1.1 million of rent has been deferred from April through July 2020 and is now expected to be collected primanily over
the period from July through December 2020,
+  Because the extent of the impact of COVID-19 on the Company*s tenants will depend on future developments, there can be no assurance that our tenants will be able meet
the requirements of these agreements, or that these tenants, or other tenanis, may not seek additional relief i the futere.
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Condensed Consolidated Statements of Operations

‘,-b MEDICAL REIT

Revenne
Rental reveme
Orher mcome

Total revesue

Expenses
Gieneral and admindstrative
Operating expenses
Management fees = related pamty
Deprecistion expense
Amertization expense
Interest expense
Management mtemalization expense
Preacquesition expense

Total expenses

Net income
Less: Prefemed stock dividends
Less: Net moome attributable to nencontrolling interest

Netincome anributable to common stockholders

Netmcome attributable to commen stockholders per share
- basic and diluted

Weighted mverage shares outstanding = basse and diloted

33000 Earings Supplemental

June 30,

2020

fremaudited, and in thousands, except par share amoauntz)

Three Months Ended

March 31,

2020

December 31,

2019

Jume 30,

Sepiember 30,
2019 2019

22,036 533 § 0385 § 1517 5 16,835
19 16 67 7% 45
12,035 11,649 20,452 18,195 16,880
1,643 1830 1,608 1,681 1,640
2,336 2,303 2132 1362 1,143
2021 2,002 1727 1621 1584
6,593 5,836 5585 5,006 4,608
2348 1921 1812 1,500 1288
4378 4378 4,768 4,549 4132
920 504
147 4 48 168 6
20,383 18,832 17,677 15,887 14,418
1672 817 % 2715 % 2308 $ 2462
(1,45%) (1,45%) (1,455) (1,455 (1,459
(13 {107y (108 (83 (103
204 1255 S 1212 § 770§ a0y
0.00 003§ 003 % 002 % 0.03
45404 44,182 37876 35512 34,559




GLOBAL :
MEDICAL REIT Condensed Consolidated Balance Sheets

funaudites, and in thousands, except par values)

Assels
Investment in real estae:
Land ] 14316 § 105715 % 53E1 § B5E78 % TEB3L
Buldmg 755807 45640 693,533 7,505 587029
Site mnprovements 11,593 1,303 8912 2,100 TA72
Tenant improvements 41201 37044 31w 3465 2731
Acquired lease intanghle assets 33 360 73077 TIT4 E5408 F4605
05576 274588 BOE52 830 446 TEIS0L
Less: accumulated deprecaition and AmatEabon T3879) (f4.835) (36,508 (48.731) (41580
Investment m real estae, net 022 207 10,053 848,026 A R H o it
Cash and cash equevalents 2392 11,340 1,765 2815 El ]
Resmicted cash 4845 5556 4420 3on 2656
Tenam receivables 5588 5708 4957 4,167 3935
Druz from related partiss 14 m 50 (4 .
Escrow depasts 330 3580 sy 2565 158
Drefesred assets 17433 18141 14512 13307 1831
Derfvative asset - - 2104 - -
OHher assels 3587 3731 3593 4363 IE47
Total assets 5 odd 367 5 236168 § 3404 § 812318 § 730722
Lishilities and E quity
Liahktes:
Credt Faciny, met 4 415550 3 425843 § MTHE S MM 8 315801
Notes payable, ast 50,610 35648 38,650 38651 3552
Accounts pavable and accreed expenses 5436 Ti44 3060 5501 4124
Diadends prvabie 11281 Lngag o8 2470 2081
Secixity deposts and ather 3514 6546 5351 5,362 5881
Diue to related parry 1957 1548 1548 1,584 1358
Dierteative hakkoy 21495 20461 585 10,359 2083
Crther Babidity 417 2414 2405 231 3m
Acquired lease intangitie Eabisty, net 5.598 3425 3164 3287 2773
Total Eabites 523858 517378 424 581 0275 3118
Equin
Prefeered stock (577,625 quidason prefesence) T4859 74959 74059 4959 4958
Commnon stock 46 EE ] 44 36 EH
Addsenal pasdin capial 462807 440220 433330 HOA35 ngn
Accumulated deficit (38037 (78.590) (TL3ES) (63,846 (57.387)
Accumuiased other comprebensiue loss RLEH) [20.832) (5.674) (10.596) (9.203)
Tota] Glota! Medical REIT Inc. stockbolders’ equity 427521 415,601 430270 30288 331176
Neoncontroling mterest 14,788 23188 30,083 30455 0427
Total equity 442700 438,700 460353 371443 361603
Total Eabiltees and eqaty 5 065,557 § 956168 § 38493 § 812318 § 750722
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f::; ?AIE%?&'L o Condensed Consolidated Statements of Cash Flows

