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Item 2.02. Results of Operations and Financial Condition.

On August 8, 2023, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and six months ended June 30,
2023. 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 August 8, 2023 reporting financial results for the three and six months ended June 30, 2023
99.2 Medical Properties Trust, Inc. 2nd Quarter 2023 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.

Date: August 8, 2023

MEDICAL PROPERTIES TRUST, INC.

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




Exhibit 99.1

W Medical Properties Trust

Contact: Drew Babin, CFA, CMA

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

(646) 884-9809

dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS SECOND QUARTER RESULTS
Per Share Net Loss of ($0.07) and Normalized FFO of $0.48 in Second Quarter
Birmingham, AL — August 8, 2023 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and
operating results for the second quarter ended June 30, 2023, as well as certain events occurring subsequent to quarter end.
. Net loss of ($0.07) and Normalized Funds from Operations (“NFFO”) of $0.48 for the 2023 second quarter on a per diluted share basis;

. Commenced in May rent collections at a newly developed post-acute facility in California leased to Ernest Health at a total cost of
approximately $50 million;

. Sold in July three general acute hospitals in Kansas and Texas to Prime Healthcare for roughly $100 million;

. Elected to participate in August as one of seven unrelated initial lenders in Steward Health Care System’s (“Steward”) syndicated asset-
backed credit facility; and

. Established a REIT structure within the United Kingdom, reducing future expected income tax expense and expanding strategic flexibility.

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 NFFO and AFFO, including per share amounts, all on a basis comparable to 2022 results.

PORTFOLIO UPDATE

During the third quarter, Steward refinanced its asset-backed credit facility five months ahead of the maturity of its previous agreement. The new facility
carries a four-year term and provides significant incremental liquidity to Steward. The leaders of the lending group, experienced private credit funds
Sound Point Capital Management and Brigade Capital Management, offered MPT the opportunity to participate. After careful consideration of the
terms, pricing and security in the form of government and commercial receivables, MPT elected to invest up to $140 million, an amount not to exceed
25% of the fully syndicated facility.

In early August, one of Pipeline Health System’s (“Pipeline”) Los Angeles-area safety net hospitals, Coast Plaza Hospital, announced the opening of a
specialized inpatient behavioral health unit to fill a critical need in underserved communities. The expansion, which MPT agreed to fund last year, was
completed ahead of schedule and is expected to be profitable for Pipeline and supportive of the related increase in rental payments to MPT.
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The Company has total assets of approximately $19.2 billion, including $12.5 billion of general acute facilities, $2.6 billion of behavioral health
facilities and $1.7 billion of post-acute facilities. MPT’s portfolio includes 444 properties and approximately 44,000 licensed beds across the United
States as well as in the United Kingdom, Switzerland, Germany, Australia, Spain, Finland, Colombia, Italy and Portugal. The properties are leased to or
mortgaged by 55 hospital operating companies.

OPERATING RESULTS AND OUTLOOK

Net loss for the second quarter ended June 30, 2023 was ($42 million) (($0.07) per diluted share) compared to net income of $190 million ($0.32 per
diluted share) in the year earlier period. Included in 2023 second quarter net loss is the previously disclosed roughly $286 million in accelerated lease
intangible amortization related to the early termination of Steward’s leases of five Utah hospitals now leased to CommonSpirit and a related $95 million
straight-line rent write-off, partially offset by a roughly $160 million tax benefit related to the Company’s establishment of a U.K REIT, as well as the
recognition of $68 million of 2023 previously unrecorded but contractually owed rent and interest revenue from the receipt of equity in PHP Holdings
LLC (“PHP”).

NFFO for the second quarter ended June 30, 2023 was $285 million ($0.48 per diluted share) compared to $275 million ($0.46 per diluted share) in the
year earlier period. Included in 2023 second quarter NFFO is roughly $68 million ($0.11 per diluted share) from the receipt of equity in PHP in lieu of
cash for 2023 previously unrecorded but contractually owed rent and interest revenue from Prospect Medical Holdings, Inc. (“Prospect”). In accordance
with accounting requirements, the value of MPT’s investment in PHP was established at roughly $655 million based on estimates from multiple
independent third parties and the application of an appropriate marketability discount.

The Company is narrowing its 2023 calendar estimate of per share net income to $0.33 to $0.37 to account for second quarter results and is also
narrowing its estimate of per share NFFO to $1.53 to $1.57. The ranges include Prospect-related income from the expected resumption of partial
California rental payments, recognition of the PHP equity value received in the second quarter and other amounts. The estimates are based on an
existing portfolio which includes the impact of binding disposition and leasing transactions and excludes expected future contributions from
development and other capital projects.

These estimates do not include the effects, among others, of unexpected real estate operating costs, modifications to lease terms, changes in accounting
pronouncements, litigation costs, debt refinancing costs, acquisition costs, currency exchange rate movements, changes in income tax rates, interest rate
hedging activities, write-offs of straight-line rent and in place lease intangibles, other impairments or other non-recurring/unplanned transactions. 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 or repurchased, new shares are issued or repurchased, 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 Tuesday, August 8, 2023 at 11:00 a.m. Eastern Time to present the Company’s financial
and operating results for the quarter ended June 30, 2023. The dial-in numbers for the conference call are 844-481-2836 (U.S.) and 412-317-1856
(International); there is no passcode requirement. Call participants are to ask the operator to be joined to the Medical Properties Trust, Inc. conference
call upon dialing in. The conference call will also be available via webcast in the Investor Relations section of the Company’s website,
www.medicalpropertiestrust.com.




A telephone and webcast replay of the call will be available beginning shortly after the call’s completion. The telephone replay will be available
through August 22, 2023 using dial-in numbers 877-344-7529 (U.S.), 855-669-9658 (Canada) and 412-317-0088 (International) along with passcode
3185290. The webcast replay will be available for one year following the call’s completion on the Investor Relations section of the Company’s website.

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

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

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed in 2003 to acquire and develop net-leased hospital facilities. From its
inception in Birmingham, Alabama, the Company has grown to become one of the world’s largest owners of hospital real estate with 444 facilities and
approximately 44,000 licensed beds in ten countries and across four continents. 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 “may”, “will”, “would”, “could”, “expect”, “intend”, “plan”, “estimate”, “target”, “anticipate”, “believe”, “objectives”, “outlook”, “guidance” or
other similar words, and include statements regarding our strategies, objectives, future expansion and development activities, 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, potential impact from health crises (like COVID-19); (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 guidance for 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; (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
operate profitably and generate positive cash flow, comply with applicable laws, rules and regulations in the operation of our properties, to deliver high-
quality services, to attract and retain qualified personnel and to attract patients; (xv) potential environmental contingencies and other liabilities; (xvi) the
risk that the expected sale of three Connecticut hospitals currently leased to Prospect does not occur; (xvii) the risk that MPT’s expected sale of its
remaining Australian portfolio does not occur; (xviii) the risk that MPT is unable to monetize its investment in PHP at full value within a reasonable
time period or at all; (xix) the risk that other property sales, loan repayments, and other capital recycling transactions do not occur; and (xx) the risks and
uncertainties of litigation.

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, 2022 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.

#H#H#



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
Real estate held for sale
Mortgage loans
Gross investment in real estate assets
Accumulated depreciation and amortization
Net investment in real estate assets

Cash and cash equivalents
Interest and rent receivables, net
Straight-line rent receivables
Investments in unconsolidated real estate joint ventures
Investments in unconsolidated operating entities
Other loans
Other assets
Total Assets
Liabilities and Equity
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding
Common stock, $0.001 par value. Authorized 750,000 shares; issued and outstanding - 598,344 shares at
June 30, 2023 and 597,476 shares at December 31, 2022
Additional paid-in capital
Retained (deficit) earnings
Accumulated other comprehensive income (loss)
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.

