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Item 2.02. Results of Operations and Financial Condition.

On April 29, 2021, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three months ended March 31, 2021. 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 April 29, 2021 reporting financial results for the three months ended March 31, 2021
99.2 Medical Properties Trust, Inc. 1st Quarter 2021 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: April 29, 2021



Exhibit 99.1
Medical Pmpcrrics Trust

Contact: Drew Babin, CFA

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

(646) 884-9809
dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS FIRST QUARTER RESULTS
Per Share Net Income of $0.28 and Normalized FFO of $0.42 in First Quarter
Per Share NFFO Growth Exceeding 13% Compared to Prior-Year Quarter
Year-to-Date Investments of Approximately $1.6 Billion
Birmingham, AL — April 29, 2021 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and

operating results for the first quarter ended March 31, 2021 as well as certain events occurring subsequent to quarter end.

. Net income of $0.28 and Normalized Funds from Operations (“NFFO”) of $0.42 for the 2021 first quarter on a per diluted share basis, well
in line with portfolio run-rate guidance;

. Closed in January on the previously disclosed £800 million real estate investment in behavioral health properties in the UK operated by
Priory Group (“Priory”);

. Issued £850 million in senior notes due 2026 and 2030 at a blended rate of 2.9% with proceeds used to permanently fund the Priory
acquisitions;

. Completed a follow-on equity offering generating net proceeds of $711 million and sold approximately 8.0 million common shares from
early March through the Company’s “at-the-market” program for additional net proceeds of approximately $173 million;

. Hospital tenants uniformly reporting continued strong operating and financial performance.

“The rapid pace of accretive growth we have created in recent years is showing no signs of slowing,” said Edward K. Aldag, Jr., MPT’s Chairman,
President, and Chief Executive Officer. “The positive attention brought to the need for hospitals during the COVID pandemic worldwide, and the
essential role of MPT’s tenants has never been so clear. Demand for our capital is strong, and our proven ability to execute large, complex transactions
continues to give us a strong competitive advantage in this rapidly expanding market.”

Mr. Aldag continued, “Our operators are well-capitalized, and their fundamentals returned to very close to normalized levels more than nine months ago
and remain there today. We have observed that these levels of operations are consistent with recently reported quarterly results of the top publicly held
operators in the nation.”



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 NFFQO, all on a basis comparable to 2020 results, and reconciliations of total assets to pro forma total gross assets and
total revenues to total adjusted revenues.

PORTFOLIO UPDATE

During and subsequent to the first quarter, MPT continued to execute on accretive acquisitions.

MPT expects to replace the £800 million Priory real estate loan with sale-leaseback transactions involving 35 properties by the end of the second
quarter, at which time the Company will begin to recognize a GAAP investment yield of 8.6%.

Through today, MPT made additional investments of approximately $158 million and $335 million, respectively, in its tenants Swiss Medical Network
and Steward Health Care System (“Steward”). Swiss Medical, the Company’s tenant through its Infracore investment, is the second largest private
operator of hospitals in Switzerland, a nation known for world-class healthcare delivery and an affluent, aging population. At an attractive investment
entry point, MPT stands to benefit from greater alignment with Infracore and Swiss Medical, additional insight into the Swiss hospital system, and
desirable real estate opportunities as Swiss Medical continues to consolidate a fragmented hospital landscape.

Proceeds of the $335 million loan to Steward were used to redeem a similarly sized convertible loan from Steward’s former private equity sponsor.
Terms include opportunities for attractive participation in the value of Steward’s growth as it demonstrates fundamental success consistent with recent
reports from public hospital operators. Pursuant to its existing 9.9% equity interest in Steward and a direct realization of the operational strength noted
above, MPT received cash distributions during the quarter of $11.0 million.

The Company has pro forma total gross assets of approximately $20.9 billion, including $15.2 billion in general acute care hospitals, $2.1 billion in
inpatient rehabilitation hospitals, $1.7 billion in behavioral health facilities, $0.3 billion in long-term acute care hospitals, and $0.3 billion in
freestanding emergency room and urgent care properties. MPT’s portfolio, pro forma for the transactions described herein, includes 425 properties
representing roughly 44,000 licensed beds across the United States and in Germany, the United Kingdom, Switzerland, Italy, Spain, Portugal, Australia,
and Colombia. The properties are leased to or mortgaged by 51 hospital operating companies. MPT continues to work with existing and new operators
in the U.S. and abroad on numerous opportunities.

OPERATING RESULTS AND OUTLOOK

Net income for the first quarter ended March 31, 2021 was $164 million (or $0.28 per diluted share) compared to $81 million (or $0.15 per diluted
share) in the year earlier period.

NFFO for the first quarter ended March 31, 2021 was $244 million ($0.42 per diluted share) compared to $191 million ($0.37 per diluted share) in the
year earlier period.

Based on year-to-date transactions, including the Priory sale-leaseback transaction, along with an assumed capital structure resulting in a net debt to
EBITDA ratio between 5.0 and 6.0 times, MPT expects an annual run-rate of $1.14 to $1.18 per diluted share for net income and $1.72 to $1.76 per
diluted share for NFFO. Included in the annual run-rate estimate but not included in annualized actual results for the first quarter are timing adjustments
related to investment and capital markets transactions closed during the quarter, the annualized difference between the 8.6% Priory GAAP lease rate and
the current loan interest rate, and the



aggregate earnings contribution from two hospitals under development and various expansion projects where rent has not yet commenced. While
interest income from the £250 million non-real estate acquisition loan related to the Priory transaction was included in first quarter actual results, it is
not included in annual run-rate guidance due to its temporary nature.

