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In 2019, we strengthened our foundation by 
completing the repositioning of our portfolio 
of assets with strategic dispositions and 
acquisitions, enhanced our balance sheet 
and improved our liquidity and credit metrics. 
These actions have made Sabra more 
resilient and put us in a better position for 
future growth. While the challenges from 
the COVID-19 pandemic have delayed our 
growth plans, our 2019 actions have better 
positioned us to support our operators as 
they seek to address the challenges brought 
on by COVID-19. Our focus continues to be on 
the health and well-being of our employees, 
tenants, caregivers and the patients  
they serve.

Fellow  
Stockholders:
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Diverse Portfolio, Well Positioned to Deliver Quality Care

and Canada, and no operator relationship represents 10% or more of our total net 
operating income.

conversion of our portfolio of 21 senior housing communities leased to Holiday
Retirement to the Senior Housing - Managed structure, pursuant to which Holiday 
Retirement manages the communities. Our skilled nursing facility concentration

2019 HIGHLIGHTS



As of December 31, 2019.
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25%
TOP THREE 

RELATIONSHIPS

627 INVESTMENTS

69
OPERATOR 

RELATIONSHIPS

38%
SKILLED MIX



Enhanced Balance Sheet Strength, the Cornerstone of Our Strong Foundation

markets transactions in 2019:

•

•

common stock during the remainder of 2019.
• We amended and restated our credit agreement to lower interest rate spreads



term loan. The credit agreement also contains an accordion feature that can

• The net proceeds from the ATM Programs and from our real estate dispositions 

•

•
•
•

Preservation of capital is important in times of uncertainty. We currently have more 

the pandemic has passed.
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TO LOWER OUR 
LEVERAGE AND 
IMPROVE OUR 

CREDIT METRICS, 
AND WE DELIVERED

December 31, 2019 vs. December 31, 2018.

5.38x

5.28x 5.08x

36%

Net Debt to Adjusted EBITDA 

Interest Coverage improved  
1.10x, increasing to

Fixed Charge Coverage

to

Total Debt/Asset Value
decreasing to



Committed to Corporate 
Sustainability

operating practices go hand 
in hand with generating value 
for our stockholders, providing 

resources for our operators, 

employer to our employees. In 

working group to further support 
our efforts in these areas, 
consisting of dedicated internal 
resources and external advisors 
to address environmental, social 
and governance factors that are 



We Invest in Relationships

aptly named Business Strategies for Success. The conference gave our operators 

upcoming trends and innovations.

team is working tirelessly and drawing on their prior experience in the industry to 
help facilitate the needs of our operators as they manage through the pandemic.

to themselves.
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WE KNOW THAT WHAT 
HAPPENS INSIDE OUR 
BUILDINGS MATTERS  

THE MOST
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lie ahead.

placed with us and will continue to work diligently to deliver long-term value while

Best,
Rick Matros

OUR STRENGTH 
CONTINUES TO BE OUR 

STRONG RELATIONSHIPS 
WITH OUR OPERATORS 

AND OUR ALIGNED 
INTEREST IN THE HEALTH 

AND CARE OF THEIR 
RESIDENTS 









STATEMENT REGARDING FORWARD-LOOKING STATEMENTS 

Certain statements in this Annual Report on Form 10-K (this “10-K”) contain “forward-looking” information as that term is 
defined by the Private Securities Litigation Reform Act of 1995. Any statements that do not relate to historical or current facts 
or matters are forward-looking statements. Examples of forward-looking statements include all statements regarding our 
expected future financial position, results of operations, cash flows, liquidity, financing plans, business strategy, tenants, the 
expected amounts and timing of dividends and other distributions, projected expenses and capital expenditures, competitive 
position, growth opportunities, potential investments, potential dispositions, plans and objectives for future operations, and 
compliance with and changes in governmental regulations. You can identify some of the forward-looking statements by the use 
of forward-looking words such as “anticipate,” “believe,” “plan,” “estimate,” “expect,” “intend,” “should,” “may” and 
other similar expressions, although not all forward-looking statements contain these identifying words. 

