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Item 2.02 Results of Operations and Financial Condition.

On March 3, 2021, Global Medical REIT Inc. (the ‘Company”) announced its financial position as of December 31, 2020 and operating results for the three months and year
ended December 31, 2020 and other related information. The Company also posted its Fourth 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 5.08  Shareholder Director Nominations

The board of directors of the Company has established May 26, 2021 as the date of the Company’s 2021 annual meeting of stockholders (the ‘2021 Annual Meeting”). This
date represents a change of more than 30 days from the anniversary date of the Company’s 2020 annual meeting of stockholders held on September 2, 2020. As a result, the
deadlines for stockholders to submit proposals and nominations of directors as set forth in the Company’s definitive proxy statement for its 2020 annual meeting of stockholders
are no longer effective.

Under the Company’s third amended and restated bylaws (as so amended and restated, the “Bylaws”), for stockholder proposals and director nominations to be presented at the
2021 Annual Meeting (other than by means of inclusion of a stockholder proposal in the proxy materials pursuant to Rule 14a-8 under the Exchange Act, which is described
below), the Company must receive proper notice at the Company’s principal executive offices not later than 5:00 p.m., Eastern Time on March 13, 2021. The notice must
include all of the information required by the Bylaws.

Stockholder proposals intended for inclusion in the Company’s definitive proxy statement for the 2021 Annual Meeting pursuant to Rule 14a-8 under the Exchange Act must be
received at the Company’s principal executive offices no later than March 13, 2021 (which the Company believes is a reasonable time before it begins to print and send its
proxy materials). Any such proposal must also meet the requirements set forth in the rules and regulations of the Exchange Act in order to be eligible for inclusion in the proxy
materials for the 2021 Annual Meeting.

All proposals and nominations must be addressed to the Secretary of the Company at 2 Bethesda Metro Center, Suite 440, Bethesda, Maryland 20814 Attn: Danica Holley,
Chief Operating Officer.

Item 8.01  Other Events.
On March 3, 2021, the Company announced the declaration of:
a cash dividend for the first quarter of 2021 of $0.205 per share of common stock to stockholders of record as of March 24, 2021, to be paid on April 8, 2021; and
a cash dividend of $0.46875 per share to holders of its Series A Cumulative Redeemable Preferred Stock, $0.001 par value per share (the ‘Series A Preferred Stock™), of

record as of April 15, 2021, to be paid on April 30, 2021. This dividend represents the Company’s quarterly dividend on its Series A Preferred Stock for the period from
January 31, 2021 through April 29, 2021.

Item 9.01 Financial Statements and Exhibits.

(d) Exhibits

Exhibit No. Description
99.1* Fourth Quarter and Year End 2020 Earnings Release.

99.2%* Fourth Quarter and Year End 2020 Earnings Supplemental.

104 Cover Page Interactive Data File (embedded within the Inline XBRL document)

*Furnished herewith

SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the undersigned hereunto duly
authorized.

Global Medical REIT Inc.

By: /s/Jamie A. Barber
Jamie A. Barber
Secretary and General Counsel

Date: March 3, 2021
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Global Medical REIT Announces Fourth Quarter and Year-End 2020 Financial Results
Completes $226.5 Million of Acquisitions in 2020

Increases First Quarter 2021 Dividend to $0.205 Per Share

Bethesda, MD — March 3, 2021 -- (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 groups with leading market share,
today announced financial results for the three and twelve months ended December 31, 2020 and other data.

Fourth Quarter 2020 Summary

Net income attributable to common stockholders was $1.1 million, or $0.02 per diluted share, as compared to $1.2 million, or $0.03 per diluted share, in the prior year
period.

Funds from Operations (“FFO”) of $0.22 per share and unit, as compared to $0.21 per share and unit in the prior year period.

Adjusted Funds from Operations (“AFFO”) of $0.24 per share and unit, as compared to $0.21 per share and unit in the prior year period.

Increased total revenue 21.9% period-over-period to $24.9 million, primarily driven by the Company’s acquisition activity during 2020.

Renewed leases representing 7.1% of the Company’s annualized base rent (“ABR”) for a weighted average additional term of 9.2 years and extended the portfolio
weighted average lease term to 8.2 years as of December 31, 2020.

Completed eight acquisitions, encompassing an aggregate 231,502 leasable square feet, for an aggregate purchase price of $79.8 million at a weighted average cap rate
of 7.3%.

Issued 1.1 million shares of common stock at a weighted average price of $14.21 per share through its At-the-Market equity sales program (“ATM”), generating $15.3
million of gross proceeds.

Full-Year 2020 Summary

Net loss attributable to common stockholders was $(7.7) million, or $(0.17) per diluted share, which included a $12.1 million, or $0.26 per diluted share, one-time
expense related to the management internalization consideration. This compares to net income attributable to common stockholders of $3.4 million, or $0.10 per diluted
share, in the prior year.

FFO of $0.56 per share and unit, as compared to $0.75 per share and unit in the prior year.

AFFO of $0.88 per share and unit, as compared to $0.75 per share and unit in the prior year.

Increased total revenue 32.5% year-over-year to $93.7 million, primarily driven by acquisitions completed in 2020.

Completed 18 acquisitions, encompassing an aggregate 915,241 leasable square feet, for an aggregate purchase price of $226.5 million at a weighted average cap rate of
7.8%.

Issued 4.2 million shares of common stock at a weighted average price of $12.84 per share through its ATM program, generating $54.5 million of gross proceeds.
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Jeffrey M. Busch, Chief Executive Officer stated, “We are pleased with our accomplishments for 2020 given the challenging environment due to the COVID-19 pandemic. We
reached a milestone of growing our portfolio to over $1 billion in value, completed our internalization and completed 18 acquisitions for a total of $226 million at a 7.8%
weighted average cap rate. We also successfully extended 7.1% of our ABR with four important lease renewals totaling 221,000 square feet. Finally, we announced our first
quarterly dividend increase since the IPO.”

Mr. Busch continued, “Our portfolio proved to be highly resilient in the face of one of the most dramatic economic shocks in modern history. Our tenants remained open for
business through the most challenging months of the healthcare crisis and, importantly, nearly all met their rent obligations to us. We are optimistic about what lies ahead given
the deployment of the COVID-19 vaccine, our portfolio growth, and the future earnings accretion we expect from our internalization. We intend to continue our strategy of
scaling our platform with properties and tenants that meet our underwriting criteria, growing AFFO per share, and providing our stockholders with a compelling total return
over the long term.”

Financial Results

Rental revenue for the fourth quarter of 2020 increased 22.1% period-over-period to $24.9 million, reflecting the growth in the Company’s property portfolio.

