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Item 2.02. Results of Operations and Financial Condition.

On May 9, 2024, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three months ended March 31, 2024.
A copy of the press release is attached as Exhibit 99.1 to this Current Report on Form 8-K and is incorporated herein by reference. The
information in this Current Report on Form 8-K, including the information set forth in Exhibit 99.1 and Exhibit 99.2 attached hereto, shall not be
deemed “filed” for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, or otherwise subject to the liability of that section
or Sections 11 and 12(a)(2) of the Securities Act of 1933, as amended. In addition, this information shall not be deemed incorporated by reference
in any filing of Medical Properties Trust, Inc. with the Securities and Exchange Commission, except as expressly set forth by specific reference in
any such filing.

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits.

Exhibit Number Description

99.1 Press release dated May 9, 2024 reporting financial results for the three months ended March 31, 2024
99.2 Medical Properties Trust, Inc. 1st Quarter 2024 Supplemental Information

104 Cover Page Interactive Data File (embedded within the Inline XBRL document)
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SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, as amended, the registrant has duly caused this report to be signed on its
behalf by the undersigned hereunder duly authorized.

MEDICAL PROPERTIES TRUST, INC.

By: /s/ R. Steven Hamner

Name: R. Steven Hamner
Title: Executive Vice President and Chief Financial
Officer

Date: May 9, 2024



Exhibit 99.1

W Medical Properties Trust

Contact: Drew Babin, CFA, CMA

Senior Managing Director of Corporate Communications
Medical Properties Trust, Inc.

(646) 884-9809

dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS FIRST QUARTER RESULTS
Executed Total Liquidity Transactions of $1.6 Billion Year-to-Date, or 80% of MPT’s Initial FY 2024 Target
Debt, Net of Cash, Reduced by Approximately $1.6 Billion Since the First Quarter of 2023

Birmingham, AL — May 9, 2024 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and operating
results for the first quarter ended March 31, 2024, as well as certain events occurring subsequent to quarter end.

. Net loss of ($1.23) and Normalized Funds from Operations (“NFFO”) of $0.24 for the 2024 first quarter on a per share basis;

. First quarter net loss included approximately $693 million ($1.16 per share) in impairments, primarily non-real estate adjustments related
to Steward Health Care System (“Steward”) and the International Joint Venture;

. Commenced rents in the first quarter at development properties leased to Lifepoint Behavioral in Texas and to IMED in Valencia, Spain;
. Completed in April the sale of five hospitals in California and New Jersey to Prime Healthcare for $350 million;
. Sold in April a 75% interest in five Utah hospitals operated by an affiliate of CommonSpirit Health to an institutional asset manager,

resulting in approximately $1.1 billion of total proceeds;
. Paid a regular quarterly dividend of $0.15 per share; and
. Selected as Green Lease Leader by the Department of Energy’s Better Building Alliance and the Institute for Market Transformation.
Edward K. Aldag, Jr., Chairman, President and Chief Executive Officer, said, “We continue to execute a capital allocation strategy that we now expect

will exceed our initial target of $2.0 billion in liquidity transactions in 2024. This strategy has repeatedly validated MPT’s approach to underwriting,
demonstrated strong market demand for real hospital assets and provided immediate capital to reduce our debt.”

Mr. Aldag continued, “Regarding Steward’s recent filing for Chapter 11 bankruptcy, we expect this process may facilitate an orderly transition of
Steward’s operations to new operators. As Steward continues these efforts, MPT has agreed to provide $75 million in DIP funding to ensure continued
operations and continuity of patient care.



Looking ahead, we remain confident in the valuable role MPT serves in the healthcare ecosystem — providing operators with necessary financing
solutions to optimize their capital stack and redirect resources towards caring for patients. We have constructed a highly diversified portfolio across
geographies, operators, and facility types with significant long-term cash flow potential.”

Included in the financial tables accompanying this press release is information about the Company’s assets and liabilities, operating results, and
reconciliations of net income (loss) to NFFO, including per share amounts, all on a basis comparable to 2023 results.

PORTFOLIO UPDATE

Medical Properties Trust has total assets of approximately $17.4 billion, including $11.3 billion of general acute facilities, $2.4 billion of behavioral
health facilities and $1.7 billion of post-acute facilities. As of March 31, 2024, MPT’s portfolio included 436 properties and approximately 43,000
licensed beds leased to or mortgaged by 53 hospital operating companies across the United States as well as in the United Kingdom, Switzerland,
Germany, Spain, Finland, Colombia, Italy and Portugal.

MPT’s operations in the U.K. and in Continental Europe continue to benefit from strong growth in reimbursement rates, overall volumes and high acuity
admissions. While expense headwinds remain, particularly for labor and energy, most operators are reporting increasing operating profits year-over-year.

Across the Company’s U.S. portfolio, excluding facilities operated by Steward and Prospect Medical Holdings (‘“Prospect”), admissions are increasing
almost universally across the general acute, inpatient rehabilitation (IRF) and inpatient behavioral portfolios. While reimbursement rates are not growing
as fast as they are in Europe, they are generally accelerating, and our operators continue to succeed in reducing contract labor and limiting overall cost
inflation.

In April, MPT achieved GOLD recognition as a 2024 Green Lease Leader by the Institute for Market Transformation and the U.S. Department of
Energy’s Better Buildings Alliance. This represents an improvement versus its SILVER recognition last year, for implementing environmentally
beneficial standards into executed lease agreements. To receive this recognition, the Company executed lease provisions requiring client energy and
water disclosure and annual landlord-tenant engagement to discuss plans that optimize building performance.

During the first quarter of 2024, Steward paid cash rent of $9 million as scheduled on the consolidated master lease and cash interest of $2 million on
various working capital and other loans. Steward continued to fully pay rent for the unconsolidated Massachusetts portfolio. Subsequent to MPT’s

$60 million bridge loan extended to Steward in early January, the Company and Steward’s asset-backed creditors each funded $75 million of additional
loans, which were anticipated as Steward proceeded with re-tenanting and business divestiture efforts.

As announced earlier this week, MPT has approved $75 million in debtor-in-possession financing following Steward’s decision to commence an
in-court restructuring process under Chapter 11 of the U.S. Bankruptcy Code. The Company has not committed to additional funding and expects
Steward to use the financing to ensure continuity of patient care while accelerating the re-tenanting of hospitals to new operators. Any
debtor-in-possession financing terms are subject to approval of the bankruptcy court.
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During the first quarter of 2024, Prospect paid cash rent and interest of $7 million to MPT. The estimated fair market value of MPT’s investment in PHP
Holdings declined by approximately $60 million during the first quarter as the result of changes in independent third party appraisals.

OPERATING RESULTS AND OUTLOOK

Net loss for the first quarter ended March 31, 2024 was ($736 million) (($1.23) per share) compared to net income of $33 million ($0.05 per share) in
the year earlier period. Net loss for the quarter ended March 31, 2024 included approximately $693 million ($1.16 per share) of impairments estimated
and recorded pursuant to U.S. GAAP accounting rules and reflective of conservative assumptions regarding potential recoveries, which MPT remains
committed to pursuing. These impairments included the full reserve of the Company’s approximate $360 million loan to Steward, its equity investment
in Steward and its loan to the International Joint Venture.

NFFO for the first quarter ended March 31, 2024 was $142 million ($0.24 per share) compared to $222 million ($0.37 per share) in the year earlier
period. The primary cause of the decrease in NFFO year-over-year was the significant decrease in revenue related to Steward.

A reconciliation of net (loss) income to FFO and NFFO, including per share amounts, can be found in the financial tables accompanying this press
release.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for May 9, 2024 at 11:00 a.m. Eastern Time to present the Company’s financial and
operating results for the quarter ended March 31, 2024. The dial-in numbers for the conference call are 877-883-0383 (U.S.) and 412-902-6506
(International) along with passcode 1942886. The conference call will also be available via webcast in the Investor Relations section of the Company’s
website, www.medicalpropertiestrust.com.