Our actual results may differ materially from those projected or contemplated by our forward-looking statements as a result of 
various factors, including, among others, the following: 

our dependence on the operating success of our tenants; 
the potential variability of our reported rental and related revenues following the adoption of Topic 842 (as defined 
below) on January 1, 2019; 
operational risks with respect to our Senior Housing - Managed communities (as defined below);  
the effect of our tenants declaring bankruptcy or becoming insolvent; 
our ability to find replacement tenants and the impact of unforeseen costs in acquiring new properties; 
the impact of litigation and rising insurance costs on the business of our tenants; 
the possibility that Sabra may not acquire the remaining majority interest in the Enlivant Joint Venture (as defined 
below); 
risks associated with our investments in joint ventures; 
changes in healthcare regulation and political or economic conditions; 
the impact of required regulatory approvals of transfers of healthcare properties; 
competitive conditions in our industry; 
our concentration in the healthcare property sector, particularly in skilled nursing/transitional care facilities and 
senior housing communities, which makes our profitability more vulnerable to a downturn in a specific sector than if 
we were investing in multiple industries; 
the significant amount of and our ability to service our indebtedness;  
covenants in our debt agreements that may restrict our ability to pay dividends, make investments, incur additional 
indebtedness and refinance indebtedness on favorable terms;
increases in market interest rates;
the potential phasing out of the London Interbank Offered Rate (“LIBOR”) benchmark after 2021; 
our ability to raise capital through equity and debt financings; 
changes in foreign currency exchange rates; 
the relatively illiquid nature of real estate investments;  
the loss of key management personnel;
uninsured or underinsured losses affecting our properties and the possibility of environmental compliance costs and 
liabilities;
the impact of a failure or security breach of information technology in our operations;
our ability to maintain our status as a real estate investment trust (“REIT”) under the federal tax laws;
changes in tax laws and regulations affecting REITs (including the potential effects of the Tax Cuts and Jobs Act);   
compliance with REIT requirements and certain tax and tax regulatory matters related to our status as a REIT; and
the ownership limits and takeover defenses in our governing documents and under Maryland law, which may restrict 
change of control or business combination opportunities. 

We urge you to carefully consider these risks and review the additional disclosures we make concerning risks and other factors 
that may materially affect the outcome of our forward-looking statements and our future business and operating results, 
including those made in Part I, Item 1A, “Risk Factors” in this 10-K, as such risk factors may be amended, supplemented or 
superseded from time to time by other reports we file with the Securities and Exchange Commission (“SEC”), including 
subsequent Annual Reports on Form 10-K and Quarterly Reports on Form 10-Q. We caution you that any forward-looking 
statements made in this 10-K are not guarantees of future performance, events or results, and you should not place undue 
reliance on these forward-looking statements, which speak only as of the date of this report. We do not intend, and we 



undertake no obligation, to update any forward-looking information to reflect events or circumstances after the date of this 10-
K or to reflect the occurrence of unanticipated events, unless required by law to do so. 

TENANT AND BORROWER INFORMATION 
 
This 10-K includes information regarding certain of our tenants that lease properties from us and our borrowers, most of which 
are not subject to SEC reporting requirements. The information related to our tenants and borrowers that is provided in this 10-
K has been provided by, or derived from information provided by, such tenants and borrowers. We have not independently 
verified this information. We have no reason to believe that such information is inaccurate in any material respect. We are 
providing this data for informational purposes only. 
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Skilled Nursing/Transitional Care Facilities 

Senior Housing Communities 



Specialty Hospitals and Other Facilities







Diverse Property Portfolio 

Long-Term, Triple-Net Lease Structure 

Senior Housing - Managed Structure 



Strong Relationships with Operators 

Ability to Identify Talented Operators 

Significant Experience in Proactive Asset Management 

Experienced Management Team 

Diversify Asset Portfolio 



Maintain Balance Sheet Strength and Liquidity 

Develop New Investment Relationships 

Capital Source to Underserved Operators 



Strategic Capital Improvements 

Pursue Strategic Development Opportunities 



The following describes the risks and uncertainties that could cause our actual results to differ materially from those 
presented in our forward-looking statements. The risks and uncertainties described below are not the only ones we face but do 
represent those risks and uncertainties that we believe are material to us. Additional risks and uncertainties not presently 
known to us or that we currently deem immaterial may also harm our business. 

We are dependent on the operating success of our tenants. 



Our reported rental and related revenues may be subject to increased variability as a result of the adoption of Accounting 
Standards Update (“ASU”) 2016-02, Leases, as amended by subsequent ASUs (“Topic 842”). 

We are exposed to operational risks with respect to our Senior Housing - Managed communities. 

Our tenants and operators may be adversely affected by increasing healthcare regulation and enforcement. 

Our tenants and operators depend on reimbursement from governmental and other third-party payor programs, and 
reimbursement rates from such payors may be reduced. 