Total expenses for the fourth quarter were $22.3 million, compared to $17.7 million for the prior year period.
G&A expenses for the fourth quarter of 2020 were $4.4 million, which compares to $1.6 million for the prior year period plus $1.7 million in management fees
recognized in the prior year period. This increase in G&A expenses was primarily due to the recognition of compensation costs and other administrative expenses that
prior to our internalization transaction were the obligation of our former advisor and included in our management fee. In addition, this increase reflects the impact of

one-time LTIP Unit grants to the Company’s employees that were made at the time of our internalization transaction.

Depreciation and amortization expenses for the fourth quarter of 2020 were $10.1 million, compared to $7.4 million for the prior year period. This increase was primarily
due to our acquisition activity during 2020.

Interest expense for the fourth quarter of 2020 was $5.1 million, compared to $4.8 million for the prior year period. This increase was primarily due to higher average
borrowings during the fourth quarter, which helped fund our property acquisitions.

Net income attributable to common stockholders for the fourth quarter of 2020 totaled $1.1 million, or $0.02 per share, compared to a net income of $1.2 million, or $0.03 per
share, in the prior year period.
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The Company reported FFO of $0.22 per share and unit for the fourth quarter of 2020, as compared to $0.21 per share and unit in the prior year period. AFFO was $0.24 per
share and unit for the fourth quarter of 2020 versus $0.21 per share and unit in the prior year period.

Portfolio Update

As of December 31, 2020, the Company’s portfolio was 99.1% occupied and comprised of 3.7 million leasable square feet with an ABR of $87.6 million. The Company’s
portfolio rent coverage ratio was 4.8x. The Company’s portfolio had a weighted average lease term of 8.2 years and featured weighted average annual rental escalations of
2.1%.

Regarding rent collections, the Company has collected 99.5% of monthly base rent due for the fourth quarter of 2020.

Acquisitions Update

During the fourth quarter of 2020, the Company completed eight acquisitions, encompassing an aggregate 231,502 leasable square feet, for an aggregate purchase price of
$79.8 million. The properties were purchased at a 7.3% weighted average cap rate.

For the full year 2020,the Company completed 18 property acquisitions, encompassing an aggregate 915,241 leasable square feet, for an aggregate purchase price of $226.5
million. The properties had a 7.8% weighted average cap rate at December 31, 2020.

Since December 31, 2020, the Company completed three acquisitions, encompassing an aggregate 86,035 leasable square feet, for an aggregate purchase price of $25.4 million.
The properties were purchased at a 7.7% weighted average cap rate.

As of March 3, 2021, the Company had an additional six properties under contract for an aggregate purchase price of $75.7 million. The properties are currently in the due
diligence period and we can make no assurances that the acquisitions will occur on a timely basis if at all.

Balance Sheet and Liquidity

At February 28, 2021, the Company had total liquidity of approximately $85 million, including cash and capacity on its Credit Facility.

At December 31, 2020, total debt outstanding, including outstanding borrowings on the Credit Facility and notes payable (both net of unamortized deferred financing costs),
was $586.6 million. As of December 31, 2020, the Company’s debt carried a weighted average interest rate of 3.17% and a weighted average remaining term of 2.79 years.

During the fourth quarter of 2020, the Company issued 1.1 million shares of common stock through its ATM program at an average per share price of $14.21, generating gross
proceeds of $15.3 million. For the full year 2020, the Company issued 4.2 million shares of common stock through its ATM program at an average per share price of $12.84,
generating gross proceeds of $54.5 million.
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Since December 31, 2020, the Company has issued 2.7 million shares of common stock through its ATM program at an average per share price of $13.07, generating gross
proceeds of $35.4 million.

Dividends

On December 16, 2020, the Board of Directors declared the following dividends:

Dividend Type Record Date Dividend Amount Payment Date
Common December 28, 2020 $0.20 per share and unit January 11, 2021
Preferred January 15, 2021 $0.46875 per share February 1, 2021

On March 2, 2021, the Board of Directors declared the following dividends:

Dividend Type Record Date Dividend Amount Payment Date
Common March 24, 2021 $0.205 per share and unit April 8,2021
Preferred April 15,2021 $0.46875 per share April 30, 2021

2021 Annual Meeting

On March 2, 2021, the Board of Directors approved the meeting and record dates for the Company’s 2021 Annual Stockholders’ Meeting. The Meeting will be held on
Wednesday, May 26, 2021. Stockholders of record as of April 1, 2021 will be eligible to vote at the Meeting.

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, March 4, 2021 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:
A replay of the call will be available from approximately 12:00 p.m. Eastern Time on March 4, 2021, through midnight Eastern Time on March 18, 2021. To access the replay,

the domestic dial-in number is 1-844-512-2921, the international dial-in number is 1-412-317-6671, and the passcode is 13715757. The archive of the webcast will be available
on the Company's website for a limited time.
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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 United States 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
deferred financing costs and above-market lease amortization expense), and after adjustments for unconsolidated partnerships and joint ventures. Because FFO excludes real
estate-related depreciation and amortization (other than amortization of deferred financing costs and above 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) management internalization costs (including a one-time expense related to the settlement of
a pre-existing contractual relationship) (b) recurring acquisition and disposition costs, (c) loss on the extinguishment of debt, (d) recurring straight line deferred rental revenue,
(e) recurring stock-based compensation expense, (f) recurring amortization of above market leases, (g) recurring amortization of deferred financing costs, (h) recurring lease
commissions, and (i) other items.
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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.

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 (i) lack of available financial information or (ii) receipt of
significant COVID-19 relief funds that may cause reported coverage to differ materially from underlying performance. Additionally, our Rent Coverage Ratio adds back
physician distributions and compensation. Management believes all adjustments are reasonable and necessary.

ANNUALIZED BASE RENT
Annualized base rent represents December 31, 2020 base rent multiplied by 12 (or actual NOI for where more reflective of property performance).
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, expected financial performance (including future cash flows associated with new tenants), 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, 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.