A telephone and webcast replay of the call will be available beginning shortly after the call’s completion. The telephone replay will be available
through May 23, 2024, using dial-in numbers 877-344-7529 (U.S.), 855-669-9658 (Canada) and 412-317-0088 (International) along with passcode
8544788. The webcast replay will be available for one year following the call’s completion on the Investor Relations section of the Company’s website.

The Company’s supplemental information package for the current period will also be available on the Company’s website in the Investor Relations
section.

The Company uses, and intends to continue to use, the Investor Relations page of its website, which can be found at www.medicalpropertiestrust.com, as
a means of disclosing material nonpublic information and of complying with its disclosure obligations under Regulation FD, including, without
limitation, through the posting of investor presentations that may include material nonpublic information. Accordingly, investors should monitor the
Investor Relations page, in addition to following our press releases, SEC filings, public conference calls, presentations and webcasts. The information
contained on, or that may be accessed through, our website is not incorporated by reference into, and is not a part of, this document.

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed in 2003 to acquire and develop net-leased hospital facilities. From its
inception in Birmingham, Alabama, the Company has grown to



become one of the world’s largest owners of hospital real estate with 436 facilities and approximately 43,000 licensed beds in nine countries and across
three continents as of March 31, 2024. MPT’s financing model facilitates acquisitions and recapitalizations and allows operators of hospitals to unlock
the value of their real estate assets to fund facility improvements, technology upgrades and other investments in operations. For more information,
please visit the Company’s website at www.medicalpropertiestrust.com.

Forward-Looking Statements

This press release includes forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section 21E
of the Securities Exchange Act of 1934, as amended. Forward-looking statements can generally be identified by the use of forward-looking words such
as “may”, “will”, “would”, “could”, “expect”, “intend”, “plan”, “estimate”, “target”, “anticipate”, “believe”, “objectives”, “outlook™, “guidance” or
other similar words, and include statements regarding our strategies, objectives, future expansion and development activities, asset sales and other
liquidity transactions, expected returns on investments and expected financial performance. Forward-looking statements involve known and unknown
risks and uncertainties that may cause our actual results or future events to differ materially from those expressed in or underlying such forward-looking
statements, including, but not limited to: (i) the risk that Steward’s bankruptcy restructuring does not result in MPT recovering deferred rent or its other
investments in Steward at full value, within a reasonable time period or at all; (ii) macroeconomic conditions, including due to geopolitical conditions
and instability, which may lead to a disruption of or lack of access to the capital markets, disruptions and instability in the banking and financial services
industries, rising inflation and movements in currency exchange rates; (iii) the risk that previously announced or contemplated property sales, loan
repayments, and other capital recycling transactions do not occur as anticipated or at all; (iv) the risk that MPT is not able to attain its leverage, liquidity
and cost of capital objectives within a reasonable time period or at all; (v) MPT’s ability to obtain debt financing on attractive terms or at all, as a result
of changes in interest rates and other factors, which may adversely impact its ability to pay down, refinance, restructure or extend its indebtedness as it
becomes due, or pursue acquisition and development opportunities; (vi) the ability of our tenants, operators and borrowers to satisfy their obligations
under their respective contractual arrangements with us; (vii) the economic, political and social impact of, and uncertainty relating to, the potential
impact from health crises (like COVID-19), which may adversely affect MPT’s and its tenants’ business, financial condition, results of operations and
liquidity; (viii) our success in implementing our business strategy and our ability to identify, underwrite, finance, consummate and integrate acquisitions
and investments; (ix) the nature and extent of our current and future competition; (x) international, national and local economic, real estate and other
market conditions, which may negatively impact, among other things, the financial condition of our tenants, lenders and institutions that hold our cash
balances, and may expose us to increased risks of default by these parties; (xi) factors affecting the real estate industry generally or the healthcare real
estate industry in particular; (xii) our ability to maintain our status as a REIT for income tax purposes in the U.S. and U.K.; (xiii) federal and state
healthcare and other regulatory requirements, as well as those in the foreign jurisdictions where we own properties; (xiv) the value of our real estate
assets, which may limit our ability to dispose of assets at attractive prices or obtain or maintain equity or debt financing secured by our properties or on
an unsecured basis; (xv) the ability of our tenants and operators to operate profitably and generate positive cash flow, remain solvent, comply with
applicable laws, rules and regulations in the operation of our properties, to deliver high-quality services, to attract and retain qualified personnel and to
attract patients; (xvi) potential environmental contingencies and other liabilities; (xvii) the risk that the expected sale of three Connecticut hospitals
currently leased to Prospect does not occur at the agreed upon terms or at all; (xviii) the risk that MPT is unable to monetize its investment in Prospect at
full value within a reasonable time period or at all; (xix) the cooperation of our joint venture partners, including adverse developments affecting the
financial health of such joint venture partners or the joint venture itself; and (xx) the risks and uncertainties of litigation or other regulatory proceedings.
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The risks described above are not exhaustive and additional factors could adversely affect our business and financial performance, including the risk
factors discussed under the section captioned “Risk Factors” in our most recent Annual Report on Form 10-K, as may be updated in our other filings
with the SEC. Forward-looking statements are inherently uncertain and actual performance or outcomes may vary materially from any forward-looking
statements and the assumptions on which those statements are based. Readers are cautioned to not place undue reliance on forward-looking statements
as predictions of future events. We disclaim any responsibility to update such forward-looking statements, which speak only as of the date on which they
were made.
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MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

(Amounts in thousands, except for per share data)

Assets
Real estate assets

Land, buildings and improvements, intangible lease assets, and other

Investment in financing leases

Real estate held for sale

Mortgage loans
Gross investment in real estate assets
Accumulated depreciation and amortization
Net investment in real estate assets

Cash and cash equivalents
Interest and rent receivables
Straight-line rent receivables
Investments in unconsolidated real estate joint ventures
Investments in unconsolidated operating entities
Other loans
Other assets
Total Assets
Liabilities and Equity
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity

Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding
Common stock, $0.001 par value. Authorized 750,000 shares; issued and outstanding - 600,304 shares at
March 31, 2024 and 598,991 shares at December 31, 2023

Additional paid-in capital
Retained deficit
Accumulated other comprehensive (loss) income

Total Medical Properties Trust, Inc. Stockholders’ Equity

Non-controlling interests
Total Equity
Total Liabilities and Equity

(A) Financials have been derived from the prior year audited financial statements.

Consolidated Balance Sheets

March 31, 2024

December 31, 2023

(Unaudited) (A)
$12,823,748 $ 13,237,187
1,233,178 1,231,630
295,130 —
309,926 309,315
14,661,982 14,778,132
(1,422,728) (1,407,971)
13,239,254 13,370,161
224,340 250,016
34,492 45,059
677,570 635,987
1,450,482 1,474,455
934,138 1,778,640
426,971 292,615
453,709 457,911
$17,440,956 $ 18,304,844
$10,098,723 $ 10,064,236
302,526 412,178
32,076 37,962
163,264 156,603
10,596,589 10,670,979
600 599
8,567,199 8,560,309
(1,706,862) (971,809)
(18,838) 42,501
6,842,099 7,631,600
2,268 2,265
6,844,367 7,633,865
$17,440,956 $ 18,304,844




MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income
(Unaudited)

(Amounts in thousands, except for per share data)

Revenues
Rent billed
Straight-line rent
Income from financing leases
Interest and other income
Total revenues
Expenses
Interest
Real estate depreciation and amortization
Property-related (A)
General and administrative
Total expenses
Other expense
(Loss) gain on sale of real estate
Real estate and other impairment charges, net
Earnings from equity interests
Other (including fair value adjustments on securities)
Total other expense
(Loss) income before income tax

Income tax expense

Net (loss) income
Net income attributable to non-controlling interests
Net (loss) income attributable to MPT common stockholders

Earnings per common share - basic and diluted:
Net (loss) income attributable to MPT common stockholders

Weighted average shares outstanding - basic
Weighted average shares outstanding - diluted

Dividends declared per common share (B)

(A) Includes $2.3 million and $4.2 million of ground lease and other expenses (such as property taxes and insurance) paid directly by us and

reimbursed by our tenants for the three months ended March 31, 2024 and 2023, respectively.
(B) Regular quarterly dividend was declared subsequent to March 31, 2024.