June 30, 2023

December 31, 2022

(Unaudited) (A)
$13,133,651 $ 13,862,415
1,231,652 1,691,323
401,125 —
299,326 364,101
15,065,754 15,917,839
(1,251,165) (1,193,312)
13,814,589 14,724,527
324,050 235,668
177,643 167,035
779,584 787,166
1,487,118 1,497,903
1,812,150 1,444,872
199,360 227,839
609,881 572,990
$19,204375 $ 19,658,000
$10,237,558 $ 10,268,412
444,926 621,324
49,766 27,727
157,411 146,130
10,889,661 11,063,593
598 597
8,547,835 8,535,140
(241,301) 116,285
6,680 (59,184)
8,313,812 8,592,838
902 1,569
8,314,714 8,594,407
$19,204,375 $ 19,658,000




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 Six Months Ended
June 30, 2023 June 30, 2022 June 30, 2023 June 30, 2022
Revenues
Rent billed $ 247,491 $ 241,209 $ 495,648 $ 504,611
Straight-line rent (39,329) 58,518 17,364 119,562
Income from financing leases 68,468 51,873 81,663 103,649
Interest and other income 60,765 48,626 92,931 82,204
Total revenues 337,395 400,226 687,606 810,026
Expenses
Interest 104,470 87,730 202,124 178,913
Real estate depreciation and amortization 364,403 84,334 448,263 169,650
Property-related (A) 24,676 21,135 31,786 29,733
General and administrative 35,604 38,858 77,328 80,282
Total expenses 529,153 232,057 759,501 458,578
Other income (expense)
Gain on sale of real estate 167 16,355 229 467,993
Real estate and other impairment charges — (89,538) (4,875)
Earnings from equity interests 12,224 14,785 23,576 22,123
Debt refinancing and unutilized financing costs (816) (619) (816) (9,435)
Other (including fair value adjustments on securities) (10,512) 2,031 (15,678) 16,793
Total other income (expense) 1,063 32,552 (82,227) 492,599
(Loss) income before income tax (190,695) 200,721 (154,122) 844,047
Income tax benefit (expense) 148,262 (10,657) 144,719 (22,036)
Net (loss) income (42,433) 190,064 (9,403) 822,011
Net loss (income) attributable to non-controlling interests 396 (467) 160 (733)
Net (loss) income attributable to MPT common stockholders $ (42,037) $ 189,597 $ (9,243) $ 821,278
Earnings per common share - basic and diluted:
Net (loss) income attributable to MPT common stockholders $ 0.07) $ 032 $ 0.02) $ 1.37
Weighted average shares outstanding - basic 598,344 598,827 598,323 598,751
Weighted average shares outstanding - diluted 598,344 599,026 598,323 598,979
Dividends declared per common share $ 029 $ 029 $ 058 $ 0.58

(A)

Includes $21.1 million and $18.3 million of ground lease and other expenses (such as property taxes and insurance) paid directly by us and
reimbursed by our tenants for the three months ended June 30, 2023 and 2022, respectively, and $25.3 million and $24.6 million for the six

months ended June 30, 2023 and 2022, respectively.



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 For the Six Months Ended
June 30, 2023 June 30, 2022 June 30, 2023 June 30, 2022
FFO information:
Net (loss) income attributable to MPT common stockholders $ (42,037) $ 189,597 $ (9,243) $ 821,278
Participating securities’ share in earnings (469) (345) (984) (747)
Net (loss) income, less participating securities’ share in earnings $ (42,506) $ 189,252 $ (10,227) $ 820,531
Depreciation and amortization 382,244 101,976 484,204 201,435
Gain on sale of real estate (167) (16,355) (229) (467,993)
Real estate impairment charges — — 52,104 —
Funds from operations $ 339,571 $ 274,873 $ 525,852 $ 553,973
Write-off (recovery) of unbilled rent and other 95,642 1,943 135,268 (328)
Other impairment charges — — — 4,875
Litigation and other 2,502 — 10,228 —
Share-based compensation adjustments (4,363) (966) (4,363) (966)
Non-cash fair value adjustments 8,374 (943) 4,253 (8,966)
Tax rate changes and other (157,230) (825) (164,535) (825)
Debt refinancing and unutilized financing costs 816 619 816 9,435
Normalized funds from operations $ 285,312 $ 274,701 $ 507,519 $ 557,198
Share-based compensation 10,800 11,075 22,629 22,879
Debt costs amortization 5,203 4,560 10,324 10,173
Rent deferral, net 2,380 (3,327) 4,793 (7,043)
Straight-line rent revenue from operating and finance leases (60,825) (74,757) (123,414) (152,090)
Adjusted funds from operations $ 242,870 $ 212,252 $ 421,851 $ 431,117
Per diluted share data:
Net (loss) income, less participating securities’ share in earnings $ 0.07) $ 032 $ 0.02) $ 1.37
Depreciation and amortization 0.64 0.17 0.81 0.33
Gain on sale of real estate — (0.03) — (0.78)
Real estate impairment charges — — 0.09 —
Funds from operations $ 057 $ 046 $ 088 $ 0.92
Write-off (recovery) of unbilled rent and other 0.16 — 0.23 —
Other impairment charges — — — —
Litigation and other — — 0.01 —
Share-based compensation adjustments — — — —
Non-cash fair value adjustments 0.01 — — (0.01)
Tax rate changes and other (0.26) — (0.27) —
Debt refinancing and unutilized financing costs — — — 0.02
Normalized funds from operations $ 048 $ 046 $ 08 $ 0.93
Share-based compensation 0.02 0.02 0.04 0.04
Debt costs amortization 0.01 0.01 0.02 0.02
Rent deferral, net — (0.01) — (0.01)
Straight-line rent revenue from operating and finance leases (0.10) (0.13) (0.21) (0.26)
Adjusted funds from operations $ 041  $ 035 $ 070 $ 0.72
Notes:

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

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

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



We calculate adjusted funds from operations, or AFFO, by subtracting from or adding to normalized FFO (i) straight-line rent, (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 more 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 infrastructure-type assets generally require longer term leases with annual contractual escalations of base rents, resulting in
the recognition of a significant amount of rental income that is not billable/collected until future periods. 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

2023 Guidance Reconciliation

(Unaudited)

2023 Guidance - Per Share(1)

Low High
Net income attributable to MPT common stockholders $ 0.33 $ 0.37
Participating securities’ share in earnings — —

Net income, less participating securities’ share in earnings $ 0.33 $ 0.37

Depreciation and amortization 1.14 1.14
Real estate impairment charges 0.09 0.09
Funds from operations $ 1.56 $ 1.60
Other adjustments (0.03) (0.03)
Normalized funds from operations $ 1.53 $ 1.57

(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.
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The adjusiments are bated upon available information and
atdumplions that vwe belitve are reatonable. Theos it s
assurance that any pending transsctions will ecour.

Ot cover and belon: Arizona Genonal Hotpital - Beso, Anipong,




COMPANY OVERVIEW

N;‘[ edical Properties Trust, Inc. is a self-advised MPT’s financing model facilitates acquisitions
real estate investment trust formed in 2003 and recapitalizations and allows operators
to acquire and develop net-leased hospital facilities.  of hospitals to unlock the value of their real

From its inception in Birmingham, Alabama, the estate assets to fund facility improvements,
Company has grown to become one of the world's technology upgrades and other investments
largest owners of hospital real estate. in operations.