Investor Relations Contact:
Evelyn Infurna

Evelyn.Infurna@icrinc.com
203.682.8265
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Global Medical REIT Inc.
Condensed Consolidated Balance Sheets
(unaudited, and in thousands, except par values)
(unaudited, and in thousands, except par values)
As of December 31,
2020 2019
Assets
Investment in real estate:
Land 128,857 $ 95,381
Building 851,427 693,533
Site improvements 15,183 9,912
Tenant improvements 49,204 33,909
Acquired lease intangible assets 98,234 72,794
1,142,905 905,529
Less: accumulated depreciation and amortization (94,462) (56,503)
Investment in real estate, net 1,048,443 849,026
Cash and cash equivalents 5,507 2,765
Restricted cash 5,246 4,420
Tenant receivables, net 5,596 4,957
Due from related parties 103 50
Escrow deposits 4,817 3,417
Deferred assets 20,272 14,512
Derivative asset — 2,194
Goodwill 5,903 —
Other assets 5,019 3,593
Total assets 1,100,906 $ 884,934
Liabilities and Equity
Liabilities:
Credit Facility, net of unamortized debt issuance costs of $3,559 and $3,832 at December 31, 2020 and
December 31, 2019, respectively 521,641 $ 347,518
Notes payable, net of unamortized debt issuance costs of $835 and $667 at December 31, 2020 and December 31, 2019,
respectively 64,937 38,650
Accounts payable and accrued expenses 7,279 5,069
Dividends payable 12,470 11,091
Security deposits and other 4,340 6,351
Due to related party — 1,648
Derivative liability 18,086 8,685
Other liabilities 6,171 2,405
Acquired lease intangible liability, net 8,222 3,164
Total liabilities 643,146 424,581
Commitments and Contingencies
Equity:
Preferred stock, $0.001 par value, 10,000 shares authorized; 3,105 issued and outstanding at December 31, 2020 and
December 31, 2019, respectively (liquidation preference of $77,625 at December 31, 2020 and December 31, 2019,
respectively)
74,959 74,959
Common stock, $0.001 par value, 500,000 shares authorized; 49,461 shares and 43,806 shares issued and outstanding at
December 31, 2020 and December 31, 2019, respectively 49 44
Additional paid-in capital 504,789 433,330
Accumulated deficit (116,773) (71,389)
Accumulated other comprehensive loss (18,219) (6,674)
Total Global Medical REIT Inc. stockholders' equity 444,805 430,270
Noncontrolling interest 12,955 30,083
Total equity 457,760 460,353
Total liabilities and equity 1,100,906 $ 884,934
7
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Global Medical REIT Inc.
Condensed Consolidated Statements of Operations
(unaudited, and in thousands, except per share amounts)



Three Months Ended

December 31,

Twelve Months Ended

December 31,

2020 2019 2020 2019
Revenue
Rental revenue $ 24,895 $ 20,385 $ 93,518 $ 70,515
Other income 35 67 212 211
Total revenue 24,930 20,452 93,730 70,726
Expenses
General and administrative 4,426 1,608 11,935 6,536
Operating expenses 2,612 2,132 10,867 5,958
Management fees — related party - 1,727 4,024 6,266
Depreciation expense 7,364 5,585 26,747 19,066
Amortization expense 2,774 1,812 9,606 5,569
Interest expense 5,064 4,765 18,680 17,472
Management internalization expense - - 14,005 -
Preacquisition expense 98 48 365 271
Total expenses 22,338 17,677 96,229 61,138
Net income (loss) $ 2,592 $ 2,775 $ 2,499) $ 9,588
Less: Preferred stock dividends (1,455) (1,455) (5,822) (5,822)
Less: Net (income) loss attributable to noncontrolling interest (74) (108) 574 (354)
Net income (loss) attributable to common stockholders $ 1,063 $ 1,212 $ (7,747) $ 3,412
Net income (loss) attributable to common stockholders per share — basic and
diluted $ 0.02 $ 0.03 $ 0.17)  $ 0.10
Weighted average shares outstanding — basic and diluted 48,496 37,876 46,256 33,865
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Global Medical REIT Inc.
Reconciliation of Net Income (Loss) to FFO and AFFO
(unaudited, and in thousands, except per share and unit amounts)
Three Months Ended Twelve Months Ended
December 31, December 31,
2020 2019 2020 2019
Net income (loss) $ 2,592 $ 2,775 $ (2,499) $ 9,588
Less: Preferred stock dividends (1,455) (1,455) (5,822) (5,822)
Depreciation and amortization expense 10,112 7,397 36,302 24,635
FFO $ 11,249 $ 8,717 $ 27,981 $ 28,401
Internalization expense - settlement of a preexisting contractual relationship - - 12,094 -
Internalization expense - other transaction costs - - 1,911 -
Amortization of above market leases, net 32 247 504 881
Straight line deferred rental revenue (1,344) (1,492) (5,680) (5,806)
Stock-based compensation expense 1,928 843 5,319 3,336
Amortization of debt issuance costs and other 420 312 1,450 1312
Preacquisition expense 98 48 365 271
AFFO $ 12,383 $ 8,675 $ 43,944 $ 28,395
Net income (loss) attributable to common stockholders per share -
basic and diluted $ 0.02 $ 0.03 $ 0.17) $ 0.10
FFO per Share and Unit $ 0.22 $ 0.21 $ 056 $ 0.75
AFFO per Share and Unit $ 024  § 0.21 $ 088 § 0.75
Weighted Average Shares and Units Outstanding - basic and diluted 52,076 41,794 49,791 37,789
Reconciliation of Weighted Average Shares and Units Outstanding:
Weighted Average Common Shares 48,496 37,876 46,256 33,865
Weighted Average OP Units 1,941 3,143 2,172 3,144
Weighted Average LTIP Units 1,639 775 1,363 780
Weighted Average Shares and Units Outstanding - basic and diluted 52,076 41,794 49,791 37,789
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Investment in real estate. gross 3 L142905 % Lo6l3en 5 Q9 ETh § GT4688 % 05,329
Bormrowings:

Credit Facility - revolver, gross i 175200 % KT U w200 % 129450 % 51,350
Credit Facility - term loan, gross i 350000 % A0 8 300000 % a0 % S, ek
Mees payable, gross 3 45,772 & 63058 8 51278 % 39282 % e
Weighted pverage interest rate for quaries 3.22% 3.31% 3.3 381% A
Dbt Covenants:

Leverage ratio (as defined in Credit Facility) 31.7% 40 4% 47.0% 47.7% 4300
Fized chasge coverage ratio for quarter {1.30x mininwm allowed) 37 2660 151 238 222