These estimates do not include the effects, if any, of unexpected real estate operating costs, changes in accounting pronouncements, 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. Moreover, these estimates do not provide for the impact on MPT or its tenants and borrowers from the global
COVID-19 pandemic. These estimates may change if the Company acquires or sells assets in amounts that are different from estimates, market interest
rates change, debt is refinanced, new shares are issued, additional debt is incurred, other operating expenses vary, income from equity investments vary
from expectations, or existing leases or loans do not perform in accordance with their terms.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, April 29, 2021 at 11:00 a.m. Eastern Time to present the Company’s financial
and operating results for the quarter ended March 31, 2021. The dial-in numbers for the conference call are 844-535-3969 (U.S. and Canada) and
409-937-8903 (International); both numbers require passcode 9845178. 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 May 13, 2021. Dial-in numbers for the
replay are 855-859-2056 and 404-537-3406 for U.S./Canada and International callers, respectively. The replay passcode for all callers is 9845178.

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 hospitals with 425 facilities and roughly
44,000 licensed beds in nine countries and across four continents on a pro forma basis. 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.

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
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may”, “will”, “would”, “could”, “expect”, “intend”, “plan”, “estimate”, “target”,
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anticipate”, “believe”, “objectives”, “outlook”,
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“guidance” or other similar words, and include statements regarding our strategies, objectives, future expansion and development activities, 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 economic,
political and social impact of, and uncertainty relating to, the COVID-19 pandemic, including governmental assistance to hospitals and healthcare
providers, including certain of our tenants; (ii) the ability of our tenants, operators and borrowers to satisfy their obligations under their respective
contractual arrangements with us, especially as a result of the adverse economic impact of the COVID-19 pandemic, and government regulation of
hospitals and healthcare providers in connection with same (as further detailed in our Current Report on Form 8-K filed with the SEC on April 8,
2020); (iii) our expectations regarding annual run-rate net income and NFFO per share; (iv) our success in implementing our business strategy and our
ability to identify, underwrite, finance, consummate and integrate acquisitions and investments; (v) the nature and extent of our current and future
competition; (vi) macroeconomic conditions, such as a disruption of or lack of access to the capital markets or movements in currency exchange rates;
(vii) our ability to obtain debt financing on attractive terms or at all, which may adversely impact our ability to pursue acquisition and development
opportunities and pay down, refinance, restructure or extend our indebtedness as it becomes due; (viii) increases in our borrowing costs as a result of
changes in interest rates and other factors, including the potential phasing out of LIBOR dfter 2021; (ix) 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; (x) factors affecting the real estate industry
generally or the healthcare real estate industry in particular; (xi) our ability to maintain our status as a REIT for federal and state income tax purposes;
(xii) federal and state healthcare and other regulatory requirements, as well as those in the foreign jurisdictions where we own properties; (xiii) 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; (xiv) the ability of our tenants and operators to comply with applicable laws, rules and regulations in the
operation of the our properties, to deliver high-quality services, to attract and retain qualified personnel and to attract patients; (xv) potential
environmental contingencies and other liabilities; and (xvi) the closing of the Priory sale-leaseback transaction.

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 Annual Report on Form 10-K for the year ended December 31, 2020 and as
updated in our quarterly reports on Form 10-Q. 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
Consolidated Balance Sheets

(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
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
Equity investments
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 - 583,109 shares at
March 31, 2021 and 541,419 shares at December 31, 2020
Additional paid-in capital
Distributions in excess of net income
Accumulated other comprehensive loss
Treasury shares, at cost
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.

March 31, 2021

December 31, 2020

(Unaudited) (A)
$12,107,170 $ 12,078,927
2,021,480 2,010,922
1,324,865 248,080
15,453,515 14,337,929
(903,798) (833,529)
14,549,717 13,504,400
746,753 549,884
44,558 46,208
545,385 490,462
1,080,214 1,123,623
1,522,666 858,368
256,382 256,069
$18,745675 $ 16,829,014
$ 9,999,538 $ 8,865,458
445,595 438,750
21,533 36,177
158,799 144,772
10,625,465 9,485,157
583 541
8,252,966 7,461,503
(71,071) (71,411)
(66,720) (51,324)
(777) (777)
8,114,981 7,338,532
5,229 5,325
8,120,210 7,343,857
$18,745,675 $ 16,829,014




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
General and administrative
Total expenses
Other income (expense)
Gain on sale of real estate
Real estate impairment charges
Earnings from equity interests
Debt refinancing and unutilized financing costs
Other (including mark-to-market adjustments on equity securities)
Total other income (expense)
Income before income tax
Income tax expense
Net income
Net income attributable to non-controlling interests
Net income attributable to MPT common stockholders

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

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

Dividends declared per common share

For the Three Months Ended

March 31, 2021

March 31, 2020

$ 213,344 $ 171,767
54,873 31,421
50,894 52,436
43,654 38,508

362,765 294,132
86,972 80,899
75,642 60,921

5,453 5,412
36,073 33,385
204,140 180,617
989 1,325

— (19,006)
7,101 4,079
(2,269) (611)
7,794 (14,135)
13,615 (28,348)

172,240 85,167
(8,360) (4,010)

163,880 81,157

97) (165)

$ 163,783 $ 80,992

$ 0.28 $ 0.15

576,240 521,076

577,541 522,179

$ 0.28 $ 0.27



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Reconciliation of Net Income to Funds From Operations

