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Dear Stockholders,
Our business is driven by two secular fundamentals — the aging population and the desire for improved health. 

We have concentrated our resources in sectors and markets where Healthpeak has unique scale, expertise, and relationships. We 
believe this allows us to invest and operate with a competitive advantage. 

The societal impact of our buildings is significant. In Life Science, our biopharma tenants are producing life-changing diagnostics 
and therapeutics for cancer, heart disease, and sickle cell, among many other chronic diseases. In Medical Office, we estimate 17 
million patients visited our buildings last year. Our properties are critical to outpatient healthcare delivery in attractive markets 
such as Dallas, Houston, Denver, Phoenix, and Nashville. 

We expect the societal impact of our portfolio to grow over time, driven by the ongoing push to convenient outpatient medical 
care, and exciting advances in personalized medicine and drug discovery.

2022 Results and 2023 Outlook
Strong execution by our team produced better-than-expected internal growth and earnings in 2022. Our internal growth rate was 
even more impressive when considering Healthpeak’s Life Science and Medical Office portfolios produced outsized growth in 
both 2020 and 2021, creating a difficult comparison period.

Looking forward to 2023, despite the challenging macroeconomic background, we are projecting another year of solid 
same-store growth and accretive development deliveries. Our balance sheet is in great shape from both a leverage and liquidity 
standpoint, an important asset given the volatile capital markets environment.

(1) Based on Healthpeak’s common stock outstanding and stock price of $25.07 as of the close of trading on December 30, 2022, the last 
trading day of the year, and total consolidated debt and Healthpeak’s share of unconsolidated joint venture debt and cash and cash 
equivalents as of December 31, 2022.

(2) Represents pro forma cash and cash equivalents as of December 31, 2022, as adjusted to give effect to $400 million of senior notes 
issued in January 2023, plus undrawn capacity on Healthpeak’s revolving credit facility as of February 28, 2023.

(3) Represents Net Debt to Adjusted EBITDAre, a non-GAAP financial measure, as of December 31, 2022, with Adjusted EBITDAre based on 
fourth quarter annualized performance and Net debt as of December 31, 2022. For the definition and reconciliation to the most directly 
comparable GAAP measure, see Appendix A.

Ticker
PEAK

Credit Ratings
BBB+/Baa1

Enterprise Value(1)
$20B

Leverage(3)
5.3x

Liquidity(2)
$2.5B

THE BOARDWALK
SAN DIEGO, CA
LIFE SCIENCE
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Our Portfolio
Life Science

(1) For the definition and reconciliation of Same-Store Cash (Adjusted) NOI to the most directly comparable GAAP measure, see Appendix 
A. Life Science same-store growth shown in the chart above represents Healthpeak’s average reported same-store cash (adjusted) NOI 
growth from 2013–2022 and 2020–2022.

(2)  Source: Dealforma and NIH.gov

Our 12 million square foot Life Science portfolio was built and acquired over the past two decades and represented nearly half of 
our 2022 total portfolio income. The portfolio is located in the three most important centers of biotech innovation: San Francisco, 
Boston, and San Diego. Over the past four decades, these three markets have developed an unmatched ecosystem of academics, 
capital, infrastructure, and scientific talent, placing them at the heart of the life sciences revolution. 

We have intentionally concentrated our resources on amenity-rich campus settings that are differentiated from freestanding 
buildings. Combined with our local scale and long-standing tenant relationships, we have a sustainable competitive advantage 
in our local markets. For example, we reported 99% occupancy at year-end and +35% cash re-leasing spreads on renewals 
during 2022. 

Our profitable and unique development platform delivered 675,000 square feet and nearly $700 million of investment across three 
campuses in 2022. These Class A properties are fully leased and are expected to deliver a 7% stabilized return on cost. We expect 
initial deliveries on three additional projects totaling 650,000 square feet in 2023, and we own and control a large land bank to 
support future development when market conditions are favorable.

