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Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer,
or a smaller reporting company. See the definitions of “large accelerated filer,” “accelerated filer” and “smaller reporting
company” in Rule 12b-2 of the Exchange Act. (check one):
Large accelerated filerx Accelerated filer o
Non-accelerated filer o(Do not check if a smaller reporting company) Smaller reporting companyo
Indicate by check mark whether the registrant is a shell company (as defined by Rule 12b-2 of the
Act.)    Yes  ¨    No   x 
State the aggregate market value of the voting and non-voting common equity held by non-affiliates computed by
reference to the price at which the common equity was last sold, or the average bid and asked price of such common
equity, as of the last business day of the registrant’s most recently completed second fiscal quarter: $784.7 million.
As of February 3, 2017 there were 66,216,905 shares of the registrant’s common stock outstanding.
DOCUMENTS INCORPORATED BY REFERENCE
Portions of the definitive Proxy Statement for the registrant’s 2017 Annual Meeting of Stockholders, which will be
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by reference into Part III of this Report.
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EXPLANATORY NOTE
This report represents the Annual Report on Form 10-K for the fiscal year ended December 31, 2016 for CareTrust
REIT, Inc. (together with its consolidated subsidiaries, “CareTrust REIT” or the “Company”). CareTrust REIT is a
self-administered, publicly-traded real estate investment trust ("REIT") engaged in the ownership, acquisition and
leasing of seniors housing and healthcare-related properties. CareTrust REIT was formed on October 29, 2013 as a
wholly owned subsidiary of The Ensign Group, Inc. (“Ensign”) with the intent to hold substantially all of Ensign's real
estate business. On June 1, 2014, Ensign completed the separation of its real estate business into a new separate and
independent publicly traded company by distributing all of the outstanding shares of common stock of CareTrust
REIT to Ensign stockholders on a pro rata basis (the “Spin-Off”). Ensign stockholders received one share of CareTrust
REIT common stock for each share of Ensign common stock held at the close of business on May 22, 2014, the record
date for the Spin-Off. The Spin-Off was effective from and after June 1, 2014, with shares of CareTrust REIT
common stock distributed by Ensign on June 2, 2014.
The Company had minimal activity prior to the Spin-Off. The consolidated and combined financial statements
included in this report reflect, for all periods presented, the historical financial position, results of operations and cash
flows of (i) the skilled nursing, assisted living and independent living facilities that Ensign contributed to the
Company immediately prior to the Spin-Off, (ii) the operations of the three independent living facilities that the
Company operated immediately following the Spin-Off, and (iii) the new investments that the Company has made
after the Spin-Off. “Ensign Properties” is the predecessor of the Company, and its historical financial statements, for the
periods prior to the Spin-Off, have been prepared on a “carve-out” basis from Ensign’s consolidated financial statements
using the historical results of operations, cash flows, assets and liabilities attributable to such skilled nursing, assisted
living and independent living facilities, and include allocations of income, expenses, assets and liabilities from Ensign.
These allocations reflect significant assumptions. Although management of the Company believes such assumptions
are reasonable, the consolidated and combined financial statements do not fully reflect what the Company’s financial
position, results of operations and cash flows would have been had it been a stand-alone company during the periods
presented. As a result, historical financial information is not necessarily indicative of the Company’s future results of
operations, financial position and cash flows.
The Company files annual, quarterly and current reports, proxy statements and other information with the Securities
and Exchange Commission (the “SEC”). These reports and other information filed by the Company may be read and
copied at the Public Reference Room of the SEC, 100 F Street N.E., Washington, D.C. 20549. Information about the
Public Reference Room may be obtained by calling the SEC at 1-800-SEC-0330. The SEC also maintains an internet
site that contains reports, and other information about issuers, like the Company, which file electronically with the
SEC. The address of that site is http://www.sec.gov. The Company makes available its reports on Form 10-K, 10-Q,
and 8-K (as well as all amendments to these reports), and other information, free of charge, at the Investor Relations
section of its website at www.caretrustreit.com. The information found on, or otherwise accessible through, the
Company’s website is not incorporated by reference into, nor does it form a part of, this report or any other document
that we file with the SEC.
STATEMENT REGARDING FORWARD-LOOKING STATEMENTS
Certain statements in this report may constitute forward-looking statements within the meaning of the Private
Securities Litigation Reform Act of 1995. Those forward-looking statements include all statements that are not
historical statements of fact and those regarding our intent, belief or expectations, including, but not limited to,
statements regarding: future financing plans, business strategies, growth prospects and operating and financial
performance; expectations regarding the making of distributions and the payment of dividends; and compliance with
and changes in governmental regulations.
Words such as “anticipate(s),” “expect(s),” “intend(s),” “plan(s),” “believe(s),” “may,” “will,” “would,” “could,” “should,” “seek(s)” and
similar expressions, or the negative of these terms, are intended to identify such forward-looking statements. These
statements are based on management’s current expectations and beliefs and are subject to a number of risks and
uncertainties that could lead to actual results differing materially from those projected, forecasted or expected.
Although we believe that the assumptions underlying the forward-looking statements are reasonable, we can give no
assurance that our expectations will be attained. Factors which could have a material adverse effect on our operations
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and future prospects or which could cause actual results to differ materially from our expectations include, but are not
limited to: (i) the ability to achieve some or all of the benefits that we expect to achieve from the completed Spin-Off;
(ii) the ability and willingness of our tenants to meet and/or perform their obligations under the triple-net leases we
have entered into with them and the ability and willingness of Ensign to meet and/or perform its other contractual
arrangements that it entered into with us in connection with the Spin-Off and any of its obligations to indemnify,
defend and hold us harmless from and against various claims, litigation and liabilities; (iii) the ability of our tenants to
comply with laws, rules and regulations in the operation of the properties we lease to them; (iv) the ability and
willingness of our tenants, including Ensign, to renew their leases with us upon their
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expiration, and the ability to reposition our properties on the same or better terms in the event of nonrenewal or in the
event we replace an existing tenant, and obligations, including indemnification obligations, we may incur in
connection with the replacement of an existing tenant; (v) the availability of and the ability to identify suitable
acquisition opportunities and the ability to acquire and lease the respective properties on favorable terms; (vi) the
ability to generate sufficient cash flows to service our outstanding indebtedness; (vii) access to debt and equity capital
markets; (viii) fluctuating interest rates; (ix) the ability to retain our key management personnel; (x) the ability to
maintain our status as a REIT; (xi) changes in the U.S. tax law and other state, federal or local laws, whether or not
specific to REITs; (xii) other risks inherent in the real estate business, including potential liability relating to
environmental matters and illiquidity of real estate investments; and (xiii) any additional factors included in this
report, including in the section entitled “Risk Factors” in Item 1A of this report, as such risk factors may be amended,
supplemented or superseded from time to time by other reports we file with the SEC, including subsequent Annual
Reports on Form 10-K and Quarterly Reports on Form 10-Q.
Forward-looking statements speak only as of the date of this report. Except in the normal course of our public
disclosure obligations, we expressly disclaim any obligation to release publicly any updates or revisions to any
forward-looking statements to reflect any change in our expectations or any change in events, conditions or
circumstances on which any statement is based.
TENANT INFORMATION
This Annual Report on Form 10-K includes information regarding certain of our tenants that lease properties from us,
some of which are not subject to SEC reporting requirements. Ensign is subject to the reporting requirements of the
SEC and is required to file with the SEC annual reports containing audited financial information and quarterly reports
containing unaudited financial information. You are encouraged to review Ensign’s publicly available filings, which
can be found at the SEC’s website at www.sec.gov.
The information related to our tenants contained or referred to in this Annual Report on Form 10-K was provided to us
by such tenants or, in the case of Ensign, derived from SEC filings made by Ensign or other publicly available
information. We have not verified this information through an independent investigation or otherwise. We have no
reason to believe that this information is inaccurate in any material respect, but we cannot provide any assurance of its
accuracy. We are providing this data for informational purposes only.
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PART I
All references in this report to “CareTrust REIT,” the “Company,” “we,” “us” or “our” mean CareTrust REIT, Inc. together with
its consolidated subsidiaries. Unless the context suggests otherwise, references to “CareTrust REIT, Inc.” mean the
parent company without its subsidiaries.
ITEM  1. Business
Our Company
CareTrust REIT is a self-administered, publicly-traded REIT engaged in the ownership, acquisition, development and
leasing of seniors housing and healthcare-related properties. CareTrust REIT was formed on October 29, 2013, as a
wholly owned subsidiary of Ensign with the intent to hold substantially all of Ensign's real estate business. On June 1,
2014, Ensign completed the separation of its real estate business into a separate and independent publicly traded
company by distributing all of the outstanding shares of common stock of the Company to Ensign stockholders on a
pro rata basis. The Spin-Off was effective from and after June 1, 2014, with shares of our common stock distributed to
Ensign stockholders on June 2, 2014. As of December 31, 2016, CareTrust REIT’s real estate portfolio consisted of
154 skilled nursing facilities (“SNFs”), SNF Campuses, assisted living facilities (“ALFs”) and independent living facilities
(“ILFs”). Of these properties, 93 are leased to Ensign on a triple-net basis under multiple long-term leases (each, an
“Ensign Master Lease” and, collectively, the “Ensign Master Leases”) that have cross default provisions and are all
guaranteed by Ensign, 16 are leased to affiliates of Pristine Senior Living ("Pristine") under a long-term, triple-net
master lease (the "Pristine Master Lease") that is guaranteed by Pristine and its sole principal, and 42 properties are
leased to 14 other tenants on a triple-net basis. We also own and operate three ILFs. As of December 31, 2016, the 93
facilities leased to Ensign had a total of 9,916 beds and units and are located in Arizona, California, Colorado, Idaho,
Iowa, Nebraska, Nevada, Texas, Utah and Washington; the 16 facilities leased to affiliates of Pristine had a total of
1,488 beds and units and are located in Ohio; and the 42 remaining leased properties had a total of 3,515 beds and
units and are located in California, Colorado, Florida, Georgia, Idaho, Indiana, Iowa, Maryland, Michigan, Minnesota,
North Carolina, Texas, Virginia, Washington and Wisconsin. The three ILFs that we own and operate had a total of
264 units and are located in Texas and Utah. As of December 31, 2016, the Company also had three other real estate
investments consisting of $13.9 million of preferred equity investments.