fumaudited, and in thousands)

ix Months Ended Jun

Operating activithes
Net moome 1] 4439 3 4,505
Adustments 1o reconcle petmcome to net cashprovided by operating activities:

Deegreciation expense 12429 3473
Amsontization of soqured lease mangihle assets 4,269 2257
Amortization of above market leases, net 403 405
Amortization of debt issuance costs and other 634 831
Stock-based compensation expense 1,819 1,625
Cagitalized preacqusition cosis chasged o expense 135 -
Reserve for uncollectible recevables 627 -
Ornbier 45 0

Changes i operating assets and Eatilses:

Teramt recenvabies (1,558) (1,000)

Deeferved assets (2.521) (2,479

Other assets ni 37

Accounts payable and accrued expenses 3620 {44

Security deposits and other (334) (]

Accmued management fees due to related parmy 195 441

Net cash provided by cperating activities 23,568 16,064
Tmvesting activities
Purchase of land, buldmgs, and other tanghle and mtangible assets and Babdies (T6,057) (115475
Escrow deposits for purchase of properiies 00 (1622
Loags 1o related parties (81} K]
Capital expenditores on existing real estate mvestments (341) (193)
Preacquisition costs . ([ T4)
Wet cash used m mvestimg acthities {75,959) {117474)
Financing activities
Net procesds recefved from commen equity offerngs 13,805 5851
Escrow deposats requered by third pasty lenders (385) (144)
Repayment of notes pavable (OB (55)
Proceeds from Credit Facilny 83,700 103,300
Repayment of Creds Facility (20,850) (64,5007
Payment of deit issuance costs (128) (422
Dnadends paid to common stockbolders, and OF Uit and LTIP Unit holders (19.675) (13,467)
Dividends paid to preferred steckholders (2.911) (2.911)
Het cash provided by financing activities 58,243 101,839
Netimerease in cash and cash equivalents and restricted cash 8152 1009
Cash and cash equivalents and resricted cash—begineing of pericd 7,185 4843
Cash and cash equivalents and resricted cash—end of period 5 13,337 3 3472
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Reconciliation of Funds from Operations (FFO) & Adjusted Funds from Operations (AFFQO)
fimaudited, and in thourands, axcept per shave and it amounssi

GLOBAL

MEDICAL REIT
Non-GAAP Financial Measures
FFO and AFFO are non-GAAP fmancial measures within the mearsng of the rules of the SEC. The Company consaders FFO and AFFO 1o be impertant supplemental measwes of #s operating performamce and believes FFO iz
frequensly used by secusities analysts, mvestors, and other mtevested parties = the evalation of REITs, many of which present FFO when reporting ther results. In accordance with the National Association of Real Estate
Ivestment Trusts' (“MAREIT) definstion, FFO mears net mcome or loss computed m accordamce with GAAP before noncontrolling mterests of holders of OP s and LTIP wmts, exchiding gains (or losses) from sbes of
propemy and extmaordinary fems, less prefared sock dividends, phis real estare-related deprecistion and amortizmion (excludng amonization of detq Bzaance costs and the amortzation of abeve-marker leaze), and after
adustments hmmhdxmdpmmgshpsmd,mu venhres. Because FFO excludes real estate-related depreciation and amestization (other than amortization of debt isnmnce costs and above and below market lease
amertization expense), the Company believes that FFO provides a parformance measure that, when compared pesiod-over-period, reflects the mnpact 1o aperations from wends & occupamey' rates, rental rates, operating casts,
development acthities and mterest costs, providing perspective not immedsately apparent from the closest GAAP meanirement, net meome or loss.

