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the way

FOR SUCCESS
DEAR SHAREHOLDERS,
In 2021, our Board of Trustees and the Physicians
Realty Trust (NYSE: DOC) team had a very successful
year, serving as a leader in our peer group in growth,
balance sheet management, tenant satisfaction, and
environmental, social, and governance achievements.

Since our IPO in 2013, we have dedicated our
company to being the leading owner of medical
office facilities by partnering with preferred health
care providers to support stronger and healthier
communities. Through the efforts of our talented
team, we are building an organization designed for
long-term success, benefitting our shareholders, our
health care provider partners, and their patients.

Governor Tommy G. Thompson
Chairman, Board of Trustees

John T. Thomas

President & Chief Executive Officer

Respect
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At DOC, leadership extends beyond the C-suite and
Boardroom—it’s an ever-evolving process that involves
many teams learning and working collectively to
achieve outstanding results. Over the past year, we
had opportunities to lead in exciting new ways.
TGH Brandon Healthplex | Tampa, FL

UF Health North Medical Office Building | Jacksonville, FL

Yulee Medical Office Building | Yulee, FL

LEADERSHIP IN GROWTH
In 2021, we acquired over $1.0 billion in outpatient
medical office facilities, bringing our gross real estate
investments to just under $6.0 billion while growing
our total portfolio to over 16 million rentable square
feet. We also achieved a 95% leased rate, with
65% of our consolidated leased space occupied by
investment-grade quality health care providers.

James Devin Moncus Medical Building | Lafayette, LA

Bay City Medical Office Building | Bay City, MI

Burns Professional Building | Petoskey, MI

Beaumont Physician Office Building | Sterling Heights, MI

Old Bridge Medical Office Building | Old Bridge, NJ

Beaumont Grosse Pointe Medical Office Building | Grosse Pointe, MI

Beaumont Health and Wellness Center | Rochester Hills, MI

Hospital Hill Medical Office Building I | Kansas City, MO

Saint Vincent Medical Office Building | Erie, PA

Jackson Baptist Medical Center - Belhaven | Jackson, MS

Riverside Medical Office Building | Hampton, VA

The pandemic that began in early 2020 has shown
that health care providers require both on- and
off-campus health care facility options in a range of
locations, depending upon the care needed. At DOC,
we have a favorable balance of on-campus (54% of our
rentable square feet) and off-campus (46%) real estate.
While COVID-19 patients often need specialized,
on-campus care, many patients not needing these
services are better accommodated and increasingly
prefer the safety and convenience of off-campus
outpatient facilities. The momentum to provide care in
an outpatient setting, including higher acuity oncology,
cardiology, and orthopedics, continues to grow and is
here to stay.
In mid-December, DOC closed on a milestone
transaction with our long-time partners at Landmark
Healthcare Facilities, furthering our goal to build,
manage, and grow the highest-quality medical
office portfolio in the United States. This transaction
included 14 Class-A medical office buildings located in
eight states, comprising over 1,433,000 square feet,
for an aggregate purchase price of $750 million and
an expected first-year unlevered cash yield of 4.9%.

These facilities are 95% leased, with 75% of the
space leased to investment-grade health systems or
their subsidiaries. These 14 mission-critical medical
office buildings establish 10 new DOC health system
relationships for future investment opportunities.
Our team has worked closely with Landmark in each
market over the past year to complete this partnership,
and we welcome them as significant stakeholders in
DOC through the operating partnership units they
received as part of this transaction. You can learn
more about this transaction in the case study featured
in this Annual Report.

Bob Bové Neuroscience Institute | Scottsdale, AZ

In addition to the Landmark Portfolio, we completed
$258 million of other investments in 2021, virtually
all off-market. These deals include our seventh and
eighth transactions with HonorHealth, a premier
investment-grade health system serving the rapidlygrowing Phoenix metropolitan area. This $99 million
investment included two newly-constructed trophy
facilities totaling nearly 170,000 rentable square
feet, with one property located on the campus of
HonorHealth’s flagship location in Scottsdale and the
other on the campus of the new Sonoran Crossing
Medical Center in Phoenix.

