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Key Metrics 
Current Price: $43 5 Year CAGR Estimate: 7.8% Market Cap: $604M 

Fair Value Price: $42 5 Year Growth Estimate: 2.5% Ex-Dividend Date: 09/21/261 

% Fair Value: 103% 5 Year Valuation Multiple Estimate: -0.6% Dividend Payment Date: 09/30/261 

Dividend Yield: 6.9% 5 Year Price Target $48 Years Of Dividend Growth: 40 

Dividend Risk Score: D Sector: Real Estate Rating: Hold 

Overview & Current Events 
Universal Health Realty Income Trust (UHT) is a healthcare REIT specializing in medical office buildings (MOBs), acute 

care hospitals, and behavioral health facilities. As of Jun. 30, 2026, UHT’s portfolio consisted of 77 investments spread 

across 21 U.S. states. The company’s portfolio is weighted toward MOBs and behavioral healthcare facilities, which are 

generally considered “recession-proof” assets. Its portfolio also includes acute care hospitals, freestanding emergency 

departments, and childcare centers. Unsurprisingly, UHT is inextricably linked to its founder, Universal Health Services 

(UHS), one of the largest for-profit hospital operators in the United States. In 2025, the REIT derived around 40% of its 

total revenue from UHS. 

On Jul. 27, UHT shared its financial results for the second quarter ended Jun. 30, 2026. The company’s total revenue 

edged 0.5% higher year-over-year to $24.99 million in the quarter. This was driven by a combination of higher property-

level income due to incremental organic rental growth and bonus rental revenue on the McAllen Medical Center during 

the quarter. UHT’s FFO per diluted share grew by 5.9% over the year-ago period to $0.90 for the quarter. That beat the 

analyst consensus in the quarter by $0.04. Aside from higher property-level income, this was also aided by reduced 

interest expenses via a lower average effective borrowing rate, offsetting a slight increase in total average borrowings 

outstanding under its credit facility. In June, UHT increased its quarterly dividend per share by 0.7% to $0.75. This 

marked its 40th consecutive year of dividend growth. 

Growth on a Per-Share Basis 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2031 

FFO $3.09 $3.10 $3.28 $3.20 $3.36 $3.69 $3.54 $3.23 $3.46 $3.44 $3.51 $3.97 

DPS $2.60 $2.64 $2.68 $2.72 $2.76 $2.80 $2.84 $2.88 $2.92 $2.96 $3.00 $3.23 

Shares2 13.6 13.7 13.8 13.8 13.8 13.8 13.8 13.8 13.9 13.9 13.9 14.0 

Moving forward, we think that UHT’s FFO per diluted share can grow by about 2.5% annually through 2031, off an 

anticipated 2026 base of $3.51. The most reliable driver for this growth forecast is the growth embedded in UHT’s 

existing lease agreements. Weighted-average rental rates for lease renewals in 2025 increased by approximately 3%. 

Since the REIT largely operates on a triple-net basis (tenants pay insurance, maintenance, taxes, and utilities, in addition 

to a base rent check), these 1% to 3% escalators drop straight to the bottom line. Then, there’s construction well 

underway on the Alan B. Miller Medical Center, an 80,000-square-foot MOB with a 10-year master flex lease with a 

subsidiary of UHS. This facility will open in Q4 2026. When this comes online, it will provide a fresh stream of FFO to 

offset the drag of older, vacant properties. 

 

1 Estimated based on past dividend dates. 
2 Share count is in millions. 
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Valuation Analysis 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Now 2031 

P/FFO 21.2 24.2 18.8 36.2 19.1 16.1 13.5 13.4 10.5 11.4 12.4 12.0 

Avg. Yld. 4.0% 3.5% 4.3% 2.4% 4.3% 4.7% 6.0% 6.7% 8.0% 7.5% 6.9% 6.8% 

Since 2016, UHT’s shares have traded at a P/FFO ratio as low as the low double digits in recent years to as expensive as 

the mid-30s in the days of zero interest rate policy. Because we believe that interest rates will remain elevated relative 

to the past five or 10 years, we think a more realistic fair value multiple is right around 12. Compared to the current-

year P/FFO ratio of 12.4, this suggests shares are priced slightly above fair value. 

