UNITED STATES

SECURITIES AND EXCHANGE COMMISSION
WASHINGTON, D.C. 20549

FORM 8-K

CURRENT REPORT
PURSUANT TO SECTION 13 OR 15(d)
OF THE SECURITIES EXCHANGE ACT OF 1934

Date of report (Date of earliest event reported): November 3, 2016

MEDICAL PROPERTIES TRUST, INC.

(Exact Name of Registrant as Specified in Charter)

Commission File Number 001-32559

Maryland 20-0191742
(State or other jurisdiction (LR.S. Employer
of incorporation or organization) Identification No.)

1000 Urban Center Drive, Suite 501
Birmingham, AL 35242
(Address of principal executive offices) (Zip Code)

Registrant’s telephone number, including area code
(205) 969-3755

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the Registrant under any of the following
provisions:

[0  Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)

OO0  Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)

[0  Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
O

Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))




Item 2.02. Results of Operations and Financial Condition.

On November 3, 2016, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended September
30, 2016. 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.

The Company disclosed three non-GAAP financial measures in the attached press release for the three and nine months ended September 30, 2016: Funds
from operations, Normalized funds from operations and Adjusted funds from operations. The most directly comparable GAAP financial measure to each of
these non-GAAP financial measures is net income, which was $70.4 million, or $0.28 per diluted share for the three months ended September 30, 2016
compared to $23.1 million, or $0.10 per diluted share for the three months ended September 30, 2015. For the nine months ended September 30, 2016 net
income was $182.0 million, or $0.75 per diluted share compared to $81.4 million, or $0.38 per diluted share for the nine months ended September 30, 2015.
In the attached press release, the Company disclosed Funds from operations of $50.1 million and $183.6 million for the three and nine months ended
September 30, 2016, respectively, and Normalized funds from operations of $75.1 million and $234.1 million for three and nine months ended September 30,
2016, respectively. Adjusted funds from operations were disclosed in the press release as $67.3 million and $211.1 million for the three and nine months
ended September 30, 2016, respectively.

A reconciliation of the non-GAAP financial measures to net income as well as a statement disclosing the reasons why the Company’s management believes

that presentation of these non-GAAP financial measures provides useful information to investors regarding the Company’s financial condition and results of
operations are included in Exhibits 99.1 and 99.2.

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits.

Exhibit

Number Description

99.1 Press release dated November 3, 2016 reporting financial results for the three and nine months ended September 30, 2016
99.2 Medical Properties Trust, Inc. 3rd Quarter 2016 Supplemental Information
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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: November 3, 2016
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Exhibit 99.1

Medical Properties Trust

Contact: Tim Berryman

Director — Investor Relations

Medical Properties Trust, Inc.

(205) 969-3755
tberryman@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS THIRD QUARTER RESULTS
Outstanding Balance Sheet and Liquidity Positions Company for Growth
Per Share Normalized FFO of $0.30 and Net Income of $0.28
Acquisitions to Exceed $1.75 Billion in Record Setting Year
Introduces 2017 Normalized FFO Estimate of $1.35 to $1.40

Birmingham, AL — November 3, 2016 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial
and operating results for the third quarter ended September 30, 2016.

“MPT has demonstrated in 2016, and in particular since the beginning of the third quarter, the strength of our investment strategies and our
ability to execute,” said Edward K. Aldag, Jr., MPT’s Chairman, President and Chief Executive Officer. “We proved the long-term value of our assets by
selling multiple property types at substantial gains; refinanced $1 billion in debt at historically low rates; reduced overall leverage to a level unmatched by
any direct competitor; and further solidified our position as the undisputed global leader and innovator in the business of hospital real estate.

“We are now the second largest for-profit owner of hospital beds in the United States. We have accomplished this through our undivided focus on
the hospital industry and our deep understanding and appreciation of the issues relevant to our operators. We are well-positioned to grow the Company further
with our existing operators along with new relationships that are emerging at an accelerated pace. We expect that 2017 will again offer opportunities for us to
demonstrate the unique strength of our investment strategies.”

THIRD QUARTER AND RECENT HIGHLIGHTS

. Positioned the Company for strong and immediately accretive growth with pro forma total assets now exceeding $7 billion, net debt of 5.1 times
pro forma EBITDA, liquidity in excess of $1.0 billion, and a robust pipeline of high quality U.S. and European hospital assets;

. Completed the previously disclosed $1.25 billion acquisition of Steward Health Care assets in October;
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. Commenced closing on the previously announced $297 million acquisitions of 29 post-acute hospitals leased to MEDIAN and its affiliates in
Germany;

. Entered into definitive agreements to acquire and lease to RCCH HealthCare Partners (“RCCH?”) the real estate of two acute care hospitals for an
approximate investment of $105 million, representing the first transaction pursuant to the Company’s March 2016 right of first refusal agreement
with RCCH, an investee of Apollo Global Management, LLC;

. Issued 82.7 million shares of common stock (since June 1st) for aggregate proceeds of $1.2 billion through the Company’s at-the-market, private
placement and public offering programs, including a record setting successful equity offering of 57.5 million shares;

. Redeemed $125 million of unsecured senior notes;

. Previously announced capital markets activities included issuance of $500 million in 5.250% unsecured senior notes, and redemption of $450
million in 6.875% unsecured senior notes;

. Previously announced property dispositions included the sale of three IRFs in July at valuations equivalent to a 6.7% capitalization rate,

generating proceeds of $111.5 million and gains of approximately $45 million.