December 31, September 30, Jume 30, March 31, December 31,
Three Months Ended 2020 2020 2020 2020 2019
Fenml revenue 3 24895 % 25055 8 203§ 21533 % 20,385
[nterest cxpense i 064 % 4864 % 43753 % 4378 % 4,765
Management fees - related parly i - % - 8 Doz % 2002 % 1.727
GEA expenses 3 4426 % 4027 % Ladd 8 LE30 % 160k
Drepreciation and amoriization expenses 3 1138 % w517 % B4 % 157 % 1407
Operating expenses 3 2612 % iBlg % 233 % 2305 % 2132
Mlamagement internalization expense 3 - & 12580 % azn 3 s 3 -
Tinal expenses 3 22358 8 Mel? 8 588§ 18832 3 17.677
Wet ineome (loss) attributable 10 common stackholders i lLa6s % (s % 5 1255 % [ el
Met ineome {loss) per share 3 noz % 02y % - % ni: % 03
Wid. ave. basic and diluted conunaon shares (GAAF) A8 405 46,508 45404 44,182 ITETS
FFCy* 3 1,249 % {1518 5 3 «le 3 8717
FFO par shure and wnit® i 02z % FUNIEN - 3 (LR LS {14}
AFFO* 3 12383 % 1648 8 3 9590 % f674
AFFO per share and wnit® 3 024 % 02 8 5 020 % 2
Wid. ave. common shases, OF and LTIF units 22076 30,233 47874 41,754
A0-2020] Farnings Supplemetal ¥ Ses Pege § for a reci, i ol e CiA AP finssinl iversanes for Fuinds fiom Operaticoes (FFOH aind Adpestad Funds from Operaticns (AFFO), 3
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.ri MEDICAL REIT

FOURTH QUARTER AND FULL YEAR OPERATING SUMMARY
*  Increased total revenue by 21 9% period-over-period to $24 9 million, and by 32_5% vear-over-year to $93.7 million. These increases were driven primarily by our

acquisition activity.
Met income attributable to common stockholders was $1.1 million, or $0.02 per diluted share, for the fourth quarter. We had a net loss of $(7.7) million, or ${(0.17) per
diluted share for the full year 2020, The full year net loss ingludes $12.1 million, or $0.26 per diluted share, of one-time expense related 1o the management internalization.
Funds from Operations (“FFO™) of $0.22 per share and unit in the fourth guarter, as compared to $0.21 in the prior year period. For full year 2020 FFO was £0.56 per
share and vnit, as compared to $0.75 in 2019,
Adjusted Funds from Operations (“AFFO™) of $0.24 per share and unit in the fourth quarter, as compared to $0.21 in the comparable prior year period. For full year 2020
AFFO was S0.88 per share and unit, as compared to 30,75 in 2019,

COMMON AND PREFERRED DIVIDENDS
On December 16, 2020, the Board of Directors declared a:
+  80.20 per share cash dividend 1o common stockhalders of record as of December 28, 2020, which was paid on Janvary 11, 2021,
S0.46875 per share cash dividend te holders of record as of January 15, 2021 of its Series A Preferred Stock, which was paid on Febroary 1, 2021
+  On March 2, 2021, the Board of Directors declared a:
50.205 per share cash dividend to common stockholders of record s of March 24, 2021, which is payable on April 8, 2021,
+ 8046873 per share cash dividend to holders of record as of April 15, 2021 of its Series A Preferred Stock, which is payable on April 30, 2021,

ACQUISITION ACTIVITY
= Inthe fourth quarter we completed eizht aequisitions, encompassing an aggresate 231502 leasable square Teet, for an agoregate purchase price of $70.8 million al a
weighted average cap rate of 7.3%,
For the full year 2020, we completed |8 acquisitions, encompassing an aggregate 215,241 leasable square feet, for an aggregate purchase price of $226.5 million at a
weighted average cap rate of 7.8%,
= Since December 31, 2020, we completed three acquisitions, encompassing an aggeregate 86,035 leasable square feel, for an aggeregate purchase price of $25.4 million at
weighted average cap rate of 7.7%,

CAPITAL MARKETS ACTIVITY
= Inthe fourth quarter we issued 1.1 million shares of our common stock through our Ar-the-Market equity sales program (“ATM"). generaling gross proceeds of §15.3
million at an average offering price of $14.21 per share,
= Forthe full year 2020, we issued 4.2 million shares of our common stock through our ATM, zenecating pross proceeds of $34.5 million at an average offering price of
512.84 per share,
«  Since December 31, 2020, we issued 2.7 million shares of our common stock through our ATM, generating gross proceeds of 3354 million at an average offering price of
513.07 per share.

COVID-19 UPDATE

= Regzarding rent collections, we collected 99.5% of monthly base rent due for the fourth quarter of 2020,
+  Hent deferals outstanding as of December 31, 2020 were 0.1 million,

020201 Earnings Supplemental
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Condensed Consolidated Statements of Operations

|’-> MEDICAL REIT

Revenue
Rental revenus
Ciber insnme

Tidal revenue

Expenses
Crererul ond odministrative:
Dperating expenses
Management fees — related party
[epreciation expense
Amartization expense
[nterest cxpense
Management internalization expense
Preaciuisition expense
Tiodal expenses
Met ineome (loss)
Less: Preferved stock dividends
Less; Met Cincome) loss attributable to noncontrolling interest

Met ineome (hiss) attributable to common steckhelders

el ineome {loss) attributable 10 commen stockholders per share
- basic and diluted

Weighted average shares outstanding — bosic and diluted

020201 Earnings Supplemental

Swrrentsfived, anid o thesands, exeept per shaee amoms)

3 24495 8 25,055 224056 53 ¥ 20,383
33 4 19 116 67

24930 25,007 224055 21,649 20452

4426 4,027 1643 1839 1608

2612 3618 2336 ER1IE 2132

- 2021 2,002 1,727

7.364 6,954 5,503 5836 5583

2,774 2,563 2348 1921 1812

S.had 4,80 4,375 4,378 4,765

12,580 920 504 -

98 0 147 4 48

21338 34,677 20,383 18,532 17677

3 2592 § (%580 1,672 2817 ¥ 2775
11.4535) i1.455) (1435 (1a55) (L4335

17h 767 (13 {107y (108)

3 1063 S (10,268) 204 1255 5 1212
3 0oz & (.22 0.0 [ 03
48496 46,508 A5.404 A, 182 3THTG




i";:. E&I'E%Elﬂl REIT Condensed Consolidated Balance Sheets

fisnerdireet, el i dhonsonds, excep par values)