We face potential adverse consequences of bankruptcy or insolvency by our tenants, operators, borrowers, managers and 
other obligors. 

We may be unable to find a replacement tenant for one or more of our leased properties. 

Potential litigation and rising insurance costs may affect our tenants’ and operators’ ability to obtain and maintain adequate 
liability and other insurance and their ability to make lease payments and fulfill their insurance and indemnification 
obligations to us. 



We are subject to risks and liabilities in connection with our investments in joint ventures. 

Required regulatory approvals can delay or prohibit transfers of our healthcare properties, which could result in periods in 
which we are unable to receive rent for such properties. 

Real estate is a competitive business and this competition may make it difficult for us to identify and purchase suitable 
healthcare properties, to finance acquisitions on favorable terms, or to retain or attract tenants. 



We depend on investments in the healthcare property sector, making our profitability more vulnerable to a downturn or 
slowdown in that specific sector than if we were investing in multiple industries. 

We have substantial indebtedness and have the ability to incur significant additional indebtedness and other liabilities. 

We may be unable to service our indebtedness. 



Covenants in our debt agreements restrict our and our subsidiaries  activities and could adversely affect our business. 

An increase in market interest rates could increase our interest costs on borrowings on our Revolving Credit Facility and 
future debt and could adversely affect our stock price.

Changes in the method pursuant to which the LIBOR rates are determined and potential phasing out of LIBOR after 2021 
may affect our financial results. 



Our ability to raise capital through equity financings is dependent, in part, on the market price of our common stock, which 
depends on market conditions and other factors affecting REITs generally. 

We may be adversely affected by fluctuations in foreign currency exchange rates. 

We may not be able to sell properties when we desire because real estate investments are relatively illiquid, which could have 
a material adverse effect on our business, financial position or results of operations. 

If we lose our key management personnel, we may not be able to successfully manage our business and achieve our 
objectives. 



We may experience uninsured or underinsured losses, which could result in a significant loss of the capital we have invested 
in a property, decrease anticipated future revenues or cause us to incur unanticipated expenses. 

Environmental compliance costs and liabilities associated with real estate properties owned by us may materially impair the 
value of those investments. 

We rely on information technology in our operations, and any material failure, inadequacy, interruption or security failure 
of that technology could harm our business. 

The tax imposed on REITs engaging in “prohibited transactions” may limit our ability to engage in transactions which 
would be treated as sales for federal income tax purposes. 



An ownership limit and certain takeover defenses could inhibit a change of control of Sabra or reduce the value of our 
stock. 

Our bylaws provide that the Circuit Court for Baltimore City, Maryland or the United States District Court for the District of 
Maryland, Baltimore Division will be the sole and exclusive forum for substantially all disputes between our company and 
our stockholders, which could limit our stockholders’ ability to obtain a favorable judicial forum for disputes with our 
company or our directors, officers or other employees. 



Our failure to maintain our qualification as a REIT would subject us to U.S. federal income tax, which could adversely 
affect the value of the shares of our common stock and would substantially reduce the cash available for distribution to our 
stockholders. 

The 90% distribution requirement will decrease our liquidity and may limit our ability to engage in otherwise beneficial 
transactions. 



We could fail to qualify as a REIT if income we receive is not treated as qualifying income, including as a result of one or 
more of the lease agreements we have entered into or assumed not being characterized as true leases for U.S. federal 
income tax purposes, which would subject us to U.S. federal income tax at corporate tax rates. 

Complying with REIT requirements may cause us to forego otherwise attractive acquisition opportunities or liquidate 
otherwise attractive investments, which could materially hinder our performance. 

If we have significant amounts of non-cash taxable income, we may have to declare taxable stock dividends or make other 
non-cash distributions, which could cause our stockholders to incur tax liabilities in excess of cash received. 

Our charter restricts the transfer and ownership of our stock, which may restrict change of control or business combination 
opportunities in which our stockholders might receive a premium for their shares. 



We may be subject to adverse legislative or regulatory tax changes that could reduce the market price of our common stock. 

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

Our ownership of and relationship with any taxable REIT subsidiaries that we have formed or will form will be limited and 
a failure to comply with the limits would jeopardize our REIT status and may result in the application of a 100% excise tax. 









The above performance graph shall not be deemed to be soliciting material or to be filed with the SEC under the Securities Act 
of 1933 or the Securities Exchange Act of 1934 or incorporated by reference in any document as filed. 