Safety, Quality, Competitive Advantage, & Recession Resiliency 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2031 

Payout 84% 85% 82% 85% 82% 76% 80% 89% 84% 86% 85% 81% 

While UHT doesn’t have an overwhelming competitive advantage in the traditional sense, its relationship with UHS 

could be perceived as a positive. Not only is there the investment-grade balance sheet of the tenant anchoring the 

REIT’s portfolio, but UHS is the trust’s advisor. This gives UHT the first look at developing properties for UHS. Since UHS 

was building a hospital next door, UHT was the obvious choice to develop the adjacent medical office space. Then, 

there’s the specialization in behavioral health facilities. Obtaining the zoning and licensing for these types of properties 

is much more difficult than a standard office building, which creates a local moat for the properties UHT already owns. 

The REIT’s financial positioning leaves a bit to be desired. Its interest coverage ratio was 2.0x through the first half of 

2026. If UHS were to encounter financial difficulties, this could put significant pressure on UHT’s balance sheet. While it 

has raised its dividend for 40 consecutive years, the REIT’s dividend payout ratio is also reasonably elevated, with it set 

to be around 85% in 2026. That’s why we think dividend growth will lag FFO per diluted share growth. 

Final Thoughts & Recommendation 
UHT’s 6.9% dividend yield, 2.5% annual FFO per diluted share growth prospects, and 0. 6% annual valuation multiple 

contraction could deliver 7.8% annual total returns through 2031. In closing, we’re reiterating our Hold rating. 

Total Return Breakdown by Year 
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Income Statement Metrics 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Revenue 67 72 76 77 78 84 91 96 99 99 

Operating Profit 22 24 27 26 25 28 32 38 43 39 

Operating Margin 33.0% 33.2% 35.0% 33.4% 32.5% 32.8% 35.0% 40.1% 43.0% 39.6% 

Net Profit 17 46 24 19 19 109 21 15 19 18 

Net Margin 25.7% 63.1% 31.7% 24.6% 24.4% 129.7% 23.3% 16.1% 19.4% 17.8% 

Free Cash Flow 42 47 42 43 50 46 48 43 46 50 

Balance Sheet Metrics 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Total Assets 525 490 484 489 494 598 608 596 581 565 

Cash & Equivalents 4 3 5 6 6 23 8 8 7 7 

Goodwill & Int. Ass. 24 21 17 15 12 10 9 9 7 6 

Total Liabilities 333 279 285 307 335 363 378 395 401 413 

Long-Term Debt 316 256 261 283 304 340 354 370 379 385 

Shareholder’s Equity 191 211 199 182 159 235 229 201 180 152 

LTD/E Ratio 1.65 1.22 1.32 1.56 1.91 1.45 1.55 1.84 2.11 2.53 

Profitability & Per Share Metrics 
Year 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Return on Assets 3.5% 9.0% 5.0% 3.9% 3.9% 20.0% 3.5% 2.6% 3.3% 3.1% 

Return on Equity 8.9% 22.7% 11.8% 10.0% 11.2% 55.4% 9.1% 7.2% 10.1% 10.6% 

ROIC 3.6% 9.4% 5.2% 4.1% 4.1% 21.0% 3.6% 2.7% 3.4% 3.2% 

Shares Out. 13.6 13.7 13.8 13.8 13.8 13.8 13.8 13.8 13.9 13.9 

Revenue/Share 4.98 5.31 5.55 5.61 5.67 6.11 6.57 6.92 7.15 7.15 

FCF/Share 3.10 3.43 3.07 3.12 3.65 3.36 3.45 3.15 3.30 3.59 

Note: All figures in millions of U.S. Dollars unless per share or indicated otherwise. 
 
 
 
 
 
 
 
 
 

 

Disclaimer 
 

Nothing presented herein is, or is intended to constitute, specific investment advice. Nothing in this research report should be construed as a recommendation to follow any investment strategy 

or allocation. Any forward-looking statements or forecasts are based on assumptions and actual results are expected to vary from any such statements or forecasts. No reliance should be placed 

on any such statements or forecasts when making any investment decision. While Sure Dividend has used reasonable efforts to obtain information from reliable sources, we make no 

representations or warranties as to the accuracy, reliability, or completeness ofthird-party information presented herein. No guarantee of investment performance is being provided, and no inference 

to the contrary should be made. There is a risk of loss from an investment in marketable securities. Past performance is not a guarantee of future performance. 