December 31, S i e M, - A December 31,
20240 2 s
Asspls
Invesiment in real estare:
Land 3 128857 & 16,125 & 14300 & 101715 8
Building 8514217 TR E5Y TERET TA5H9
Zite improvements 15,183 13,768 11.551 11.30%
Tenant improvemenis 46204 A4, W3 41551 044
Agquired lease intangible nssets 08234 91,4483 83,209 28977
1.142.805 1001, 380 R Y Al
Less: ancennnulanid deprciation md amrtization (94.4062) (#3803 (73979 164035
Investment in el estate, net 1,048 443 arvyART 4T3 R0T RIMO5S
Cash and cash equivalents 3.a07 2,052 8,302 11340
Restricted cash Ma 5200 4,945 3556
Tevet roccivablcs. it 3.5%0 a,702 REH 500E
Dhse Pranm related parics ik} 121 124 kL
Escrom deposils 4817 3,72 33 3.589
Deferred assets 200272 15,528 17431 1141 14512
Derivative asset = - - - ERTE
Civadwill 5803 500 o - -
Dher assels 54149 5,358 3587 3731 3.593
Tolal asssts 3 [EERICT 1015351 & GGh. 50T 5 S5 168 5 ER1.934
Credit Facility, net 3 221641 § 4534125 § 415850 & 425843 3 7518
Mues payable, net A4H37 5, D0 T Rads 38A5)
Aweounts pavable and pecrued expenses T2M £32% 8830 T4 2060
Diividhenids payalshe 12470 11,843 11,281 10 11091
Security deposils and alher 4340 5571 521 b.50G 8,351
D 1o related party - - 1957 1945 1448
Dierivative linkili: [EXi- 19,305 21405 20261 BARS
Oither linksilities (| 3,000 247 2414 2405
Avquingd lease intangible Halsilie, ne g.212 H621 5,508 3418 kL]
Tutal liabilities 643, 1dé 576,344 513858 517378 424,581
Equity:
Preferred stock (377,623 liquidation preference) 4450 T4, 050 74,959 T4.939 TR
Cammean siock L EH3 A 44 H
Additianal paid-in capital 04,780 AT 14 An2 0T 4020 433,330
Accumulated deficin THE.773) {107,943y (RRO3T) TR B (71.388)
Accumulated cther comprehensive loss (18.219) [N (21634 {20,632} (6,674
Total Glabal Medical REIT Inc. stockhoklers' equity 444,805 434,327 417921 415,401 430,270
Meoncontralling interest 12,825 14,680 14.788 23089 INART
Tl equity 45T 449,207 442,709 438,70 440,353
Total liabilivies and equity 3 ARLEIGY LOs.55) & Oo8.567 & GSE 6% 3 SH4.059

020201 Earnings Supplemental &




4';5 E&‘E%?&L REIT Condensed Consolidated Statements of Cash Flows

fareszrvelited, sl i troasertil

Operating a s
Met [lass1 incames & (2,095 3 9,288
Adjustrmerts wereconeile net (loss) income 1oonet eash provided by operting activilies:
Diepreciation expense 26,747 19,066
Arwrtization of woquired lease inlngible assels 9547 5349
Amartizatien of abave marke kesses, net 04 &R
Amartization of deht issuance cosis and ather 1,450 1312
Snock-hasnd compensation cxpense 531% ERE
Capitalized preacguisition costs charged ta expenss L3l pa|
Mereal lease experse - [l
Reserve and write off ol uncolleciible receivables 3 -
nher (a1 [Lik3
Changes in operating nesers and liabilites:
Tenunt receivahles (1,602 (2042
Dreferred sascts (5,761 [EA L)
Crher nssets (247 (e
Accouns payable and acersed expenses 1562 &3
Securily deposits and ather 125 2,140
Aceruid mangemen| lines due o related pary (L.T2Th 284
Mer epsh provided by aperating netivities 4,320 36,427

Investing aetivities

Purchase of land, buildings. and oiher fangible and intangible assets and liahilities (217,675 (254,985)
Tnvermalizatson — cash pard for the acquisition of Former Advisar, ret of eash sequired of $559¢ (5093 -
Escrow depasits for purchase of propertics L80 (1,372
Luan repayments Toean (made 10) related parties 28 L)
Capital expendiiures on existing renl esiare invesimenis (1,112 i1,E2dy
Ml cash used in invesling activities (233.672) (258197
Finnneing netivities
Mer procecds reozived from cominoen equity offerings 33068 189,498
Escrow deposits required by third party lenslers (1,535 (393
Proceeds from rote payable 14500 -
Fepaymert of notes payahle [EAL] (LRI
Proceeds from Crodi ity 23400 244,250
Repayment of Credin Faciliny (64,3500 (75175
Fayment of debt issuinece cosks 01,284y (1,058
[hvidends pabd o corminoen seckholders, and CF Univand LTIE Unin balders (39,0443 129071
[vidends paid to preferred stockbalders (5,827 (5827

et cash provided by finaicing activities 152720 224012

Met increpse in ensh and ensh equivalenss and restricsed cnsh 3368 2,42
Cash and cash equivalents and restriceed cash—] 7185 4,843
Cash and cash equivalenes ond resiriered ensh—end of year K 100,753 3 7183

2020 Earnings Supplemental - *Ameunt is after conslderaton of the seitlemvent of presxising comractial relatoeship of §12,004.




’3 E&ii%?gkL REIT Reconciliation of Funds from Operations (FFO) & Adjusted Funds from Operations (AFFO)
k GAAP Financiol Measures furssielitec, sned i Bieoseecls, excepy per share sowd wedil ameonas)
FFOamd AFFCare ron-GAAF financial measures within the meaning of the mubes of the SEC, The Company considers. FFO and AFFO w be impestant supplemental measures of it operating performance and believes FFO s
frequently nsed by securities analysis, investoes, and other interested parties in the evalumtion of REITs, mary of which present FFO when repaeting their results. |nosccardance with the Natianal Assecintion of Feal Fstate
Ievestinent Trusts” (MAREIT ) defintion, FFO neans et inconse or loss computed in aceordance with GAAF before noncertrellmg mienet of holders of OF writs and LTIP wiis, excluding gains (or losses) From sales of
propeny and extraordinary items, less preferred stock dividends, plus real esinte-related depreciadion and amanizaion fexeluding anariization of debs issaanee costs and the amariization of above-markes bease), and alier
adjustments fior wncensalidaled parmerships and joint ventures. Beconse FFO excludes real estate-relmted depreciation ared amonization {other than amertiztion of debt issuance costs and above and kel market Jemse
amerization expenseh the Cempany believes thar FRO prevides a performance messune thar, when compared peried-sver-period, reflets the impact to operations from rends in cecupancy rases, rental rals, operating eodls,
develapment activities and inberest costs, praviding perspective nat imnwediaiely apparent from ihe closest GAAP measurement, net income or loss.