From January 1, 2016 through February 3, 2017, we acquired 35 properties, comprising 15 ALFs, 17 SNFs and 3 SNF
Campuses, for approximately $309.5 million inclusive of estimated transaction costs. During this period, we also
completed two preferred equity investments totaling $4.7 million.
We generate revenues primarily by leasing healthcare-related properties to healthcare operators in triple-net lease
arrangements, under which the tenant is solely responsible for the costs related to the property (including property
taxes, insurance, and maintenance and repair costs). We conduct and manage our business as one operating segment
for internal reporting and internal decision making purposes. We expect to grow our portfolio by pursuing
opportunities to acquire additional properties that will be leased to a diverse group of local, regional and national
healthcare providers, which may include Ensign, as well as senior housing operators and related businesses. We also
anticipate diversifying our portfolio over time, including by acquiring properties in different geographic markets, and
in different asset classes.
We elected to be taxed as a REIT for U.S. federal income tax purposes beginning with our taxable year ended
December 31, 2014. We believe that we have been organized and have operated, and we intend to continue to operate,
in a manner to qualify for taxation as a REIT. We operate through an umbrella partnership, commonly referred to as
an UPREIT structure, in which substantially all of our properties and assets are held through CTR Partnership, L.P.
(the “Operating Partnership”). The Operating Partnership is managed by CareTrust REIT’s wholly owned subsidiary,
CareTrust GP, LLC, which is the sole general partner of the Operating Partnership. To maintain REIT status, we must
meet a number of organizational and operational requirements, including a requirement that we annually distribute to
our stockholders at least 90% of our REIT taxable income, determined without regard to the dividends paid deduction
and excluding any net capital gains.
Our Industry