~44,000

beds

444 1 55

e 'j':'rfl-t'\‘i - raiors

3I§IO

U5 states 3 countrics
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MPT f)jﬁa‘rs

Edward K. Aldag, Jr.  Chairman, President and Chief Executive Officer

R. Steven Hamner Executive Vice Presidene and Ch fc,:ffr'u:uu‘a';if {.'!]'ﬁu_‘.;'r

Emmetr E. McLean Executive Vice President, Chicf Operating Officer and Secrecary
I. Kevin Hanna Sentor Vice Presidens, Coneroller and f.'.l':h:]".-'ermm'rrg ﬂﬂfn’r
Rosa H. ”U[JFJ.T Senior Vice President :n:f{ Yperations G Assistant Secrerary
L:IJ"I:].' H. Portal Senior Vice President, Senior Advisor to the CEQ (not picoured)

Charles R. Lambert Viee President, Treasurer and Managing Dircctor of Capital Markets
R. Lucas Savage Vice President, Head of Glabal Acquisitions

From the Left: Charles B Lombert, Emmet! £, Melean, R, Lugas Savage, Edword K Jll'(.’(lej_ I,

R. Steven Homner, Rosa H, Hooper and 1 Kevin Honna (nod pictored: Larry M. Portall.

Corporate H t'adqlmrrfrs

Board uf Directors

Edward K. Aldag, Jr.
G. Steven Dawson
R. Steven Hamner

Medical Properties Trust, Inc.
1000 Urban Center Drive, Suite 501

Caterina A. Mozingo Birmingham, AL 35242

Fimif_v W, .\Iurph_'.'

Elizabeth N. Pitman (205) 969-3755

D. Paul Sparks, Jr. DRI

Michael G. Stewart www.medicalpropertiestrust.com

C. Reynolds Thompson, 111
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INVESTOR RELATIONS

Drew Babin Tim Berryman

Senior Managing Director of Corporate Communications  Managing Director of Investor Relations
(646) 884-9809 dbabin@medicalpropertiestrust.com (205) 397-8589 tberryman@medicalpropertiestrust.com

Senior

Stock Exchange
Listing and

Transfer

Unsecured
Debt Ratings

Agent

MPW
LISTED

Trading Symbol

Equiniti Trust Company, LLC New York Stock Exchange e Moody's: Bal

6201 15th Avenue (NYSE): MPW NYSE Standard & Poor’s: BB+
Brooklyn, NY 11219

https://equiniti.comfus

I1||.| lilll

Kiinik Heidelberg, Germany, operabed by ATOS,
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FINANCIAL INFORMATION

RECONCILIATION OF MET INCOME TO FUNDS FROM OPERATIONS
[Unaudited)
{Amouwnts in thousands, except per shore data)

Forthe Threa Months Ended Forthe 5ix Months Ended

June 30, 2023 June 20, 2022 June 20, 2023 Jume 30, 2032
FFO INFORMATION:
Met [las1) income sttributable te MPT commen steckholders % (42,007 % 185,557 % (o,a3) 4 831,378
Padticipating securities” thare in eamings [463) [245) (984) [747)
et (loss] income, less participating securities’ share in earnings 5 [42.508] 5 185,283 % [10.337] % 510,531
Deprecistion and amortization LI 100,976 454,204 H1ALS
Gainon sabe of real estate 1571 [16.35%) 229 (467593
Real estate impaliment charges - - 53 104 .
Furds from operations 5 33511 5 IT4ETY 5 L5858 % 553,973
wirite-odf (recontry] of unkillied rent and other X 1,543 138,268 (3%
Othar impairmant thinges - B = 4ETS
Litigaticn and other 1502 B 10,228 .
Share-based compensation sdjustments [4.363) (566) (4.363] ]
Noe-cash L value adjustments 8374 [343) 4,153 [5.9%5)
Tax rate changes and oAby (157,230 [52%) (164,535) (&%)
Dot refinancing and unutilized financing coats 816 £l 816 ELE
lized funds from cperath B 285312 § 774,01 & 07518 & 557,108
Share-based compinsation 10,500 1.07% 22639 1ETS
Db gosts ameatization 5,103 A0 itk ] HEREE]
Renit dederral, nd 130 3327 4T3 [7.043)
Straight.lir rent résenus rom oparaling and financs loass (60, EEE) [T4,757) (123,414) (1530500
Adjusted funds from operations 5 ﬂ!& H iligi H JHE 5 431,117
PER DILUTED SHARE DATA:
MHet [less) incomae, less participating securities” thare in earnings 4 (0.07T) % 0.3 5 (02 1.37
Deprecistion and amortization 064 .47 a.51 033
Galnon sade of real estate - (03} - ]
Real pstate impakment charges - - s :
Fumds from operations 3 057 % 046 % 088 % 093
Write-of (reconeny] of unbslled rest and sther (-5 (] - 0.
Gither impairnent thanges - -
Litigation and other - - ool
Share-based compeniation sdjusiments - B - .
Mon-cash fair value adjustments (-} | . = (X 11]
Tax rate changes and other (ouE) E 027 .
Dbt refinancing and unutilized financing costs - - - .02
Hormnalized funds from oparats B 048 % odE % [T 0.3
Share-based compensaticn [--r] 002 [+ -1
Dbt costs amatization oo 000 oz 0.0
Rent defonral, et - {201} = [0y
Straight-line rent revenue from eperating and finance leaes [o.1e) [3.13) B2 (0363
Adjusted funds from operations 5 % 5 0_& 5 ﬂm 5 0.72
Hisbes:
JA] Cevreadn B ionms abaowe (such o e e \ﬂmm:h.n'rdsuhﬂmhmmwmmmmmimmwrmmﬂnwﬂmwmmhw
"Esmings from equity Internaty & th Sements of &
(B Revestons and anshyats Sollowing the real e3tats induritny wilize hurdy brom of [FFG") ok m2uspp L performante measuls. FFO, refloiting the aasumption that ical ¢150¢ 30341 valuts it o lall with madkct

mmmmmm«wmmmmmmmm“eMMMmmmuwmmwwmWWMhmmm
the definition provided by the Ratkenal Association of Resl Dstate Inveriment Truwts, or Naoeit, whish represenss net income (Ias) [competed in socordance with GRAF], enclding paint (Wosbes) o sabes of nesl eitate and
mgadmnent dharges 00 real caLate S330ta, Pt real £itabe depreciation and smontization, Incleding amerization related 1o ka-place rase intangibies, and i adh st o Bisted pacineribips sad jlar
AR

i e b pretesting IO Ih siderdind e with the Narot defiritizs, we doclets asrmalised PR, whith oty FRO lod e Bt felule b2 ol Atipsted &F Aln-die eunnll of SOEIE of Bifdanting chanpes that, if ase
mmMmmﬂmmmmmmmemmwmmmmmmmmwum Mmmmmmww
wncerstanding of our eptrating resuits among investors and the vie of FIFO makes o of gr op g revalty with prior periods and other P oqptull Whitke FFOQ pened FFGI
o rpbeeard Sl widely eridd Dappd 3 mesined of o andMMGJHpelnnlmd'ﬁl‘h.MMM&MMM&MWHWWMW!M!WW““MI
Mﬂummwmuim«muuehﬂunpuucmw.mummﬂwmmwwmmwmwﬁwwuupwm:mmwm«\-e
L0 that ooald materially Enpact o results of cperations. FRO and normalized FFO shoald not be coridered en albemathee to net income (leas] [oompeted in soooedance with GAAP] &t indicators of owr results of
eferationt o be £adh Mowr roim opevatiag sdthities [Somputod in sedandlanse with CALK) 51 50 indislor of Gur Bguldity,