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended
March 31, 2021 March 31, 2020
FFO information:
Net income attributable to MPT common stockholders $ 163,783 $ 80,992
Participating securities’ share in earnings (370) (464)
Net income, less participating securities’ share in earnings $ 163,413 $ 80,528
Depreciation and amortization 88,536 70,502
Gain on sale of real estate (989) (1,325)
Real estate impairment charges — 19,006
Funds from operations $ 250,960 $ 168,711
Write-off (recovery) of straight-line rent and other (5,238) 6,740
Non-cash fair value adjustments (4,065) 14,195
Tax rate change — 977
Debt refinancing and unutilized financing costs 2,269 611
Normalized funds from operations $ 243,926 $ 191,234
Share-based compensation 12,264 10,036
Debt costs amortization 4,009 3,409
Rent deferral, net 803 —
Straight-line rent revenue and other (67,275) (49,614)
Adjusted funds from operations $ 193,727 $ 155,065
Per diluted share data:
Net income, less participating securities’ share in earnings $ 0.28 $ 0.15
Depreciation and amortization 0.15 0.13
Gain on sale of real estate — —
Real estate impairment charges — 0.04
Funds from operations $ 0.43 $ 0.32
Write-off (recovery) of straight-line rent and other (0.01) 0.02
Non-cash fair value adjustments — 0.03
Tax rate change — —
Debt refinancing and unutilized financing costs — —
Normalized funds from operations $ 0.42 $ 0.37
Share-based compensation 0.02 0.02
Debt costs amortization 0.01 —
Rent deferral, net — —
Straight-line rent revenue and other (0.11) (0.09)
Adjusted funds from operations $ 0.34 $ 0.30
Notes:

(A) Certain line items above (such as depreciation and amortization) include our share of such income/expense from unconsolidated joint ventures.

(B)

These amounts are included with the activity of all of our equity interests in the “Earnings from equity interests” line on the consolidated
statements of income.

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 results of
operations 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) non-cash 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

Annual Run-Rate Guidance Reconciliation

(Unaudited)
Annual Run-Rate Guidance - Per_Share(1)
Low High

Net income attributable to MPT common stockholders $ 1.14 $ 1.18

Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $ 1.14 $ 1.18
Depreciation and amortization 0.58 0.58
Funds from operations $ 1.72 $ 1.76

Other adjustments — _
Normalized funds from operations $ 1.72 $ 1.76

(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 our filings with the Securities and Exchange Commission for a discussion of risk factors that affect our performance.

Pro Forma Total Gross Assets

(Unaudited)
(Amounts in thousands) March 31, 2021 December 31, 2020
Total Assets $18,745,675 $ 16,829,014
Add:
Real estate commitments on new investments(1) 157,630 1,901,087
Unfunded amounts on development deals and commenced capital improvement projects(2) 114,129 166,258
Accumulated depreciation and amortization 903,798 833,529
Incremental gross assets of our joint ventures(3) 1,211,206 1,287,077
Proceeds from new debt and equity subsequent to period-end — 1,479,961
Less:
Cash used for funding the transactions above(4) (271,759) (2,067,345)
Pro Forma Total Gross Assets(5) $20,860,679 $ 20,429,581

(1) The 2021 column reflects our investment in Swiss Medical Network on April 16, 2021. The 2020 column reflects investments made in 2021,
including the acquisition of 35 facilities in the United Kingdom on January 19, 2021.

(2) Includes $53.6 million and $65.5 million of unfunded amounts on ongoing development projects and $60.5 million and $100.8 million of
unfunded amounts on capital improvement projects and development projects that have commenced rent, as of March 31, 2021 and December 31,
2020, respectively.

(3) Adjustment to reflect our share of our joint ventures’ gross assets.

(4) Includes cash available on-hand plus cash generated from activities subsequent to period-end including proceeds from new debt, equity or loan
repayments, if any.

(5) Pro forma total gross assets is total assets before accumulated depreciation/amortization and assumes all real estate commitments on new
investments and unfunded amounts on development deals and commenced capital improvement projects are fully funded using cash on hand (if
available). We believe pro forma total gross assets is useful to investors as it provides a more current view of our portfolio and allows for a better
understanding of our concentration levels as our commitments close and our other commitments are fully funded.

Adjusted Revenues

(Unaudited)
For the Three Months Ended
(Amounts in thousands) March 31, 2021
Total revenues $ 362,765
Revenue from real estate properties owned through joint venture arrangements 31,652
Total adjusted revenues(1) $ 394,417

(1) Adjusted revenues are total revenues adjusted for our pro rata portion of similar revenues in our real estate joint venture arrangements. We believe
adjusted revenue is useful to investors as it provides a more complete view of revenue across all of our investments and allows for better
understanding of our revenue concentration.
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(646) 884-9809 dbabin@medicalpropertiestrust.com (205) 397-8589 therryman@medicalpropertiestrust.com

Senior

Stock Exchange

Transfer Listing and Unsecured

MPW
LISTED

Agent Trading Symbol Debe Ratings

American Stock Transfer New York Stock Exchange NYSE Moody's - Bal

and Trust Company (MYSE): MPW Standard & Poor's - BBB-
G201 15th Avenue

Brooklyn, NY 11219

Abcre: MU Torralodonos oporated by MU Maspitales in Modinid, Spain.
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FINANCIAL INFORMATION

