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Item 2.02. Results of Operations and Financial Condition.

On October 27, 2022, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended
September 30, 2022. 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 October 27, 2022 reporting financial results for the three and nine months ended September 30, 2022
99.2 Medical Properties Trust, Inc. 31d Quarter 2022 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: October 27, 2022



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 THIRD QUARTER RESULTS
Per Share Net Income of $0.37 and Normalized FFO of $0.45 in Third Quarter
Year-to-Date Capital Recycling Transactions Generate Approximately $1.8 Billion of Cash
Birmingham, AL — October 27, 2022 — Medical Properties Trust, Inc. (the “Company” or “MPT”’) (NYSE: MPW) today announced financial and
operating results for the third quarter ended September 30, 2022, as well as certain events occurring subsequent to quarter end.

. Net income of $0.37 and Normalized Funds from Operations (“NFFO”) of $0.45 for the 2022 third quarter on a per diluted share basis;

Previously announced activities:

. Declaration in August of a regular quarterly dividend of $0.29 per share, representing a third quarter payout of adjusted funds from
operations (“AFFO”) per share of roughly 81%;

. Sale of eleven facilities to Prime Healthcare (“Prime”) and the repayment to MPT of various loans combined to contribute to a significant
reduction in short-term debt in the third quarter;

. Expected acquisition by a subsidiary of LifePoint Health, Inc. (“LifePoint”) of a majority interest in Springstone Health OpCo, LLC
(“Springstone”) that would result in an approximate $200 million loan repayment to MPT upon closing in the first half of 2023; and

. Agreement to sell three hospitals in Connecticut to Prospect Medical Holdings (“Prospect”) for an aggregate sale price of roughly
$457 million in 2023.

“Performance at our facilities generally improved during the second and third quarters, reflecting the resilience of well-underwritten, infrastructure-like
hospitals,” said Edward K. Aldag, Jr., Chairman, President, and Chief Executive Officer. “Forecasted escalations in our CPI-linked leases point to
overall cash rent growth in the four to five percent range for next year, a pace likely to match up well with anticipated hospital industry revenue trends.”

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 2021 results, as well as reconciliations of
total assets to total adjusted gross assets and total revenues to total adjusted revenues.
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PORTFOLIO UPDATE

Inclusive of total proceeds received from its first quarter real estate partnership transaction with Macquarie Asset Management, proceeds from third
quarter asset sales and loan repayments and other transactions, MPT has sourced approximately $1.8 billion in cash from capital recycling transactions
year-to-date. In addition, as previously announced, the Company expects to receive more than $650 million in proceeds in 2023 from other binding
agreements. Forecasted proceeds from these transactions and any other potential dispositions, loan repayments and/or joint venture transactions are
expected to fund debt reduction, potential stock repurchases and selective investments.

During the third quarter, Steward completed the accelerated repayment of amounts due related to approximately $450 million in COVID-related
advances and collected approximately $70 million of past due reimbursements under the Texas Medicaid program. With these cash drains now in the
past, positive revenue trends, significant declines in contract labor utilization and anticipated annual savings resulting from adjustments to Steward’s
cost structure are expected to result in positive and sustainable free cash flow.

The Company has total adjusted gross assets of approximately $21.1 billion, including $14.8 billion of general acute care hospitals, $2.2 billion of
behavioral health facilities, $1.9 billion of inpatient rehabilitation facilities, $0.3 billion of long-term acute care hospitals, and $0.3 billion of
freestanding emergency room and urgent care properties. MPT’s portfolio, adjusted for the transactions described herein, includes approximately 435
properties and 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 54 hospital operating companies.

OPERATING RESULTS AND OUTLOOK

Net income for the 2022 third quarter ended September 30, 2022 was $222 million ($0.37 per diluted share) compared to $171 million ($0.29 per diluted
share) in the prior year period.

NFFO for the 2022 third quarter was $272 million ($0.45 per diluted share) compared to $263 million ($0.44 per diluted share) in the prior year period.

The Company is increasing its estimate of 2022 per share net income to $1.99 to $2.01, including year-to-date gains on sales of approximately
$537 million, and is also tightening its estimate of 2022 per share NFFO to $1.80 to $1.82 from a prior range of $1.78 to $1.82. MPT plans to provide
initial estimates of 2023 per share net income and NFFO when it reports fourth quarter earnings.