mmmww.mmmwumwmwumlmmwmwmm rmww.@«mm[ﬁ]mmmmw% #nd (83 emeortization of defiprmed fnsncing

ootts. AFFO L a0 Gpevaliag medierernent thal we vie 1o Snslyse far netals of i, rathad Bhan tha Boorual, of S rental ftvenue and on Cortals cther sdjuitmenti. We Bpleee that Bhis s on
mportant meateement Because cul knfastruttune-type 35cts penerally toguine Rangor Dorm Beases with aanual contractual cicalasions of Base foats, hesulting in the recogrition of i significant amount of rentsl ingome
that i st bellaisle froiiartnd sl oture perisds. Ot cabouliton ol AFFD mury not B comparsbie 1o AFPO o tmdarty Utled s atines reperbed by other REITL AFFO thauld not B conshiansd i 6 SIOHMALINE 00 Rl indoms
Acabibated pUrieand bo GARF) 3 an indicator of gar results of operations of o caah fiow from apensting sctivithes (Caloulated pursyant fo GRAF) ap sn inducaton of our Bquisy,
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FINANCIAL INFORMATION

Az of June 30, 2023)
(5 omounts in thoutonds)
DEET SUMMARY
e ]
2026 Credit Facility Revolver™ Variable 4 855% - 6.T60% 1,211,708
20T Term Loan Variable 6.5901% 200,000
2.550% Motes Due 2023 (E4000]™ Fimed 2.550% 508,120
2024 AUD Teim Loan [AS4TOM]™ Fined™ LRSI 313,208
2024 GBP Term Loan [£105M)" Fioed 5.250% 133,191
3.325% Hotes Due 2025 (E5000M]™ Fixed 3.325% 545,450
2025 GBP Term Loan (£700M)™ Fired™ 2345 59,210
0.993% Motes Due 2026 (€5000)™ Fiooed 0:993% 545,450
5.250% Motes Due 2026 Fined 5.250% 500,000
2.500% Motes Due 2026 (£5000)™ Fined 1.500% 635,150
5.000% Hotes Due 2027 Fixed 5.000% 1,400,000
3.692% Motes Due 2028 (E600M)™ Fimed R Tal 160
4525% Motes Due 2029 Fined 45255 500,000
3.375% Motes DuEJO!DfEISW-I,Iw Fimed 23T5% 444 505
2.500% Motes Due 2031 Fined 25009 1,300,000
§ 10,288,272
Debt issuvance costs and discount (50, T14)

10,237,558

Weighted average rate

RATE TYPE AS PERCENTAGE OF TOTAL DEBT

Variable
14%

8

(Al Fev-LED deoaminated debd comevted fo L3, deovs ot June 30, IR
(8] We entered indo on mderedd rote Iwop trandactien, elfeciive July 3, 2019, te fie the bonchemark vewioble fadoread rote of the Joan. Ow March 10, 2023, the rode increased he 28505,
(€] W entered indo an intereat rate swop tranaation, elfective March &, 2000, to fix the benchmark vonable Interest rate of the foan, On March 10, 2023, th rote increased to 2345%.
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FINANCIAL INFORMATION

(s of dune 30, 2023)

% amounts in thousands)

DEET MATURITIES

W rerm fesmiReveer TR
508,120 5 508,120

2024 . 445,359 446,399

2025 545,450 839,210 1,434,660

2026 1,680,600 1,211,708 1,892,308

2027 1,400,000 200,000 1,600,000

2028 762,180 . 762,180

2029 500,000 - 00,000

203@ 44 605 . 444,@;5

1,300,000

9% of Total

4.9%
4.3%
14.0%
28.1%
15.6%
T4
8.5%
4.5%
12.6%

DEBT BY LOCAL CURRENCY

United States 4,100,000 $

United Kingdom 2,350,055 h_u;.ssﬁ 3,523,&21
Australia - 3208 HLHE
Europe 1,090,900 330,543 1,421,443

:H.E’Jh
3.0%
1354

% 7,540,955 | % 2,747,217 || & 10,288,272 100.0%

DEBT METRICS

Adjusted Net Debt to Annualized EBITDAre Ratios:

Adjusted Net Debt
Adjusted Annualized ERITDAR

Adjusted Net Debt to Adjusted Annualized EBTDAre Ratic

Adjusted Net Debl
Trangaction Adjusted Annualized EBITDW
Adjusted Net Debt to Transaction Adjusted Annualized EBITDAR: Ratio

Leverage Ratio:
Unsecured Debt
Secured Debt

Total Debt
Total Gross Assers™
Financial Leverage

Interest Coverage Ratlos:
Interest Expense
Capstalized Interest
Debr Costs Amortization
Total interest
EBITDAe
Interest Coverage Ratio
Adjusted EBITDAR
Adjusted Interest Coverage Ratio

{A) Teral Gross Asdels equals torel asielt plut secumulared depreciation and amorfization.

See appendix for reconciliotion of other Non GARP financial meatines.

MOHCAL PROPIRTECS TRUST | SUFFLIMINTAL INTORMATHOH | G2 201

For the Three Months Ended

June 30, 2023
& 9,498,140

1,400 568
5 9,408,140

1,382,344

5 10,155,081
133,191
5 10,288,272

20,455,540

5 104,470
2834

14.052)

5 103,222
293,730

§ 350,642



PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE ™
{5 amounts i Bhousanas)

v M B Total P rtiest® Base Rent/int 10} Percentage of Total
I - otal Properties™ ase Rent/Interest™
ars of Raturiles P Base Rent/Interest
2033 T 0% 32,802 258
2024 2 2,731 0.2%
2025 7 19,961 1.5%
2026 4 2490 0.2%
027 1 3476 0.3%
28 B 19,968 1.5%
29 5 12,414 0.9%
2030 1 6,454 0.5%
2031 4 4,746 0.4%
2032 41 68,373 5.2%
Thereaftor 343 1,142,596 86.8%
Percentage of total
base rentinterest

100% -

90% - BE.B%

80% -

T0% -

6% -

S08% -

40% -

%% A

0% -

10% - 5.1%

5% pam  15%  gam  0a3% 0 LS% 0.9%  05%  04%
0% - T —— . . T . T %

& R & & & & f

(A) Schedule includes leozes ond morigege loans,

(B Leose/Loon explration & based on the fxed term ofithe leasefloan and does not foctor In potentiol renewal ar other aptions provided for in our ogreements,

(C) Beflects oll properties, including thase tholave part of foind wéntures, éxcapd voctand propertics (opprocimately 0.2% of total asiels), and séxfocilities thal aré wndér develapmént.

[0 Repretants controciual base realinlerest income on on onnuclired beti as of pericd and fintluding foreign currensy exchange rotes) but does nal include fenant recoveries, additional
rents and other leate-refoted oclusiments to revence (Le., strorphe-tine nents and deferred revenives).

