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Maryland 23-6858580
(State or other jurisdiction of (I.R.S. Employer
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Universal Corporate Center

367 South Gulph Road 19406-0958
P.O. Box 61558 (Zip Code)
King of Prussia, Pennsylvania

(Address of principal executive offices)

Registrant’s telephone number, including area code: (610) 265-0688

Securities registered pursuant to Section 12(b) of the Act:

Title of each Class Name of each exchange on which registered

Shares of beneficial interest, $.01 par value New York Stock Exchange

Securities registered pursuant to Section 12(g) of the Act: None

Indicate by check mark if the registrant is a well-known seasoned issuer, as defined in Rule 405 of the Securities Act.

Yes No

Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the
Act.
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Yes No

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the
Securities Exchange Act of 1934 during the preceding 12 months (or for such shorter period that the registrant was
required to file such reports), and (2) has been subject to such filing requirements for the past 90 days.

Yes No

Indicate by check mark whether the registrant has submitted electronically every Interactive Data File required to be
submitted pursuant to Rule 405 of Regulation S-T during the preceding 12 months (or for such shorter period that the
registrant was required to submit such files).

Yes No

Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K is not contained
herein, and will not be contained, to the best of registrant’s knowledge, in definitive proxy or information statements
incorporated by reference in Part III of this Form 10-K or any amendment to this Form 10-K.

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer, a
smaller reporting company or an emerging growth company. See the definitions of “large accelerated filer,” “accelerated

LEINT

filer”, “smaller reporting company” and “emerging growth company” in Rule 12b-2 of the Exchange Act.
Large accelerated filer ~ Accelerated filer

Non-accelerated filer Smaller reporting company
Emerging growth company
If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition
period for complying with any new or revised financial accounting standards provided pursuant to Section 13(a) of the
Exchange Act.

Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Act) Yes No
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Aggregate market value of voting shares and non-voting shares held by non-affiliates as of June 30, 2018: $818.1
million (For the purpose of this calculation only, all members of the Board of Trustees are deemed to be affiliates).
Number of shares of beneficial interest outstanding of registrant as of January 31, 2019: 13,746,827.

DOCUMENTS INCORPORATED BY REFERENCE

Portions of the registrant’s definitive proxy statement for our 2019 Annual Meeting of Shareholders, which will be
filed with the Securities and Exchange Commission within 120 days after December 31, 2018 (incorporated by
reference under Part III).
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This Annual Report on Form 10-K is for the year ended December 31, 2018. This Annual Report modifies and
supersedes documents filed prior to this Annual Report. Information that we file with the Securities and Exchange
Commission (the “SEC”) in the future will automatically update and supersede information contained in this Annual
Report. In this Annual Report, “we,” “us,” “our” and the “Trust” refer to Universal Health Realty Income Trust and its
subsidiaries.

As disclosed in this Annual Report, including in Part I, Item 1.-Relationship with Universal Health Services, Inc.
(“UHS”), a wholly-owned subsidiary of UHS (UHS of Delaware, Inc.) serves as our Advisor pursuant to the terms of an
annually renewable Advisory Agreement dated December 24, 1986, and as amended and restated as of January 1,

2019. Our officers are all employees of UHS through its wholly-owned subsidiary, UHS of Delaware, Inc. In

addition, three of our hospital facilities are leased to subsidiaries of UHS, and subsidiaries of UHS are tenants of
seventeen medical office buildings or free-standing emergency departments, that are either wholly or jointly-owned by
us. Any reference to “UHS” or “UHS facilities” in this report is referring to Universal Health Services, Inc.’s subsidiaries,
including UHS of Delaware, Inc.

In this Annual Report, the term “revenues” does not include the revenues of the four unconsolidated limited liability
companies in which we have various non-controlling equity interests ranging from 33% to 95%. We currently account
for our share of the income/loss from these investments by the equity method (see Note 8 to the Consolidated
Financial Statements included herein).
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PART I

ITEM 1. Business
General

We are a real estate investment trust (“REIT”’) which commenced operations in 1986. We invest in health care and
human service related facilities currently including acute care hospitals, rehabilitation hospitals, sub-acute facilities,
medical office buildings (“MOBs”), free-standing emergency departments and childcare centers. As of February 27,
2019, we have sixty-nine real estate investments located in twenty states in the United States consisting of: (i) six
hospital facilities including three acute care, one rehabilitation and two sub-acute; (ii) fifty-five medical/office
buildings; (iii) four free-standing emergency departments (“FEDs”), and; (iv) four preschool and childcare centers.