Included in the financial tables accompanying this press release is information about the Company’s assets and liabilities, net income and reconciliations of
net income to Normalized Funds from Operations (“FFO”) and Adjusted Funds from Operations (“AFFO”), all on a basis comparable to 2015 results.

PORTFOLIO UPDATE
During and after the third quarter, MPT made investments in hospital real estate totaling approximately $1.4 billion that was leased to operators under long-

term absolute net leases with GAAP lease rates between 9.0% and 10.5%. The Company sold real estate totaling $111.5 million.

The previously announced acquisitions of approximately $297 million in post-acute German hospitals in July received clearance from Germany’s Federal
Cartel Office (antitrust) and sale leaseback transactions have commenced closing as local governments waive their pre-emptive rights to acquire the real
estate.

Adeptus Health recently reported that it raised $57 million in liquidity for operations and that it is exploring options to further increase liquidity and improve
profitability. As of September 30, 2016, MPT has leased 58 facilities to Adeptus, with an aggregate investment of approximately $441 million. Important
measures related to MPT’s investments include:

. The lease coverage ratio for these properties for the twelve months ended June 30, 2016 was 2.85 times;
. Adeptus has prepaid all rent through November;
. 65% of MPT’s Adeptus investments are leased to joint ventures with dominant, market leading hospital systems in each market;
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. Almost 90% of MPT’s facilities are expected to be operated as Hospital Outpatient Departments by December 31, 2016;
. Each facility is part of a master lease that precludes cherry picking of assets in the event of lease expiration;

. Based on expected openings in the fourth quarter of 2016, total revenue from Adeptus is expected to represent approximately 6% of MPT’s 2017
total revenue.

The Company has pro forma total gross assets of approximately $7.2 billion including $4.7 billion in general acute care hospitals, $1.8 billion in inpatient
rehabilitation hospitals, and $0.4 billion in long-term acute care hospitals. The portfolio includes 249 properties representing more than 27,000 licensed beds
in 30 states and in Germany, the United Kingdom, Italy and Spain. The properties are leased to or mortgaged by 30 hospital operating companies.

OPERATING RESULTS AND OUTLOOK

Net income for the third quarter of 2016 was $70.4 million (or $0.28 per diluted share), compared to $23.1 million (or $0.10 per diluted share) in the third
quarter of 2015. Net income for the third quarter of 2016 includes a net gain of $44.6 million on the sale of real estate and other asset dispositions and debt
refinancing costs of $22.5 million. Net income for the third quarter of 2015 included $24.9 million in acquisition expenses, of which approximately $18
million was for real estate transfer taxes related to MEDIAN properties acquired in 2015.

Normalized FFO for 2016’s third quarter increased 4% to $75.1 million compared with $72.5 million in the third quarter of 2015. Per share Normalized FFO
was $0.30 in the third quarter compared with $0.32 in the third quarter of 2015 as a result of dispositions aggregating approximately $800 million in 2016 and
an increase in weighted average shares outstanding of 23.5 million.

Based on management’s present investment, capital and operating strategies, and the expected timing of each, management estimates 2016 net income to be
$0.97 per share and 2016 Normalized FFO of $1.27 per share.

The Company today is introducing its estimate of 2017 Normalized FFO as a range of between $1.35 and $1.40 per diluted share; 2017 net income is
estimated as a range of between $0.99 and $1.05 per share. These estimates assume redemption of €200 million and issuance of €500 million in unsecured
senior notes during the fourth quarter of 2016; acquisitions of between $500 million and $1.0 billion with leverage neutral financing; sales of $75 million of
properties in early 2017; and closing of the RCCH and MEDIAN transactions during the first half of 2017.

A reconciliation of our Normalized FFO guidance to our net income is included with the financial tables accompanying this press release.

These estimates do not include the effects, if any, of unexpected real estate operating costs, litigation costs, debt refinancing costs, acquisition costs, currency
exchange rate movements, interest rate hedging activities, write-offs of straight-line rent or other non-recurring or unplanned transactions. These estimates
may change if the Company acquires or sells assets, market interest rates change, debt is refinanced, new shares are issued, additional debt is incurred, other
operating expenses vary, income from investments in tenant operations vary from expectations, or existing leases do not perform in accordance with their
terms.



CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, November 3, 2016 at 11:00 a.m. Eastern Time to present the Company’s financial
and operating results for the quarter ended September 30, 2016. The dial-in numbers for the conference call are 855-365-5214 (U.S.) and 440-996-5721
(international); both numbers require passcode 98346050. 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 through November 17, 2016. Dial-in numbers for the
replay are 855-859-2056 and 404-537-3406 for U.S. and international callers, respectively. The replay passcode for both U.S. and international callers is
98346050.

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

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed to capitalize on the changing trends in healthcare delivery by acquiring and
developing net-leased healthcare facilities. MPT’s financing model allows hospitals and other healthcare facilities to unlock the value of their underlying real
estate in order to fund facility improvements, technology upgrades, staff additions and new construction. Facilities include acute care hospitals, inpatient
rehabilitation hospitals, long-term acute care hospitals, and other medical and surgical facilities. For more information, please visit the Company’s website at
www.medicalpropertiestrust.com.