(E] Properties clossifed o held far sele are thown to mature Incurrent peav, including four foilitles currently feesed o Healthscope and three focilives repurchozed by Prime Healtheare In
July 2033,
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVENUES BY ASSET TYPE
{funre 30, 2023)
(& arnownts in thousands)

— ropates |1 S0 | oniienen | meronse | ctores savanus
General Acute Care Hospitals 12,231,004
Behavioral Health Facilities ] 2,591,314 13.5% 56,378 1674
Inpatient Rehabilitation Facilities 114 1,457,603 T.6% 31,452 9.3%
Long-Term Acute Care Hospitals 0 T5843 1.4% 8309 2.5%
Freestanding ER/Urgent Care Facilities 43 134,044 1. 5% 6,319 L%
Other 114561 12.6% . .

TOTAL ASSETS BY ASSET TYPE TOTAL REVENUES BY ASSET TYPE

General Aoute Care Hospitals
m Behavisral Health Facilities
® Inpatient Rehabilitation Facilities
Lang-Term Acute Care Hospitale
® Freestanding ER/Urgent Care Facilities
m Other

DOMESTIC ASSETS BY ASSET TYPE DOMESTIC REVENUES BY ASSET TYPE

FITR
|

%
L

| General Acute Care Hospitals
® Behavioral Health Facilities
u Inpatient Rehabilitation Facilities

T Long-Term Acute Care Hospitals =

® Freestanding ERfUrgent Care Facilities
m Other

Wl invesErminls in opavaling entilies are allocaled pro rali bazed on the gross ook valve of the real estate. Suck pro rata alfocalions are subject fo change from peviod fo poviod.
FA) Refloc s total assels on ouv consolidated Balandd shows.

15 Baffacts adtual o0 pur Beatod stat Ps el ine gem.

5 inglodes s write-olf ol approximately $35 mattion of straight-Bine renl recedvalles as part of the Steward Hpalth Cara/CommonSpiat Hpalth transaction, which dozed on May J§, 2003
10 incliedes our PHP Hoddings investment of 1554, 520
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PORTFOLIO INFORMATION

TOTAL ASSETS - LARGEST INDIVIDUAL FACILITY
(funre 30, 2023)
COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

Largest Individual MPT invests in real estate, not the consolidated financial performance of its
Facility as a Percentage tenants. Each facility is underwritten for characteristics that make the
of Total Assets™ infrastructure attractive te any experienced, competent operator - not fust
the current tenant. If we have underwritten these correctly, then coupled

Operators

Steward Health Care with our absolute net master lease structure, our real estate will be
Circle Health L1% attractive to a replacement operator, in the rare event we must transition,
Priory Group 0.7% Such underwriting characteristics include:

Prospect Medical Moldings L%

Lifegeint Behavioral Health 0.4% e Physical Quality @ Compatition

50 gperators 1.9%

Largest Individual Facility Investment is
Approximately 2% ef MPT Investment Portfolio Demographics @ Financial
and Market

TOTAL ASSETS AND REVENUES BY OPERATOR

(e 30, 2023
1% amownis fn thousands)
Total Percentage of Q22023 Percentage of
SPsTstors RICPaILies 5 Total A',.Eet: F:q'.-;'cnucs"" Q22023 ﬂcf'r:nucs

Steward Health Care

Florida market ] 1,366,453 T.1% % 37040 10.9%

Toxas/Arkansas/Lovisiana market 1,050,507 5.5% 13,932 T.1%

Massachusetts market 800,993 4.1% 7,291 1%

Arizona market 308,513 16% 11,577 Bt

OhiofPennsylvania market 123,491 0.6% 4,737 L4%

Utah market 5,954 0.0% (&a. 878" 2500
Circle Health 36 2,141,517 1L.2% 48,645 144%
Priory Group ar 1,401,106 T.3% 6,930 B0
Prospect Medical Holdings 13 1,045,844 5.5% 68,436 0.3%
Lifepoint Behavioral Health™ 19 90,212 4.7% 19,068 5.7%
CommonSpint Health 5 T96,TT4 4.1% 19,568 5.8%
Swiss Medical Network 17 662,069 16% 1,345 04%
MEDIAN 51 671,727 34% TA6D 2.2%
Ermest Health k2 616,350 1.3% 17,847 5.3%
Prirm Healtheare 12 561,516 300 18,956 S6%
A% oporators 159 4411647 2129% 109,433 I24%
Other - 2414567 13.6%

Total - 19,204,375 100, 5 337,355 100.0%

Nolé InvesIrnenls i Sa I evalilics are AUOCANed pro rall Baiod 00 the grods Book valud of the real ssEite. Such pvo rata aVocalions ari sulyect fo change from pevitd fo poriod,
{4 RpfTots todal Begets on our consolartvd balce Zhoels.

18 Reffects actusd revenues o our conselidatod statements of incomi, fnoludfng revenue from ground fease and other expenses refmbursed 1o us by fonamts,

1) tnclwdes awrite-off ol appeoximatedy S35 mithon of strafght-Ene rent recedvalles 2 part of the Steward Hoalth Cana/CommaonSpdat Health transaction, wiich closed on May I, 2023
{0 Farmedy Spaingstons
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVENUES BY U.5. STATE AND COUNTRY

{ure 30, 2023)
15 amounts fn thousands)
- 0 Co as e Percentage of Q22023 Percentage of

S e P Total Assets Revenues™ Q2 2023 Revenues
Texas 1,940,872 47,444
Florida a 1,366,453 T.1% 35,508 10.5%
California 19 1,211,932 6.3% 57,387 17.0%
Utah 7 834773 4.4% (64,288) =19,1%
Mazsnchusetts 10 BO5,T96 4.2% BE05 2.0%
26 Orther States 7 3,846,670 H00% 136,536 40,5%
Other . 1,690,686 B9% . -
United States 212 5 11,706,182 GlLOW % 319,174 6500
Unated Kingdam 9 5 4,301,159 Fr 88,275 6.1
Germarny 83 TagA19 1% 9,517 2.5%
Switzerland 17 GEL069 35% 1,345 0.4%
Australia 4 301,125 1LE% B 498 2.5%
Spain ] 23037 L% P 0.6%
Other Countries 18 510,463 LT% 8416 2.5%
Orther - 714,881 3.7% . .
Intermational 225 5 7,498,193 0% 5 118,221

Taotal

Noe e Erndnts i GannIng entilies are AOCalod pro rite Barsod on the gross Book valveof the real sstate. Such peo rata alocalions ary sutyect (o change from pevcd fo poviod,
FA ReTOEES BOTA! BETHIT O OUY COMTEONEaT o BINCD LHNS,

(B Rofiects detual ) o wated . 4 S T
A drneieiais 3 wti-ouf o B Epeind Py S98 enallicn o SEragi. B férel i &E BT o v MO CAry Comman St Modith Irarsselion, wiviel ciocod of May 1, 2023
TOTAL ASSETS BY COUNTRY TOTAL REVENUES BY COUNTRY

= United States
= United Kingdom
mGermany
m switzerland
w Australia
mSpain

Other Countries
m Other

ASSETS BY U.5. STATE REVEMUES BY U.5. STATE

o Texas

m Florida

= California 415
Utah
Magsachusatts | 17%
26 Other States

 Other =19%
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM™'® RENT COVERAGE EXCLUSIVE OF ALL CARES ACT GRANTS

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

EBITDARM Rent Coverage

4000 -
350w -
3.00n -

2.8x 2.8x

2.6%
2.5 1.5x
2.50m - pay 2
2.00n - 1.9x
LIE 3 g 1.8¢ L8x Lax
1.7x
L.5x%

1.50% -
1.00% -
0.50% -

General Acute Care Inpatient Rehabilitation Behaviaral Health Long-Term Acute Cane Tetal Partfolio