AFFO s 0 non-Gas P measure used by many invesiers and annlysts 0 mensure a real esiate campany”s aperating performanes by remeving the effect of items that do not reflect onpeing propery operations, Manopement
culenlates AFFO by modifying the MAR campuetition of FRO by sdjusting it for comain cash and non-cash items and certain recurring and non-recorring items. For the Campany thiess items include: (a) recurring acguisition
and dispositien cosis, (b lose on e extinguishmsent of deb, (e secureing salghn i defered remal revenue, (d) recuring stock-tased compensation expens, (o) reuning amenization of abevg aid below market keascs, (1)
recurring ameriization of debt issunnce costs, (g) recuming lease commissions, {h} management internalizztion costs (incheding 2 one-tine expense relaied 1o the setlemend of a preexisting contraciual relaiionshipl and (i} ather

lemns.

Munagement believes thal reporiing AFIFO in addition do FFO s o useful supplemental measare For the invesiment community 1o use when evaluating the aperating performance of the Company on o compasative basis, The
Company's FFOand AFFO eampuations nay ot e eomparable to FFO and AFFO reponed by ather REITs that do pan compete FFO in accordarce witlibe MAREIT definiven. that interpret the NAREIT definition differemly

than the Compary dees, or that compute FRO and AFFO in o differens manner.
Three Months Ended

December 31, September 30 June 3, March 31,
2020 2020 2B

Mt imenime (loss) % 259 % (5840 5 1672 5 817 L3 175
Preferred siock dividends 11A35) L1435 L1.A35) (1,455) (1A53)
Depreciation ond nmortizotion expense 10112 BA1T Fad] 7.757 7397
FFQ 5 1,240 8 (1518 5 T34 s 201y 5 817
Internalization ¢xpense — setlenwent of o presxising
cararuciual relationship - 12,094 - - -
Internalization expense - ather Imnsaction o515 E ARA L] M =
Amoriizatian of above market leses, net 2 [ 137 7 47
Sreaight live deferred reral revenue L1344 (1520 (122 (1,557 (1492
Stack-bused compersation expenss a8 1.572 a7 a2 w43
420 30 g 313 32
e T 147 49 48
3 12383 & 11449 3 10339 5 9509 5 BATE
Met inepme {loss) ativibuted ie commaon stockhelders
basic aml diluted -3 0o = {0.22) - A1.1M1 s LXK} 5 AL03
FFO per share and unit -1 03 {d1.1k5) 3 019 5 1% 5 121
AFFO per share and wnit % 04 & 0,25 % 0,21 5 .20 5 1,21
Weighted Average Common Shares, OF and LTIF Lnits;
Camman shares LR A0 L6A0E 45,404 44182 3TATE
OF units Ladl 1838 1013 2,772 1143
LTI units 1639 1367 Lg% 20 5
Tl Weighted Average Shares and Unils S2M76H 5233 -IESE JT.ETH 41,794
5

020201 Earnings Supplemental
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Capitalization and Dividend Summary

.r-b MEDICAL REIT

Capitalization Summary

As af

Deli ecember 31, 20240
Credit Facility, gross ] S25.200
Moles Payable, gross #3,772
Twal Debt 5 SU0,472
® Itw

Series A Cumalative Redeemable Preferned Sock 7 5 74,958
Comman Stack (45,461 shares) 3 643,55|
O Llnits {1,764 umins)y 120 211038
Todal Common Equity/OF Units 5 GOXHN

Trdal Capitalization

5 138400

U Redeemahble by the Company on or after September 13, 2022 at redenspeion price (525 per
shired plus scered and unpaid dividends

2 Based on the closing prics of the Cempany™s common stock on December 21, 2020,

e have endered into inferest re svaps o bedge our inferest rase risk on the Term debi,

Dividend Summary

Becird Date
A0
GERI2020
W20
12282020

Becond Cate
1/15/2020
5200

2020 Cramarran Dividendy

Paymsent Dt Dividend {per share)
42020 b 0.2
A0 0,20
TWR2020 0,10
1oz 0.20

Tatal § l].ﬂ

2024 Proferred Divideads

v ! Dividend {per share)
1312020 5 DAGKTS
IHN2020 (LA68TS
T312020 L ARRTS
HH3172020 NAGRTS

Tonal b3 1475

020201 Earnings Supplemental

S 1,60 ()

S 1 AR ORI

51,200,000

S 10000

SR, Do)
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Capitalization Statistics

Dieht Sentistics:

Weiphted Avernge Interest Bote
Weiphted Avernge Maruriny
Leverage Ratie

Fixad Charge Coverzpe Ralin
Preferved Stock Statistics:
Shares Dusstpnding

Ligquidation Prefirence Per Shane
Diiviclene Rate

Commuon Stock Statistics:
Shires Chutstanding

Siock Price

Annual Dividend Yield

Targsl AFFO Payoul Ralio

vanielived, sl ir lwoevarole, excepr per share o)

Credit
Facility
S350 000
T
Oiher

As of December 31, 2020

3%

LM venrs

51

297

As of Decem 1, 22
ENL

525

T

As of December 31, 2020
49,461

£15.06

AR

B - B5%
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» MEDICAL REIT

Acquisitions

uisithons
Purchase Annunlized
Leasahle Price Base Renii Capdialization
Dianie Property Cilty. State Syuare Feel iin thowsasnals) {im thousands} Ragel!
il ) Wake Forest Bopaist Henlth - High Poim High Poine, NC GIEN & 24,750 | B89 Tt
22TIH0 Medienl Associzies Clinton, 1A 115,042 11,350 1,282 1.3%
FAan Ascension St. Mary's Hospiial West Allis, Wl 23670 9025 i TA%
FAM020 Crrand Rapids Ophihalmaolagy Cirand Rapids, M1 95,1418 22,300 2129 B.A%
First (uarter Totnl 341,731 8§ 67,625 3 5944 8%
Dumbries Health Cenler Damlries, YA PHTIE 19,250 1743 1%
Second Quarter Total 0TI 5 19,250 1,743 T1%
BercyOne Haospital Centerville, 1A 15,748 5000 351 T
Spectrum (Team Health) Fairkas, VA TiAAE 17625 1265 T 2%
Franklin Square Center Roscdale, MO Qi S 22,500 1568 T
WR020 Biamat LSA Flasma Center - Lancaster Laneaster, TX [k 6,250 430 TA0%
AWA020 Wake Fosest Bapiist Health - Wirston Salem Winston Salem, WO 453,525 B350 502 T
Thirdl Qruarecr Toial 24210 8 0,818 415 10
I 2020 Dxaiin Pertfolio Jackson, M35 & Decatnur, GA 10,775 T
TVIT2020 Preven Parifalia Shehovpan, W & Plymouih, W1 13,700 TA%
LISTRE2020 FCS Cancer Partfalia Spring Hill, FL 18,200 BRT
11232020 Physician Allianee ASC Cupe Girardean, M0 7300 LR L
12712020 Tuscany Medical Pluza Ay AF &.900 2%
| 2 T42024 Elassem Bariarics Las Viepas, NV .00 T1%
1 2292024 Clesrway Pain Sohnions Pensacoda, FL .00 TA%
1 2302024 Giul [ Consa Clinge Wiz, FL 34.073 &80 TA%
Fourth Quarier Total 231502 8 TS T.3%
2020 TodalWeiphted Average Hig & 2 478 3 17,706 TEY
LB R El Pazo Cardiology El Paso, TH 2T & AE50 kR %
1/15/2021 DaVita & VA Syrcuse, NY 33585 G051 H {4 2.4%
1415/2021 Wl Bl Pasa AR El Paso, TX 22T 500 fib ] T.2%
Figst Qmarter To-Date Total H6038 & 25441 1,088 %