The statements in this press release that are forward looking are based on current expectations and actual results or future events may differ materially.
Words such as “expects,” “believes,” “anticipates,” “intends,” “will,” “should” and variations of such words and similar expressions are intended to
identify such forward-looking statements. Forward-looking statements involve known and unknown risks, uncertainties and other factors that may cause the
actual results of the Company or future events to differ materially from those expressed in or underlying such forward-looking statements, including without
limitation: the satisfaction of all conditions to, and the timely closing (if at all) of pending transactions; net income per share; Normalized FFO per share; the
amount of acquisitions of healthcare real estate, if any; results from the potential sales, if any, of assets; capital markets conditions; estimated leverage
metrics; the repayment of debt arrangements; statements concerning the additional income to the Company as a result of ownership interests in certain
hospital operations and the timing of such income; the payment of future dividends, if any; completion of additional debt arrangements, and additional
investments; national and international economic, business, real estate and other market conditions; the competitive environment in which the Company
operates; the execution of the Company’s business plan; financing risks; the Company’s ability to maintain its status as a REIT for income tax purposes;
acquisition and development risks; potential environmental and other liabilities; and other factors affecting the real estate industry generally or healthcare
real estate in particular. For further discussion of the factors that could affect outcomes, please refer to the
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“Risk factors” section of the Company’s Annual Report on Form 10-K for the year ended December 31, 2015 and as updated by the Company’s subsequently
filed Quarterly Reports on Form 10-Q and other SEC filings. Except as otherwise required by the federal securities laws, the Company undertakes no
obligation to update the information in this press release.

#H##



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Balance Sheets

(Amounts in thousands, except for per share data) September 30, 2016 December 31, 2015
(Unaudited) (A)
Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other $ 3,652,215 $ 3,297,705
Net investment in direct financing leases 533,491 626,996
Mortgage loans 550,118 757,581
Gross investment in real estate assets 4,735,824 4,682,282
Accumulated depreciation and amortization (301,262) (257,928)
Net investment in real estate assets 4,434,562 4,424,354
Cash and cash equivalents 1,094,917 195,541
Interest and rent receivables 54,554 46,939
Straight-line rent receivables 103,413 82,155
Other assets 407,891 860,362
Total Assets $ 6,095,337 $ 5,609,351
Liabilities and Equity
Liabilities
Debt, net $ 2,728,549 $ 3,322,541
Accounts payable and accrued expenses 149,190 137,356
Deferred revenue 24,528 29,358
Lease deposits and other obligations to tenants 27,104 12,831
Total Liabilities 2,929,371 3,502,086
Equity

Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding — —
Common stock, $0.001 par value. Authorized 500,000 shares; issued and outstanding - 309,792

shares at September 30, 2016 and 236,744 shares at December 31, 2015 310 237

Additional paid in capital 3,623,673 2,593,827
Distributions in excess of net income (402,632) (418,650)
Accumulated other comprehensive loss (60,036) (72,884)
Treasury shares, at cost (262) (262)

Total Medical Properties Trust, Inc. Stockholders’ Equity 3,161,053 2,102,268

Non-controlling interests 4,913 4,997

Total Equity 3,165,966 2,107,265

Total Liabilities and Equity $ 6,095,337 $ 5,609,351

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



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Nine Months Ended
September 30, 2016  September 30, 2015  September 30, 2016 ~ September 30, 2015
Revenues
Rent billed $ 82,387 $ 70,358 $ 234,408 $ 177,351
Straight-line rent 9,741 5,023 26,509 15,003
Income from direct financing leases 14,678 14,692 47,181 40,055
Interest and fee income 19,749 24,497 79,756 77,924
Total revenues 126,555 114,570 387,854 310,333
Expenses
Real estate depreciation and amortization 23,876 20,016 67,850 49,728
Impairment charges (80) — 7,295 —
Property-related (93) 1,727 1,592 2,608
Acquisition expenses 2,677 24,949 6,379 56,997
General and administrative 12,305 10,778 35,821 32,325
Total operating expenses 38,685 57,470 118,937 141,658
Operating income 87,870 57,100 268,917 168,675
Interest expense (40,262) (31,643) (121,132) (84,961)
Gain on sale of real estate and other asset dispositions, net 44,616 3,268 61,294 3,268
Unutilized financing fees/debt refinancing costs (22,535) (4,080) (22,539) (4,319)
Other income (expense) 1,344 (1,442) (2,674) (56)
Income tax expense (490) (80) (1,173) (1,018)
Income from continuing operations 70,543 23,123 182,693 81,589
Loss from discontinued operations — — (1) —
Net income 70,543 23,123 182,692 81,589
Net income attributable to non-controlling interests (185) (66) (683) (228)
Net income attributable to MPT common stockholders $ 70,358 $ 23,057 $ 182,009 $ 81,361
Earnings per common share - basic:
Income from continuing operations $ 029 $ 010 $ 0.75 $ 0.38
Loss from discontinued operations — — — —
Net income attributable to MPT common stockholders $ 029 $ 010 $ 075 $ 0.38
Earnings per common share - diluted:
Income from continuing operations $ 028 $ 010 $ 075 $ 0.38
Loss from discontinued operations — — — —
Net income attributable to MPT common stockholders $ 028 $ 010 $ 075 $ 0.38
Dividends declared per common share $ 023 $ 022 $ 068 $ 0.66
Weighted average shares outstanding - basic 246,230 223,948 240,607 211,659