Haspitals Facilities Facilities Haspitals
CQLIOR2TTM B 2022 TTM B QL2023TTM

Medes All data presendod is 6n @ trailing twelve month basis. For propenties ecquined in the provedling twefve moenths, dota is for the period between MPT eoquisition and March 31, 2023
(A} EBITOARM it focilityfevel varnings before inderesd, tanes, deprecieion, amentizelion, rent and manogement feet. EBITOARM includes pormal GAAP expented maintenante dod repair cous.
ERITOARM does ret give elfect for copitalied expenditures that extend the m«mmmmw it & weity fi clrfve oce future revenues. The majodity of these types of copital

wmwmmmmmmmmLmnmsm ol d expenses. In odcition, FRITOARM does nel represent properly nel intome o coth
Mﬂmwmnﬁm&dwu; iered an those i M'WMMMMNWWMﬂMWMMMMW
MPTs fenants. MPT has nol independently verified bhis information, but has na réason (o beliewe this infermation i3 inoccurate in oy matenial respect. TTM Coveroges are coltulated based on

octual, unadjusted EGTOARM results o pumm-dh tenant financial reparting and cash rért pakd o MPT, except o3 noted below,

= Al CARES Act Grands received by tenants bove been remaved from the fenant's reported financial resells inbhe obove lime periods.

= Prospect Medicol Holdings ond Prime Heolthoare Q1 3023 ERITDARM for California focilities hos been odjusted for amounts eapected o be revefved under the Moapitol Quolity Assurance Fee
["HQAF"] Frogram & Amgeunts ingluded are derived from ie qurront meded from the California Hospital Association which has nof yet boen opproved by CMS.

(B) General Agute Cove coverages and Tt Pontfed coveroges oo mol include Pipeling Health fociities a3 Pipeline Health filed Chapder 11 bandrupdcy in October 2022, Healthscope focilities due to
pending sote, and Prodpect Medicel Holdings Penndyfvana ond Conmeotout due b restructuning.
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PORTFOLIO INFORMATION

TOTAL FORTFOLIOTTM EBITDARM RENT COVERAGE EXCLUSIVE OF ALL CARES ACT GRANTS

EBITDARM RENT COVERAGE: OPERATORS WITH PROPERTY-LEVEL REPORTING

Net Investment
Tenant : i Primary Property Type TTM EBITDARM Rent Coverage
{in thousands)™

Steward Health Care 5 2,434 365 General Acute

Priory Group 1,179,310 Behavioral i
MEDIAN 591,19 IRF 1.7x
Ernest Health 545,034 IRF/LTACH 2w
Prospect Medical Holdings™ 512,309 General Acute 1.0x
Prime Healthcare™ 467,515 General Acute A4.0x
Aspris Children's Services 245,953 Behavioral 2
Vibra Healthcare 242,751 IRF/LTACH 1.7x
Surgery Partners 166,687 General Acute T8
Ardent Health Services 87,162 General Acute 6.Tx
Other Reporting Tenants 635,510

Het Invest t
o e | primary Property Type TTM EBITDARM Rent Coverage
{in thousands)™
2.0

International Operator 1 3 2,059,634 General Acute

Domestic Operator 1 507,394 General Acute 0.9x
Domestic Operator 2 387,346  General Acute/LTACH 1.2
Domestic Operator 3 773,848 Behavioral 1.4x

PROPERTY-LEVEL REFORTING NOT REQUIRED ANDSOR NOT AVAILABLE

o . Net Investment e - - : :
enan ) rimary Property Type omments
{in thousand g bt

O of the largest nonpeafit health care operators in the U.5.;

CommenSpirit Health 5 TO6, 174 General Acute Wi e pe e
Swiss Medical Network 441,055 General Acute Second largest group of private hospitals in Switzerdand
One of largest hialth care eperators in the world; Parent

Ramsay Health Care UK 407,200 General Acute earanty; Investment grade-

Fihlajalinna 220,524 General Acute Finland's leading provider of social and health sendces

Saint Luke's - Kansas City 129,110 General Acute Irvvestrnent grade-rated

NHS 89,413 General Acute Single-payer gevernment entity in UK

Dignity Health 44,013 General Acute Part of CommenSpirit; Parent guaranty; Investment grade-rated
Largest privaté hospital systim in Portugl with 33 facilities and

CUF 30,078 General Acute 5+ year operating histery

HeuroPsychiatric Hospitals 27,106 Behavioral Parent guasanty

Community Health Systems 26,652 General Acute U5, hospital operator with substantial eperating history

Other Tenants 23,525 General Acute

Above dota represents opproximately 87% of MPT Tatal Real Extate Investment ™

Notei: Al dota presevliod i on o roding twelve montl boii. For propivities ooguined in e preceding hwthed mon i, dola i for bhe poviod between MPT Goguititien ond BMarch 31, 200E
A Tvatmunt Brguines exciods eqonty drveatmends, non-neol gatole koons, fresstanding ER urgent cove foclithes, ovnd foclitses undr devafopment.

(B} Prospect Medicol Holdings coveroge includes Colifornia foolites only.

[ hPrime Heolthoone eovtroge mdludes fogdrties nemanang after Prime’s ropurehose of thiee fogdioes in early Ay 203

(8 Meolthscops and Proapseot Medicol Heldings Connectiut ane exciuoked Ju [0 pendsng sole,
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PORTFOLIO INFORMATION

SUMMARY OF INVESTMENTS
{Far the six months ended June 30, 2023

fArmocnts in thousands)

FHP Holdings California 012023
MEDIAN Germany 71,230 Q23023
Priory Group UK. 57,606 Q22023
Prospect Medical Holdings California 25,000 Q22023
Capital Additions, Development and

Various 117,749 Various

5 327,585

Other Funding for Existing Tenants(B)

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF JUNE 30, 2023

fmrocnmis fn thowsands)
Costs Incurred as of Estimated Commencement
Operator Location Commitment
June 30, 2023 Date

Ernest Health South Carclina 22,400 5 18,077 Q32023
IMED Hospitales Spain 46,273 41,109 Q32023
Lifepoint Behavioral Health Tanas 31,600 11422 Q12024
IMED Hospitales Spain T4 10,832 Q32024
IMED Hospitales Spain 51,372 14,849 Q1 2025
Steward Health Care Texas 164,404 57,096 Q2 2026

A

(A Excludles Irantaciion cosle, such ot real ostale Eanslor and ofhés Lards. Muﬂmspﬂﬁa@oumuaﬁmmmfﬁrﬂ

18 Raffaets nornal capital adelitions Shal extend thie fife or improwe existing Seilitiog on wiich Wik rdeein & relurn squal o the fease rate for the rospective Qacilily. This fnclodes
ovie 10 facilities ard six cifformal operata.
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME
fLmacrited)
fAmounts fin thowsamds, excepd per share datay