Growth
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LEADERSHIP IN FINANCIAL
STEWARDSHIP

LEADERSHIP IN CULTURE

Medical office real estate is more valuable than ever
due to increased interest from public and private capital
investors, due in part to the solid rent collections by
most MOB owners since the onset of the pandemic.
Despite the highest inflationary environment in
recent memory, DOC’s health care provider tenants
demonstrated their financial resiliency throughout the
year, delivering 99.9% rent collections in 2021.

short- and long-term success. As a result, each of
our financial and human capital investments in 2021
embody dedication to our core values, summarized
by C.A.R.E., where we Collaborate and Communicate,
Act with Integrity, Respect the Relationship, and
Execute Consistently.

https://www.docreit.com/2021-annual-report/ The DOC culture is a critical component of our

Under the leadership of Jeff Theiler, our Executive
Vice Presidenthttps://docreit.com/2021-annual-report/?print#theine
and Chief Financial Officer, DOC’s 2021
performance and disciplined growth resulted in S&P
and Moody’s upgrading our investment-grade ratings to
‘BBB’ and ‘Baa2’, respectively. These upgrades allowed
us to access the long-term public debt market, raising
$500 million at a very attractive 2.625% rate for 10-year
unsecured bonds.
We continue to believe our balance sheet deserves
an even higher investment-grade rating. We will
continue to work with the rating agencies to prove our
capabilities under
Jeff’s careful stewardship of our
https://docreit.com/2021-annual-report/?print#theiler
balance sheet management, credit, and other risks,
and his active participation in our investment team’s
decision-making processes. His leadership is second
to none in our business.

In 2021, this commitment was
recognized through local and
national accolades, including
being named one of the
Milwaukee Journal Sentinel’s
Best Places to Work for the
4th consecutive year and
as one of GlobeSt.com Real
Estate Forum’s Best Places to
Work in commercial real estate.

Four Time Consecutive Winner

LEADERSHIP IN OPERATIONS
In addition to awards for culture, DOC’s awardwinning operations team is comprised of a nationally
recognized group of leaders. This team is led by our
Executive Vice President of Asset Management, Mark
Theine. In 2021, Mark was recognized by GlobeSt.com
Real Estate Forum as one of CRE’s Best Bosses and
as one of their 50 Under 40 young professionals.
Recently, he earned a spot on the Milwaukee Business
Journal’s 40 Under 40 list. Amy Hall, our Senior Vice
President of Leasing and Physician Strategy, led us
to achieve a 95% leased rate, positioning DOC as
a leader in the public medical office REIT industry
while furthering the stability of our cash flow. DOC’s
Senior Vice President of Asset Management, Mark
Dukes, was sworn in to serve as Chair and Chief
Elected Officer of the Building Owners Management
Association International, an association for real
estate professionals to grow their careers, serve the
commercial industry in all property types, and keep
buildings and occupants safe. We are proud to work
alongside such tremendous leaders who will continue
to drive our internal growth for years to come.

LEADERSHIP IN ENVIRONMENTAL,
SOCIAL, AND GOVERNANCE
Environmental
DOC has been committed
to environmental
sustainability from our
beginnings. This dedication
continues to build as our
portfolio grows, providing
scale to increase our
opportunities to effect
change. In 2021, we
completed our first GRESB®
application. GRESB® is
R E A L E S T A T E
a mission-driven and
industry-led organization providing standardized
and validated ESG data to financial markets. In our
inaugural submission, we earned a score of 75 out
of 100, outperforming the international average of
73 out of 100. In addition, DOC received a GREEN
STAR designation, awarded to participants achieving
scores of 50+ on the GRESB® measurement of the
management and performance sections.

https://docreit.com/2021-annual-report/?print#thompsonthomas
Click or Scan for Video Content ›

“In the worst economic period in recent memory, and
thanks to Jeff Theiler, our Board of Trustees, and our
organization, we earned an upgrade in our credit,
which enabled us to access the markets at the lowest
cost of debt that we’ve ever been able to realize. So
with that lower cost of debt, we can acquire more
high-quality assets at a favorable spread to our cost of
capital, driving strong returns for our shareholders.”