These estimates do not include the effects, among others, of unexpected real estate operating costs, 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 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 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 Thursday, October 27, 2022 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended September 30, 2022. The dial-in numbers for the conference call are 833-630-1956 (U.S.) and
412-317-1837 (Canada/International); no passcode is required. 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
November 10, 2022 using dial-in numbers 877-344-7529 (U.S.), 855-669-9658 (Canada) and 412-317-0088 (International) along with passcode
5485534. 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 approximately 435
facilities and 44,000 licensed beds (on an adjusted basis) 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 274 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
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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 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; (xvi) the risk that the expected acquisition of a
majority interest in Springstone by LifePoint does not occur, (xvii) the risk that the expected sale of three Connecticut hospitals currently leased to
Prospect does not occur; and (xviii) the risk that other property sales, loan repayments, and other capital recycling transactions do not occur:

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, 2021 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)

September 30, 2022 December 31, 2021
Assets (Unaudited) (A)
Real estate assets
Land, buildings and improvements, intangible lease assets, and other $ 13,083,292 $ 14,062,722
Investment in financing leases 1,965,021 2,053,327
Real estate held for sale — 1,096,505
Mortgage loans 305,504 213,211
Gross investment in real estate assets 15,353,817 17,425,765
Accumulated depreciation and amortization (1,088,912) (993,100)
Net investment in real estate assets 14,264,905 16,432,665
Cash and cash equivalents 299,171 459,227
Interest and rent receivables 117,555 56,229
Straight-line rent receivables 710,082 728,522
Investments in unconsolidated real estate joint ventures 1,422,010 1,152,927
Investments in unconsolidated operating entities 1,428,061 1,289,434
Other loans 200,245 67,317
Other assets 601,387 333,480
Total Assets $ 19,043,416 $ 20,519,801
Liabilities and Equity
Liabilities
Debt, net $ 9,476,144 $ 11,282,770
Accounts payable and accrued expenses 569,017 607,792
Deferred revenue 18,569 25,563
Obligations to tenants and other lease liabilities 146,438 158,005
Total Liabilities 10,210,168 12,074,130
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 - 598,983
shares at September 30, 2022 and 596,748 shares at December 31, 2021 599 597
Additional paid-in capital 8,537,145 8,564,009
Retained earnings (deficit) 433,339 (87,691)
Accumulated other comprehensive loss (139,301) (36,727)
Total Medical Properties Trust, Inc. Stockholders’ Equity 8,831,782 8,440,188
Non-controlling interests 1,466 5,483
Total Equity 8,833,248 8,445,671
Total Liabilities and Equity $ 19,043,416 $ 20,519,801

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



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Nine Months Ended
September 30, 2022 September 30, 2021 September 30, 2022 September 30, 2021
Revenues
Rent billed $ 232,418 $ 242211 $ 737,029 $ 672,425
Straight-line rent 26,552 64,637 146,114 174,975
Income from financing leases 51,011 50,667 154,660 151,898
Interest and other income 42,358 33,264 124,562 136,038
Total revenues 352,339 390,779 1,162,365 1,135,336
Expenses
Interest 88,076 94,132 266,989 273,409
Real estate depreciation and amortization 81,873 85,039 251,523 237,050
Property-related (A) 8,265 7,128 37,998 31,265
General and administrative 37,319 36,694 117,601 107,312
Total expenses 215,533 222,993 674,111 649,036
Other income (expense)
Gain on sale of real estate and other, net 68,795 9,294 536,788 8,896
Earnings from equity interests 11,483 7,193 33,606 21,633
Debt refinancing and unutilized financing costs 17) — (9,452) (2,339)
Other (including fair value adjustments on
securities) 23,532 (2,276) 35,450 4,747
Total other income 103,793 14,211 596,392 32,937
Income before income tax 240,599 181,997 1,084,646 519,237
Income tax expense (18,579) (10,602) (40,615) (69,141)
Net income 222,020 171,395 1,044,031 450,096
Net income attributable to non-controlling interests (227) (258) (960) (611)
Net income attributable to MPT common
stockholders $ 221,793 $ 171,137 S 1,043,071 $ 449,485
Earnings per common share - basic and diluted:
Net income attributable to MPT common
stockholders $ 0.37 $ 0.29 $ 1.74 $ 0.76
Weighted average shares outstanding - basic 598,980 595,119 598,828 586,291
Weighted average shares outstanding - diluted 599,339 597,320 599,099 587,971
Dividends declared per common share $ 0.29 $ 0.28 $ 0.87 $ 0.84

(A) Includes $5.6 million and $4.0 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 September 30, 2022 and 2021, respectively, and $30.2 million and $23.1 million for the nine
months ended September 30, 2022 and 2021, 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 Nine Months Ended
September 30, 2022  September 30,2021  September 30, 2022  September 30, 2021