RECONCILIATION OF NET INCOME TO FUNDS FROM OPERATIONS

{Unaudited)
CAenaunsrs i thounands, sxeepl per M’ENM‘J

For the Three Months Ended

003
Tax rabe change -
D m‘m-u and wdamhwﬂgwt

Masrch 31, 2001 Mgk 31, 3020
FFOINFORMATION:
Met inpoms abitrdadsble bo MPT oo shackholders 13 153, TRY 3 BT
Participating securitees’ shane in samings. 370 [&E4)
Hed intome, less participating secuvities” share in carnings. £ 16341 L] R0
Depereciathon and smoatization AR5 TO50F
Gain on sale of real estate [ad5) [EF)
Pl estate impasmment changes = 19,&
Funds from operations. 3 FETET] 3 168, T1H
Wi ool [recanery] o straiphlline rent amd other 15.238)
Mon-eaih i value pdjustments {4.065)
Tax rabe change =
w-vﬁnm-ummmﬁmhmmmt TR
aedtund i ea
Share-baned compenation A4
Dbt costs smatizatsen A 005
Rent defersl, nat 03 E
Seraigh-ling eoal idveniug and ol [6T.275] (ERE14)
Adjusted funds from eperations. 3 anr & Dios
PERDILUTED SHARE DATA:
Mt incoms, leos participating seounties’ share in samings H -5 5%
Begeriistion and smetization at 013
Gain o0 1ale of real wstate = .
Pl gutats impalmnant charged = 004
Funds from operations. & 0AY 5 CEF]
Wiritp-olf (reveweny] of straight-ling et and olber 01 Ll
Monecah lair value adjustresnts =

Share-badsd Compenuston 0.0z o
Debit costs amortization 00l .
Roend deloreal, net - .
SErAEM L et (et Snd DLPEr 10.11) [10u0r)
Adjusied funds from operations 5 s & 30
[
() Coviain o Revr sbenr [moch s depreciaticn and amcctization] rehude cur that e of wedh incoeme rapenne from unddracldated [olnt venturei. Thete amdants are inchudied mith the sttty
o ol ol g ity it * E e B ity * L o the conectadated slatemanty ol income.

mwﬂmﬂhwuw#mmm ﬁmlmnmam n-wmq mraaruen, FECK, refincting the susemption that real catas saurd

wala riae or {all with mah, pncipally 1, which aasumes Bl the valor of el ruate deminihes

P rdaclatly o e u-mIl'u-\ummwmwwhmmmuuturwfmuhﬂ whah s epe pupely nel e deme (S5t

}mmpmdmxmﬁu—w-ﬂ-mm;’-mﬁam|mdndndnu-mwd-mmndnurmp&n o gl i wd ot
tar L shipn and gl vevbueen

I BEAR B T 4 with e Madelt defstion, we slss dicleds Aoamalized 10, which sdpnti IO Ao e Bat selate & ety o sctaskan
wmwmlm{mmum‘mhwwmemmHWMnﬂmmmmmmhmdm
dtenblrad with e nquled GA portealitiond, impeou the uiderilanding of sud Sgantating rriulity smang ForiBon and the uie of sirmalingd I muled compariiand of gur Sperating
reriaalE mih i peviody and ofher companiet mong messingful Whils FRD:snd nonmaliced FEC sy darty urned gt o oparating sod fnanisl periormance of
TR, g el it b i it o sulelifiute madtare of tor cgerating perlormands dnde the Seadenes do Aot reflect elther Srpnnclation and amdetinticn oty o e bronl of capital
euppiclitioned bt beacing coili Aedeishny By Mmaitals B opeiating prdormands of ou peopaitied, whish can be thpfleadt eoontdi Coili Tht coulld materally bpact Sul it of

pamationn. FIC and rormatized FFO theuld nok b goncdersd an sfremation B2 rat insoma flout] joomputndin atcondunce miEh GAAF oy indicat # st relin of Sperestion. o Ba cath Pow
T gt wpusted b d /] v it of oo lagaidity.
W calcullate qnnodhd-hmop-mwaﬂnhmmhnmdt‘hmmdmm nonrcath v, [§) non-tach thare-bacnd comgeniation cuperne, and (i
it =t gooots AFFO L —"'ulvuwin-mﬂpqw-nlldwmmu-mm-mnhmnﬂdwlrﬂm
40 0 corain 62h acjostmrita, e befiovs that this nasnrand b, oty Paeve tegreth rriitin
it o rovitnd e deme Bkt Aot collactod el fubure Seviadi, and otts thit sie defemnd oF s fbtedidh dhinped. Do aloalation of MO fay mot be oomganlle 15 AN & tinilarky
MMMMMIMFDM B feaboulatod parmcnt Bo GAAF] a0 of G eouits of 2o cah fow
[ Y EAAT Sestce of o lipaldSRy.
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FINANCIAL INFORMATION

DEBT SUMMARY
(e of Maveh 31, 2021)
{5 evnounts in thousands)

Ratetipe | Rt J  malance
Varisbie 1o %

179,179

00 Credit Facility Revobver ™
HITE Tewrm Lisan

40D Hotes Dus 2022 [K500M) ™
1550 Hotas Due 2033 (E400u) ™
3004 ALID TesmiLoan (ASE.20)
BIT5 Hotes Dus 2015 (£500M) ™
05 GRP Teem Losn ({7000 ™
$250% Hotes Dus 2026

2500% Hotes Dus 2036 (E500M) ™
S005% Hotws Bue 2037

G Notes Due 2078 (E600M) ™
A5T5% Hotes Dus 2019

2I7E% Hotes Due 2030 (E350M) ™

500 Hotes Dug 2038

Dbt isuance ooy smd descount

Vadiahle 15700
Foued 4000%
Foued 2550

-
Foned AsoN
Fimd LIpsN
£ ]
Foued 194
Fiuid 5. 290%
Fingd 2500%
Finsd 5.000%
Fined 169T%
Fued a625%
Fined 1375%
Fiued 500W

— -

RATE TYPE AS PERCENTAGE OF TOTAL DEBT

Warlable
8%

44

(A] Non-USD denommnaled debl commmried ta U5 dollavs of March 31, 2021

(P W eagevidd inlg o INIGAEAEMGIE Fwog Do DR, el thoe Ay X, DORR, ro f the datevend rofe o 24509 for D claro i of b oo,

(C} e evtined intd on infeneal Fale dweg Dnoaiegtin, efociing Morch & 2000, o S the infevesl role o 1R for the dorolion of the Roon.
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FINANCIAL INFORMATION