AFFO is a noa-GAAF measure used by many ivestors and analvsts to measure 3 real estte company’s operating performance by remeving the effoct of wems that do et reflect ongoing propery operations. Management
caleulares AFFO by medifying the NAREIT computation of FFO by adjustisg it for certam cash and non-cash fems and certan recuring and non-recurring ftems. Fer the Company these ftems mehude: (3) recurring acquisition
and disposition costs, @Jhssmﬂkmﬂmoidcb{(ﬂmmwmmkmdrﬁm]mm {d} recusring stock-kbased compensation expense, (€) recurring amerization of above and beloor marker leases, if)

recurring amortization of debt issuance costs, (g} recirrng lease (k) Eraten costs and (i) other items.
Management believes that reposting AFFO in addition to FFO is 2 useful sopplemental measwe for the imvestment comummity to use when evahating the operating performance of the Company on a comparative basis. The
Company's FFO and AFFO computations may net be “mmeaﬂowwmkﬂ‘l‘smﬁemucmwcfmemmuﬂmcmtTdt&mmmatmrpmlh:bc\.ﬂﬂ‘?dtﬁmnnd.ﬁumdv

than the Company does, or that compuie FFO and AFFO & a different manner.

Net income 5 1,672 5 1817 & 2,775 5 2308 L3 2462
Preferred stock diidends (1.455) (1.45%) (1.45%) (1.45%) (1.455)
Depreciation and amortization expense E94] 1757 7387 6,506 5563
FFO 3 9,158 5 2119 & 8,717 5 7359 s 6,870
Amortization of sbove market leases, net 157 Fon 7 s 191
Straight line deferred restal reverne (1,259 (1,557) (1492) (1,476) (1472
Stock-based compensation expense 297 22 243 458 54
Amnsortization of debt issuance costs and other ny 35 m 150 i
Management internalization expense Lai] 504
Preacqmeition expende 147 48 48 168 56
AFFO § 10,330 5 0.500 5 5,675 -3 7408 5 6,836
Netincome attributed to common stockholders
per share - bagic and dilited 5 000 5 003 5 003 5 0,03 H 0,03
FFO per share and unit 5 0.19 35 019 5 021 -3 0.19 5 0.18
AFFO per share and unit 5 0,21 5 0,20 5 0,21 5 0,19 L 0,18
Weighted Average Commen Shares, OF and LTIP Usdts:
Commen shares 45,404 44,152 31576 a2 34,559
OF units 2023 1M 3143 3,143 1143
LTIP usits. 1,088 920 ik 94 T8
Total Weighted Average Shares and Units 45,518 47,874 41,794 39,440 18 487
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t* T e Capitalization and Dividend Summary

fumaudired, and in thousands, except per shave datal

Capitalization - As of June 30, 2020

Shares/Units Share Price Total

Common Equity

Common Shares 46,252 $11.33 §524,035

OF Usits 1.958 221540
Total Common Shares and OP Units 48,210 $546,219
Preferred

Series A Cumuplative Redeemable Preferred Stock (1 3,108 574,950
Delbit

Credit Facility, gross $419.200

Notes Payable, gross 51.27§
Total Debt 5470,478
Total Capitalization 51,091,656

(1) The Compamy may redeem the Series A Preferred Stock for cashin whele or m part, on or after September 135, 2022 at a cash redemption prsce of 52500 per share, phes any acemoed and mmpaid dnadends.
() Calculated using closing commen share price at June 30, 2020,

Preferred Dividends

Date Announced Record Date Payment Date Dividend Amount Dridends per Share
September 13, 2019 October 15, 2019 October 31, 2019 5 1458 % 0D46ETS
December 13, 2019 Jamary 15, 2020 Jasmary 31, 2020 5 1458 5 04687

March 4, 2020 April 15, 2020 Aprd 30, 2020 5 143% 5 04687

Fune 12, 2020 July 15, 2020 hily 31, 2020 5 1455 5 046875

Common Dividends

Diate Announsced Recard Diate Pavment Date Dividend Amour Drvidends per Share
September 13, 2019 Septemsber 15, 2019 October 10, 2019 5 8004 5 020
December 13, 2019 December 26, 2019 Jamuary 9, 2020 5 9541 5 020