U Represenis cantrociunl parchase price,

13 Deeember 31, 2020 base rent or mwonth of acgu

lapitalization rares are calculaned based on corrent leass termis ond do mat give effect te fure recent escalations.

o base rent multiplicd by 12 (or el MO fior where more reflective of propeny perfoemanee).

Asof March 3, 2021, the Company had si
Company identifics problems with the properties or the operators during our review, itmay not close on the transsctions on a timely basis, or it may reominate the ransactions,

A0-2020] Earnings Supplemental

propeties under contract for a wal purchase price of approxinately 5737 million. The properties are currently in the due diligence review period. 17 the
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Portfolio Update

041

faw af Decemifer 31, W20 anfeny adliesise sfofed

Gross Investment in Real Estate {in billions)
Total Buildings

Total Leasable Square Feet

Total Tenants

Leased Occupancy

Total Annualized Base Rent (in thousands)
National and Regional Healthcare Tenants' " ABR
Portfolio Rent Coverage

Weighted Average Cap Rate

Weighted Average Lease Term (vears)
Weighted Average Rent Escalations

Gross Portfolio Growth Since IPO = gn saiians

$905.5

54715

207 203 2009

= Grogs Redl Estabe Assets = Groes Real Esizee Imeessments During Year

02020 Farnings Supplemenal (1) Nasanal and Begioeal Healthenre Tenmms iclude healil systeve, nmional operators, and regiceal plyysicinn groups. Mote: ses page 19 For fantinses.

S1.1
139
3,094 863
13
99.1%%
F87.614
94.2%
4.8x
T8%
8.2
2.1%

51,142.9

2030
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;) EELE%?SIEL REIT Portfolio Update (continued)

fas of Decendher 34 2020

Asset Types Top 10 States
%o o Anmunlized Base Rent!™ W of Annualized Base Fent 0

Wirginia 34%
Tennessee 3.4

Other 27.9%

i

Texas 18.4%

hi 4%

MOR Tatal 62.0% Biis St

MOB 38.5% Florida 7.8

MOB/ASC 18, 5% Arizona 7.50

MOBAmagingER - 4.7% Pennsylvania 7.0%

IRF 21.2% Oklahoma 6.5%

Surgical Hospital T4% Hlinais 4,55

Other (2 4% Michigan 4 8%
|

S

C11 Monthly base rent as of December 31 2000 mulliphiod by 12

032020 Earnings Supplemental (37 Dnher mcludes Office 128F5), Actte Hospaial {274, LTAUH (2.7%), and FSERL 1%
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Tenant Metrics

Lease Expiration ($ in thousands)

faw af Decemiber 31, W20 anfens ailieeise sfofed

Rent Coverage

0.0%
a.0%
T.0%
B0
5.0%
4.0%
3.0
2.0%
1.0%
0.0%

%o of Total % of Tenant Credit Strength By Asset Type Rent
Number of  Leasable Leasable Total Category o of Coverage
Year Leases  Square Feet SF ABR __ ABR ABR Ratico®
2021 7 21,716 08%  $ 1 04% Inpatient Rehab Facility (IRF} 19, 5% Jdx
a2 17 7.1 2% 1512 1.7%
e . ' Surgical Hospital (SH) T.d% 3y
2023 15 235218 b4% 5588 G.4%
024 a7 55,851 170 14,124 16.1% Long-Term Acute Care Hospital {LTAC) 2.7% 37
2025 g 217288 B.2% 6176 1% TOTALWEIGHTED AYERAGE 290.6% 34x
o . ki e — Medieal Office Building (MOB) 19.2% 6.7
2027 16 297,625 8.1% 8367 9.6% teal Liiee Burding - R
2028 7 12185 11% 2831 33% MOB/Ambulatory Surgery Center {ASC) 18,90 FIx
212 L T e eaLlC I TOTALWEIGHTED AVERAGE 38.1% 5.9x
2030+ 48 1338605 3.0t 33448 2%
Total Leased 196 3661366 w1t s &T6l4 100.0% All Tenants Caleulated for Rent Coverage 67.7% 4.8x
Current Vacancy 33499 0.9% Large/Credit Tenants Not Caleulated 25.7% N/A
LATCARhIS o LI Other Tenants Mot Available 6.6% M/A
Top 10 Tenants Tenant Affiliations

% of Annualized Base Rent (1)

I I I I I I I 1 ) s-$ Z ]

P
& & b&’ c§‘ e@“ ea@

o
& e g &
5 &
@f oF i Pe o o

C1 Sbamihly Base rent as of Deeanber 31, 2020 maltiplied by 13

4 of Annualiced Base Remi!!

032020 Farnings Supplemental (20 Naticeal and Regionnl Healthenre Tenanes include beahh systems, nationsl apermors, sed regional physicion sronps "See page 19600 leomines

Mational & Regional

Healthcare Tenants'™

Lnaffiliated

94,20

5.8%




2o Top 10 Tenant Profiles
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Encompass Health (Bad) (NYSE: EHC), headguartered in Birmingham, AL is a national leader in integrated healiheare services offering both facility-based and home-based patient care through its
netwark ol in ent rehabilitation hospitals, home th apencies and hospice agencies. With @ national Tootpring that spans 136 hospitals and 328 bome health & hospice locations in 39 staes and
Puerto Rice, Encompass Health is committed to delivering high-quality, cost-effective care acmoss the healtheare continuum, Encompass Health is ranked as one of Fortune's 100 Best Companics o
Work For, s well as Modern Healiheere's BRast Places 1 Work,

Marietta Memuorinl Health System (MM, (BB-) is headguartered in Maorietm, OH, ond is the largest henlth sestem in the Parkersburg-Marictta-Vienna M5A, The langest cmplm‘cr in Washington
County, MMH comprizes (1) two lospitals, Marieta Memorial Hospical {205-bed) and Selby General Hospital (35-bed) critical access hospital: (i) the Belpre Campus: (56} ten clinic outpatient service
sites: ond {iv} five imaging locations and has ever 2,500 employees and 211 aceredited physicions, In Auvgust 2020, a critical aceess hospital, Sistersville General Hospital, joined Memaorial Heolth
Susten.