FFO information:

Net income attributable to MPT common stockholders $ 221,793 $ 171,137  $ 1,043,071 $ 449,485
Participating securities’ share in earnings (288) (328) (1,035) (1,088)
Net income, less participating securities’ share in earnings $ 221,505 $ 170,809 $ 1,042,036 $ 448,397
Depreciation and amortization 99,296 98,492 300,731 277,089
Gain on sale of real estate and other, net (68,795) (9,294) (536,788) (8,896)
Funds from operations $ 252,006 $ 260,007 $ 805,979 $§ 716,590
Write-off (recovery) of straight-line rent and other, net of tax 23,863 3,650 27,444 (1,601)
Non-cash fair value adjustments (3,597) (819) (12,563) (2,763)
Tax rate changes — — (825) 42,746
Debt refinancing and unutilized financing costs 17 — 9,452 2,339
Normalized funds from operations $ 272,289 $ 262,838 $ 829,487 $ 757,311
Share-based compensation 11,089 13,555 33,968 38,590
Debt costs amortization 4,543 4,584 14,716 12,693
Rent deferral, net 549 559 (6,494) 2,198
Straight-line rent revenue and other (73,061) (79,973) (225,151) (215,169)
Adjusted funds from operations $ 215,409 $ 201,563 $ 646,526 $ 595,623
Per diluted share data:
Net income, less participating securities’ share in earnings $ 037 $ 029 3 1.74 3 0.76
Depreciation and amortization 0.16 0.17 0.50 0.48
Gain on sale of real estate and other, net (0.11) (0.02) (0.90) (0.02)
Funds from operations $ 042 $ 044 $ 134 § 1.22
Write-off (recovery) of straight-line rent and other, net of tax 0.04 — 0.04 —
Non-cash fair value adjustments (0.01) — (0.02) —
Tax rate changes — — — 0.07
Debt refinancing and unutilized financing costs — — 0.02 —
Normalized funds from operations $ 045 $ 044 $ 138 § 1.29
Share-based compensation 0.02 0.02 0.06 0.07
Debt costs amortization 0.01 0.01 0.02 0.02
Rent deferral, net — — (0.01) —
Straight-line rent revenue and other (0.12) (0.13) (0.37) (0.37)
Adjusted funds from operations $ 036 $ 034 $ 1.08 $ 1.01

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.
The write-off of straight-line rent in 2022 is predominantly related to sold properties.

(B) 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 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) 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

2022 Guidance Reconciliation

(Unaudited)
2022 Guidance - Per Share()
Low High
Net income attributable to MPT common stockholders $ 1.99 $ 2.01
Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $  1.99 $ 2.01
Depreciation and amortization 0.67 0.67
Gain on sale of real estate and other, net (0.90) (0.90)
Funds from operations $ 176 $ 1.78
Other adjustments 0.04 0.04
Normalized funds from operations $ 180 $ 1.82

(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.

Total Adjusted Gross Assets

(Unaudited)
(Amounts in thousands) September 30, 2022
Total Assets $ 19,043,416
Add: Accumulated depreciation and amortization 1,088,912
Add: Incremental gross assets of our Investments in Unconsolidated Real Estate Joint Ventures(l) 1,604,762
Less: Gross book value of the Transaction Commitments(2) (686,057)
Net: Reclassification between operators®) —
Add: Incremental cash from Transaction Commitments(4) 39,009
Total Adjusted Gross Assets®) $ 21,090,042

(1) Reflects an addition to total assets to present our total share of each joint venture’s gross assets. See below for details of the calculation. While we
do not control any of our unconsolidated real estate joint venture arrangements and do not have direct legal claim to the underlying assets of the
unconsolidated real estate joint ventures, we believe this adjustment allows investors to view certain concentration information on a basis
comparable to the remainder of our real estate portfolio. This presentation is also consistent with how our management team reviews our portfolio.

Real estate joint venture total gross real estate and other assets $ 5,519,058
Weighted-average equity ownership percentage 55%
3,026,772
Investments in Unconsolidated Real Estate Joint Ventures (1,422,010)
Incremental gross assets of our Investments in Unconsolidated Real Estate Joint Ventures $ 1,604,762

(2) Primarily represents the gross book value of assets to be sold/repaid in connection with the October 2022 commitment to sell three facilities leased
to Prospect Medical Holdings, Inc. for approximately $457 million and an August 2022 commitment for a subsidiary of LifePoint Health, Inc.
(“LifePoint”) to acquire the majority interest in Springstone Health Opco, LLC. (“Springstone”).