March 4. 2020 March 215, 2020 Aprll 19, 2020 5 9610 5 020

Fme 12, 2020 Tume 25, 2020 July 9, 2020 5 9,861 5 020
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‘;,-b MEDICAL REIT Acquisitions

Stnce January 1, 2020, the Company completed e
mdlion af a weighted average cap rate of £.1%

t acquisttions, encompassing an aggregate 627,414 leasable square feet for a total purchase price of $132.0 million with annualized base rent of §

Furchaze Amnualized
Leasable PricelV Base Remt') Capitalizatisn

Diace Property Chry, Srare Sguare Feer {in theusands) (in thousasds) Eare
NN Wake ForestBaptist Church High Point, ¥C 731 ¥ Pk 5 155 T6%
2T Nledical Associates Cinzon, 1A 13042 nam 1.8 103%
- ) Ascension St Mary's Hospital West Allis, W1 3xgm a5 L2 Te%
I Crand Rapids Ophthalmedopy Crand Fapsds, MI S5.008 1500 pt ] 2o

First Quarter Toral 341,731 3 $7425 -3 E81% 5.4%
42770 Dranfiies Heahh Center Dhemdises, VA Lot 19250 1655 5%

Second Qrmarter Total #0718 3 IR2E0 3 1,685 5%
VT MercyOne Hospital Centerville, 14 351 T0%
W00 Spectnan (Teas Healrh) Feefun, VA 124 T0%
i B Franidin Square Center Rosedale, MD 22500 1,548 T

Third Quarter To-Date Todal 5 45125 $ 3153 T

Vear-Te-Date 2020 Teeal Weighted Average 627414 8 132000 H 10,667 5.1%

'R epresents contmmsrusl purchass prce
D Jume 2000 basevent oe month of scqutition base rent mrltiphied by 12 (or expected NOT for Franklin Squane)
T} Capitalization rates are caloubated based oncument Jease temms and domot give effect to fisture recent escalations.

Contract

We have two properties under contract for an aggregate purchase price of approximately $15 million. We are cwrrently in the due diligence period for owr properties under contract. If we identify

problems with any of these properties or the operators of any properties during our due diligence review, we may not closs the transactions on a timely basis or we may terminate the purchase agreements
and not clese the wansactions.

2Q-2030] Earnings Supplementsl




1} ?dlé%%h REIT Portfolio Update

far af Jume 30, 2020 wnlezs otherwise stated)

Total Buildings 116
Total Leasable Square Feet 3.222.300
Total Tenants o7
Leased Occupancy 99.8%
Total Annualized Base Rent (in thousands) $77.369
Portfolio Rent Coverage® 4.6%
Weighted Average Cap Rate 7.9%
Weighted Average Lease Term (years) 8.1
Weighted Average Rent Escalations 2.1%

Gross Portfolio Growth Sinece [PO = s adittions

so747 $996.9

59055
$820.4
£800 $763.6
6476 S6689
6020 5613.0
£600 5537.3
5471.5
$422.3
$355.4

#HH $314.8

$206.9
F200 _— $124.8 I
. m N

102020

1P 03-2016 G4-2016 10-2017 20-2007 30Q-201F 402017 10-2018 20-2018  3Q-2018 A0-2018  10-2009 20-2019  30-2009  20-2019 202020

wGrens Real Enane Aswer W Greds Real Estate investments Dunng Chodrber

Q2000 Eamings Supplemesasl  *See page 18 for footnotes n
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Portfolio Update (continued)

v& MEDICAL REIT

Asset Types
% of Annualized Base Remt™

MOB Total
MOB
MOB/ASC
MOB/Imaging ER.
IRF
Surgical Hospital
Office
Acute Hospital
LTACH
FSED