Weighted average shares outstanding - diluted 247,468 223,948 241,432 212,068



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Reconciliation of Net Income to Funds From Operations
(Unaudited)

For the Three Months Ended
September 30, 2016 ~ September 30, 2015

For the Nine Months Ended
September 30, 2016  September 30, 2015

(Amounts in thousands, except for per share data)

FFO information:

Net income attributable to MPT common stockholders $ 70,358 $ 23,057 $ 182,009 $ 81,361
Participating securities’ share in earnings (154) (265) (430) (781)
Net income, less participating securities’ share in earnings $ 70,204 $ 22,792 $ 181,579 $ 80,580
Depreciation and amortization (A) 24,374 20,016 69,181 49,728
Gain on sale of real estate (44,515) (3,268) (67,168) (3,268)
Funds from operations $ 50,063 $ 39,540 $ 183,592 $ 127,040
Write-off of straight line rent and other — 3,928 3,063 3,928
Transaction costs from non-real estate dispositions (101) — 5,874 —
Acquisition expenses (A) 2,689 24,949 11,723 56,997
Impairment charges (80) — 7,295 —
Unutilized financing fees / debt refinancing costs 22,535 4,080 22,539 4,319
Normalized funds from operations $ 75,106 $ 72,497 $ 234,086 $ 192,284
Share-based compensation 2,322 2,515 5,831 7,716
Debt costs amortization 1,902 1,523 5,799 4,294
Additional rent received in advance (B) (300) (300) (900) (900)
Straight-line rent revenue and other (11,733) (9,840) (33,766) (23,100)
Adjusted funds from operations $ 67,297 $ 66,395 $ 211,050 $ 180,294
Per diluted share data:
Net income, less participating securities’ share in earnings $ 028 $ 0.10 $ 075 $ 0.38
Depreciation and amortization (A) 0.10 0.09 0.29 0.23
Gain on sale of real estate (0.18) (0.01) (0.28) (0.01)
Funds from operations $ 020 $ 0.18 $ 076 $ 0.60
Write-off of straight line rent and other — 0.01 0.01 0.02
Transaction costs from non-real estate dispositions — — 0.03 —
Acquisition expenses (A) 0.01 0.11 0.05 0.27
Impairment charges — — 0.03 —
Unutilized financing fees / debt refinancing costs 0.09 0.02 0.09 0.02
Normalized funds from operations $ 030 $ 032 $ 097 $ 0.91
Share-based compensation 0.01 0.01 0.02 0.04
Debt costs amortization 0.01 0.01 0.02 0.01
Additional rent received in advance (B) — — — —
Straight-line rent revenue and other (0.05) (0.04) (0.14) (0.11)
Adjusted funds from operations $ 027 $ 030 $ 087 $ 0.85

(A) Includes our share of real estate depreciation and acquisition expenses from unconsolidated joint ventures (if any). Any such amounts are included with
the activity of all of our equity interests in the “Other income (expense)” line on the consolidated statements of income.
(B) Represents additional rent received from one tenant in advance of when we can recognize as revenue for accounting purposes. This additional rent is

being recorded to revenue on a straight-line basis over the lease life.

Investors and analysts following the real estate industry utilize funds from operations, or 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 and after adjustments for
unconsolidated partnerships and joint ventures.

In addition to presenting FFO in accordance with the NAREIT definition, we also 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 necessary 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 financial performance or to cash flow from operating activities (computed in accordance with GAAP) as an
indicator of our liquidity.

We calculate adjusted funds from operations, or AFFO, by subtracting from or adding to normalized FFO (i) unbilled rent revenue, (ii) non-cash share-based
compensation expense, and (iii) amortization of deferred financing costs. AFFO is an operating measurement that we use to analyze our results of operations
based on the receipt, rather than the accrual, of our rental revenue and on certain other adjustments. We believe that this is an important measurement because
our leases generally have significant contractual escalations of base rents and therefore result in recognition of rental income that is not collected until future
periods, and costs that are deferred or are non-cash charges. Our calculation of AFFO may not be comparable to AFFO or similarly titled measures reported
by other REITs. AFFO should not be considered as an alternative to net income (calculated pursuant to GAAP) as an indicator of our results of operations or
to cash flow from operating activities (calculated pursuant to GAAP) as an indicator of our liquidity.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Fiscal Year 2016 and 2017 Guidance Reconciliation

(Unaudited)
Fiscal Year 2016 Guidance
Per Share(1)
Net income attributable to MPT common stockholders $ 0.97
Participating securities’ share in earnings —
Net income, less participating securities’ share in earnings $ 0.97
Depreciation and amortization 0.37
Gain on sale of real estate (0.28)
Funds from operations $ 1.06
Other adjustments(2) 0.21
Normalized funds from operations $ 1.27
Fiscal Year 2017 Guidance - Per Share(1)
Low High
Net income attributable to MPT common stockholders $ 0.99 $ 1.05
Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $ 0.99 $ 1.05
Depreciation and amortization 0.34 0.33
Funds from operations $ 1.33 $ 1.38
Other adjustments(2) 0.02 0.02
Normalized funds from operations $ 1.35 $ 1.40

(1) The guidance is based on current expectations and actual results or future events may differ materially from those expressed in this table, which is a
forward-looking statement within the meaning of the federal securities laws. Please refer to the forward-looking statement included in this press release
and the Company’s filings with the Securities and Exchange Commission for a discussion of risk factors that affect the Company’s performance.