For the Thrae Months Ended For the Six Months Ended

Jume 30, 1023 Jung 20, 2022 Jusne 30, 2023 June 30, 2022
REVENUES
Renit billed 5 4743 % ML & 495648 5 504,611
Straight-line rent 139,329) 58518 1T, 564 119,562
Incgma fram financing beases E8,468 51,873 B1,663 103,649
Interest and other income E0,765 45626 92931 52,104
Total révenuss 337,395 400,226 AT E06 810,026
EXPEMSES
Inkerest 104470 BT, 130 202,124 178,913
Real estate depreciation and amestization 354,403 £4.334 445761 169,650
Property-related™ METE 13 3,786 2,733
Géneral and sdministrative 35,604 18 858 11,328 80,782
Total expenses 529,153 231057 755,501 454,578
QTHER IMCOME |EXPENSE)
Gain on sale of real &5tale 16T 16,355 sl A67,591
Real estate and ether impairment charges = . {59,538) {4,5T5)
Earnings from equity interests 12,204 14,785 1ETE 23033
Dbt refinancing and urutilized finanting costs (B8] (619) (B16) {9,435}
Oither [ineluding fair walue djustments on ecuritied) (10,50 1031 {15.678) 16793
Total otbir incame [Eipente) 1,063 32,552 (B222T) 492,590
{Loss] income befone income tax (190,695 00,121 (154.122) 544,047
Incoms tax banehit (sxpensg) 148,262 (10,657) 144,719 {22,036}
Met [loss) income (42,433) 150,064 (9.,403) g21.011
Het loss (ingeme] attributable to non-controlling interests 396 (467) 160 733}
Met (loss) income attributable to MPT common stockholders £ (42,037) £ 189,597 § (9,243) 5§ B21,278
EARNINGS PER COMMOMN SHARE - BASIC AND DILUTED
Met (loss) inceme attributable 1o MPT commen stockhalders 5 [ -] 032 & 02 5 137
WEIGHTED AVERAGE SHARES OUTSTANDING « BASIC 538,344 598,827 595,323 98,751
WEIGHTED AVERAGE SHARES QUTSTANDING - DILUTED 558,344 599,026 595,313 £98.979
DIVIDENDS DECLARED PER COMMOMN SHARE 5 L2 5 0.9 5 0.58 13 0.538

{A] Includes $21.1 million and 5183 million of ground Bease and other cxpenses (such as property taces and insurance] paid directly by us and reimbursed by our tenants for the three
faniths ended Jume 30, 2023 and 2022, respectinaly, bad $25.3 million and $24.6 million fod the six months ended Junse 30, 2023 and 2022, redpeitively.
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FINANCIAL STATEMENTS

CONSOLIDATED BALANCE SHEETS
(Amounts in thousands, excepl per share data)

ASSETS
Real estate assets
Land, buildings and improvements, intangible lease assets, and other
Imvestneent in financing leases
Real estate held for sale
Mortgage loans
Gross investmaent in real estate assets
Accumulated depreciation and amortization
Het investment inreal estate assets

Cash and cash equivalents

Interest and rent receivabiles, net

Straight-line rent receivables

Investments in unconsolidated real estate joint ventures
Investments in unconsolidated operating entities

Other loans

Other assets

Total Assets

LIABILITIES AND EQUITY
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenue
Obligations to tenants and olher lease liabilities
Total Liabilities
Equity
Prefemed stock, $0.001 parvalue. Authorized 10,000 <hares;
no shares outstanding
Common stock, $0.001 par value. Authorized 750,000 shares;
issued and outstanding - 598 344 shares at June 30, 2023
and 597,476 shares at December 31, 2022
Additional paid-in capital
Retained (deficit) earnings
Accumulated other comprehensive income (loss)
Tatal Medical Properties Trust, Inc. Stockholders’ Equity
Non-contrelling interests
Total Equity

Total Liabilities and Equity

&) Financials have been derived from the pricr year sudited financial statemants.

June 30, 2023

{Unaudited)

December 31,

A

5 13,133,651 13,852 415
1,231,652 1,691,322
354,101

15,065,754 15,017,830
(1,251,165) (1,193,312)
13,814,589 14,724,527
235668

167,035

187,166

1,487,118 1,497 903
1,812,150 1,444,872
227,839

572,990

19,658,000

5 19.2MI3?5

L3 10,237,558 §

10,268,412
621,324
T
146,130

10,889,661

8,547,835

11,063,593

5at
8,535,140
116,285
159, 184)

8,313,812

8,592 8538
1,568

8,314,714

8594407

: i
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FINANCIAL STATEMENTS

INVESTMENTS IN UNCONSOLIDATED REAL ESTATE JOINT VENTURES
s of gnd for the three menths ended June 30, 2023)

[Ungudited)

{5 avmounts in thousands)

o 5w ical]  Steward Policlinico di HM MPT Fro Rata
MEDIAN™ < . ; Total &
Hetwaork™ | Health Care Monza"' Hospitales Share

Gross real estate 5 1920012 5 1510313 % 1,677,587 5§ 182854 5 369344 5 5660210 5 R113T00
Cash 0,227 5,162 17,001 19,773 4,200 86,389 44,016
Accurmulated dopraciation and dmodtization [217.853) (128,908) [53,453) [30,801) 27,583) [458.618) [253,711)
Other assets 78,600 172,923 104,063 9,191 5,312 370,089 219,363
Total Assets § 1,821,086 5 1,559,490 5 1,745,188 § 181,017 § 351,280 § 5,655,070 % 3,123,368
Debt (thind party) 5 T2l 5 TSR323 5 BBG6293 & = 5 140,698 S5 2490435 5 1,388,647
Other liabilities 144,544 177,519 8,047 13,528 53,179 433,117 247,603
Equity and sharehelder loans 965,421M 629,648 850,848 167,189 121,412 2,734,518 1,487,118
Total Liabilities and Equity 51,821,086  § 1,559,450 5 1,745,188 § 181017 % 351,289 § 5658070 % 3123368
MPT share of real estate joint venture 50% To% 50% 50% 45%
Total 5 48L,TI0 5 440,754 5 425424 5 83,595 § 54,635

Steward MPT Pro Rata
a Total
Health Care Share

Total revenues™ 4,505 3,783 7,284 % 51938
Expenses:
Property-related 5 10186 § 40§ 4044 5 87 5 L] 6236 & F1i4
Interest 12,898 4,804 17,168 554 35444 18,659
Real estate depreciation and amortization 11,317 8,553 10,306 1046 2,060 13,282 18,249
General and administrative 73 373 17 {34) 15 1,194 BBl
Gain on sale of real estate . . . -
InCame axnes 1,283 65T . . 287 2,227 1,230
Tetal expenses $ 27,289 5 14397 5 31,83F § 1,909 5 2,953 § 78383 § 41,923
Het Income % 5,208 % 3,029 3§ 6,937 % 2,896 % 8 § 18,501 § 10,015
MPT share of rial CRLTE ORI wintLrg S0 To% 50% 0% 4545
Earnings from equity Interests -1 2,605 § 2,121 % 3,468 § 1,448 5§ 373 mw

(A} Includes approaimately £255 million sharcholder loan,
18 Includes §4.5 million of stralght:line rent revenue,

{C) MPT managed joint ventune of 71-owned German fatilities that are fully leased,

D) Represonts awndrshipin Infracare, which cwns and leases all 17 Switzedand facilitios.

{E} MPT managed jeint venture of eight-owned Massachuseits haspatal Facilities that ane fully leazed pursuant 1o & master lease.

{F) Represents ownership in eight ltalian facilities that are fully leased,
(6] Represents ownershipin twe Spanish facilities that are fully leased,

(H] Excludes 52.2 million fram a combination of returns on our Lifepoint Behinvioral Health equity investment and dividénds received on our Aévis equily investment (5.9

enillign), beds amoaization of squity investmaent Coats,
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FINANCIAL STATEMENTS

IMVESTMENTS IN UNCOMNSOLIDATED OPERATING ENTITIES
Shraounls v Eoutindi)
OPERATING ENTITY INVESTMENT FRAMEWORK

MPT's hospitel expertise and comprehensive underwriting process allows for opporfunistic t ts i hospital operath

+ Passhve imvestments fypically nesded in order toocquing the farger ool +  Cortoin of these investments entitte s (o customavy ménonily rights and
ale e Lo iaCaans. Protacians.