4.7%

Memorial Health Kindred Health

Encompass OCOM

33000 Eseings Supplemesasl (% Monthhy base rent a2 of Jume 30, 2000 mudeplied by 12

574%
33.9%
19.2%

4.3%

24.0%

8.3%
31%
3.0%
2.9%
1.2%

Top 10 Tenants
% of Annualized Base Reat ™

Trinity Health  Carmus Hospital

fas af Jure 30, 20200

Top 10 States
% of Annualized Base Reat

Texas 200004

Ohio 9.5%

Pennsylvania 8.1%

Arnzona T.7%

Oklahoma 7.2%

Florida 5.8%

Ihinois 5.5%

: Michigan 5.4%
Tennessee 3.3%

i North Carolina 2.6%
Other 24.7%

Curahealth

Steward Health  Pipeline Health Select Medical
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t.b MEDICAL REIT Operating Metrics

Lease Expiration Schedule

T i e

far af Jume 30, 2020 wnlezs otherwise stated)

Number of Leasable %% of Total

Year Leases Square Feet  Leasable SF ABR %% of Total ABR
2020 4 22514 0.7% ] 150,076 0.2%
2021 [ 163,116 5.1% 4,080,149 52%
2022 15 70,083 10 1,374,414 1.8%
2023 14 245991 T6% 6,031,627 78%
2024 %6 501,214 15 6% 11,384,244 14.7%
2025 7 200,539 62% £.446,206 T.0%
2026 16 298,637 9.3% 4,604,263 6.0%
027 14 331,572 10.3% 10,131,687 13.1%
2028 4 66,952 1% 1,578,704 2.0%
2029 u 238,084 7.4% 6,702,556 7%
2030+ 40 1,075,591 334% 25915281 33.5%
TotalLeased 157 3214293 99.8% s 77,369,297 100.0%
Current Vacancy 2007 01

‘Total Leasable 3,222 300 100.0%

Hent

%s ol ABR] Coverage

Tenant Credit Strength By .

(A) On Campus or Adjacent 20%% Category Ratio*
(B) Health System Affiliated 539 Inpatient Rehab Facility (IRF) 21.63% 3.84x
: Surgical Hospital (SH) 8.04%  332x
{C) On Campus or Affiliated 60% Acute Care Hospital 2.08% =1.36x
| Long-term Acute Care Hospital (LTACH) ~ 2.89%  2.65x
LORENE L [CH o | TOTALWEIGHTED AVERAGE A5 54% 3.19x
(E) Retail Center 23% Medical Office Building (MOB) 16,82% 6.62%
MDBJ'Amhu]ntury Surgery Center (ﬁSCJ 21.25% 544x
(F) Medleal Office Park 29 TOTAL'WEIGHTED AVERAGE 38.07%  5.96x
{G) National Surgical Operator 13% All Tenants Calculated for Rent Coverage 73.61% 4.62x
! Large/Credit Tenants Not Calculated 19.69% MA
(A), (B}, (D), (E). (F) or (G) 5% Other Tenants Not Available 6.70% NIA

302000 Eserings Sugeplemental See pupe 15 for footncte 13




GLOBAL :
MEDICAL REIT Top 10 Tenant Profiles

Encompass Health (Ba3) (NYSE: EHC), headquartered in Bismingbam, AL is o naticnal leader in integrated healthcare services offering both facility-based and home-based patient care through its
eerwork of inpatient rehabilitation hospitale, home health agencies and hospice agencies. With a national footpeint that spans 130 hospitals and 278 bome heahh & bospice locations in 36 sates and Puerto
Rico, Encompass Health is committed to delivering high-quality, cost-effective care across the post-acate costinuum. Encompass Health is ranked as one of Fortune's 100 Best Conpanies to Work For, as
well as Modern Heakhease's Best Places to Woak

Marietta Memorial Health System (MMH), (BB-) is headquartered in Marietta, OH, and is the largest health system in the Parkersburg-Marietta-Vienna MSA. The largest employer in Washington
Cousnty, MMH comprises (i) two bospitals, Marietta Memaorial Hospital (154-bed) and Selby General Hospital (25-bed) critical access hospital; (i) the Belpre Campus; (§i) ten clinic ompatisat service sites;
and () five imaging locasios, and has over 2,500 employees and 211 accredited physicians.