We are most proud of attaining recognition as one
of Modern Healthcare’s Best Places to Work in 2021.
Based on anonymous team member survey results,
DOC was the highest-rated health care real estate
provider among the honorees. This prestigious
nationwide ranking is the gold standard in the
health care industry for recognizing workplaces
that empower employees to provide patients and
customers the best care, products, and services.

Most importantly, our health care partners recognize us
annually for superior tenant satisfaction through online
surveys. These assessments are conducted by Kingsley
Associates, an independent, third-party survey
administrator. In 2021, we received a 76% response
rate to our survey requests and were recognized with a
Kingsley Excellence Award for Tenant Satisfaction.
Providing superior service to our medical providers so
they may focus on their patients—that is leadership!

We also received a 2021 ENERGY STAR® Partner
of the Year Award from the U.S. Environmental
Protection Agency and the Department of Energy
and have been an ENERGY STAR® partner since
2014. The ENERGY STAR® award recognizes our
efforts to collect and report energy, emissions, water,
and waste data while committing to transparency
and accountability as we optimize our utilization and
minimize our environmental footprint.

John T. Thomas
President and CEO
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Physicians Realty Trust is committed to creating
sustainable investments to drive long-term value for
our shareholders and community stakeholders. We
are proud of the results of our first-year submission to
GRESB® and earning the ENERGY STAR® Partner of the
Year award. These recognitions reaffirm our progress
and long-term commitment to Invest in better® for our
stakeholders, communities, and planet. However, we
have more to do and will continue to push forward as
sustainability leaders.

Social
We are committed to giving back to the communities
we serve. In 2021, we provided more than $448,000
in philanthropic, fundraising, and in-kind donations to
community and health care provider organizations,
benefiting their research and mission initiatives.
The DOC team also provided 695 hours of community
service, supported in part by our “volunteer time off”
employee benefit. Everyone is encouraged to spend a
day—with pay—volunteering for an organization in their
home community. In addition, DOC organizes volunteer
service opportunities as a corporate outing, benefiting
charitable causes while building teamwork, leadership
skills, and great fun. At one of these events, DOC’s
team, including most of our senior leadership, stocked
over 2,700 pounds of freshly-picked produce for the
Hunger Task Force Farm, providing food to those in
need in Milwaukee County, Wisconsin.

Governance
In 2021, DOC was
awarded the Accredited
Management
Organization (AMO®)
of the Year by the
Institute for Real
Estate Management
(“IREM”). The AMO®
of the Year is IREM’s highest honor, recognizing
one organization each year among over 600 AMO®
designees worldwide for its dedication and efforts to
advance the real estate management profession. This
award, secured under the leadership of DOC’s Vice
President of Construction and Project Management,
David Domres, recognizes the totality of our business
practices, from providing outstanding service to our
partners to conducting ourselves at the highest ethical
standards to advancing ESG initiatives and more.
We are also pleased to announce the
addition of Ava E. Lias-Booker, Esq.
to the Physicians Realty Trust Board
of Trustees. In addition to her brilliant
legal and business judgment, she
also chairs the DEI committee of her
law firm. She will add to our Board
and Management leadership with an emphasis on
expanding opportunities for education, promotion,
and inclusion at all levels of our organization.