LIFE SCIENCE INDUSTRY FUNDING LEVELS(2)

($USD in billions)
HEALTHPEAK’S LIFE SCIENCE SAME-STORE 
GROWTH(1)

4.6%
6.2%$250

~150% GROWTH

$100

Last 10 Year 
Average

2012 Last 3 Year 
Average

2022

1.4M
SF of Lease 
Executions in 2022

12.2M Total Square Feet (SF) 5.1% 2022 Same-Store Cash 
(Adjusted) NOI Growth(1)

Core Markets
San Francisco, CA; Boston, MA; and 
San Diego, CA

98.7% Same-Store Occupancy 
(12/31/22)

VANTAGE (RENDERING)
SOUTH SAN FRANCISCO, CA
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Medical Office

Our 24 million square foot Medical Office portfolio has grown over the past two decades through acquisitions and developments 
and represented about 40% of our 2022 total portfolio income. We chose to concentrate our real estate on the campuses of 
market-leading hospitals and health systems in major metro markets. Our properties have a deep pool of demand and generate 
sector-leading internal growth.  

We have long-standing relationships with the top hospitals, physician groups, and health systems that serve as anchor tenants 
in nearly all of our buildings. These anchor tenants create a critical mass of patient activity and demand for space, allowing us to 
maintain high occupancy and renewal rates.

We are one of the country’s most active developers of Medical Office buildings, and we view development as an important part of 
our external growth opportunity as our tenants look to migrate services to a lower cost outpatient setting. In 2022, we delivered 
three new properties totaling 237,000 square feet and $69 million of investment.

3.1M
SF of Lease 
Executions in 2022

24.1M Total Square Feet (SF) 4.0% 2022 Same-Store Cash 
(Adjusted) NOI Growth(1)

81% On Campus 91.5% Same-Store Occupancy 
(12/31/22)

PORTFOLIO INCOME(2)

(for the year ended December 31, 2022)

(1)  For the definition and reconciliation of Same-Store Cash (Adjusted) NOI to the most directly comparable GAAP measure, see Appendix 
A. Medical Office same-store growth shown in the chart above represents Healthpeak’s average reported same-store cash (adjusted) NOI 
growth from 2013–2022 and 2020–2022.

(2) For the definition and reconciliation of Portfolio Income to the most directly comparable GAAP measure, see Appendix A.

HEALTHPEAK’S MEDICAL SAME-STORE 
GROWTH(1)

Last 10 Year 
Average

Last 3 Year 
Average

3.1%2.7%

38%
Medical
Office

9%
CCRC

49%
Life

Science

4%
Other

LONE PEAK HOSPITAL
DRAPER, UTAH
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Continuing Care Retirement Communities (CCRC)

VANTAGE LAB BUILDOUT (RENDERING) 
SOUTH SAN FRANCISCO, CA

Our 15-community CCRC business is purposefully concentrated in Florida and represented about 10% of our 2022 total portfolio 
income. These resort-like communities attract a younger, healthier senior resident, and have an average length of stay of 8 to 10 years. 

In 2022, we drove a 340-basis point increase in occupancy and saw strong pricing power, partially offset by high inflation that 
impacted labor and other operating expenses. 

As we look to 2023 and 2024, we have an opportunity to capture several hundred basis points of additional occupancy, as our 
portfolio recovers from the pandemic and capitalizes on favorable supply and demand fundamentals.

Capital Allocation 
Our near-term capital allocation priority is completing our profitable development 
and redevelopment pipeline totaling $560 million of remaining spend.

For the past several years, we prioritized new development over acquisitions 
given risk-adjusted returns and development profit margins. As acquisition cap 
rates move higher to account for the change in interest rates and construction 
costs remain elevated, we may be entering a period where acquisitions provide 
superior risk-adjusted returns. The market is dynamic so we will remain flexible, 
and our relationships and balance sheet are a competitive strength in either 
scenario. We are advancing entitlements across our core markets so that we 
have optionality to commence new developments when the relative returns are 
favorable, whether that is in the second half of 2023 or thereafter.

ESG
We continue to pursue and invest in initiatives that deliver on our ESG goals, including the diversity of our team and Board. We 
published our eleventh annual ESG report in 2022 and received industry and global recognition for our ESG accomplishments. 
Over the last decade, our environmental initiatives have resulted in an almost 40% reduction in greenhouse gas emissions in 
our operations, and we expect further progress going forward driven by technology and our intentional efforts. We routinely 
spend $10 million or more annually on green initiatives across our operating portfolio, and target LEED Gold for new Life Science 
developments. We expect to install solar glass in one of our new development deliveries in 2023 and are excited about the 
potential impact of that technology.