Kindred Healthcare, LLC is a healthcare services company based in Louisville, KY with annual revenues of spproximately 53.3 billion. At December 31, 2018, Kindred through its sabsidiaries had
spproximately 35,700 emplovees providing healtheare services in 1,789 locations in 45 swmtes, incleding 74 long-term acute care hespitals, 22 impatieat rehabilitation hospitals, 11 sub-acute wnits, 56
inpatient rehabilitation units (hospital-based) and contract rehabilitation service businesses which served 1,586 non-affiliated sites of service. Kindred 1= ranked as one of Fortune magarine's Most Admired
Healthcare Compamies for nine vears.

Oklahoma Center for Orthopedic & Multi-Specialty Surgery, LLC (OCOM) i based Oklahoma City, OK and affiliated with USP] and INTEGRIS, and is a leading hospital for onthopedic specialists,
OCOM operates a swgical hospital with mine operating rooms and a physical therapy department, an ancillary surgery center, and muitiple Emaging centers in throughout Olkdahoma City,

Trinity Health is one of the lwgest multi-institutional Catholic health care delivery systems in the nation, rated Aad by Meody's, serving diverse communities that include more than 30 million people
across 12 states. Trinity Health inclodes 92 hospitaks, as well as 106 continuing care locations that inclode PACE programs, senior living facilitics, and home care and bospice services. Based in Livonia,
MBchigan, Temity Health employs abost 123000 colleagues, mehding 7,500 employed physicans and elnicians.

Carrus Hospital is located in Sherman, TX and provides acute rehabilitative care and long term acute care, Accredited with The Joint Commission's Gold Seal of Approval, Camrus Hospital serves Sherman,
Duraet, Depison, Gamesville, Denton, McKinney, Plano, Bonkem, Lewisville, Camroliton, Fort Worth, Dallas, Okdshema City and beyond.

Steward Health was formed in November 2010 by the private equity group Cerberus Capital Management (“Cerberus™) to take the ownership of and tum-around a once-struggling six-bospital health
system founded in 1985 by the Aschdiocese of Beston and convest a previously non-profit system to a tax-paying opersior. After 3 mumber of acquisitions, Steward today is the lasgest private bospital
aperator m the country that mchides 37 comeminity hospitals across nine states and the country of Malta serving over 800 communities, with more than 42,000 employees.

Pipeline Health is a privately-held, community-based hospital ownership and management company based in Los Angeles. The principals of Pipeline Health have more than 250 years of collective
experience in chinical medicine, finance, hospital operations and acquisitions. Pipeline's growing business, through its affiliates, includes: Emergent Medical Associates, a leading provider of ER. serving 10+
bospital sites and 900,000 patients annually, Integrated Anesthesia Medical Group, with 100 providers performing 15,000 procedurss anoually; Avanti Hospitals, a Loz Angeles health sytem with four
hwmu]s 400+ beds and 55,000 ER visits anmally; Cloudbrenk, o telemedicine company with 75,000 monthly encounters in 700 bospitals; Pacific Healthworks, a physician practice management company;
B tk Hi lists; foor e ity bospitals in Chicago and Dallas, and arecent addition of 12 freestanding EDs upon amerger with Adeptus Health.

Curahealth is a growing satonal platform cumrently consisted of 12 long-term acwte care (LTAC) hospitals under the brand of Curahealth Hospitals and six inpatient rehabilivation facilities (IRF) under the
brand of Cobalt Rehabilitation. The platform is a portfolio company sponsored by Nautic Partners, a middbe-market private tqully group focused on three specialties including bealtheare. Nautic currently
invests in six healthcare companies including Curabealth and had previowsly invested in and exited from 14 health compy ding Feliant Hospital Partmers, an IRF operater that was later sold o
Encomsgpass.