For the Three Months Ended

March 31, 2024

March 31, 2023

$ 199,299 $ 248,157
44,736 56,693
16,393 13,195
10,888 32,166

271316 350,211
108,685 97,654
75,586 83,860
4,818 7,110
33,348 41,724
222,437 230,348
(1,423) 62
(693,088) (89,538)
10,549 11,352
(89,345) (5,166)
(773,307) (83,290)
(724,428) 36,573
(10,949) (3,543)
(735,377) 33,030
(248) (236)

$ (735,625) $ 32,794
$ (1.23) $ 0.05
600,304 598,302
600,304 598,310

$ — $ 0.29



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Reconciliation of Net (Loss) Income to Funds From Operations

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended
March 31, 2024 March 31, 2023
FFO information:
Net (loss) income attributable to MPT common stockholders $ (735,625) $ 32,794
Participating securities’ share in earnings — (515)
Net (loss) income, less participating securities’ share in earnings $ (735,625) $ 32,279
Depreciation and amortization 94,243 101,960
Loss (gain) on sale of real estate 1,423 (62)
Real estate impairment charges — 52,104
Funds from operations $  (639,959) $ 186,281
Write-off of billed and unbilled rent and other 1,817 2,192
Other impairment charges, net 693,088 37,434
Litigation and other 5,870 7,726
Non-cash fair value adjustments 81,276 (4,121)
Tax rate changes and other (307) (7,305)
Normalized funds from operations $ 141,785 $ 222,207
Certain non-cash and related recovery information:
Share-based compensation $ 7,633 $ 11,829
Debt costs amortization $ 4,839 $ 5,121
Non-cash rent and interest revenue (A) $ — $ (20,863)
Cash recoveries of non-cash rent and interest revenue (B) $ 5,748 $ 31,356
Straight-line rent revenue from operating and finance leases $ (47,246) $  (62,589)
Per diluted share data:
Net (loss) income, less participating securities’ share in earnings $ (1.23) $ 0.05
Depreciation and amortization 0.16 0.17
Loss (gain) on sale of real estate — —
Real estate impairment charges — 0.09
Funds from operations $ (1.07) $ 0.31
Write-off of billed and unbilled rent and other — 0.01
Other impairment charges, net 1.16 0.06
Litigation and other 0.01 0.01
Non-cash fair value adjustments 0.14 (0.01)
Tax rate changes and other — (0.01)
Normalized funds from operations $ 0.24 $ 0.37
Certain non-cash and related recovery information:
Share-based compensation $ 0.01 $ 0.02
Debt costs amortization $ 0.01 $ 0.01
Non-cash rent and interest revenue (A) $ — $ (0.03)
Cash recoveries of non-cash rent and interest revenue (B) $ 0.01 $ 0.05
Straight-line rent revenue from operating and finance leases $ (0.08) $ (0.10)

Notes:

Investors and analysts following the real estate industry utilize funds from operations (“FFO”) as a supplemental performance measure. FFO, reflecting
the assumption that real estate asset values rise or fall with market conditions, principally adjusts for the effects of GAAP depreciation and amortization
of real estate assets, which assumes that the value of real estate diminishes predictably over time. We compute FFO in accordance with the definition
provided by the National Association of Real Estate Investment Trusts, or Nareit, which represents net income (loss) (computed in accordance with
GAAP), excluding gains (losses) on sales of real estate and impairment charges on real estate assets, plus real estate depreciation and amortization,
including amortization related to in-place lease intangibles, and after adjustments for unconsolidated partnerships and joint ventures.

In addition to presenting FFO in accordance with the Nareit definition, we disclose normalized FFO, which adjusts FFO for items that relate to
unanticipated or non-core events or activities or accounting changes that, if not noted, would make comparison to prior period results and market
expectations less meaningful to investors and analysts. We believe that the use of FFO, combined with the required GAAP presentations, improves the
understanding of our operating results among investors and the use of normalized FFO makes comparisons of our operating results with prior periods
and other companies more meaningful. While FFO and normalized FFO are relevant and widely used supplemental measures of operating and financial
performance of REITs, they should not be viewed as a substitute measure of our operating performance since the measures do not reflect either
depreciation and amortization costs or the level of capital expenditures and leasing costs (if any not paid by our tenants) to maintain the operating
performance of our properties, which can be significant economic costs that could materially impact our results of operations. FFO and normalized FFO
should not be considered an alternative to net income (loss) (computed in accordance with GAAP) as indicators of our results of operations or to cash
flow from operating activities (computed in accordance with GAAP) as an indicator of our liquidity.

Certain line items above (such as depreciation and amortization) include our share of such income/expense from unconsolidated joint ventures. These
amounts are included with all activity of our equity interests in the “Earnings from equity interests” line on the consolidated statements of income.

(A) Includes revenue accrued during the period but not received in cash, such as deferred rent, payment-in-kind (“PIK”) interest or other accruals.
(B) Includes cash received to satisfy previously accrued non-cash revenue, such as the cash receipt of previously deferred rent or PIK interest.
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reguinesnenis, s well ag ihase in the Sareign jurisdiclicens where we own
properties; (xiv] the value of our real estate assets, which may limit owr

- Ty ability to dizpose of asgety o8 abiractive prices.or obtain or maantainequity
I‘{"‘u..p leilﬂ!mtltm}f 20 or debt financing secured by our properties or on an unsecured basis; (o
thi abainy of cur tenasts and opedatons 1o openite profSably and gener-
abe positive cash fow, rermain solvent, comply with applicable Liws, nules
and regulations in the openation of our properties, o delver high-guality
serviged, Do sttract and retain qualilied persansel and to abirsct patients;
[Dewi]) potantial environmaetal contingenches and other Labelithes; (wvil] thae
risk that the expected wale of thres Connecticut hospitals cumently leased
to Prospect doas not ocour at the agresd upon terms oo at sl (niil) tha
rik that MPT ig unable te meneti b il investment in Proapect ol fall value
within a reasorable time pericd or at all; (ix] the cocperation of our joint
vituing partners, mclisding adverss devel cpmants ahuting_ih«l-hnwial
health of such joint wenture partners o the joint venture itself; and ()
thi risks and uncertaintias of litigation or cthar regulatery proceedings.

Appﬂir.fi'x -]

The risks described abowe are not exhaustive and additional factors could
adversety affect our business and financial performance, including the
rik facton discussed under the section captionsed “Risk Factors™ in aur
maest recent Annual Report on Form 10K, as may be updated in our cther
Tiliregs with Ehi SEC, Forward-locking staements ang inharestly uncertain
and actual performance or outcomes may vary materialy from any
Teewand-locking statemants and ihe assumptions en which thege staje-
mants are based. Readers are cautioned to not place undue refisnce on
forwand-look stafements as predecticns of fubure events. We disclam
any respaniibility ta wpdabe such forward-looking statemnents, which
speak only as of the date on which they were made.