The discussion below contains forward-looking statements that involve risks and uncertainties. Our actual results could 
differ materially from those anticipated in these forward-looking statements as a result of various factors, including those which 
are discussed in Part I, Item 1A, “Risk Factors.” Also see “Statement Regarding Forward-Looking Statements” preceding Part 
I. 

The following discussion and analysis should be read in conjunction with Part II, Item 6, “Selected Financial Data” 
above and our accompanying consolidated financial statements and the notes thereto. 

Acquisitions 

Dispositions 



Holiday 

Credit Agreement 

At-The-Market Common Stock Offering Program 

Senior Unsecured Notes 



Principles of Consolidation and Basis of Presentation 

Real Estate Investments and Rental Revenue Recognition 

Real Estate Acquisition Valuation 



Impairment of Real Estate Investments 

Revenue Recognition 

Loans Receivable and Interest Income 

Loans Receivable 



Interest Income 

Preferred Equity Investments and Preferred Return 



Income Taxes 

Fair Value Measurements 





Comparison of results of operations for the years ended December 31, 2019 and 2018 (dollars in thousands): 

Rental and Related Revenues 



Interest and Other Income 

Resident Fees and Services 

Depreciation and Amortization 

Interest Expense 

Triple-Net Portfolio Operating Expenses 

Senior Housing - Managed Portfolio Operating Expenses 



General and Administrative Expenses 

Merger and Acquisition Costs 

Provision for Doubtful Accounts, Straight-Line Rental Income and Loan Losses 

Impairment of Real Estate 

Loss on Extinguishment of Debt 



Other Income 

Net Gain on Sales of Real Estate 

Loss from Unconsolidated Joint Venture 

Income Tax Expense 

Funds from Operations and Adjusted Funds from Operations 







Cash Flows from Operating Activities 

Cash Flows from Investing Activities 

Cash Flows from Financing Activities 

Loan Agreements 

2021 Notes



 

2023 Notes

 

2024 Notes.

 

2026 and 2027 Notes.

 

2029 Notes.

 

Credit Agreement. 

 



Secured Indebtedness 

Capital Expenditures 

Dividends 









Interest rate risk. 

 

Foreign currency risk.

 





www.sabrahealth.com

www.sabrahealth.com 













Opinions on the Financial Statements and Internal Control over Financial Reporting 

Internal Control - Integrated Framework

Internal Control - Integrated Framework

Basis for Opinions 

Definition and Limitations of Internal Control over Financial Reporting 



Critical Audit Matters 
 

Impairment Assessment of Real Estate 
 



See accompanying notes to consolidated financial statements. 



See accompanying notes to consolidated financial statements. 



See accompanying notes to consolidated financial statements. 
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See accompanying notes to consolidated financial statements. 



See accompanying notes to consolidated financial statements. 

 





Real Estate Acquisition Valuation 



Depreciation and Amortization 

Impairment of Real Estate Investments 

Revenue Recognition 





Loans Receivable 

Interest Income 







Adopted 





As of December 31, 2019  



As of December 31, 2018 



As of December 31, 2019 

As of December 31, 2018 



2019 

Impairment of Real Estate 

Dispositions 

2018 

Impairment of Real Estate 

Dispositions 

2017 

Impairment of Real Estate 

Dispositions 







5.5% Notes Due 2021



5.375% Notes Due 2023.

 

4.80% Notes Due 2024.

 

5.125% Notes Due 2026

 

5.38% Notes Due 2027

 

3.90% Notes Due 2029.

 









Cash Flow Hedges 

Net Investment Hedges 

Derivative and Financial Instruments Designated as Hedging Instruments 

Assets: 

Liabilities: 



Cash Flow Hedges: 

Net Investment Hedges: 

Derivatives Not Designated as Hedging Instruments 

Offsetting Assets: 

Offsetting Liabilities: 

Offsetting Assets: 

Offsetting Liabilities: 



Financial Instruments 

Loans receivable

 

Preferred equity investments

 

Derivative instruments

 

Senior Notes

 

Secured indebtedness

 



Items Measured at Fair Value on a Recurring Basis 



Other Common Stock Issuances 



Stock Options 

Restricted Stock Units and Performance-Based Restricted Stock Units 



Employee Benefit Plan 



































































Chairman, President and 
Chief Executive Officer 



Chairman, President and 
Chief Executive Officer 



Executive Vice President, 
Chief Financial Officer and Secretary 



Chairman, President and 
Chief Executive Officer 



Executive Vice President, 
Chief Financial Officer and Secretary 
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Former Owner and President,
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President and CEO, 
Juniper Communities

Raymond Lewis
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Principal,
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President,
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