Sustainable
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Bob Bové Neuroscience Institute | Scottsdale, AZ

2021 RESULTS AND LOOKING
FORWARD TO 2022
In 2021, our space leased to tenants with investmentgrade quality credit increased from 61% to 65% of our
portfolio. Our 95% leased rate differentiates us as a
leader in the public medical office REIT industry, as
does our average remaining lease term of 6.3 years.
In our 2021 consolidated portfolio, we executed more
than 972,000 square feet of lease renewals with
an average lease term of 8.1 years and new leases
totaling 191,000 square feet with an average lease
term of 7.7 years. Notably, retention for the year was
80%, demonstrating the overall quality of our portfolio.
At the beginning of 2021, our stock opened on the
New York Stock Exchange at a value of $17.80 and
ended the year at $18.83. Including our dividends, our
total shareholder return for the calendar year was +11%.
We have paid 34 consecutive quarterly dividends,
representing every quarter of our existence as a public
company. As of our annual meeting in May, we will
have paid 35 consecutive quarterly dividends.
We are disappointed we did not deliver better stock
price appreciation in 2021. Still, we are proud that
the safety of our facilities and the safety of our team
produced sustainable cash flow to distribute to you.
In addition, the quality and strength of our portfolio
supported a high dividend payout ratio, which resulted
in a 4.9% yield based on our $0.92 annual dividend
per share and stock price at year end.
We had an outstanding year in both operations and
new growth in 2021, positioning us well for the future.
The value of our underlying assets is higher than ever,
and we believe it will be recognized in our current and
future value proposition over time.

The future of medical office is very bright. Strong
demographic, clinical, and operational trends will
drive demand for more complex outpatient care
facilities. These facilities will provide higher and
higher levels of care and will require both capital
and long-standing health care providers to deliver
services in those buildings. For growth, we need to
continue to lower our cost of capital relative to the
high valuations of medical office buildings we finance
and own. The opportunities to provide development
financing continue to grow, and we expect them to be
more accretive than direct acquisitions in the current
environment. We will pursue both development and
acquisitions, with the best risk-adjusted returns,
especially in attractive off-market opportunities.
In short, we will Invest in better.® We look forward to
sharing more with you during our Annual Meeting of
Shareholders on May 3, 2022.
Please stay safe.
Sincerely

Governor Tommy G. Thompson
Chairman, Board of Trustees

John T. Thomas
President & Chief Executive Officer
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https://docreit.com/20

INVESTMENT AND PORTFOLIO STATISTICS
DEBT MATURITY SCHEDULE

PORTFOLIO LEASED RATE

As of December 31, 2021
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Click or Scan for
Video Content ›
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DOC’s high leased rate and focus
on a net-lease model offer investors
superior protection against rising
operating expenses.

4Q21
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94%

https://docreit.com/20

$600

$299

$300
$200

PEER COMPETITORS

“Our acquisitions and
underwriting teams work
with surgical precision to
decide which assets we want
to go after and which ones we
don’t. So once we decide to
move forward, https://docreit.com/20
we’re confident
that we are building our
portfolio’s quality over the
long term. And we can move
forward with great speed.”
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Jeffrey N. Theiler
EVP, Chief Financial Officer

DOC’s limited near-term maturities are a direct result of our continued commitment to
responsible borrowing. Over 80% of DOC’s consolidated debt is fixed at a weighted
average borrowing rate of 3.7%, insulating investors from changes in interest rates.
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DOC’s well-laddered lease expiration
schedule provides stability and
consistent cash to our investors.
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DOC’s portfolio has averaged MOB
Same-Store Cash NOI growth of 2.35%
since 2019, in line with Management’s
2% to 3% target range.
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Partnership
Partnership

TRULY A
‘LANDMARK’ DEAL
UF Health North Medical Office Building | Jacksonville, FL

$750 Million Acquisition of Landmark Healthcare Facilities
Portfolio Marks the Largest Single Transaction in Company History.
In health care real estate, strong relationships built on
a foundation of mutual respect and trust are often as
important as the financial framework when reviewing
potential transactions. At Physicians Realty Trust

(NYSE: DOC), our mission-driven call to “Respect
the Relationship” as part of our C.A.R.E. philosophy
is a roadmap for pursuing and executing growth
opportunities for the company.