(2) Includes acquisition expenses, write-off of straight line rent, transaction costs from non-real estate dispositions, impairment charges, unutilized
fees/debt refinancing costs, and other.
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J. Kevin Hanna Viee President, Controller amd Chief Accownming Oyfficer

BOARD OF DIRECTORS
Edward K. Aldag, Jr.

G. Steven Dawson

R. Steven Hamner

Robert. E. Holmes, Ph. D).

Sherry A. Kellett

William G, McKenzie

13 Paul Spark_-t, Ir.

Michael G. Stewart

C. Reymolds Thom pson, 111

CORPORATE
HEADQUARTERS

Medical Properties Trust, Inc.
U."‘J L:rbdn (..L'l'lt\."r DTI'I'U' qllil\." WI MPT Odficers, from kit | Kevin Hasna, Pmmett B Mdlsan, Fdwand K Aldag, |r, and B Steven Hamnes

Birmingham, AL 35242

(205) 969-3755

(2005) A69-3756 (fiex)

e feal prroper Fesl rustoom
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MEDICALFROPERTIESTRUST.COM

CO M PANY OVERVI EW (continued)

INVESTOR RELATIONS

MPW | CAPITAL MARKETS

Tim Berryman | Director - Investor Relations LISTED Charles Lambert | Managing Director - Capital Murkets
[205) 3978589 (305) 3975597
therryman@medicalpropertestrest.com NYS E clambert@medicalpropertiestrust.com

TRANSFER AGENT

American Stock Transfer
and Trust Compan}'

6201 15th Avenue
Brooklyn, MY 11219

STOCK EXCHANGE SENIOR UNSECURED

LISTING AND DEBT RATINGS
TRADING SYMBOL Moody's - Bal

Mew York Stock Exchange Standard & Poor's - BEB-
(NYSE): MPW

CONTINUUM OF CARE

MEDICAL PROPERTIES TRUST FOCUSES ON THE MOST
CRITICAL COMPONENTS OF HEALTHCARE DELIVERY

ACUTE CARE

HOSPTALS

INPATIEMT REHABILITATION FACIRITIES
NURSING HOMES

ASSERTED LVING

HOME HEALTH CARE

HOME
INPATIENT HEALTH
REHABILITATION CARE
FACILITIES
ASSISTED
LIVING
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

RECONCILIATION OF NET INCOME TC FUNDE FROM OPERATIONS

Aldasaditedt
it im Bhorsnaads euepel per share dafal
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MEMCALFROFERTIESTRUST.COM

FINANCIAL INFORMATION

DEBT SUMMARY
dag of Seplember 30, 2076)
% wmoaends in Dhousandsp

BT TN T T

2006 Unsiecured Nobes Fixind 568% A § 0,000
Morthland - Martgage Capital Term Loan Fixued 6.20°%, 13179
2008 Credit Facility Bevolver Variahlc 187 ™
2019 Term Loan Variahle 218% 2%0, 000
5.750% Motes Due 3020 (Furg) ® Fixed 575% 2,700
A000% Notes Due 2022 (Euro) ™ Fied 400% 561,750
6.375% Nohes Due 2022 Fimid 638% 350,000
637 Nohes Daue 2024 Fimid B38% S0, 000
B500% Noles Dac 2024 Fixed B80r% 300, 000
3.250r% Notes Duc 2026 Fixed 5.2%% 00,000
] L758619
et premium 1,902
Dt msmance costs (31.542)

Wiighted average rabe m

Rate Type as Percentage of Total Debt

Wariable
2.1%
!

FA) Represemis the :n;@hlr\d-alm;rmlﬂ__"r three Irﬂu'h!—..:_“'v.\'.lh af Seplensber 30, 2016, ._ﬁ.ﬂ.-rme:
ui éfiet al Phal frmee, The Nofes weee repand o Olefaber 31, 2008,

(B A Sepbomber 30, 2016, s represemts o 5 1.3 billiow wserured reoefeing ol focilin
from 0L%5% do 1.75%.

0] Represente 700 wiltion of bowds iszuad in Firos and converted 1o LS, dollors o Sepleber 30, 2016

inferesd rafe swaps

vith sproads oorr LIBOR ranging
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MEMNCALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEBRT MATURITY SCHEDULE
s il Brptersbeer M0, T
3 amounts i o sanda)

+ - % - % - % - % - % - % -+ % - & - & -

T001 s U el Bt ™ & pEm

Poiwaibarnd - Whort e Cangital Tovms Losasy ™ 0 [rE ]

311 Cowclit Faacility Revatver 5 - s . - - . . = .

TS Termm Lo . B TR

P Mot D 00 {Faaro) - - i . F- T = = = a w

P Mo Do DT {Funrey . E . ' BT . 9
BT Motes D 202 - - - . - - a0 . - .