Edgar Filing: CareTrust REIT, Inc. - Form 10-K

7



We operate as a REIT that invests in income-producing healthcare-related properties. We expect to grow our portfolio
by pursuing opportunities to acquire additional properties that will be leased to a diverse group of local, regional and
national healthcare providers, which may include Ensign, as well as senior housing operators and related businesses.
We also anticipate diversifying our portfolio over time, including by acquiring properties in different geographic
markets and in different asset classes. Our portfolio primarily consists of SNFs, SNF Campuses, ALFs and ILFs.
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The skilled nursing industry has evolved to meet the growing demand for post-acute and custodial healthcare services
generated by an aging population, increasing life expectancies and the trend toward shifting of patient care to lower
cost settings. The skilled nursing industry has evolved in recent years, which we believe has led to a number of
favorable improvements in the industry, as described below:

•

Shift of Patient Care to Lower Cost Alternatives.  The growth of the senior population in the United States continues
to increase healthcare costs. In response, federal and state governments have adopted cost-containment measures that
encourage the treatment of patients in more cost-effective settings such as SNFs, for which the staffing requirements
and associated costs are often significantly lower than acute care hospitals, inpatient rehabilitation facilities and other
post-acute care settings. As a result, SNFs are generally serving a larger population of higher-acuity patients than in
the past.