15

“Dating back to our IPO in 2013, Physicians Realty Trust
has always been about doing the hard work and the
heavy lifting of sourcing off-market, relationship-driven
deals,” Mark Theine, DOC’s Executive Vice President of
Asset Management, shared. “That is simply the DNA of
our company.”

Landmark properties in 2016. DOC subsequently
partnered with Landmark through $54.3 million in
mezzanine loan financing for Landmark projects,
including the University of Florida Health North Medical
Office Building in 2020.

So, when Milwaukee-headquartered Landmark
Healthcare Facilities decided to sell their portfolio of
14 Class-A mission-critical medical office buildings,
they turned to their long-time collaborators at another
Milwaukee-based company, Physicians Realty Trust.

Executive Officer, added, “DOC has proven to be a
great steward of high-quality medical facilities. We are
pleased to continue growing our relationship through
future development opportunities while ensuring these
facilities will continue to be managed in a way that values
the health care providers and patients they serve.”

https://www.docreit.com/2021-annual-report/ Joe Checota, Landmark’s Chairman and Chief

The Landmark acquisition closed on Monday,
December 20, 2021. “The Landmark portfolio has been
recognized as one of the best quality medical office
https://docreit.com/2021-annual-report/?print#theine
building portfolios by many health care real estate
insiders and institutional investors,” Mr. Theine said.
Click or Scan for Video Content ›
“This group of properties boosts every one of our
key metrics across our portfolio,” Mr. Theine noted.
“These trophy buildings have an impressive average
size of over one hundred thousand square feet and an
Mark Theine
average age of 10 years. The occupancy of the portfolio
EVP, Asset Management
is 95%, with over 75% of that leased to investmentgrade hospital systems. We look forward to serving
these new physicians and health care systems through
our award-winning asset and property management
https://docreit.com/2021-annual-report/?print#theiler
Mark Eisenmann, Landmark’s EVP of Finance and
platform in the years to come.”
CFO, said, “We are very pleased to pass this portion
of Landmark’s MOB portfolio to DOC, a company
For DOC and its shareholders, the new health system
that shares our passion for providing the highest
relationships may ultimately prove the most valuable
quality MOB space throughout the United States. This
aspect of the transaction.
transaction represents a continuation and expansion
“The Landmark portfolio represents not only 14
of Landmark’s longstanding partnership with DOC.
buildings, but also 10 new hospital relationships in 11
This is an exceptional result for DOC, Landmark, and
markets, including the University of Florida Health,
Landmark’s health care provider clients.”
Beaumont Health, Hackensack Meridian Health, Baptist
https://docreit.com/2021-annual-report/?print#thompsonthomas
Landmark Healthcare Facilities LLC, a leading fullHealth Systems, McLaren Health Care, and Allegheny
service developer, owner, and manager of outpatient
Health. Ultimately, these connections will lead to more
medical office buildings with a national portfolio, was
opportunities for future development and acquisition
founded in 1995. With both DOC and Landmark being
opportunities,” Mr. Theine added. “Typically, with an
Milwaukee-based health care real estate companies,
off-market deal such as this, we can get slightly better
there has been familiarity and mutual respect between
pricing, but the critical benefit is the opportunity to
the two organizations and their leaders since DOC’s
become a trusted, long-term real estate partner to
beginnings. Still, the relationship began accelerating
high-quality health care partners.”
following DOC’s acquisition of two New York-based

TGH Brandon Healthplex | Tampa, FL

Old Bridge Medical Office Building | Old Bridge, NJ

Beaumont Health and Wellness Center | Rochester Hills, MI

Hospital Hill Medical Office Building I | Kansas City, MO

“The Landmark transaction showcases how
relationships continue to power the future of DOC.”