Closing
In closing, I would like to thank our employees, Board members, tenants, 
business partners, lenders, and fellow stockholders for their support in making 
Healthpeak an industry leader with a significant societal impact.

Scott M. Brinker
President and Chief Executive Officer
Healthpeak Properties, Inc.

LAKE SEMINOLE SQUARE
SEMINOLE, FL
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Appendix A
Reconciliations and Definitions
Reconciliations
EBITDAre AND ADJUSTED EBITDAre
In thousands

THREE MONTHS ENDED  
DECEMBER 31, 2022      

Net income (loss) $ 10,802

Interest expense 49,413

Income tax expense (benefit)(1) (661)

Depreciation and amortization 179,157

Other depreciation and amortization 1,286

Loss (gain) on sales of real estate(1) 986

Share of unconsolidated joint venture (“JV”):

Interest expense 241

Income tax expense (benefit) (19)

Depreciation and amortization 8,642

Loss (gain) on sale of real estate from unconsolidated JVs 45

EBITDAre $ 249,892

Transaction-related items(2) 3,217

Other impairments (recoveries) and losses (gains)(2) 9,760

Restructuring and severance-related charges 32,749

Casualty-related charges (recoveries)(2) 684

Stock-based compensation amortization expense 1,903

Impact of transactions closed during the period(3) 449

Adjusted EBITDAre $ 298,654 

(1) This amount can be reconciled by combining the balances from the corresponding line of the Consolidated Statements of Operations on 
page 9 of the Earnings Release and Supplemental Report and the Discontinued Operations Reconciliation on page 37 of the Discussion 
and Reconciliation of Non-GAAP Financial Measures for the three months ended December 31, 2022, both of which documents are 
available in the Investor Relations section of our website at http://ir.healthpeak.com/.

(2) This amount includes the corresponding line on the Funds From Operations reconciliation on page 7 of the Discussion and Reconciliation 
of Non-GAAP Financial Measures for the three months ended December 31, 2022, which is available in the Investor Relations section of 
our website at http://ir.healthpeak.com/, less the related tax impact included in the adjustment for income tax expense (benefit) above.

(3) Adjustment reflects the impact of transactions that closed during the period as if the transactions were completed at the beginning of 
the period.
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NET DEBT

DECEMBER 31, 2022

Bank line of credit and commercial paper $ 995,606 

Term loan 495,957 

Senior unsecured notes 4,659,451 

Mortgage debt 346,599 

Consolidated Debt $ 6,497,613 

Share of unconsolidated JV mortgage debt 39,790 

Enterprise Debt $ 6,537,403 

Cash and cash equivalents (72,032)

Share of unconsolidated JV cash and cash equivalents (30,189)

Restricted cash (54,802)

Share of unconsolidated JV restricted cash (3,062)

Net Debt $ 6,377,318 

NET DEBT TO ADJUSTED EBITDAre (ANNUALIZED)
Dollars in thousands

THREE MONTHS ENDED  
DECEMBER 31, 2022

Net Debt $ 6,377,318

Adjusted EBITDAre (annualized)(1) $ 1,194,616

Net Debt to Adjusted EBITDAre (annualized) 5.34x

(1) Represents Adjusted EBITDAre for the three months ended December 31, 2022 multiplied by a factor of four.
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SAME-STORE PORTFOLIO CASH (ADJUSTED) NOI GROWTH
In thousands

YEAR ENDED  
DECEMBER 31, 2022

YEAR ENDED  
DECEMBER 31, 2021

     
LIFE 

SCIENCE
MEDICAL 

OFFICE     CCRC
LIFE 

SCIENCE    
MEDICAL 

OFFICE    CCRC

Net income (loss) $ 620,105 $ 208,580 $ (43,053) $ 244,521 $ 356,035 $ (40,405)