•
Significant Acquisition and Consolidation Opportunities. The skilled nursing industry is large and highly fragmented,
characterized predominantly by numerous local and regional providers. We believe this fragmentation provides
significant acquisition and consolidation opportunities for us.

•

Widening Supply and Demand Imbalance. The number of SNFs has declined modestly over the past several years.
According to the American Health Care Association, the nursing home industry was comprised of approximately
15,700 facilities as of December 2015, as compared with over 16,700 facilities as of December 2000. We expect that
the supply and demand balance in the skilled nursing industry will continue to improve due to the shift of patient care
to lower cost settings, an aging population and increasing life expectancies.

•

Increased Demand Driven by Aging Populations and Increased Life Expectancy. As life expectancy continues to
increase in the United States and seniors account for a higher percentage of the total U.S. population, we believe the
overall demand for skilled nursing services will increase. At present, the primary market demographic for skilled
nursing services is individuals age 75 and older. According to the 2012 U.S. Census, there were over 41.5 million
people in the United States in 2012 that were over 65 years old. The 2012 U.S. Census estimates this group is one of
the fastest growing segments of the United States population and is expected to more than double between 2000 and
2030. According to the Centers for Medicare & Medicaid Services, nursing home expenditures are projected to grow
from approximately $156 billion in 2014 to approximately $274 billion in 2024, representing a compounded annual
growth rate of 5.3%. We believe that these trends will support an increasing demand for skilled nursing services,
which in turn will likely support an increasing demand for our properties.
Portfolio Summary
We have a geographically diverse portfolio of properties, consisting of the following types:

•

Skilled Nursing Facilities. SNFs are licensed healthcare facilities that provide restorative, rehabilitative and nursing
care for people not requiring the more extensive and sophisticated treatment available at acute care hospitals.
Treatment programs include physical, occupational, speech, respiratory and other therapies, including sub-acute
clinical protocols such as wound care and intravenous drug treatment. Charges for these services are generally paid
from a combination of government reimbursement and private sources. As of December 31, 2016, our portfolio
included 119 SNFs, 16 of which include assisted or independent living operations which we refer to as SNF
Campuses.