100%

4.9%

95%

75%

ON-CAMPUS OR HEALTH
SYSTEM AFFILIATED

FIRST-YEAR UNLEVERED
CASH YIELD

LEASED

INVESTMENT
GRADE

This $750 million transaction enabled DOC to exceed
its yearly acquisition guidance while purchasing 100%
ownership of the portfolio on an off-market basis. In
addition, the Landmark acquisition is a prime example
of how DOC continues to grow its portfolio and create
shareholder value by cultivating lasting relationships.
“Incorporating these new facilities and new health
care partner relationships has been a team effort,”

Mr. Theine concluded. “The Landmark portfolio, which
was already 95% leased at the time of acquisition,
has already had some great leasing activity. Further,
through the 10 new relationships created as part of this
deal, DOC has the opportunity for future investments
with these new partners. Taken together, this is a
fantastic example of our commitment to ‘Invest in
better ’ for our health care partners, for the communities
in which we operate, and for our shareholders.”
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COMPANY LEADERSHIP

OUR PORTFOLIO

As of December 31, 2021

291

HEALTH CARE PROPERTIES

Totaling 16,156,908 GLA

Bob Bové Neuroscience Institute
Scottsdale, AZ

37

$

BILLION

STATES

Invested in 2021

Across the U.S.

HonorHealth - Sonoran MOB
Phoenix, AZ

1.03

Eden Hill Medical Center
Dover, DE

AdventHealth Wesley Chapel MOB II
Wesley Chapel, FL

WE HAVE GROWN OUR GROSS REAL ESTATE ASSET PORTFOLIO
FROM $124 MILLION SINCE OUR IPO TO $5.9 BILLION TODAY.

BOARD OF TRUSTEES

LEADERSHIP TEAM

Governor Tommy G. Thompson

John T. Thomas

Laurie P. Becker

Stanton D. Anderson, Esq.

Jeffrey N. Theiler

Amy M. Hall

D. Deeni Taylor

W. Mark Dukes

Chairman of the Board

Compensation Committee Chair

Mark A. Baumgartner
Audit Committee Chair

Albert C. Black, Jr.

Nominating & Corporate Governance
Committee Chair

Richard A. Weiss, Esq.

Finance & Investment Committee Chair

William A. Ebinger, M.D.

President & Chief Executive Officer
Executive Vice President,
Chief Financial Officer
Executive Vice President,
Chief Investment Officer

Mark D. Theine

Executive Vice President,
Asset Management

John W. Lucey

Trustee

Chief Accounting &
Administrative Officer

Pamela J. Kessler

Bradley D. Page, Esq.

Trustee

Ava E. Lias-Booker, Esq.
Trustee

John T. Thomas

Senior Vice President, General Counsel

Daniel M. Klein

Senior Vice President, Controller
Senior Vice President,
Leasing & Physician Strategy
Senior Vice President, Asset Management

David G. Domres

Vice President,
Construction & Project Management

Jennifer A.D. Manna
Vice President,
Associate General Counsel

Tony R. Bradt

Vice President, Property Controller

Michael H. Farina

Vice President, Finance & Investor Relations

Senior Vice President,
Deputy Chief Investment Officer

Trustee

Leadership

The Annual Meeting of Shareholders will convene Tuesday, May 3, 2022, at 10:00 am local (Central) time at Black Swan MKE, 309 N. Water Street, Milwaukee, WI.
For details on how to join the meeting, please reference our Proxy Statement.
Physicians Realty Trust is traded on the NYSE under the ticker symbol “DOC”
Member of the National Association of Real Estate Investment Trusts (Nareit)
Registrar & Transfer Agent: Computershare, Louisville, KY, 800-368-5948
Independent Registered Public Accounting Firm: Ernst & Young LLP, Milwaukee, WI, 414-273-5900
Corporate & REIT Tax Counsel: Baker & McKenzie LLP, Chicago, IL, 312-861-8000
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