BITEY Moo e DO2H . " . . s E . . SO0

ST Mot D 220 - - - . . - . . w0

BN Bt Do NI

sun s mlsnn Qo Qo - Qeuwls - Rowsle - Qo]

#1178
A X
3%
23070
A8
HiLT
- — —_—
LY " T 8 Crvdin Facility Ko .

s N e ¥ - e I " I
- L] » x

A} T Mot weey rvpasid om Outober 13, 2606,
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

PRO FORMA NET DEBT / ANNUALIZED EBITDA

(Umawalilei)
fAmounts fa thousamds)

Seplember 30, 2016

Mt income attributable to MIFT commeaon shackhodders ] 70358
Prosfeema adjustments for capital ransactbons and acquisitions
that eccirred after the p-oﬂ.sd Al 23,725
Pros forma pet incomse L 104,083
Add back:
Inbeest expense 4,262
Dbt refinancing costs 22 535
Depreciation and amortization 25,048
Stoch-bases] compensation 2322
MI:I-.luarlH acquisitions | divestitunes m
Lazim on sxle of real estabe and other ltu‘IdIlG"hKilM, et (44,616}
Impairment and other charges 80y
Avoquisition expenses 2689
Incomee fax expense A
3 1006 Pro forma EBITDNA § 153434
Annualization 5 613,736
Total debt 3 2,728,549
Pro forma changes to debt balance after September 3, 2016 " BIELA20
Cash {190,237}
et delbit 5 3,147,633

Net debt | pra barma anmualized EBITOA L s

b Reflects bovpact from prestewsly dischsed inpeimosts, imcfuding the Sircard framiaction, teo ROCH facdities and 1 Geilities fy Grrmany,
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

LEASE AND MORTGAGE LOAN MATURITY SCHEDULE

fas of September 30, J0T6)
1% aonannls in teousands)

b Tnterest

a3 .

a7 .
Hii8 1 2016 Lk
Hiig 2 5M7 L
0 E] 10652 1.9%

3 13,125 4%
poirr) 15 T2532 130
utrt] 4 12630 e
k4 1 2037 4%
125 7 X917 19
Thercafher 190 4174682 T4I%

i
[
]

Percentage of
Total Base
FertMrtenest

B LN
TP 4
PG
M o

W% 4

13

1% - -
a oo% 0% 09% Lok 24w . I gax
o L% BB ) e , 0 e

S S P 8 ¢ PPy

§AF Excludes 17 of our flacdlitees that are urder devalopuiseit, our Tealoe Oaks facility thad & ool fully sccupicd, and the 9 properiaes Ll s ot
thorowgh joiml venfure armmgements. In addition, the sohedle reflects pesi Seplember 30, 2016 framsactions amd comesilments, incliding the
Sheward iresaction, the aoguisition of fwo BOCH froilities and 39 facilities in Grrmesy,

B LeaselLoan expiration fs based om dhe fived ders of B feaseloan s dovs mof farfor i ptential rovecoal aplions provided fir in oer agreemereds,

007 Baprresernls B monilimderesd imconse o an amesalvoed Besds bul divs o indlwde featmd rovossvries, addifional renls and afher lease-refalind
adiusiments bo sepemwe (., alraiphd-line rents and deoferred rroenue )
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AMD REVENUE BY ASSET TYPE
Replenber 30, 2006
% wamosends i Dhossands)

Total YT
Ceneral Acute Care Hospitals ™ 5 4,749,531 5 238,600 B1.5%
Impaticnt Behabilitation Hospitals 1815378 115463 93%
Long:Term Acute Care Hospitals k. Y 5% ELie )| 93%
Chir amsts TR A%
o s |

Domestic Investments by Asset Type Domestic Revenue by Asset Type

114%

B Cenerral Aouie Care
Himpitals

3 Inpratsent Behabililatmon

Honpitads

Long-Term Acuie Care
Flisapitade

Wi by asseis

Total Investments by Asset Type Total Revenue by Asset Type

1%
|
B General Acuie Care

hospilals

= [t Retabilitanon
hempitats

Lawyg-Terms Acube Case
onpitats

Wb asrts

€A} Inefwdes freae medical affice buildings.
(B} Represmis inpe

real estiabe commmuitments, such as the Stesrard scquisifion. are fully funded

if comacenfration as o percebape of gross roal cafale assets, obber s, amd aguily inveslmenfs assaming all
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AND REVENUE BY OPERATOR

(Septenther 30, 2076)

(5 amounts in thousands)

Steward™ % 1,250,000 173% § - -
Prime Healthcare 1,142,760 15.9% 82380 251%
MEDIAN 1,054,568 14.6% 242 181%
Emest 1Health 622,416 6% 50,564 130%
ROCCH S, S04 FH% 42,776 115
25 operators 348%
Other assets -

{AD Regresemls ripestinen! converilralion as ¢ pereenhage of gross roal eshile assots, odher fodns, and equily Siresdments asauming alf
real eshale commmitments, such as the Steovard aoquisition, are fully funded.
(R} {'ﬁ»ﬁﬂ.mﬁrﬁﬁm snbﬂiwul !.r.‘iqtlr'.luhv.iﬂ. 2006,

Investments by Operator Revenue by Operator

39%

fer— ]
u Prime Healibeare
= MEDIAN
 Ernest Health
wRCCH

W25 operaioes

B Cthar assets
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MEDICALFROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AND REVENUE BY LL5. STATE AND COUNTRY
Eeptember 10, W16
13 amounfs in Bhoswanda

IF¥s § .
[LELH 1R
128%

Mew fersey 7%
iz A%
25 (her States e
Chher amstn ¥ -
Uimilind Srates 0 AT
Garrmany TRTIE 185%
Taby™ .
Ut Kingoss FL T
Spaintl M s
[4]
Tnbeqmational Ll

1
Total T EEETT] T

FA ) Tl ides sur aquaify tevvestmuneta, of ek related oo s seflected o ather oo e s income eatrmmi

T vt il | st palrbion i & prrentiny of joimn snl mtily anls, other ks, dad su by st el v 6ll il estity

v, sl i e Stewwnd aoyuietion, s fully flasdel

Invaatrsnts by Country Rewenue by Country

I.U.!'- A%

13 5
J‘\-_\___H

0 0%

o Linited Staivs

H Gesmany
Ieaess

u Linited Kingdom

- Spain®
B Ot asarty®!