Available Information

We have our principal executive offices at Universal Corporate Center, 367 South Gulph Road, King of Prussia, PA
19406. Our telephone number is (610) 265-0688. Our website is located at http://www.uhrit.com. Copies of the
annual, quarterly and current reports we file with the SEC, and any amendments to those reports, are available free of
charge on our website. Our filings are also available to the public at the website maintained by the SEC,
www.sec.gov. Additionally, we have adopted governance guidelines, a Code of Business Conduct and Ethics
applicable to all of our officers and directors, a Code of Ethics for Senior Officers and charters for each of the Audit
Committee, Compensation Committee and Nominating and Corporate Governance Committee of the Board of
Trustees. These documents are also available free of charge on our website. Copies of such reports and charters are
available in print to any shareholder who makes a request. Such requests should be made to our Secretary at our King
of Prussia, PA corporate headquarters. We intend to satisfy the disclosure requirement under Item 5.05 of Form 8-K
relating to amendments to or waivers of any provision of our Code of Ethics for Senior Officers by promptly posting
this information on our website. The information posted on our website is not incorporated into this Annual Report.

In accordance with Section 303A.12(a) of The New York Stock Exchange Listed Company Manual, we submitted our
CEO’s Certification to the New York Stock Exchange in 2018. Additionally, contained in Exhibits 31.1 and 31.2 of
this Annual Report are our CEO’s and CFO’s certifications regarding the quality of our public disclosure under
Section 302 of the Sarbanes-Oxley Act of 2002.
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Overview of Facilities

As of February 27, 2019, we have investments in sixty-nine facilities, located in twenty states and consisting of the

following:

Facility Name
Southwest Healthcare System, Inland Valley
Campus(A)

McAllen Medical Center(A)
Wellington Regional Medical Center(A)
Kindred Hospital Chicago Central(B)

Vibra Hospital of Corpus Christi(B)(I)
Encompass Health Deaconess Rehabilitation
Hospital, LLC(F)
Family Doctor’s Medical Office Bldg.(B)
Kings Crossing II(B)
Professional Buildings at Kings Crossing
Building A(B)
Building B(B)

Chesterbrook Academy(B)
Chesterbrook Academy(B)
Chesterbrook Academy(B)

Chesterbrook Academy(B)

Southern Crescent Center I(B)
Southern Crescent Center, II(D)

St. Matthews Medical Plaza II(C)
Desert Valley Medical Center(E)
Cypresswood Professional Center(B)
8101

8111

Desert Springs Medical Plaza(D)
701 South Tonopah Bldg.(A)

Santa Fe Professional Plaza(E)
Summerlin Hospital MOB I(D)
Summerlin Hospital MOB II(D)
Danbury Medical Plaza(B)

Mid Coast Hospital MOB(C)
Rosenberg Children’s Medical Plaza(E)
Gold Shadow(D)

700 Shadow Lane MOB

2010 & 2020 Goldring MOBs

Location
Wildomar, CA

McAllen, TX
W. Palm Beach,
FL

Chicago, IL
Corpus Christi,
TX

Evansville, IN
Shreveport, LA
Kingwood, TX

Kingwood, TX
Kingwood, TX

Audubon, PA
New Britain, PA
Newtown, PA

Uwchlan, PA
Riverdale, GA
Riverdale, GA
Louisville, KY
Phoenix, AZ

Spring, TX
Spring, TX

Las Vegas, NV
Las Vegas, NV
Scottsdale, AZ
Las Vegas, NV
Las Vegas, NV
Danbury, CT
Brunswick, ME
Phoenix, AZ

Las Vegas, NV
Las Vegas, NV

Type of Facility
Acute Care
Acute Care
Acute Care
Sub-Acute Care
Sub-Acute Care

Rehabilitation
MOB
MOB

MOB

MOB
Preschool &
Childcare
Preschool &
Childcare
Preschool &
Childcare
Preschool &
Childcare
MOB

MOB

MOB

MOB

MOB
MOB
MOB
MOB
MOB
MOB
MOB
MOB
MOB
MOB

MOB
MOB

Ownersh@puarantor
Universal Health
100% Services, Inc.
Universal Health
100%  Services, Inc.
Universal Health
100% Services, Inc.
Kindred Healthcare,
100% Inc.
Kindred Healthcare,
100% Inc.
Encompass Health
100%  Corporation
100%  Christus Health Northern Lous
100% —
100% —
100% —
Nobel Learning
100% Comm. & Subs.
Nobel Learning
100% Comm. & Subs.
Nobel Learning
100% Comm. & Subs.
Nobel Learning
100% Comm. & Subs.
100% —
100% —
33% —
100% —
100% —
100% —
100% —
100% —
100% —
100% —
100% —
100% —
74% —
100% —
100% —
100% —
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Apache Junction,

Apache Junction Medical Plaza(E) AZ MOB 100%
Spring Valley Medical Office Building(D) Las Vegas, NV MOB 100%
Spring Valley Hospital Medical Office Building

II(D) Las Vegas, NV MOB 100%
Sierra San Antonio Medical Plaza(E) Fontana, CA MOB 100%
Phoenix Children’s East Valley Care Center(E) Phoenix, AZ MOB 100%
Centennial Hills Medical Office Building(D)  Las Vegas, NV MOB 100%
Palmdale Medical Plaza(D) Palmdale, CA MOB 100%
Summerlin Hospital Medical Office Building

II(D) Las Vegas, NV MOB 100%
Vista Medical Terrace(D) Sparks, NV MOB 100%

The Sparks Medical Building(D)