DEET MATURITY SCHEDULE

5 evmpunts in Ehouands)
2004 Gt Fascility Bipvodone 3 - 8 - & = oImaAT 3 - I | L . % ~ & " .
B2 Taavn Lown - . . - . foot- 0 - . . . .
40000 Kobes Dus FOT2 (E5008) ™ . 58,500 . . ! . . . . . .
25500 Hobes Do 2023 (i000) . . LA - . . - . . . .
D04 AUD Tiwrn Loaes (53 280 . . . 581,760 . . B : . . .
RXT5 Hintes Dus 3033 (0500M] - - - - 80500 - s 5 5 s s
2025 GBP Term Loge ({70045 ™ - - - - AR - 8 " " & -
53800 Hodey Dus FH E . - - e S0 - . - . .
2500 Nipbirs D 0T [E500M) ™ . . - . . L . : . . -
55000 Histers Do 03T . . . - . . 1mm . . . .
R85 Hirbees Do 2028 (0004 ™ . . . . : . . B ' . .
£ 835 Hotes Due 303 - . - - . . = . 00,000 s .
TS Hites Do J03 (1380 . . - - : . N . . 283,488 R
NS00 Hatet Due T00L - - - - - - . B . . 1000
Sl tes 1,581,020
pREEE SIS 5100000
3,800,008 3,200,000
EN SR
3,200,000
41,000,000 S, D0
816,009
100,500
$800,000 BHA g
Hars08
Rt
$200,000
§- %
Firi ek e wre 2023 026 T Flri 2029 030 FLL
2024 Crodit Facility Revelver @ 2006 Torm Loan A, 000 Hotes Do 2003 &R Hates Do 2003
1 D04 AUD Teren Lean 3.325% Motes Doe 2025 025 GBR Term Loan - 5,2 Hobes Due 2006
W 2500 Motes Due 2026 W 5.000%% Motes Due 2027 W 3.692% Mobes Due 2028 W 4, 625% MHobes Due 2029
3 AT5% Motes Oue 2030 3.564% Piotas Dee 2031

(A Nepr-l D dhpemperengtied dhebd comeerhed o U clalion of March A1 2071

DORCAL PR HTICS TRUST | SUieL i MIENTAL IOFOEEATION | 1 Fi1



FINANCIAL INFORMATION

PRO FORMA MET DEET / ANNUALIZED ADJUSTED EBITDA

fUmpuchitad)
et i thauinade)
1¢ Three Manths Ended
March 31, 2021
Net income altributable to MPT commen stockholders ] 163,783
Pro forma ad) fior i ent activity * 16822
Pralorma nit inceme E 180,605
Add back:
Interest ™ 85,502
Depreciation and amostization ™ 85,685
Share-based compensation 12,364
Galm on tale of real estate (569)
Dbt refinanting and untilized financing costs 2269
Write-edf {recoveny] of straight-line rent and other {5.238)
Hon-cash falr value adjustments 4,065)
Income tax ™ BSTE
1 2021 Pro forma adjusted EBITDA 5 365,629
Annualization 5 1,462,516
Total debt 5 9,959,518
Cash, adjusted for pro forma changes after March 31, 3021 (B02,005)
Pro forma ret debt § 8,197,533

Pro forma et debt | snaualized adjusted EBITDA e |

4] Ratfects oxr Aped JOR] Irnarsdrmand bn Sevive Meciogd Network and o fll guarier impoxt fravm the leowing of sur Ivisdmant bn apprasimately 35 foceies i the Undfed Ming<fom on Jonuany
B9, POPD, il S O Ao T A AEAAAL

(8] deriontes puF share of INIENEAL, feal S105IE S PERT AT Pan e e [foil vetuneL.

Brredrstins. 2 analyits Seliowing the real eilate industry utiine net dobl (bt betd cash) Bo EBITDA [Pt income Bafore interedl capenie, intoms Lo, Sepdeciation Jad amantization)
a5 a imeasuremand of beverage that sbovs how may years it would takoe for us bo pary back our debl, assuming et debt aeed EBITON are hedd constant. The tabde sbove conasders the
i Foema eifects on net debt and EBITDA lresn isvestmsents and cagitsl Lranaactaond that wine sither compleled during the period of o ai firen o such
tramations were conmmated fully funded as of the beginning of the pevicd, In sddition, we show [BTOA sdionted 1o enclude share-baned compentation, gaing of louset on roal
tate and other drporutions, debd refinancing or ueslar chadges, and impasment o other non-cath charges 1o derfve Pro foema Annualised Adpusted EBITDA, which i & non-GAAR
measuee. We believe Pro forma Het Debi s Peo forma Annualined Adjusbed EEITDA are useful (o ireesiors and analysts as they allow for a mace cusrent view of cur eredit; grality and
il fod the gompariion of our (el dreagth bateeen padodi and to otfr feal ditate compankid withaut the affect of Bemi that by thelr nature e not Comparakis from padod to
peviod,
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REVENUE BY ASSET TYPE
(Rearch 31, M)

(5 amounis i Broussnds)

T I R

Aseet Types Propertis Percent 031 ) l'-‘..*.n:rnt.'.-,}_f of
Taotal Gr i Revenue ' 1021 Revenue
General Azube Care Hospitals il -1 15 LE4 200
inpaiient Rehabilitation Hoapatals 112 TLEEOER 10,35 5,33 11.5%
Behawioeal Health Facilitses A0 1,755,708 B3 19,754 50
Loag-Term Acute Care Hospitals e I AT L BIEE %
Fretslanding ERUrgend Care Faciliters 5 300,103 LR 5760 1A%
Crthaer . 13127

Total

S8 - .