Investmanis by U5, State Revenss by U5 Stale
B 2]

® Arieona

w25 Onber Sabes
Wher assets™
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MEDICALPROFERTIESTRUST, COM

PORTFOLIO INFORMATION

Same Store EBITDAR™ Rent Coverage

YOY and Sequential Quarter Comparisons by Property Type

Bl
0 fa
5.0 £ - o 2 E =
i ] 5 A
A : - L
0 48 5&F xx 52
2 - - -
0 Bl n
General Acube Care Inpatient Behabilitation  Long-Term Acute Cane Total Fortfolio
Hospitals Facilities Hosgitals
wOF 2005 (vaY] w02 B016 {YoY) O1 2016 (God) w02 2006 [Cod)
Stratificatlon of Portfollo EBITDAR Rent Coverage
Number of
Greater than or equal o 4.50x % 253254 4 10.2%
300 - 449 5 70,552 3 10.%%
1,500 - 299 5 29467 1 1.2%
Less than 1.50x L] 112,047 1 4.5%
Total Master Leased andior with Parent
7, 2%
Guaranty: 29x 3 LAz A1y ) telon
(':L-n.-ml_.i\cuu: Belaster Leased andfor with 5 B840 2 15.4%
Parent Guaranty: 3.7x
Inpaticnt Rehabilitation Facilities Master
Leased and/for with Parent Guaranty: 1.9x $ Ll 22/ ZLIk
Longe-Term Acute Care Hospitals Master s 263730 17 1448

Leased andfor with Parent Cuaranty: 1.7x

m Cpealer ihuan of evual to 4 50

LRI

W 1S 2

W Less than 1.5

m Caenaerall Avcute Muaster Lvase o Parent
Cgaranay

Rt hlaster L o8 Tasent Crssanty

L TACH Murser Livrss o Panesl Guaranty

Wt
S Share FrpproseRls properties with & fasst 24 months of finsscial reportivg dane. Properties that do mol provide fimaneisl seporting and disposed
wssets ave med included,
Froestamding LRs will be reported o= a distinel property type soher N mvonths of financial reporting dat is avaifable for a property or all properties
ansociebad wilk o fumding comminen] o applicable
AN data presemied f= o0 @ drailing toeloe montl basis,
(1) ERITIIAR adfustad for nos-recurring fents,
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MEMCALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

SUMMARY OF COMPLETED ACQUISITIONS ! DEVELOPMENT PROJECTS AS OF SEPTEMBER 30, 2016

5 amoants in Chomsands)

Adeptus Healil
Adleptus Healthy
Adeptus Healil,
Aalertis Heahiy
Aclepetus Healthy
Adeptus Health
METHAN
Aaeptis Heshiy
FPaitrwe Healhaare
Adieptus Health,
Frnast Health
Adepius Heali,
Adeptus Healhy
Adeptus Health
Adeptus Healih
Adlepius Dleali

Hiouston, TX 557
Nirw Orleans, LA B
Dhemwwes, LR BRI
Masrers, LA 5%
Hisusion, TX 43508
[TRTE N —— 46,90
[hadlaes, TX sare
Mewaik. M) 3,000
Phoenin, AE L%
T, OF1 ik
Housion, TX L1
Hihsties, TX T
Frison, TX 4721
[Pa— 4770
Roseriberg, TX am

Date

Rent Commencement

SUMMARY OF CURRENT INVESTMENT COMMITMENTS AS OF SEPTEMBER 30, 2016

¥ amosnts in Dhossands)

Strweard
BMEDIAN & Adiliates
RCCH

L3 250,000
Fogt

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF SEPTEMBER 30, 2016

8 amiranls im Moesinds)

Adepius Hestly
Adeptus Healih
Adieptus Healtl
Frnest Firalth

Adeptus Healls

¥ s § AT
s 2860
(E Hihb6
Fatit 200
S0

Q2006
1207
2027
oy
Various
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MEMNCALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consclidated Statements of Incame
(A misenls in Pl el per sheaer i fa)

Far the Three Months Ended For the Nine Months Ended

September ML, 2006 September ML 2015 Seplember B, 2000 Sepbember M1, 2015
iL iL I I