Loss (income) from discontinued operations — — — — — —

Income (loss) from continuing operations $ 620,105 $ 208,580 $ (43,053) $ 244,521 $ 356,035 $ (40,405)

Interest expense — 6,900 7,509 232 2,837 7,701

Depreciation and amortization 302,649 279,546 128,374 303,196 255,746 125,344

Transaction costs 387 1,255 725 24 323 1,445

Impairments and loan loss (reserves) recoveries, 
net

— — — — 21,577 —

Loss (gain) on sales of real estate, net (3,744) (10,659) — — (190,590) —

Other expense (income), net (311,939) (12,709) 1,380 (55) 2,725 (2,141)

Government grant income — — 6,765 — — 1,412

Healthpeak’s share of unconsolidated joint 
venture NOI

7,038 1,821 380 3,921 1,708 464

Noncontrolling interests’ share of consolidated 
joint venture NOI

(181) (25,400) — (205) (25,292) —

Equity loss (income) from unconsolidated JVs 972 (852) (539 ) (1,118) (794) (1,484)

Portfolio NOI $ 615,287 $ 448,482 $ 101,541 $ 550,516 $ 424,275 $ 92,336

Adjustment to NOI (62,754) (15,513) 2,300 (46,589) (11,118) 3,241

Portfolio Cash (Adjusted) NOI $ 552,533 $ 432,969 $ 103,841 $ 503,927 $ 413,157 $ 95,577

Portfolio Income $ 552,533 $ 432,969 $ 103,841 $ 503,927 $ 413,157 $ 95,577

Adjustment to NOI 62,754 15,513 (2,300 ) 46,589 11,118 (3,241)

Non-SS Portfolio NOI (154,579) (79,484) 1,244 (112,497) (68,835) 1,482

SS Portfolio NOI $ 460,708 $ 368,998 $ 102,785 $ 483,019 $ 355,440 $ 93,818

Non-cash adjustment to SS Portfolio NOI (36,837) (7,967) 2,300 (34,667) (8,455) 3,475

SS Portfolio Cash (Adjusted) NOI $ 423,871 $ 361,031 $ 105,085 $ 403,352 $ 346,985 $ 97,293

YEAR-OVER-YEAR TOTAL SS PORTFOLIO CASH (ADJUSTED) NOI GROWTH

ACTUAL PRO FORMA(1)

FULL YEAR % OF SS FULL YEAR % OF SS

Life science 5.1% 47.6 % 5.1% 48.0 %

Medical office 4.0% 40.6 % 4.0%  40.9 %

CCRC 8.0% 11.8 % 2.5% 11.1 %

Total Portfolio 5.0% 100.0 % 4.4% 100.0 %

(1) Pro forma reflects the results excluding government grants under the CARES Act for our CCRC portfolio.
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PORTFOLIO INCOME
Dollars in thousands

YEAR ENDED DECEMBER 31, 2022

LIFE 
SCIENCE

MEDICAL 
OFFICE CCRC OTHER

CORPORATE 
NON-SEGMENT

TOTAL 
PORTFOLIO

Net income (loss) $ 620,105 $ 208,580 $ (43,053) $ 12,524 $ (281,732) $ 516,424

Loss (income) from discontinued 
operations

— — — — (2,884) (2,884)

Income (loss) from continuing 
operations

$ 620,105 $ 208,580 $ (43,053) $ 12,524 $ (284,616) $ 513,540

Interest income — — — (23,300) — (23,300)

Interest expense — 6,900 7,509 — 158,535  172,944

Depreciation and amortization 302,649 279,546 128,374 — — 710,569

General and administrative — — — — 131,033 131,033

Transaction costs 387 1,255 725 — 2,486 4,853

Impairments and loan loss 
(reserves) recoveries, net

— — — 7,004 — 7,004

Loss (gain) on sales of real estate, 
net

(3,744) (10,659) — 5,325 — (9,078)

Other expense (income), net (311,939 ) (12,709) 1,380 13 (3,013 ) (326,268)

Income tax expense (benefit) — — — — (4,425 ) (4,425)

Government grant income — — 6,765 — — 6,765

Healthpeak’s share of 
unconsolidated  
joint venture NOI

7,038 1,821 380 16,751 — 25,990

Noncontrolling interests’ share of 
consolidated joint venture NOI

(181) (25,400) — — — (25,581)