On the cover: CUF Visew - Operoted by Josd de Mello Sodde - Vistu, Portugol, Pictured aboves IMED Coid - Valenela, Spain
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COMPANY OVERVIEW

,'\ A edical Properties Trust, Inc. is a self-advised MPT's financing model facilitates acquisitions

real estate investmient trust formed in 2003 and recapitalizations and allows operators
to acquire and develop net-leased hospital facilities,  of hospitals to unlock the value of their real
Fromiits incepticn in Birmingham, Alabama, the estate assets to fund facility improvements,
Company has grown to become one of the werld's technology upgrades and other investments
|."|rgr:.l ewners af hu:lspi!.‘ll real estate, in operations,

C

31

36 {53 1 ~43,000 |

“

F
operators 4 beds o LLS states

FEEEA AR R

COUnErics

properties

MEDICAL PROFERTIES TRUST | SUPPLEMENTAL INFORMATION | Q1 2034 3



Edward K. A M:I_Q, Ir.  Chairman, President and Chief Executive Officer

K. Steven Hamner Exceutive Vice President and Chicf Financial Officer

I. Kevin Hanna Senior Viee President, Coneroller and Chicf Accounting Offreer
Rosa H. Hooper Senior Vice President of Operations & Secrerary

Larry H. Portal Senior Viee Prezident, Senior Advizor to the CEO

Charles R. Lambert Vice President, Treasurer and Managing Dircctor of Capival Markees
R. Lucas Savage Vice President, Head of Global Acquisitions

Board of Directors Corporate Headquarters

Edward K. :llrdag. Ir.
G. Steven Dawson

Medical Properties Trust, Inc.
R. Steven Hamner P

1000 Urban Center Drive, Suite 501

Caterina A. Mezingo Birminghar, AL 35242

Emily W. Murphy

Elizabeth N. Pitman (205) 969-3755

D. Paul Sparks, Jr (205) 969-3756 (fax)

Michael G. Stewart www.medicalpropertiestrust.com

C. Reynolds Thompson, 1
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INVESTOR RELATIONS

Senior Managing Director of Corporate Communications  Managing Director of Investor Relations
(646) 884-9809 dbabin@medicalpropertiestrust.com (205) 397-8588 tberryman@medical propertiestrust.com

Senior

Transfer Stock Exchange

Agent Listing and Unsecured

MPW

LISTED
Moody's: Ba2

NYS E Standard & Poor's: BB-

'ﬁ‘ahﬁng ."Ii\'i‘ih!'?[lf Debr Rai i”ﬂ’,\'

Equiniti Trust Company, LLC New York Steck Exchange
6201 15th Avenue {NYSE): MPW
Brooklyn, NY 11219

https://equiniti.com/fus

Clinigue de Ganodier Suitreniand - Operaned by Swiss Mediow Network
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FINANCIAL INFORMATION

RECONCILIATION OF NET (LOSS) INCOME TO FUNDS FROM OPERATIONS
(Unawdited)
(Amaunds in thousands, except per shave dota)

Three Months Ended

arch 31, 2034 March 31, 2023
FFQ INFORMATION:
Het [boss] income: to MPT H (7356250 % 32,794
Participating securities’ share in samings z 1515)
Het (loss) income, less participating securithes” share in camings 5 (T358635) 5 32278
Deprecistion and amortization 243 10,560
Lisas [gain) an sabe of real astate 1433 (L]
Real estabe impainment charges = 53 104
Funds from operations 3 m H m
Wirite-of of balled and unbilled rent and ather AT 19
Qther impairment charges, net GH3085 ITAM
Litigaticen and ot 5870 7T
Nmf&lrmm}nm E12TE 14,131
Tax rate changes and other % [T, 308y
Normalized funds fram aperalions 5 m 3 m
Certaln non-cash and related recovery Information:
Share-based compensation 13 76 3 1141
Delbt costs amortization 3 487 5 5,111
Hon-cash nent and inerest revenue ™ s - 4 (20,863
Cah pecowrien of mon-cath rent and inberest revene ™ 5 S7a8 5 3,355
Stralght-ling rent revenue from operating snd financo leasos. 4 T 286 5 (52, 5850
PER DILUTED SHARE DATA:
Mt [boss] income, less participating rities” share in ing: ] % ] 0.05
Daprecistion s amartination L2
Loas (gain| on sabe of meal sitate - -
Rl deitin b v i i | € Rl s = [0
Funds from operations 5 [LOTh % 031
wirite-off of balled and unbilled rent and athse - ol
ehier impairment chueges, net 116 006
Litigaticn and otk 0,01 L]
Mer-cash fair valse sdjustrments 0.14 [LE T
Tax ratie changis and othis - HLOLN
Normalized funds from operations. 5 D24 § .37
Certain non-cash and related recovery information:
Share-based compensation H 0oL o
Debt costs amortization 3 oL 5 ool
Mon-cash rent and inferest revenue ™ 5 - 5 .03
Cash reccveries of nan-cash rent and interest revenue ™ 5 6oL 8 a5
Stralght-ling rent revenue from operating and finance lsasas. 4 (o= 5 oo
Mot
Iversione and aralyss folowing the real esiase industry utilipe funds om op ["FFQ) a5 & sopp measere FFQ, refllecting the asumpton shai real estace aset waloes rine

cumw:mmmuwmmumuwwwmwuummmhmmmmwumm e talaly cer

nmlIhm"whmwmhhmwwtheWIW#WMlml'mmvwmhw\hmhwlmlmwhmmr

with (AP endluding pair Wided] on sabet of 1ea S1LE1E Bfd IPDBI TR L CRANBES (o8 Aedl HEMTE ridard, phus el indiuding ke pelatied Do iteplace leae
arad aftes iy for e p if e joir verderes.

in widition t presenting FFO in sccordance with the Mareit definitisn, we disclose narmakized FFO, which sdjests FRO for e that reliste 1o usssticipated or fon-conm eents or sctivities or
seczurting charges that, @ rot noted, would msks comparinn io prioe perisd rewky snd murort srpectstion e masringhul b imaiser snd snshpss Wa babeve thet B ese ol RO, comined with
St raquined GAAP improwve the g of cur cparating rewsity smong isveninn snd the we of normslized FRO makory comparions. of cur Spanssing ressits with prior periody
Brad orhet comparies mare manringhl Winils FFD pnd aarmadined FEO sre cebesant and sidely utad tupplementsl messeres of apeating sad fnancad pariormend e of SEITE, thay thouk non b viewssd
A B ITATTUNE M asue o Ol DRETMTISE PATIGTNGE BnOE (he Maniures dh it PeTMA] TN SHpTaianon Shd STeTiamOn DO5I8 o T byl OF CHpItHl EupachDures 5rd lealing cotm. (O any ol pad
Iy LEREVIL) 10 B LNA The S0ETRTA L peiformance of our propeilies, wheth cid e Ugrliant e oademe (2415 that Loukd malenially mpsot our fesulls of eperatinim. FRO ead marmabkoed FRO thguld
0% b Carribtbied B9 ARTELTRE B fotd ifscoomme [heas) [COMputed i Etoofours with GUAF) &5 InGRCatis of ter reuls of Sperslior of Lo Cirh Mow Bem opsraling stiles [Compiuted in siodane
wiith QAR s an iedicater of our quidiy.

Cariain ling Bems sbove (iuch s deprecistion snd smorfiafion] inclede cur share of sch income/epere from urconscliduded [oint wengeres, Thess smaunts are included with sl activity of cur
#quisy interety in the "Earringn rom aquity imeneiy” line on the consclidabed atemanty of irsome,

AL Irscides Pewe TR SCONSE Furing The perid bt moq reosved incash, sech g defemed rent, payment-indiing [PRT isbees of othe sonsals.

OB iachedes ciah feveived b Satify porioudly Beerued ah-oaih Feeeiue, Suth i the Saih rete ol previsuily defered restad PR ISt
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FINANCIAL INFORMATION

s of Margh 31, 2024)

I§ gvaounts in thovdands]

DEET SUMMARY

Rate Type

mfmdill"acllltymwnl.mm Wasiabde 5.330%-6530% 5 161479
3037 Term Loan Wariabde T130% 00,0040
T4 ALD Teerm Len (AS4TOM ™ Fixnd™ 2E50% 308,487
2024 GEP Term Loan (£105M)™ Fimed 5.250% 132352
3.325% Mobes Due 1025 (e50aM)™ Fied 3315% 539,500
005 GBR Term Loan (E700M)™ Fieed" 9% BELELD
0L553% Motes Due 2026 [eso0M)™ Fined 0.593% 535,500
5.350% Mobes Due 2026 Fined 5.350% 500,000
1.500% Mobes Due 1026 (1500M)™ Fixed 2500% 631,150
5.000%% Maotes Dus 127 Fingd 50005 1,400,000
1652% Motes Dus 2028 [E600MT™ Fined 3EAT% 757,380
A.625% Mobes Due 2029 Fixed 425% 00,000
2.375% Motes Due 2030 (£350M)™ Fined BIT5% 441,305
3.500% Motes Due 1031 Fined 3500% 1,300,000

5 10,146,575
Debit issuance costs and discount (47,352}

-

Warkabde
1%

-

(47 Mo~ A0 denovminafed debd converted o U5 dellors of Morch JIL 2004

B Arviviciedd Craaie FOClily snaamant o Apni 12, J004 which, amang sther thingd, nedsrnd toon! miaalng COommitesets 1o 51.4 hilon.