Kinedred Healtheare, LLE is o bealtheare services company based in Losisville, KY with anneal revenues of approximately 330 billien. A1 June 30, 2020, Kindred through ils subsidiares sl
appreximarely 32,000 cmplovees providing healtheare services in 1731 locations in 46 states. including &4 long-term acute care hospitals, 22 inpaticnt rehabilitation hospitals, 10 sub-acute units, 24
inpatient rehabiliation units (haspital-hased ), contruct rehabilingion service businesses which served 1,541 non-afTiliated sites of service, and behavior| health services, Kindred is ranked a5 one of
Fortune magazing's Most Adinired Healthcare Companies for nine vears.

Oklahona Center for Orthopedic & Multi-Specialiy Surgery, LLC (OCOM) is based Oklahoma Cis, OK and affiliated with USFL and INTEGRIS, and is a leading bespital for orthopedic
specialists, CRCOM operates a surgical hospital with six operating rooms. nine treatment ropms and o physical therapy depariment, an ancillary surgery center, and multiple imaging cenfers in throughout
Ok lxharma Ty,

Trimity Health is o of the largest multi-instinaional Cathelic health care delivery systems in the natien, rted Aal by Maody's, serving diverse communities that inchele more thin 30 million people
across 22 states. Trinity Healih includes 92 hospitals, as well as 106 continuing eare locations that inelude PACE programs. senior living Facilitics. and home care and hospice services. Based in Livonia,
Michigan, Trinity Health employs about 125,000 colleapues, including 7.5 employed physicions and clinicians,

TeamHealth Holdings is one of the largest providers of physician cutsowrcing in the United Stotes, with o network of atfilinted physicians and advanced practice clinicians ncross more than 3,100
civilian and militaey hoagatals, elinics and physician groups in 47 states, Blacksione acquired TeamHealth for 360 billion in 2007, Spectrum Healtheare Resources s a division of TeamHealth
dedicated o providing permanent, civilian-contracted medical professionals exclusively o LS. military sreatment Facilitics {MTF=), VA clinics and other Federal agencies through program development
and healtheare services delivery.,

Carrws Hospital is locofed in Sherman, TX and provides aewte rehabilitstive care and Jong ferm agute care, Accredited with The Jeint Cammission’s Gald Seal of Approval, Carmus Hospital serves
Shernwan, Durant, Denison, Cainesville, Denton, Mekinney, Plaise, Bonham, Lewisville, Carrollton, Fort Woitl, Dallas, Oklaboma City and beyod.

Steward Health Care i the largest pli necvvned, private, forprofit health cane seowodk in the LS, — aending 10 2.2 millien people dering more than 12 millon physicin and boapital visiss
annually. Headquanered in Dallas, Steward's integrated health care model enplove 32000 peaple ot 33 hospitals and hundreds of urgent eare, skilled nursing, and primary and specialty core medical
practice locations seris 1 states and the country of Malta, serving over 8004 commun 5

Wl:ke Furest Raptist Health (A2) is a regional healih system that includes five community hospitals and 300+ primary amd spesioly <linies serving residents of 24 countias in North Careling and
i Inocarly Oetober 2020, Wake Forest Bapiz Health, ineluding Wake Forest Schoal of Modicine, officially eompleted its eombination with the Charloe-based Atrlum Health {Aa3). The new
Adrivrm Health enterprise, on academic health system, services more than 7 million people o 42 hospitals and mare thon 1300 cane locntions across the negion with aver 70000 teammates and educates
wover 3300 students in more than 100 specialized proceams. The immediate direct and indirect annual economic and employment inspact fram the combined enterprise exceeds $32 billion and 120,000
jobs,

PFipeline Health is a privately-held. community-based hospital ownership and management company based in Los Angeles. The principals of Pipeline Health have more than 230 vears of collective
experience in chinical medicing, finance, hospital operations and acguisitions, Pipeling’s growing business, throagh its affilises, mcludes: Emerpent Medical Associates, @ lesding provider of BB serving
20 hospital sites and S00000 patiems annually; Integrared Anesthesia Medical Group, with 100 providess performing 15,000 procedures annually: Avant Hospitals, a Los Angeles health eystem with
fowr haspitals, 400+ beds and 55,000 ER visits annually; Closdbrenk, o telemedicing company wdth 75000 manthly encounters in T hospitals; Pecitic Henlthworks, o physician practice management
company: and Benchrmark Hospitalists: four community hospitals in Chicago and Dallas.
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fas of December 31, 2020

Rent Coverage Ratio (see pages 11 and 13)

Far purposes of caleulating our portfolic weighted-average EBITDARM coverage ratio (“Rent Coverage Ratio™), we excluded eredit-rated tenants or their subsidiaries for
which financial statements were either not available or not sufficiently detailed. These catios are based on latest available information cnly. Most tenant financial statements are
unandited 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 portfalio) are excluded from the calculation due to (i) lack of available financial information o (i} receipt of
significant COVID-19 relief funds that may cause reported coverage to differ materially from underlying performance. Additionally, our Rent Coverage Ratio adds back
physician distributions and compensation. Management believes all adjustments are reasonable and necessary.

Real Estate Portfolio (see pages 15, 16, 17 and 18)

Diata as of December 31, 2020,

{1}Monthly base rent at December 31, 2020 multiplied by 12 {or actual NOL where more reflective of properly performance). In addition, Marina Towers and Rock Surgery
Center 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 futore
contractual rental rate increascs.

(21 Cerain lease guarantees are for less than 100% of the contractual rental payvments,

Additional Information

The information in this document should be read in cenjunction with the Company’s Annual Report on Form 10K, Cuarterly Repoits on Form 10-0), Current Reporis on
Form #-K. and other information filed with, or funished to, the SEC. You can access the Company’s reports and amendments to those reports filed or furnished to the SEC
pursuant o Secticn 13(a) or 15(d) of the Exchange Act in the “Investor Relations” section on the Company’s wehsite (www.globalmedicalreit.com) under “SEC Filings” as
s0on as reasonably practicable after they are filed with, or furnished 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 into, this Earnings Supplemental. You also can review these SEC filings and other information by accessing the SECs website at
http:/farww.see ooy,

Certain information contained n this package, including, but not limited to, information contained 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 complete,

020201 Earnings Supplemental




1} GLOBAL
MEDICAL REIT www.globalmedicalreit.com
NYSE: GMRE