Equity loss (income) from  
unconsolidated JVs

972 (852) (539) (1,566) — (1,985)

Portfolio NOI $ 615,287 $ 448,482 $ 101,541 $ 16,751 $ — $ 1,182,061

Adjustment to NOI (62,754) (15,513) 2,300 169 — (75,798)

Portfolio Cash (Adjusted) NOI $ 552,533 $ 432,969 $ 103,841 $ 16,920 $ — $ 1,106,263

Interest income — — — 23,300 — 23,300

Portfolio Income $ 552,533 $ 432,969 $ 103,841 $ 40,220 $ — $ 1,129,593

% of Total Portfolio 48.9% 38.3% 9.2% 3.6% —% 100.0%
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Definitions
Consolidated Debt. The carrying amount of bank line of credit, commercial paper, term loans, senior unsecured notes, and 
mortgage debt, as reported in our consolidated financial statements.

EBITDAre and Adjusted EBITDAre. EBITDAre, or EBITDA for Real Estate, is a supplemental performance measure defined by the 
National Association of Real Estate Investment Trusts (“Nareit”) and intended for real estate companies. It represents earnings 
before interest expense, income taxes, depreciation and amortization, gains or losses from sales of depreciable property (including 
gains or losses on change in control), and impairment charges (recoveries) related to depreciable property. Adjusted EBITDAre 
is defined as EBITDAre excluding other impairments (recoveries) and other losses (gains), transaction-related items, prepayment 
costs (benefits) associated with early retirement or payment of debt, restructuring and severance related charges, litigation costs 
(recoveries), casualty-related charges (recoveries), stock compensation expense, and foreign currency remeasurement losses 
(gains), adjusted to reflect the impact of transactions that closed during the period as if the transactions were completed at the 
beginning of the period. EBITDAre and Adjusted EBITDAre include our pro rata share of our unconsolidated JVs presented on the 
same basis. We consider EBITDAre and Adjusted EBITDAre important supplemental measures to net income (loss) because they 
provide an additional manner in which to evaluate our operating performance and serve as additional indicators of our ability to 
service our debt obligations. Net income (loss) is the most directly comparable GAAP measure to EBITDAre and Adjusted EBITDAre.

Enterprise Debt. Consolidated Debt plus our pro rata share of total debt from our unconsolidated JVs. Enterprise Debt is a 
supplemental measure of our financial position, which enables both management and investors to analyze our leverage and to 
compare our leverage to that of other companies. Our pro rata share of total debt from our unconsolidated JVs is not intended to 
reflect our actual liability or ability to access assets should there be a default under any or all such loans or a liquidation of the JVs.

Net Debt. Enterprise Debt less the carrying amount of cash and cash equivalents, restricted cash, and expected net proceeds from 
the future settlement of shares issued through our equity forward contracts, as reported in our consolidated financial statements 
and our pro rata share of cash and cash equivalents and restricted cash from our unconsolidated JVs. Consolidated Debt is the most 
directly comparable GAAP measure to Net Debt. Net Debt is a supplemental measure of our financial position, which enables both 
management and investors to analyze our leverage and to compare our leverage to that of other companies.

Net Debt to Adjusted EBITDAre. Net Debt divided by Adjusted EBITDAre is a supplemental measure of our ability to decrease our 
debt. Because we may not be able to use our cash to reduce our debt on a dollar-for-dollar basis, this measure may have material 
limitations.