= Cathpaaments 54 [o prinsous swndr and nol i Bhe fenand, with imited = Wooddirional apdrating loss daposive bivond our imestment.
g S,

« Operators are vetted s part of our peeroll undernwriting progess. *  Proven irock recond of successful invesiments, including Emest Heatthand

Copelio Healihsore,
= Polential for owtsired relurns dl"\fl’h‘ﬁdﬂfﬁ'l'm!n‘.

Inclusdes & 499 equity ewnership interest in, along with 8 $556 million loan commvetibde into PHP
PHP Holdings 5 654,510 A9.0% Hoddings, the managed care business of Prospect. The loan carmies an &% interest rate and is convertible
into equity of PHP Holdings.

Loan, for which proceeds were pald o Steward”s fomer private equity sponsor, s secuned by the equity
Stiwrard Health Care 362,586 MR o Steward and provvides Bor an initisl £96 cash reburn plus 3796 of Eha incneads in e value of Steward

BT L AT,

Ingludes our 49% equity gwnership interest and a loan made for the purpose of Irvesting in select
Internaticnal Joint Venture 230,153 40,07 imernational hospital operations. Theloancamies o T.5% interest rate and s sequred by the remaining

equity of the international joint venturs and guarantéed by the other equity cwnir.

Inaddi to chorte b 2021 sequidition of 15 Iailtied, we made & 9.9% PaSiine dquity imasEtment dod

Priary Group 163,613 IR e, procesds of which weie pasd b5 Uk formar owner, The loan cambes avarableinisnest rats.
svenasen o - mﬁxmmmwwp.nmm.awm:n;cunsm.u.onmnnmm‘nmam

Ineclisders our pacshoe equity ownership interest. Proteeds from our orginal investment of 5150 million

Steward Health Care 125 9.9% i :
ol were paid directly 1o Steward's formser private equity sponsor and cther thareholders.
At _— . Inlusdis r paLshne BaUIty wnership interedt in Aevis, o public bealiheare imvestment compaiy, Our
* g - origingl imdestmaent of CHF 47 mallion i3 marked-te-makel quaitery,
; Inchsd pesshvg exquity hip inberest in Aspris, a spin-off of Priony’s education and children's
: £ servioes line of buiness
Inofder to chasethe 2021 atguisition of 18 behavioral Tacilities, we made anequity immestment and a
Lifenaint Behavioral Hoalth 10767 200% I, procoeds of which wide pasd to the fommar ewners. As 5 neult of Lifepsint's soquisition ol o

msfority interest in Speingstons in February 2003, the boan and related interest (of appoximatily $205
miillign] was pald in full. We continue to hold our minority equity interest in Lifepoint Behavioeal Health,

T3 29% Insclisde Oir pAEShnk SqUIty cvmership inberest in Catemas, b public care delivery system. Our oniginal

investment ks marked-to-market quarterty.
- [

INVESTMENTS IN UNCONSOLIDATED OPERATING ENTITIES
AS A PERCENTAGE OF TOTAL ASSETS
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APPENDIX - NON-GAAP RECONCILIATIONS

ADJUSTED NET DEBT/ANNUALIZED EBITDAre

{Uinacudited)
(Amnounts i thousamds)
For the Three Months Ended
June 30, 2023
ADJUSTED EBITDA re RECONCILIATION
Het loss 5 (42,433)
Add back:
Interest 104,470
Incarre Lax [148,262)
Depreciation and amortization 367,955
Gain on sale of real estate (16T}
Adjustment to reflect MPT's share of unlevered EBITDW
from unconsolidated real estate joint ventures™ 13,167
20 2023 EBITDARe 5 293,730
Share-based compensation 6,437
Write-off of unbilled rent and other 95,642
Litigation and other 2,502
Debt refinancing and unutilized financing costs E16

Hon-cash fair value adjustments

8374
Prospect Medical Holdings adjustment EXE)]  Annvalized |

20 2023 Adjusted EBITDAe § 350642 § 1,402,568
Adjustments for mid-quarter investment agtivity™ (5,056)
20 2023 Transaction Adjusted EBITDAre 5 345586 § 1,382,344
ADJUSTED NET DEBT RECONCILIATION
Total debt at June 30, 2023 5 10,237,558
Less: Cash at June 30, 2023 (324,050)
Less: Cash funded for building improvements in progress
and construction in progress at June 30, 20237 [415,368)
Adjusted Net Debt 5 9,498,140

Iveestors and anabysts follewning the real estate industry utidize net debt [debt less cash] to EBITDA a5 3 measurement of leverage that thews how many years it would take for ug e
pay back our debd, assuming net debt and EBITOAMN are held constant, tn cur caloulation, we start with EBITOA , o3 dofined by Nareit, which i3 net ingome belore interest expense,
incomae tax expense, depreciation and amostization, losses/gains on disposition of depreciated property, impairment losses, and adjustments (o reflect our shane of EBITDAre from
wunconsolidated real estate joint wentures. We then adjust ERITDAre for non.cash shane.based compensation, non-tash fair valee adjustments and other items that would make
comparison of sur sperating results with prior periods and other companies more mesningful, to defve Adjusted EBITDAR . We adjust net debt for cach funded for building
Hnprovements in progress and construction in progress for which we aee not yol receiving, rent to derive Adjusted Met Debt, We sdjist Adjusted EBITDAs for the effects from
Envestments and capital transactions that were completed during the perded, asxsuming such transactions were conzummated/fully funded as of the beginning of the peried to dedve
Transaction Adjusted ERITDAe . Although non GAAP measures, we beliese Adjusted Mot Debt, Adjusted EBITDAR , and Transaction Adjusted EBITDAR are wsaful o investors and
snatyits at thiy allow for 8 more cument view of cur eredit quality and sllow fos the comparison of cur eredit strength betwesn periodd and to other real estate companied without the
elfeet of items that by thair nature ane rot comparable from peiod to perod,

(8] Incliedes enly the unlevered portion of our share of EBITDAs from unconsolidated real estate joint ventures, aswe have excleded any net delbt from gur unconsolidated real estate
Joint wentures in the Adjusted Net Debt line. We believe this adjustment is neoded Lo appropriately reflect the relationship betwedn EBITDAs and net debt.

(B] Reflects a full quarterimpact from our mid-guaes imaeimaents, dispoials, and baan payolfs.

(€] Excleded development and capital improvemaent peojects that ane in precess and not yet gensrating o cash return but will generatie s reburm onoe completed,
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Medical Properties Trust

o000 Urban Center Drive, Suite 501
Birmingham, AL 35242

205) 9bg-3755 NYSE: MPW
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Conrace:
Drew Babin, Senior Managing Dirccror :ft.’nr'{mr'.ir..' Communicarions
(6.46) 884-98a9 or dbabin@medicalproperticstrust.com
or
Tim Berryman, Managing J'Jir':':‘rm'nfhm‘.u.rm' Relarions
205) 397-8589 or EJIFJ.'F'I'_H'IPP.IF!iu"?:l:h';il'd.'aIIPJ"HPL'J'II'L'SI!P'MS!.-:'-:UH