) Thix devee doon wen poid off on e 18, 2024

(0] Wi avibivand inde ot inderes! rote IW0D ransactios, effective July 3, 2019, fo fic the benchmank vanabie nieeeal rate of the foan. On Marcly 18, 023, the rate iscreased 1o 2. 850%.
(£} e eteredintn oointecest rote pwap fronsoction, effectiee March 6, 2002, fo fir B banchmerk vorioble interest rote of M loos, Qo Mavch 10, 2003, the rode ingrecsed'to 23675,
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FINANCIAL INFORMATION

s of Morch 31, 2024)
{4 amounts in thousonds)

DEET MATURITIES

Senior Unsecured

Term Loans/Revolver Total Debt
Hotes

3 = & 438,839 M & 438, 8¥
530,500 -LERA L] 1423010

1,670,650 1,514,791 3,285,441

1,400,000 300,000 1,600,004

157,350 - 757,380

900,000 - 900,000

441,805 441,505

23l 1,300,000 = 1,300,000 12.8%
I O T

DEET BY LOCAL CURRENCY

Senior Unsecured

Term Loans/Revolver Total Debt
MHotes
Unated States 5 4,100,000 % 1,195,000 5 5,205,000
Urnsted Kangdom 1,830,335 1,308,815 3,13%.051
Australia - 306,487 ™ 306447
Ewrope 1,079,000 126,937 1405957

DEBT METRICS

10,148,575

Adjusted Net Debt to Annualized ERITDARe Ratios:
Adjusted Met Debi

Adjuited Annualized EBITDA e

Adjusted Net Debd to Adjusted Annualized EBITDVre Ratia

Adjusted Met Debt
Transaction Adjuited Annualined ERITDAR
Adjusted Net Debt te Transaction Adjusted Annualiced EBITDAR Ratia

Leverage Ratio:
Unsacured Debt
Secured Debt

Total Delt
Total Gross Assets™
[Financial Leverage

Interest Coverage Ratio:

Interest Expense
Capitalized Interest
Debe Costs Amortization
Total Interext
Adjusted EBITDAR
Adjusted Interest Coverage Ratia

(4] $306 miltion was poid off on Aped 18, 2024,
¥8) Totol Gross Assets eguols fotol oesets plus corvmuimted depreciation ond amartination.
See appendin for reconciliotion of Man-GAAP Fagrdit! measures.

MEDICAL PROPERTIES TRUST | SUPPLEMERNTAL IMFORMATICN | Q§ 2064

% of Total

4. 3%
14.,0%
Erd ]
15.5%

T.5%

89%

4.3%

% of Total

Sk
0. 9%

3%
13.5%

Faor the Thire

danths Ended

Barch 31, 2024
5 9,380,741
1,066,804
5 9,380,741
1,067 828
5 10,014,223
132352
5 10,146,575
18,863 684

g LKL
1568
(3498}
L1 106,955
5 165,701



PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE
8 Aot [y Msrdhnas)

Percentage of Total

10}

Years of Maturities'™ Total Properties'™ Base Rent/Interest

Base Rent/Interest

2024 0.7
2025 5 19,518 L4%
2026 2 1,152 0.1%
T 1 3588 0,3%
028 -] 30,068 1.5%
2039 6 15452 1.1%
2030 11
2031 4
032 41
plikied L
Therealter 0
Percentage of total
base rentfinterest
100% -
B9.0%

S50% -

B0% -

0%

B0% -

50% -

40% -

30%

200

10% - 5.2%

0.0% L.4% 0.1% 0.3% 1.5% 1.1% 0.5% 0.4% 0.5%
0%

I I ¢ 7

) Sehedule Ingluded beaiei and mangoge leaal and relaled e ai af March 31, 2024,

(B Loase Loon expiration is based on the feed tevm of the lease oo and does not foctor i patenthal renswal or other options provided for ba our agreements,

'E:Hfﬂxrsm‘n’pmp-cmﬁ. including :Mstr.hararemrrol'_lnn:wnuum-:. EXCEPE vaOTH praperties (approcimartely 0.2% of total pxsets), and facilibies that are under development.

D) Represents base rentfnterest income contraciually swed per the lease/foom ogreements on an eanvalized bowls o3 .of periad end (inclvding foreign covrency enchange rates) but does not
dnclude terant recovenes, eddiional rents and atber lease-related odiustments to revenue [f.e., stroighbt-iine rents and defevmed revenues), or aay resenves or wite-offs,
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVENUES BY ASSET TYPE
(Ml 31, 2024)
15 amownts i thousands)

Aszet Types Praperties Percentage of Q12024 : F'I'.‘nfcl‘ltillﬁl.‘ of

Total Assets Revenues Q1 1024 Revenues
Gereral Acute Care Hospstals L 11,115,957 B3E% S 178,710 E5.99%
Behavioral Health Facilities T 1,432,850 18,05 52,337 15.3%
Inpatient Rehabllitation Facilities 114 1,436,654 BI% 26,161 10.4%
Long:Tenm Acute Care Hospitals bE] 269,335 1.5% B, 354 3%
Freestanding ERfUrgent Care Facilitios 43 228,587 1.3% 8734 1%
Other . 1,857,633 11.7% .

TOTAL ASSETS BY 4

TOTAL REVENUES BY ASSET TYPE

General Acute Care Hospitals
u Behavioral Health Facilities
¥ inpatient Rehabilitation Facilities
Long-Term Acute Care Hospitals
u Freastanding ER/Urgent Care Facilities
= Other

DOMESTIC ASSETS BY ASSET TYPE COMESTIC REVENUES BY ASSET TYPE

% Ak
|

General Acute Care Hospitals

® Behaviosal Health Facilities

H inpatient Rehabilitation Facilities
Long-Term Acute Care Hospitals

¥ Freestanding ER/Urgent Care Facilities

W Other

Notes Nrsimenle in aoenatiag erbiies arg siocated pro rate based on Bhe gross ook vaie of D roa estale, Such pro rats sfocabions are slect o chunage o peniod o peniod,

A Refects foral asdels v dur covaralichited balivce thadts,
VB Ao el i PHOR Mielelfirn Arvaiieridal of SER nillian,
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PORTFOLIO INFORMATION

TOTAL ASSETS - LARGEST INDIVIDUAL FACILITY
{Mdarely 31, 2024)

Largest Individual
Facility as a Percentage

of Total Azsets™

Steward Health Care

Circle Health 1.1%
Priary Group 0.7%
Prospect Medical Holdings 1.1%
Lifepoint Behawioral Health 04%
4B operators 20%

Largest Individual Facility Investment is
Approximately 2% of MPT Investment Portfolio

TOTAL ASSETS AND REVENUES BY OPERATOR
{darch 31, 2024)
(5 arrourts i thowsands)

Operators

Steward Health Care

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

MPT invests in real estate, not the conselidated financiol performance of its
tenants. Each facility is underwritten for choracteristics that make the
infrastructure attractive to any experienced, competent operator - nof just
the current tenant, If we have underwritten these correctly, then coupled
with our abselute net master lease structure, our real estate will be
attractive to a replacement operator, should we find it necesssary to
transition. Such underwriting characteristics include:

Physical Quality Competition
Demographics E Fimametal
and Market

Percentage of Percentage of

Total Assets Q1 2024 Revenues

Florida market 5 1,271,092 T & 4,215 1.5%
Tenas/Arkansas/Lovisiana market THS,03T 4,5% 4,106 1.5%
Massachusetts marked T54, 588 a4.4% 496 0.2%
Agizona market 282 650 1.6% 1,287 0.5%
Chig/Penrsylvania market 115484 0.7% 519 0.2%
Utah market 5,978 0.0% - 0.0%
Total 5tewand Health Care 5 3,218,969 18.5% & 10,633 3.9%
Ciircle Health T3 1,088,353 12.0% 51,003 18.8%
Priary Group ) 1,250,506 1.i% 26, B8 9,50
Prospect Medical Holdings 13 1,007,004 &.1% 6,781 2.5%
Lifepoint Behawiaral Health™ 1% B13,458 4.T% 18,805 6.9%
CommenSpirit Health 5 TAD,E91 455 29,353 10.8%
Swiss Medical Metwark 1% BE0,403 3.9 280 0.1%
MEDLAM a1 B4, 458 1.8% 8,078 .05
Ermest Heslth P 615,301 1.6% 18,847 6.0%
Lifepaint Heatth L] 402,554 .0% 15,247 5.6%
43 operators 153 3,191,367 1.5% 86,428 320
Oaher 1,957,653 11.2%
Tatal 5

e RIS 0 G LTS AT N e e e Bl it vt g Bk b o I ! it St e K G RO e SABECT Io cRe roaTr Bt B Ry,

(il Reffocts fofal assafs an o consolidited balmwee shoels.
VB FormaTy SOrEsTone.
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVEMUES BY U.5. STATE AND COUNTRY
iildareh 24, 2024
% amownds & thowsamds]

Q1 2024 tage of

U.5. States and Other Countries Properties :
Revenues } 4 Revenues

Texas 51 % 1,438 667 B2 5 21,671 B0
Florida 9 1,271,192 7.3% 4,216 LE%
California 13 1,748,935 7.2% 25,4598 9.45%:
Utah L} 818,704 4,7% 30,437 10.3%
Wassachusetls 10 759,268 44% a8y 1%
26 Other States ur 3605028 21.2% 81,247 19.9%
Othar g 1,369,695 7.8% “ -
Unsited States FTERN 10,597,550 E0.B% § 163,456 0,25
United Kingdom a2 5 4,079,669 134% 5 89,907 33.1%
Germany &5 Ti6,540 4.2% 10,136 11%
Switzerland 19 (2] .08 280 LNLS
Spain -] 250,043 1.4% 2,642 1.0%
Other Countries 15 518,213 2.9% 4,895 L9%
Other - 587,928 3.4% = =
International

223 4 6,543,406 3% § 107,860 39.8%

Mare: faveiienli &7 Opeabing ettt sop sNocited peo cals biied on the groes book valbe of the rpal @itate. Soch oo cals Alocation #or fulipect 80 chanpe fom peood ie pead,
(A Belects Boral aidets oot oo covaiolidanne Salince Ahewli.

Total

TOTAL ASSETS BY COUNTRY TOTAL REVEMUES BY COUNTRY
# % gy,
1% I

United States

¥ United Kingdom

B Germany
Switnerland

1 Spain

m Other Countries
Cther

MASSETS BY U5, 5TATE REVENUES BY U.5. 5STATE

Texas
W Flosida
Califarnia /
Utah 0% e
2% L Massachusetts
26 Other States
! o / 11% /
b u Other
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM ™™ RENT COVERAGE

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

EBITDARM Rent Coverage

Rl
50w
z1g i L2
e 0 gy
15
14
150
1k
L 0
050w
0L
Gereral Acute Care Hospl I Behaviaral Health Long-Term Acute Care Total Portfalio
Facilitees Facilities. Heospitals
5O 20T TTM BQ3023ITTM WO 2023 TTM

%6 of Total Assets!®
63.8% 8.2% 14,086 1.5%

Mo All dara presented i 0a 2 froiling Bweber maoveh baiis, For propertien acquined in the preceding banber moti, dota i fov e period beteees WP ccquinition ond December 13, 254

) EEITOARM @ forikite-Jewel soveingy befove intivest, fawes, deprecisron, smovization, mvt and mevapemant fees. ERTOARY includen normad GAAP supemsed mainieanse and repaic costy
EBTDARM dzes not give slfacr fov copiralired erpeaditung thal samand th [ or imgvess the Koty ond sgupmant in & wdy b0 diive move ftuee revinued. The majerity of Dhede fypes of capital
expendiures are fnosced and de net mwm oash ||ﬂm|:r. N’?‘lnnrbm!ndwm bcrmruhrrdw in oddithon, EEYTIMMM dows nef represent property net income or cosh

HBows from cperetiont and sbould nof b ik o tha 8 ERTOARM Sgurer utilined in sok a TpeE P i are based an fingnciol isfarmaotion prowided by
MPT's tensts, MPT bas et indapandsntly werified bhis i o, but Ml w0 feedon b believe his iformaetion i insecarees in oy matinial resgect. TTH Coveroged ane coftubsted baded os
aceval, redulls as i pevhast finavciol FesoTing o Eodh fent pos 10 MPT, encapl as noted Defow,

- Al CARES AcT Gronts nepefved by fenands have bees removed frem the fenant's reparted Aognciel resulis s the above Bme pevied.

- EITRARM figuees for Colifornie hapitale include emgonis expecied o be receresd wader the Reipiial Qualily Arwrance Fee ["HQAFT Frogram & e MIAF amousts ane beied on the corrmnt
Eayrmant modal fraes e Colilarmg Hasgiesi A z ik e o by CAAS a1 b B3, 2003

B Gewsral Arwte Core and Tacal i mot include Piasling Health focilities a3 Pipeline Health Sled Chaper 11 bankrsptey bn Detaber N2 omd amarged in Fabvuavy 2023,
cne Prime Neoiiboare focility due do sofe, Progpect wmmcwmwhm due ia perding rofe, S150M meripage isvesimant in Prospect Madical Meidisgs Penngrivenio focilifies, ond
seevesrd Weaith Care due fo reiracturing.

) Refieots percentoge of tofol aasecs ow March 31, 2004 bafonce sheed Fercenioges by propermy type enclugde squily isvestmants, noreal rstate looss, feemondieg ERrpent core faciliies, and
pcilities undey devalopmaent.
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM RENT COVERAGE

EBITOARM RENT COVERAGE: OPERATORS WITH PROPERTY-LEVEL REPORTING
Steward Health Care™ 5 2,219,992 General Adute N/A
Priory Group 1,210,231 Behaviaral .3
MEDRAN R54,458 IRF L6
Ermest Health 619,301 IRF/LTACH 2ix
Prospect Medecal Hm-ng{" 510,919 General Aoute 1.0
Prirne Mealthcare 274 155 General Atute 2.0
Aspeis Children's Services 240,546 Bohavigral 2.4x
Vibwra Healthcare 217,523 IRF/LTACH 10w
Surgery Parners 188,861 General Adute 7.3
Caordiant Healthcare Services 125,245 General Atute Lix
Ardent Health Services B4.571 General Aoute 7.5
Other Reporting Tenants 528,107 Various 2.5

ot __________ ¢+ __osan] ] x|
bbwidbistroiriniinein

International Operater 1 £ 2,037,599 General Acute 2dx
Domestic Dperator 1 452,584 General Aute D.ix
Domestic Operator 2 IT6,885  General Acute/LTACH 17x

Domestic Operator 3 778,102 Eeharvigral

1.5x
Q

st ol the largest nongeohit health care speraters i the LS

CommaonSpirit Health General Aoute | mant prade-red
Swiss Medical Netwoark 441,636 General Atute Second langest greup of priviie Bekpitals in Switzedland
Onvee of lae gist haalth Care opbraton inthe world: Panent

Ramsay Health Care UK e General Aoute i prade-raed

Fihlajalinna 211,953 General Aoute e ol Finland's leading provicers of Loisl s Realth Ssvici

Saint Luke's - Kansas City 126,073 General Aoute Investment grade-rated

HHS BEBET General Aoute Sirggle-paysd gowermmant anlify in LIK

Dignity Health 43,155 General ACute Part of Comman Spinit; Parent guaranty; Investment grade-rated
One of the largest prvate hoapital systens in Portugal with 24