•

Assisted Living Facilities. ALFs are licensed healthcare facilities that provide personal care services, support and
housing for those who need help with activities of daily living, such as bathing, eating and dressing, yet require
limited medical care. The programs and services may include transportation, social activities, exercise and fitness
programs, beauty or barber shop access, hobby and craft activities, community excursions, meals in a dining room
setting and other activities sought by residents. These facilities are often in apartment-like buildings with private
residences ranging from single rooms to large apartments. Certain ALFs may offer higher levels of personal
assistance for residents requiring memory care as a result of Alzheimer’s disease or other forms of dementia. Levels of
personal assistance are based in part on local regulations. As of December 31, 2016, our portfolio included 31 ALFs,
some of which also contain independent living units.
•Independent Living Facilities. ILFs, also known as retirement communities or senior apartments, are not healthcare
facilities. The facilities typically consist of entirely self-contained apartments, complete with their own kitchens, baths
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and individual living spaces, as well as parking for tenant vehicles. They are most often rented unfurnished, and
generally can be personalized by the tenants, typically an individual or a couple over the age of 55. These facilities
offer various services and amenities such as laundry, housekeeping, dining options/meal plans, exercise and wellness
programs, transportation, social, cultural and recreational activities, on-site security and emergency response
programs. As of December 31, 2016, our portfolio of four ILFs includes one that is operated by Ensign and three that
are operated by us.
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Our portfolio of SNFs, ALFs and ILFs is broadly diversified by geographic location throughout the United States,
with concentrations in Texas, California, and Ohio. Our properties are grouped into four categories: (1) SNFs - these
are properties that are comprised exclusively of SNFs; (2) Skilled Nursing Campuses - these are properties that
include a combination of SNFs and ALFs or ILFs or both; (3) ALFs and ILFs - these are properties that include ALFs
or ILFs, or a combination of the two; and (4) ILFs operated by CareTrust REIT - these are ILFs operated by
subsidiaries of CareTrust REIT, unlike the other properties, which are leased to third-party operators.
Significant Master Leases
We have leased 93 of our properties to subsidiaries of Ensign pursuant to the Ensign Master Leases, which consist of
eight triple-net leases, each with its own pool of properties, that have varying maturities and diversity in both property
type and geography. The Ensign Master Leases provide for initial terms in excess of ten years with staggered
expiration dates and no purchase options. At the option of Ensign, each Ensign Master Lease may be extended for up
to either two or three five year renewal terms beyond the initial term and, if elected, the renewal will be effective for
all of the leased property then subject to the Ensign Master Lease. The rent is a fixed component that was initially set
near the time of the Spin-Off. The annual revenues from the Ensign Master Leases were $56.0 million during each of
the first two years of the Ensign Master Leases. As of December 31, 2016, the annualized revenues from the Ensign
Master Leases were $56.5 million. The Ensign Master Leases are guaranteed by Ensign.
We have leased 16 of our properties to subsidiaries of Pristine pursuant to the Pristine Master Lease which consists of
a triple-net master lease originally entered into effective as of October 1, 2015, and which has an initial term of 15
years, two five year renewal options and no purchase options. As of December 31, 2016, the annualized revenues from
the Pristine Master Lease were $18.6 million and are escalated annually by an amount equal to the product of (1) the
lesser of the percentage change in the Consumer Price Index (but not less than zero) or 3.0%, and (2) the prior year’s
rent. The Pristine Master Lease is guaranteed by Pristine and its sole principal.
Because we lease most of our properties to Ensign and Pristine, these two tenants are the primary source of our
revenues, and their financial condition and ability and willingness to (i) satisfy their obligations under their master
leases and (ii) renew those leases upon expiration of the initial base terms thereof significantly impacts our revenues
and our ability to service our indebtedness and to make distributions to our stockholders. There can be no assurance
that these tenants have sufficient assets, income and access to financing to enable them to satisfy their obligations
under the master leases, and any inability or unwillingness on their part to do so would have a material adverse effect
on our business, financial condition, results of operations and liquidity, on our ability to service our indebtedness and
other obligations and on our ability to pay dividends to our stockholders, as required for us to qualify, and maintain
our status, as a REIT. We also cannot assure you that these tenants will elect to renew their lease arrangements with us
upon expiration of the initial base terms or any renewal terms thereof or, if such leases are not renewed, that we can
reposition the affected properties on the same or better terms. See “Risk Factors - Risks Related to Our Business - We
are dependent on Ensign, Pristine and other healthcare operators to make payments to us under leases, and an event
that materially and adversely affects their business, financial position or results of operations could materially and
adversely affect our business, financial position or results of operations.”
We monitor the creditworthiness of our tenants by evaluating the ability of the tenants to meet their lease obligations
to us based on the tenants’ financial performance, including the evaluation of any guarantees of tenant lease
obligations. The primary basis for our evaluation of the credit quality of our tenants (and more specifically the tenants’
ability to pay their rent obligations to us) is the tenants’ lease coverage ratios. These coverage ratios include (i)
earnings before interest, income taxes, depreciation, amortization and rent (“EBITDAR”) to rent coverage, and (ii)
earnings before interest, income taxes, depreciation, amortization, rent and management fees (“EBITDARM”) to rent
coverage. We utilize a standardized 5% management fee when we calculate lease coverage ratios. We obtain various
financial and operational information from our tenants each month and review this information in conjunction with the
above-described coverage metrics to determine trends and the operational and financial impact of the environment in
the industry (including the impact of government reimbursement) and the management of the tenant’s operations.
These metrics help us identify potential areas of concern relative to our tenants’ credit quality and ultimately the
tenants’ ability to generate sufficient liquidity to meet its obligations, including its obligation to continue to pay the
rent due to us.
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Properties by Type:
The following table displays the geographic distribution of our facilities by property type and the related number of
beds and units available for occupancy by asset class, as of December 31, 2016. The number of beds or units that are
operational may be less than the official licensed capacity.
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Total(1) SNFs SNF
Campuses

ALFs
and ILFs(1)

State PropertiesBeds/Units FacilitiesBeds CampusesBeds/Units FacilitiesBeds/Units
TX 31 3,709 24 2,950 2 311 5 448
CA 22 2,443 16 1,673 3 495 3 275
OH 16 1,488 12 945 4 543 — —
IA 15 945 13 774 2 171 — —
UT 12 1,259 9 911 1 221 2 127
AZ 10 1,327 7 799 1 262 2 266
ID 10 646 6 475 1 69 3 102
WA 8 738 7 636 — — 1 102
CO 6 633 4 380 — — 2 253
NE 5 366 3 220 2 146 — —
MI 4 189

Edgar Filing: CareTrust REIT, Inc. - Form 10-K

13