TOTAL FRAD PORMA CROSE ASSITS DY ASSET TVRL

ADJUSTOD ROVERUE BY ASSLT TYPL

1% %

H.\ . O 1%
&%
Genenal Acute CareHospitals
B Inpatient Rebabilitation Hospitals
& Behaviorsl Maalth Facilition
- Long-Term Auts Care Hospitals
u Freitanding ER/Urgeat Care Facilities
& Giher

DOMOSTIC PRO FORMA CROSS ASSETS BY ASSET TYPE COMESTIC ADJUSTID REVINWE BY ASSLT TYPL

Fal
o Gewmeral Arute Cane Haspitals
i Inpatient Rehabiitatien Houpitalsy
# Behavioral Health Facilities

% I‘I‘ I
s Long-Term Acule Carg Honpitals o
u Fregatanding DR/ Wgant Cang Facilities
uOther

FA) e haded groan real e1ERTE Bt S0 Ko, Uty i e1Emaeend, aod e d £ a0s Pochom S8 prona Buaefs o jon s e AT AADTemen iy st BE real Falate omm temrals 0 crw iae1tmaely

anctantandind amounti o deeriopement doall aad domeeodod dagital improvemensd progectl ane Rally Furded. S piena rleaie dtnd Sl 19, XN for redaenciliation of Bodal siseti B pro fxma
Polal froid ackieti # Bnch 11, 2001

SO RPERTER BT PO TR D (M BT 4 ST (N0 ARG Sst Pt S0 D OIS sl LN S AT RO AT MTRAITTR, F OFTR MOt et
el N, R W B S et il et s 0 i e,
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS - LARGEST INDIVIDUAL FACILITY
faEarch 31, 2021}

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

While MPT seeks Lo olign with proven operators with successlul track reconds and
demonitroted market eaderahip, fadivideal facilities are dizscrete trantactions
regardless of portfolio stre or related master lease andfor cross-default provisions

Sterwand Healh Cane 15w
Cirgle Health 1¥s X )
i ) - lsthis hospitel nly neededinthis lseal = i sebeirel netwark sufliciently diversified by
Proapect Medical Moldings. Lw mgvker? st procnice cnd 4pecially
Priary Gagup L
P— 08 = [uld Bhe Communily suffér weng this o lfould the focilily be odtroctie fo mollipls
L haspiol not here idkeratified high-gualily replocement aperaton
A opiraten i the rare event o fenant must be reploced?
- = A hiripitol rédatiovships with admilting
L:rﬁm[nﬂh’!ﬁullFltluﬂ'fmm'l“!l-ﬂimﬁ el pheacions deep, Bme-lesled, and *  Could the opevotor polentally be reploced of

3% of MPT Investment Portfolic srbahie? equal o move frvoralie (to MPT) terms?

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REVENUE BY OPERATOR

{earch A8, 20200

(5 amounis i Hrousands)

- . Total Percentage of
Dperators Properties

Total Gross

Steward Health Care
Maniachusetts market ] P e 1% g 34,543 B
Wtah ket H R G1% R Bk
Tewas/Arkasrias/Lsuitiana smarkel 1430913 S0 IHETL 5.7%
Arizona market 330,734 LE% 8187 L.1%
Florida market 28133 Lot 4505 L.
Obia/Penrytvasis markel 14812 0T 3300 L
Cirgle Health 3% 2,540,384 1% 53,152 1154
Proapect Medacal Holdings 15 1,605,813 I 18,008 "%
Pricey Group ¥ 1580 68 TE 15471 0%
Somcind Maedicad Retwdek H L2ENEAY Gt HTH E
45 eperabor 55 5185843 L] 1121M 414
Other . 1,200,275 &% . .

i [ dp e[ o

(AT St oy PO L SEAE, D B, sl EnwiEIneet, A S0 AR POFTRNT OF Dol St i Rend WOt ST A, Siivening S 1ol FAEM CormmTeili it S e
2t el SR D Sy PR A Ay GG S AR TR T A T8, 00 B rapr e e Ml e
i e Rovrnar FOC pross st o Marcty 3, S04

T RBCER il PV ARS oY 0 e T AL ATt o S0 0T ol W) et g DD T (vt RO s i Il A0 (e TR, St DA Pttt (e Aped 8,
ST o i red e At on off BTN Feveers [0 At e
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REVENUE BY U.5. STATE AND COUNTRY
[Meare B, 02E]

(¥ amennts de Shomandii]

L eem e

121

Percentage of

Revenise " 2021 Revenus

Tuman w3 15283 e 3 A28
Wittty 1% 1,493 4d4 % 34703
Cabidzenis » 1,048 & T 34004
Utah T 1,300, T84 L% 33EFT

e g B TOR 4, 1% 20,308
20 Other Bsten FhE] pETL R 1h2% I
et - 1,085 L8T 5.1 . -
United States FE A3 AT 50 1A% TR Ll
Ui Bingp e % A T R Ta 588 b
Sty £ 180,050 LS L3 28387 LT
Sevrtarlandd a7 3532 L) LEr 5w
Auyntratia i AIAIT &, T 14,362 4.3
Spada 3 11,08 1.0% 3045 ol
[+ Y }H T3040 1.3% 008 LA
D = 115588 2T - =
Eernaiional 5 1T 257 JdE

e & 548 424
e = T3 | I | N 5|
A B PO R R IICR, 0N i, s SRR, AT P P T ST BT w0 e a0, RIS AT R LTI SO D B e L A

T il el o Cr e Tl e e, ey es aeg Sl Aaried S vl nipaes Saed Aped 03, JO0 5 Bor recoen i o Sotal anaeis s pr Ronoma Gkl graan aneeis a8 Margh 1L SRR

e R e e D e e e R e e R e e e I e e
e ¥ 79, DOIF R 8 optdend Rt i potal deveeusd B0 adumied A et