Net Operating Income (“NOI”) and Cash (Adjusted) NOI. NOI and Adjusted NOI are non-GAAP supplemental financial measures 
used to evaluate the operating performance of real estate. NOI is defined as real estate revenues (inclusive of rental and related 
revenues, resident fees and services, income from direct financing leases, and government grant income and exclusive of interest 
income), less property level operating expenses; NOI excludes all other financial statement amounts included in net income 
(loss). Adjusted NOI is calculated as NOI after eliminating the effects of straight-line rents, DFL non-cash interest, amortization of 
market lease intangibles, termination fees, actuarial reserves for insurance claims that have been incurred but not reported, and 
the impact of deferred community fee income and expense. NOI and Adjusted NOI are calculated as NOI and Adjusted NOI from 
consolidated properties, plus our share of NOI and Adjusted NOI from unconsolidated joint ventures (calculated by applying our 
actual ownership percentage for the period), less noncontrolling interests’ share of NOI and Adjusted NOI from consolidated 
joint ventures (calculated by applying our actual ownership percentage for the period). Management utilizes its share of NOI and 
Adjusted NOI in assessing its performance as we have various joint ventures that contribute to its performance. We do not control 
our unconsolidated joint ventures, and our share of amounts from unconsolidated joint ventures do not represent our legal claim to 
such items. Our share of NOI and Adjusted NOI should not be considered a substitute for, and should only be considered together 
with and as a supplement to, our financial information presented in accordance with GAAP.

Adjusted NOI is oftentimes referred to as “Cash NOI.” Management believes NOI and Adjusted NOI are important supplemental 
measures because they provide relevant and useful information by reflecting only income and operating expense items that are 
incurred at the property level and present them on an unlevered basis. We use NOI and Adjusted NOI to make decisions about 
resource allocations, to assess and compare property level performance, and to evaluate our Same-Store (“SS”) performance, 
as described below. We believe that net income (loss) is the most directly comparable GAAP measure to NOI and Adjusted NOI. 
NOI and Adjusted NOI should not be viewed as alternative measures of operating performance to net income (loss) as defined by 
GAAP since they do not reflect various excluded items. Further, our definitions of NOI and Adjusted NOI may not be comparable 
to the definitions used by other REITs or real estate companies, as they may use different methodologies for calculating NOI and 
Adjusted NOI. Operating expenses generally relate to leased medical office and life science properties, as well as CCRC facilities. 
We generally recover all or a portion of our leased medical office and life science property expenses through tenant recoveries. We 
present expenses as operating or general and administrative based on the underlying nature of the expense.
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Portfolio Income. Cash (Adjusted) NOI plus interest income plus our pro rata share of Cash (Adjusted) NOI from our unconsolidated 
JVs less noncontrolling interests’ pro rata share of Cash (Adjusted) NOI from consolidated JVs. Management believes that Portfolio 
Income is an important supplemental measure because it provides relevant and useful information regarding our performance; 
specifically, it is a measure of our property level profitability of the Company inclusive of interest income. Management believes 
that net income (loss) is the most directly comparable GAAP measure to Portfolio Income. Portfolio Income should not be viewed 
as an alternative measure of operating performance to net income (loss) as defined by GAAP since it does not reflect various 
excluded items.

Same-Store (“SS”). Same-Store NOI and Cash (Adjusted) NOI information allows us to evaluate the performance of our property 
portfolio under a consistent population by eliminating changes in the composition of our portfolio of properties, excluding 
properties within the other non-reportable segments. We include properties from our consolidated portfolio, as well as properties 
owned by our unconsolidated joint ventures in Same-Store NOI and Adjusted NOI (see NOI definition above for further discussion 
regarding our use of pro-rata share information and its limitations). Same-Store Adjusted NOI excludes amortization of deferred 
revenue from tenant-funded improvements and certain non-property specific operating expenses that are allocated to each 
operating segment on a consolidated basis. Properties are included in Same-Store once they are stabilized for the full period in 
both comparison periods. Newly acquired operating assets are generally considered stabilized at the earlier of lease-up (typically 
when the tenant(s) control(s) the physical use of at least 80% of the space and rental payments have commenced) or 12 months 
from the acquisition date. Newly completed developments and redevelopments are considered stabilized at the earlier of lease-
up or 24 months from the date the property is placed in service. Properties that experience a change in reporting structure are 
considered stabilized after 12 months in operations under a consistent reporting structure. A property is removed from Same-Store 
when it is classified as held for sale, sold, placed into redevelopment, experiences a casualty event that significantly impacts 
operations, a change in reporting structure or operator transition has been agreed to, or a significant tenant relocates from a 
Same-Store property to a non Same-Store property and that change results in a corresponding increase in revenue. We do not 
report Same-Store metrics for our other non-reportable segments.
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