CuF 29,048 General Aaute Tacilities and T&+ yosr operating history

HeuroFsychiatric Hospitals 16,585 Behavioral Parent guaranty

Commianity Health Systems 25925 General Aoute L5, hospital operator with substantial operating Ristory

Other Tenants 11,096 General Acute Ni&

= T I

Abaue data represents opprozimately 5% of MET Tobol Rral Frtate ovestmest
Matey AV dota preparfacts on o froilng Aueke masth bawn Karprogerten arquinsd s fhe preceding Raele manm, defa i e parod betwesn MPT ocgentan and Cecembar 17, 2001
A it Sgure el sguty ImveRimeniy, nen-mel minde ko, insppioncieg TR ungent cove docilitie, ovd isciibier ander development

0] Cowerage rot gvavalde dee ie redrafing

T Proapes Megial Mpldoeg s ovenage sndivdes {alforma fard nes ol
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PORTFOLIO INFORMATION

SUMMARY OF INVESTMENTS
[For the three months ended March 31, 2024)
(Armgents in thewsands)

Commencement Date

Capital Additions, Developmaent and . .
) . " Various 81455 Warigus
Orther Funding for Existing Tenants'

Operator

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF MARCH 31, 2024

fArarenearats iy Haoiciaials)

o _ Costs Incurred as of
Dpl!'ritﬂr Commitmeant
March 31, 2024
5 5

an
Spain 37,750 21,586 Q4 2024

Estimated Construction

Completion Date

IMED Hospitales

IMED Hospitales Spain 51,802 19,299 Q12025

) Excilides transaction costs, sweh as roal extate translor and other tases. Amount assunes exchange rate a5 of the lnvestment dafe.
{8 Reffects novmal capital acditions thae! extend the iife or improve existing frcilifies o wiich we recefve & refen egual o the lease rafe for the respective facity. This includes

over {0 iaoilities and sin ciferen operalors.
Noder W compieled coniiragiion and comumenced rent o D prapeiies & the JOM B quearfer, Due o Sfemard resfraciuniog, e Tecas developmenf i amited from g

schedue,

M1 DI AL FROPERTIES TRUST | SUPFLEMERTAL BT ORMATION | QL 2004

15



FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

{Linauctited)
(Amouints in thousands, except pershare data,

REVENUES
Raenit bl
Saraight-kne rent
Ingome from firancing leases
Intereit and other incams
Total revenues
EXPENSES
Irderest
Real eitate depreciation and amantizatian
Property-related ™
General and administrathe
Tedal éxpaniis
OTHER EXFENSE
(Loss) gain on sabe of real estate
Real estate and other impairment charges, net
Earnings from equity inbarests
Oaher (inchading tair value sdiustments on secuarities]
Total other sapense

(Leks) incoms belore incomss Lax
Income tax expense

et |loss) income

Nat income attributsble to non-controlling interests

Mat |los) income aftri o MPT

EARMINGS PER COMMON SHARE - BASIC AND DILUTED
Mat |los) income afkri e MPT

WEIGHTED AVERAGE SHARES OUTSTARDING - BASIC
WENGHTED AVERAGE SHARTS QUTSTARDING - DILUTED

CIVIDENDS DECLARED PER COMMON SHARE ™

(A Imcluches 52,3 milion and 54.3 milion of ground [ease amd other expenses (such as property taxes and insurance] paid directly by us and reimbursed by our

March 31, 2024 March 31, 2023
5 1998 5 48,157
44,735 56,5693
16,533 13,195
10655 32,166
271,306 350,211
108 685 97654
5,586 83,864
4818 7110
33,348 41,724
222 437 Tin 348
1,423 62
(693,088) [29,535)
10549 1L352
[89,345) 15,166)
(773,37} (83,2500
[T24428) 35,573
(10,545 [3,543)
(738,277} 300
248y (2361
5 (735,625) % 31734
5 [ T oo
600,304 593,300
500,304 533,310
£ - ] [F]

tenans for the three menths ended March 31, 7004 and 3023, respectively.

(5] Regular quarterly dividend was declaned subsequent to March 31, 2004,

MAIDACAL FROPERTIES TRUST | SUPPLIMERTAL IFORMATION | gL 3004
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FINANCIAL STATEMENTS

COMNSOLIDATED BALANCE SHEETS
fAmaounts fn thousands, except per share data)

ASSETS
Real estate assets

Land, buildings and improvements, intangible lease assets, and other

Ivvestment in financing leases

Real estate held for sale

Mortgage loans
Grods investrment in real estate assets
Accurmudated depreciation and amortization
Het nvestrvent inreal estate assets

Cash and cash equivalents

Interest and rent recelvables
Straight-line rent receivables

Investments in unconsclidated real estate joint ventures
Imvestments in unconselidated operating entities

Other loans

Other assets

Total Assets

LIABILITIES AND EQUITY
Liabilities
Debt, net
Accounts payable and accried expenies
Defemed revenee
Obligations to tenants and other lease labilities
Total Liabilities
Equity
Preferred stock, $0.001 par value. Authorized 10,000 shares;
o shares sutstanding
Common stock, 50,001 par value, Authorized T50,000 shares;
Issued and outstanding - 500,304 shares at March 31, 2024
and 398,951 shares at December 31, 2023
Additional paid-in capital
Retained deficit
Accurmulated other comprehendive (losd) income
Total Medical Froperties Trust, Inc, Stockholders’ Equity
Mon-controlling interests
Tatal Equity

Total Liabilities and Equity

[A) Financials burve been derived from the price year audited financial statements,

December 31, 2023

(Unaudited)

5 12,823,748 13,237,187
1,233,178 1,231,630

255,130 .
309,926 309,315
14,651,982 14,718,132
(1,422,728) (1,407 871)
13,230,254 13,370,161
224,340 50,016
34,492 45,059
671,570 35,987
1,450,482 1,474,455
934,138 1,778,640
426,571 22,615
453,705 457,911

17,440,956

5 10,098,723 10,064,235
302,526 412,178
32,076 T2
163,264 156,603
10,596,569 10,670,979
BOD 599
8,561,199 8,550,309
(1,706,862) {971,809)
{18, 538) 42,501
B442,099 1,631,500
2,268 2,265
7,633,865

1T 440,956

M DICAL FROPERTICS TRUST | SUPPLIMERTAL INFORMATION | QL 2004
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FINANCIAL STATEMENTS

INVESTMENTS IN UNCOMSOLIDATED REAL ESTATE JOINT VENTURES
A3 af and fov e Mhee months ended March 21, 2024)

(Uit
5 amounts in thousands)

. Swizs Medical MFT Fro Rata

MEDIAN " Tatal i
Netwiark Share

Gross real estate 5 1913976 § 1550872 & 1677587 5 BG5S § SEEBE10 5 3,136.214
Cash 43,550 6,058 11,929 1,485 72,590 T A2
Accumulated depreciation and amartization {249,151) (153,731) 184,383) {33,580) 133.433) (554,278) [306,214)
Other assets 69,713 74,532 42,890 520 8,272 195,917 112450
Total Assets 5 1,778,088 5 1477, 721 § 1,648,023 § 157,368 § 341,639 § 5,402,830 § 2979881
Debt {third party) ] To4 512 5 T4, 722 & BE3.027 5 = 5 133420 5 2417781 5 1350084
Oaher liabilities 130,870 106,091 3435 (138} B4 A18 324,678 179,336
Equity and shareholder loans B4 2606 14 30,908 #11,581 157,504 117801 2,560,380 1450452
Taotal Liabilities and Equity 51,778,088 5 1ATT,VI1 5 1048023 5§ LST.B08 5 341839 5 3402839 5 2070882
MPT share of real es1ate joint ventune 30% Tile So Sire 43%
Total § 471303 § A4LE3s § A0S,TEL §  7E,752 § 53,000