Select Medical (Bl) is headquartered in Mechanicsburg, PA and ope of the largess operators of critical llness recovery bospitals (previously referred to as long term acute care bospitals), rehabilitation
bospitals (previously referred to as inpatient rehabilitation facilities), outpatiens rehabilitation clinics, and o 5 health centers in the U S, based on the number of facilities. As of December 31, 2018,
Select Medical operated 96 critical illness recovery hospitals im 27 states, 16 sehabilitation hospitals in 11 states, and 1662 outpatient rehabilitation clinies in 41 states. Select Medical's joint venhme
subisiary Concentra operated 324 occupational health centers m 41 sates.
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Real Estate Portfolio

Select Medical Mospital

Orthopedic Surgery Center of Ashedille
Assnciates in Cphthaimolopy

Gastro One

;-.;r l.‘le;li.cﬂ.l:e-n.h:r C
Surgical Instiute of Michigan

MaTing Towers

Berks Physicians Surprons
Berks Eye Surgery Cenber

East Orarge General Hospital
Brown Clinic

IWarthern Ohio Medical Specialists
Carson Medical Group Clink
Piedment Healthcare

Ercompass Afloona

i “mh,nmm S S AR e R e et

Ircompass Mesa

Seisiop SpecialtyCare
Southweest Florida Newrological & Rehab
LasCruces Crthopedic

Thumb Butte Medicsl Center

Soathiske Heart & Vascular instinste

£ ) S —
ity Fasemiiby Medicine
Lonestar Erdoscopy

303000 Esemings Supplementsl

Omaks, KE
Asheyille, NC

west Mifflin, Pa

Memphis, TH

Plano, TE

MOB/ASC
mosase

Surgical Hospital

41,113

8,840

27,153

52,266

24,000

0007

Detroit, M FADBSASC
Melbaurne, FL
Wiyomissing PA 5,500
EastOrange. Wi MOE 60,442
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Rent Coverage Ratio (see pages 11 and 13)

For purposes of calculating our portfolio weighted-average EBITDARM coverage ratio (“Rent Coverage Ratio™), we exchuded credit-rated tenants or their subsidiaries for
which financial statements were either not available or not sufficiently detailed. These ratios are based on latest available information only. Most tenant financial statements are
unandited and we have not independently verified any tenant financial information (audited or unaedited) and, therefore, we cannot assure vou that such information is accurate
or complete, Certain other tenants (approximately 7% of our porifolio) are excluded from the calculation due to lack of available financial imformation. Additionally, our Rent
Coverage Ratio adds back physician distributions and compensation. In regards to City Hospital at White Rock. which is GMEE’s only Acute Care Hospital, it has experienced
a -0.4x coverage ratio over the trailing 12 months ending March 31, 2020. The coverage ratio presented for City Hospital is for the three months ending March 31, 2020.
Management believes that all adjustments are reasonable and necessary. Due fo the significant reduction in our fenants” businesses due to the pandemic, we expect the
Rent Coverage Ratio to be materially lower for the remainder of 2020 and possibly longer.

Real Estate Porifolio (see pages 15, 16 and 17)

Data as of June 30, 2020.

(1) Monthly base rent at June 30, 2020 muliiplied by 12 (or actual NOI for cCare, East Lansing, Banmockbum and Mission Health properties). In addition, Marina Towers & Las
Cruces are presented on a cash-collected basis. Accordingly, this methodology produces an annualized amount as of a point in time but does not take into account future
contractual rental rate increases,

(2) Certain lease guarantees are for less than 100%% of the contractual rental payments.

(3) Carrus Specialty Hospital does not include 12,000 square feet of shell space.

Additional Information

The information in this document should be read in conjunction with the Company’s Anmual Report on Form 10-K, Quarterly Reports on Form 10-0), Current Reports on
Form 8-K, and other imformation filed with, or furnished to, the SEC. You can access the Company’s reports and amendments to those reports filed or fumished to the SEC
pursuant to Section 13(a) or 15(d) of the Exchange Act in the “Investor Relations” section on the Company's website (www.globalmedicalreit.com) under ““SEC Filings™ as
s00n as reasonably practicable after they are filed with, or fumished to, the SEC. The information on or connected to the Company*s website is not, and shall not be deemed to
be, a part of, or incorporated mto, this Eamings Supplemental. You alse can review these SEC filings and other information by accessing the SEC's website af
httpelfwww.see, gov.

Certain information contained in this package. including, but ot limited fo, information confained in our Top 10 tenant profiles is derived from publicly-available third-party
sources. The Company has not independently verified this information and there can be no assurance that such information is accurate or compléte.
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