TOTAL PROFORMA GROLE ALSETE BY SOUNTRY TOTAL ADJUSTES RIVINUL BY COURTEY

,? m s 1%

Lt

© Undted Staten

1 Germany
 witaerdand
 dairatla
wipain

Oeher Countries

PR FORLA GROSS ASSETS BV ULS. STATE ADMUSTED REVENUL BV ULS. STATE

o Tewas

. 28 Ot States
Geher

DORCAL PR HTICS TRUST | SUieL i MIENTAL IOFOEEATION | 1 Fi1

13



PORTFOLIO INFORMATION

SAME STORE TTM EBITDARM™ RENT COVERAGE INCLUSIVE OF CARES ACT GRANTS

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

.00
kS 3 % %
400k | X o 3 ™ - ]
o L ® ® ] - = ‘= ‘= - o ™
T00x - o e oo wx ™ HG ]
I I Mo -] b
2008 - I s
1.00x -
000 T ' v
General Acute Care Hespitals  Inpatient Rehabilitation Leng-Term Acute Care Total Pertfalio
Fadilities Hospitals

Q4 2019 [Yo¥] Q4 2020 (YY) Q3 2020 (QoQ) = G4 2020 (QoQ)

STRATIFICATION OF PORTFOLIOQ EBITDARM RENT COVERAGE

Investment

EBITDARM Rent Coverage TTM
EEITON OLCORMTES thouzands)

Greater than or equal to 4,50
300 - A

1500 - 2.9%

Lessthan 150

Tatal Master Leased, Cross-Defaulted and/or with Parent
Guarsnty: 3.0x

T R

Gereral Acute Cane Hospitals Master Leased, Cross-

Defautied andfor with Pasent Guaranty: 34x : SSaRS & 3%

Inpatient Rehabilitation Facilitios Master Leated, Cross-
Dretaulted and/or with Parent Guaranty; 2.2x

Ledg- Terien Acute Cane Hespitals Mastor Leased, Cress-

Defautted and/or with Parent Gusranty: 1,61 ¥ 224331 i .

m Gavabar hasn or squal Bo 4,508
LEE- LY )
1500 - 1A
o Leid than 1.5
» Gl Miate Master Leais, Croas Deleull of Pasent Guaranty

# Rhab Masbor Loase, Cross-Delaslt or Parent Guaraaty

WLTACH blarited Lease, Croris Dol ninlt &f Parenl Gusranty
NoteE
Rt SL00C FOPACINOTE PrOPETTR Wit 2 Roasr I month off Bnancil repocsing i, Fropories (o o nof prendde financial reponting and dipaed aisers are red inclucied, AN daty
Prepniod it o0 a raling fewlee month bae

(AP £ BITIRARES Sritindd For v Focurring itderst,
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PORTFOLIO INFORMATION

SAME STORE TTM EBITDARM™ RENT COVERAGE EXCLUDING ALL CARES ACT GRANTS

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

500

ao0x - X . . =
g = = *

s - O x® B X a2 43 xd A oz BX
| a = Mo Mo 2 ~ o ™ — N o

2.00% - W . !

llm - _l . J J

0.00x T v - -

General Acute Care Hospitals  Inpatient Rehabilitation Long-Terem Asute Care Total Partfolie
Fazilities Hespitals

o (4 2009 (Yo¥} = G4 2020 (¥o) m0Q3 2030 [Got) = Q4 2020 (o)

STRATIFICATION OF PORTFOLIO EBITDARM RENT COVERAGE

EBITDARM Rent Cow

Greater than or equal to 4.50x
300 - 440

1.50% - 2.9%=

Leas than 1.50x

Tatal Master Leased, Cross-Defaulted andfor with Parent
Guaranty: 1.9x

@ A Wy

Ganeral Acute Cane Hospitals Master Leased, Cross-

D Lautted and/or with Pasint Guaranty: 1.8x $ SA36606 &2 0.5%

Inpatient Rehabilitation Facilities Master Leased, Cross-
Defaulted and/or with Parent Guaranty: 2.1x

Long: Term Acute Care Hospitals Master Leased, Cross:

Dedaulted and/or with Pasent Guarsnty: 2 3x % nass I 33%

W GrEE T OF dgus] b 4,50
0 - o A
2.5 - 290
oLk than 150
w Geiir sl Auite Maitor Loase, Cooin-Deloult o Parent Gussanty
= Rehad Maer Leawn, Crons-Dofault or Pares Coaranty
B LTACH MunPer Loats, Croas-Oefsull or Pacont Gusrsnty

R
R Sione OOl properIies Wil 2 aasr 24 month of aseciad repocting ot Propontivg i oo nof providie financipl repoeing and dipomed ausels e el inglucied, A dary
Prereaied it o a radiing faeine month bawi

(4] ERTIAREY Scurtted for rock cocutsing itos.
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PORTFOLIO INFORMATION

SUMMARY OF COMPLETED INVESTMENTS
[For the three months ended Masch 31, 2001)

fmrgeamts d thowsama)

m m i Dtl-ﬂhpnwnl
Stevrard Health Care Various L/E30 Inwestment

Priory Group United Kingdom 1,060 400 1192021 Fsestment

5 1,425 400

SUMMARY OF CURRENT INVESTMENT COMMITMENTS

(enonants i thousamas)
Swiss Medical Hetwerk Swdtzerland H 157 Investment
SUMMARY OF CURRENT DEVELOFPMENT PROJECTS AS OF MARCH 31, 2021
(Hemracnts in thousnmds)
Costs Incurred as of Estimated Commancement
3/31/2021 Date
Efmest Health Calidomia 4791 5 28,503 04 2021
Ermest Health Caldomis 7,700 13,57 0L 2032