. MFT Fra Rata

MEDIAN .
Share
Taotal revenues H 33517 0§ ATE 0§ 3T S 4329 § 45472 5§ 51,107
Expeencses:
Praperty-related H 613 § 31 5 [426) & Lo 5 625§ 2,152 5 1133
Ivierest 13,082 5661 16,112 s 532 35,387 18,799
Real estate deprecistion and amortization 11 308 BATY 10,207 1,038 2047 33674 18539
General and administrative B9 233 1% (81} 14 LITE 636
Income taxes 1113 1401 - - 284 1,708 1664
Total expenies H T § 16,501 § e00: § 1,885 % 3502 § 75189 § 40,761
Met Income 1 6,488 3§ 1,229 % 11,733 § 4 % LI ] 20,263 § 10,348

MPT share of real estate joint wenlure 504G To%: 0% S0% 45%
Earnings from equity interests 5 3248 § 860 5 5867 % 2 % w2 "“

(A includes a C309 million koan from both sharsholders,

|B] MPT managed joint venture of T1-ewned German lacilities that are fully beased

|C) Represents ownership in Infracore, which covrs and |eases 17 Switzerland tacilities. We alse have two Infracore lacilities camently under development,

(D MPT managed joint venture of eight-owned Massscbusetts hospital facilities that ane fully leased pursuant to.a master lease, Accounting for revenue on this imvestment
omthe cash basis,

|E) Represerts ownership in eight Italian facilities that are ally leased.

|Fi Represents pwrsership intwo Spanish facilities that are fully leased.

|G} Excludes 50.2 million from returns on our Lifepoint Behavioral Health equity imvestment [sold in the 2024 first quarter], less amortization of equity insestment costs.

MAEERCAL PROFERTES TIUET | SUMPLEMENTAL IFORMATION | 1 2534
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FINANCIAL STATEMENTS

INVESTMENTS IN UNCONSOLIL

DA A [aady

MPTs fospitel expertise and comprebensive underwriting process ofiews for apportunistic investments in hospital eperations.

* Possive investments hypscolly needed in ordler to ocquive the lorgey real +  Caimait of thisd e ameatl fAEEls U B9 CuSIAmay shinavily rghts and
eHole romaCtons prodections.

* Caih papmentd S5 00 pridoc s S5d St 1o the Binast, uith leted + Mo odditional sparating ioms Eapoaung B eur B T
arceptiany

Preven Erock recond o sucerialul i Emaaty, isduding Erneil Health,

* Dyperatars one velied o povT of owr overoll undenarith oS
L il Capelia Hraftheane ond Springuions

» Potentio! o outused

nE and orgonic growth

March 31

Includes a 5% eguity ownership intereat in, along with a loan corwertible into PHF Boldings., the

PHP Heldingy H [ALEAE 490%  mansged cane buriineid of Predpect, Bath indlrossnli b sécounbed lor unsder B iir value aplion
mathod.
mtan il " T o m;pmmmm.mm-mnrmmmumunw

Ineluden ur pirsier pquity Gwneribip inberet in davii, a public healthea

inveitsant comparry, Oud

Aais SSAR0 ABRinalinvestment of CHF AT millisn s markedAn-markel quartedy,
In ceder 1o clos the 1021 sogquinition of 55 lacilitien, we made & pasiie squity imsstmant sed & losn o
Friory Growup 40,354 9%  Priory [a subsidiany of MEDUAN) procesds of which were pasd to the Tomser oemer. The ban was sobd in
the first quarter of 2004,
e s IMclisdes our passive ety cwnarship interest in Aagis, a spin-offof Priony's education and chidren's
sanvices line of business.
. o S0% Includes gur passhve ety ownership interest In Caremar, a pablic care delivery sysbem. Qur original

Investmaent ks marked-to-market quarierly.

Laan, for which procesds were pald fo Steward's fomer private equity sponsor, is secured by the equity
Sheward Health Care - W N of Steward and provides for sn initisl 4% return plus 17%of e inoresas in the value of Steward over
wrwen yean from Janusry 3031,

Includes sur £3% squity eanership inbenest and & loss mase lor the purpeds of ireting s select
Inbernatasnal bent Vensune « ™ au  intermstonsl hospasloperatioes The baan carmes & T 5% inbereat rate and |5 secuned by the remaining

equity of the inbernational joint venture and guarastesd by the other equity owner.

Includes gur passive squity ownenbip inferet, Procesds from oer original investment of $150 million
wiie paid direotly o Stewvard's Torsesr privabe squity 3ponser asd other shieehsldes.

N OPERATING.

Sbaward Health Care T

[0 A of Magch 31, 2004, these investments ane fully reserved.
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APPENDIX - NON-GAAP RECONCILIATIONS

ADJUSTED NET DEBT/ANNUALIZED EBITDAre

fUnauattea)
(Amouts in thewsands)
March 31, 2024
ADJUSTED EBITDA re RECONCILIATION
Net loss $ (735377
Add back:
Interest 108,685
I b 10,549
Depreciation and amartization 7,214
Loss on sale of real estate 1423
Adjustment to reflect MPT's share of unlevered EBITDAR
from unconsolidated real estate joint ventures™ 14,123
10 2024 EBITDA 5 (522,983)
Share-based compendation 7633
Write-off of billed and unbilled rent and other 1817

Other impairment charges, net
Litigation and other
Mon-cash fair value adjustments

10 2024 Adjusted EBITDAe B

Adjustments for mid-gquarter investment activity™ 156
10 2024 Transaction Adjusted EBITDAre 5 266,557 5 1,06T,E28
ADJUSTED NET DEBT RECONCILLATION
Total debt at March 31, 2024 5 10,098,723

Less: Cash at March 31, 2024 (224,340

Less: Cash funded For building improvements in progress

and constrisction in progress at March 31, 2024 [483,642)

Adjusted Net Debt 5 9,380,741

Investors and analysts following the real estabe industry utilize nef debt {debt less cash) to EBITOAR as a measurement of leverage that shows how many years it would tale for us to
pay back our debt, asseming net debt and EBITDAR s held condtant, In eur calculation, we itan with EBITDAs e , a3 defired by Mareit, which & net income befare infentil expenie,
ingome Lax expense, depreciation and amorization, losses/gaing on dispestion of depreciated property, impainment losses, and adjustments bo refllect cur share of EBITDAse from
unconsobdated real estate joint veniures. We then adjust EBITDAR for non-tash share-based compensation, nom-cash fair value adjustments and otbwr ibems that would make
womparison of our operating results with prior periods and other companies mone meaningful, to derive Adjusted EBITDAR . We adjust et debt for cash funded for building
improvements in progress and construction in progress for which we are not yet receiving rent to derive Adjusted bet Debt We adjust Adjusted EBITDA for the effects from
imvestmients and capital transactions that wene completed during the periad, mayming such transactions were consummated Tully fundsed as of the Beginning of the periad ta derve
Traesaction Adjusted EBTDA . Although non-GAAR measures, we believe Adjusted Net Detit, Adjusted EBITDA , and Transaction Adjusted EBTDAR are useful b imestors and
analysts as they allow for a more current view of our credit guality and allows for the comparisom of our credit strength between priods and o other real estate companies without the
wffect of ems that by their nature are not comparable from pericd to pericd.

|A) Inchades anly the unlevensd porion of s share of EBITDAe from unconschidated real estate joint ventures, a3 we haoe exchuded any net debt from cur undonnalidated real estate
Jaint vesnlures in the Adjuited Net Debt line, We believe this adjustrment is needied 1o appropriabely reflect the relstionship between EBITOA re snd net debt,

(B Reflects a full guarter impact from cur mid-Quarts ermestmens, disposals, and baan payodfs.

1T Excluded dervel & and capital imp k pregiects Ehat are in process and reot yed genarating a cash return but will genarate a retum ence comghited.
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Medical [‘mpurtics Trust

1000 Urban Center Drive, Suite 501
Hf.l'rrli.l.l:.;h.t.l;lr. AL 35242
(205) 9b9-1755 NYSE: MPW
pmedicalproperticstrust.oom
Contace:
Drew Babin, Senior Managing Director of Corporate Communications
(6.46) 884-9809 or dbabin@medicalpropertiestrusr.com
or
Tim Berryman, Managing Director of Investor Relarions
205) 197-8789 or therryman@medicalpropereicstruse.com