Rewerues
Rt billixd § L ] mEE 8 HAE & 177351
Straight-line rend aFa A0z Pt ] 15,03
Truer Froes dasiot Tinaneing beaes 14578 FER= 47,180 M55
Inteerest sl s imcome 10,740 2oy TS bk )
Total revenues 126,555 114,570 AT A5 318333
Expenses
Rirall st dheparoiatiog and asoriiealion nEE M6 &7850 478
Impuairmin churgrs (B : 7305 e
Property-nelated [Le] 1.7z L5z plie
ACqieition Fupee. 2657 iR (%) 5a 5T
Coveeral and adiministrative 1235 [ M apaE
Tl pevaling cupenses 38 6H5 5TATR 108,337 141,658
Operaling incoms: BT 57, 100 268517 168475
Tritsrisl i s (40263 (647 (121135 (A1)
Crrinon sibe of read esfabe anad other asset dispositions, net ELEo L A28 L1 528
Liristilize] fissanding fevsflee nedinancing conts [2L535) (8.0 [ ] [LEIL)
Oher inoorme fexperoc) L3 (14425 2E704) 1]
Tracasmar Eas innpuerisee [EE] L] [LI7E) {1018}
Incoms from conkinuing sperstioes TR frich b 1ELa43 LR
Liss fromm diiscontinued operations - v i
Mt income To5 BB 1ELY H158
Mt income attributable to non-controlling interests [(L&] (1] Y {228

e it oot ) OS] NN ENNNCES]

[Earnings per common share - basic:

Income ipom continuing eperations
Lioss Froms discontinssd operations

5 s 5 k] 038
VNV ] . |

Barnings per cammen #hane — diluled:

Income from continuing eperations
Loss from discontinued operaisons . s a

5 [ - T ]
. - ENE O
§ w5 @ § 05E 3§ [

A0 5 [ 1]

o § [ B ] 038

Cibvidends. declared per shars
‘Waighted aversge shates culstinding - badic Hp2uN pillo] HMosar 158
‘Wieighted average shanes culstanding — diuied 7408 23,348 H1ARY TE0eA
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MEMNCALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Balance Sheets
{Amounts in thousands eveept per share diata)

ASSETS
Raal estate assobs
Land, buildings and improvements, intangible lease assets, and other
Mt investmment i direct finamding lesses
Mortgage lans
Gross invesiment in real estate assets
Acoumulated depreciation and amortization
Net investment in real estate assels
Cash and cash equivalents
Interest and rent recsivables
Straight-line rent receivables
Otlver assets
Total Assets

LIABILITIES AND EQUITY
Liabilities
Dbt st
Aecounts payable and acerued expenses
Dsterred revenue
Lizacsie deposits and aother obligations o tenants
Taotal liabilities
Equity
Preferred stock, 80,001 P.:rvn]u..-. Authorized 10,000 shares;
mer shares outstanding
Common stock, S0001 par sealui. Authorized S00,000 shares;
isswed and oubstanding - 308,792 shares at Septemiber 30, 316
and 236,744 shares at Decembser 31, 2015
Additional pald in capital
[Distributions inexcess of net ineome
Accumulated other comprehensive loss
Tmns.ur}' shares, at oost
Total Medical Properties Trust, Inc. Stockholders” Equity

Mom-controlling inbercsts
Tatal équity

Total Liahilities and F.q uit}-

LAY Fiaamednls haoe been .d.rr'jmd_fnml !h.-ph'im- e uudl'.l.ndﬁjmrjr.ud shabemamits,

September 30, 2016

(Uwarmdditedh A
] JE5L215 319705
33340 26, 96
550,118 757,581
473580 4,682 282
{301,262} {257,926)
4434562 4424354
194,917 193,541
54,55 46,939
103,413 #2155
07,50 5], 362
] 1728549 3xaasn
149,190 137,356
24,528 2358
27,104 12,831
2929371 3,502,086
3 237
AH2I6TI 503,527
{402,632) {418,650
(50,0365} (72.884)
(262) (262)
3,161,033 2,102,268
4,913 45497
3,165,966 2107 265

Q3 20186 | SUPPLEMENTAL INFORMATION 16



MEDICALFROPERTIESTRUST.COM

FINANCIAL STATEMENTS

OTHER INCOME GENERATING ASSETS AS OF SEFTEMBER 30, 2016

(% amrsireds i Phaowsands)

YTD RIDEA

MNon-Operating Loans
Vibra FHealtheare acquisition loan™  § e 10.25% Seeiared sl eross-defmalbed with n:\-!:nn.m-_
elber agreements and guaranteed by Pasent
Alecto working capisal 12,500 11.27% Secured and cross-defaulted with real estabe and
puaranteed by Farent
TKJCHUME working capbial 9,282 1073% :::r:n::‘:lnj.-x.:::“m. with real estabe and
Ermeest Health 23985 9.10% Secured and eross-clefaulbed with neal estabe ancd
puaranteed by Parent
Otheir 17,084
59,233
(hperaling Loans
Errvest Health ' 43,200 50% § 1,476 ;‘ﬂd::“ll::lh;rﬂl::'i::amb(\lmlh real estate and
IKIG/HUMC convertible Joan 3382 pg ecured and ceuss-defaultod with real ostate and
puarantced by Parent
96,552 11,637
Exjuity investments™
Dlinmeestic o =79
Inbernational ™ 112271 a7 M

A Mo sarsied o nprm!mxluurr. i :\r__ﬂn fed are e sreleresl imcoms rrurlllll”ururumrdnlrml

(B} Crrigimal amorfizing acqudsition foen oees $41 million; lean sasdires fa 2009,

100 Dhie fo componding. offsctioe inderest made i= 16.4%.

{00 AN earnings in facome from equily inoeslments are reporled o @ one quarter lag basiz.

{E} Inchides equily investesenls in Spain, Ttaly, aved Germarny.

{F) Excleides our share of real sstale deprevistion ard acquisiiion cxpreses of cerfatn wnoorselidatod jofuf vemlnes
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