AP Ergfondon Eraniaetin Condi, el modd erfate Iravaifor 5o i Lanvi, Amauni Sbipeidd drchaage Fale o o e invaidimvil gale,
(1) BTECTE D Sl i Seii BASCEN Wik,
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

(Umarwtited)
(gt thousTds, excap! per shane alera)

REVERIFES
R belled
Strabghtdiss rant
Brvpoume from fnancing leases
Estorait and sthar ingoms
Total revirid
EXPENSES
ntprest
Bwal eatate depreciation and amortization
Progerty-related
Ganga sl and sdarinkitiative
Total expenses
OTHER IHCGME (EXPENSE]
Galn o sale of roal itate
Real eatste impaarmrent chaspes
Earnings rom equity interests
Dbt refinancing and unutilined fnancdag coutt
Ciher (inghoding mack-to-market dfuitments & oquity it
Tt sl pthed indaeng (apands)

Eaupiniries bslisre insgisevis Riin
B Lax qupnsg
Het lncoma
Bt Incorme attributable to Aoagontiolling Inbereits

Het incoma attnbetable 1o MPT commaon steckholders

EARNINGS PFER COMUON SHARE « BASH AND HLUTED

Hat incoma attribstable to WPT kholders

WEMIHTED AVERAGE SHARES QUTSTAMDING « BASSD
WIKIHTLD AVTRAGE SHARTS QUTETANDING - BRUTID

DRIDENDS DECLARED PER COMMON SMARE

For the Three Months Ended

Maach 31, 2021 March 31, 2000
5 FIEE T 170,767
SAATY 3an
Sh 54 51436
ALRSA 38,508
ILTES Py EE
ST AT
THEAY 0521
5453 5412
AT fak ]
Frant] 180517
iy 1LI%
. [¥5,006)
700 4079
(1268 (8111
T [14,135)
13615 [28,385)
112240 85,167
[ ] (4,010
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FINANCIAL STATEMENTS

CONSOLIDATED BALANCE SHEETS

(AT TE i Bhounirds, excdpd por shase dlila)

ASSETS
Real state assets

Land, buildings and impeovements, intang Ble lease assets, and ather

Irnwestrnant in financing leases

Mongage [oans
Grows investment in real estate susets
Accumulated depreciation and amortization
Het investment in real eitate astits

Cash and cash equivalents
Interist and rent recebrablis
Saraight-line rent recetvables
Exuity imvestmants

Db loans

Other assets

Total Assets

LIABILITIES AND EQUITY
Liabilities
Debit, net
Azcounts payable and secrued expenses
Darterned nevenue
Obligations 1o tensnts snd other leate liabilities
Total Liabilities
Equity
Peeferred stock, $0.001 par value. Authorized 10,000 shares;
na shared sulstanding
Commaon stock, S0.000 par value, Autharized 750,000 shares;
st and outstanding - 583,109 shares a1 March 31, 2001
ard 541 419 thases at December 31, 2000
Additianal paid-in capital
Disteibuations in exoess of net incame
Accumulated other comprehendive lods
Treasury shares, 31 cost
Tatal Medical Propedties Tasst, Inc, Steckholders’ Equity
Mon-controlling intenests
Tatal Equity

Total Liskilities and Equity

(A} Financhals buroe besn disrived from the prior year sudited fnancilal statements.

March 31, 2021

12,107,170 12,078,927
2,001,480 2,010,933
1,334,865 248,080

15,453,515 14,377,929
{03, 758) [833,529)

14,540,717 13,504,400

46,153 S40,854
44558 46,208
545,385 450,463
1,080,214 1,123,623
1,522,666 58,358
296,387

9,999,538 8,865,458
445,595 438,750
21,533 36,097
158,799 144,772
10,625,465 9,485,157
553 541
8,252,966 7,461,503
(71,078} (71,412
(66,720 (51,324
(177} {177}
8,114,981 7,338,532
5329 5,325
7,343,857
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FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTMENTS
Az of and for the three months ended March 21, 20210

(Uncudited]
13 emgurnisan thacsands)

REAL ESTATE JOINT VENTURE DETAILS

- - Property-
MPT Weighted Third-Party Total :
eighte ird-Party ‘otal Falated

Operators
Average Interest Het Debt Revenues
Expenies

HM Hospitales, IMED
Hospitales, MEDUAM,

A2
Patictinico di Monza, Swiss 6% £ 2adadle 3 BO5605 & 361885 5 3652 %
Medical Hetwork

FRORATATOTAL GROSS ASSETS BY COUNTRY

4,145

PRO RATA TOTAL GROSS ASSETS BY PROPERTY TYPE

ute Cade Hodpitali

B Givrmany W Switseeland
B inpatiens Retabilitation Hospitals

B SpaEn |:.'|!-,-

JOINT VENTURE IMPACT

Real estate joint venture income ™ 5 T,001  Eamings from équity interests
Management foe revenue £ 155 Interest and other income
5 4610 interest and other income

Shanelsalder losn interetl revenus

Balance Sheet Impact to MPT “ Financial S$tatement Location

Rl esatintes foing vienture irvestments 5 B53438  Equity Irnvestmients

Other joint venture investments 236,716 Equity Investments
Tatal joint venture investments 5 1,080,214
5 361,885 (her Loans

Sharcholder loans

1 5p BBt 51 8 maliaon of atraaphb-ne teeinie, 5118 molla o de e al0en 50 SMdTaru e dpaniss, 30 S84 mllon of inheheil enpenis on
thitd ety el hoed shaseheldes baafi
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