(3) Reclass of $0.8 billion of gross assets between Springstone and LifePoint as part of the Transaction Commitment described in Note (2).

(4) Represents cash expected from the proceeds generated by the Transaction Commitments described in Note (2), less paydown of the full revolver
balance at September 30, 2022.

(5) Total adjusted gross assets is total assets before accumulated depreciation/amortization (adjusted for our investments in unconsolidated real estate
joint ventures), assumes material transaction commitments are completed, and assumes cash on hand at period-end and cash generated from or to
be generated from transaction commitments or financing activities subsequent to period-end are either used in these transactions or used to reduce
debt. We believe total adjusted 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.

Adjusted Revenues
(Unaudited)

For the Three

Months Ended
(Amounts in thousands) September 30, 2022
Total Revenues $ 352,339
Revenues from investments in unconsolidated real estate joint ventures 44,997
Total Adjusted Revenues() $ 397,336

(1)  Adjusted revenues are total revenues adjusted for our pro rata portion of similar revenues in our investments in unconsolidated real estate joint
ventures. We believe adjusted revenues are useful to investors as it provides a more complete view of revenues across all of our investments and
allows for better understanding of our revenue concentration.
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COMFPANY OVERVIEW

MPT OFFICERS:

M. Hagper and J. Kevin Heana

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

R. Steven Hamner Executive Vice President and Chief Financial Officer

Emmett E. McLean Executive Vice President, Chief Operating Officer and Secretary

J. Kevin Hanna Vice President, Controller and Chief Accounting Officer

Rosa H. Hooper Vice President, Managing Director of Asset Management and Underwriting
R. Lucas Savage Vice President, Head of Global Acquisitions

Charles R. Lambert Vice President, Treasurer and Managing Director of Capital Markets

Board uf Direcrors Corporate Headquarters

Edward K. Aldag, Jr.

G. St D
R Medical Properties Trust, Inc.

R. Steven Hamner 1000 Urban Center Drive, Suite 501
Caterina A. Mozingo Birmingham, AL 35242

Emily W. Murphy
Elizabeth N. Pitman
D. Paul Sparks, Jr.
Michael G. Stewart wv\.w.l'led'i.'.ﬂpmper'. estrust.com

[205) 965-3755
(205) 960-3756 (Fax)

C. Reynolds Thempson, 111
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COMPANY OVERVIEW

IMVESTOR 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 therryman@medicalpropertiestrust.com

Stock Exch ange Senior

Transfer Listing and Unsecured

MPW
LISTED
Moody’s - Bal

NYSE Standard & Poor's - BBB-

Agent Trading Symbol Debt Ratings

American Stock Transfer Hew York Stock Exchange
and Trust Company [NYSE): MPW

6201 15th Avenue
Brooklyn, NY 11219

Saint Michael's Medical Center - Newark, New Jersey
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FINANCIAL INFORMATION

RECONCILIATION OF MET INCOME TO FUNDS FROM OPERATIONS

[tnguited)
[Amounts in thowsends, except per share dota)

For the Three Months Ended For the Nine Months Ended
September 30, 10ZF September 30, 021  September 30, 73T Septembaer 30, 201

FFOINFORMATION:

et income abtrdetabike to MPT comman steckholders 5 FPTh; O] 1T (8 1p438m1 5 440 485
Participating securities’ ihane in eanings 33y 11535 {1008
Met incore, less participating secuvities’ share in earnings. 5 231,505 5 1TosEM & 1,543 036 g 445 BT
Depreciation and amartization b Al e 00,731 ITT 083
Gain on sale of real estate and cther, ret 168,735} (3704 {536,785) (B9
Funds from oparations 5 251006 & WwoEeT 5 [ X7 ] 16,550
Write-off [recovery] of stralght line rent and other, net of B e 165D 27 444 {1501y
Hon-cash fair valee adjustments (3,557} |ll‘!:l [.l?..’lﬁﬂ] {ETRI)

Tau rabe changes
Dbt refinancing and weadiliced financing coits

17 2%
Noralizd unds rom paatons R BT DEEEETETY

ALT8E

Shane-based compensation 11,089 13,555 kUL )
Dl coaki amartization 4543 4584 Il.TK 13603
Rend defermal, net w9 553 6.494) 2,108
Eeralght-line rent revenue and other (T081) (T5,9T3) % (15155

Adjusted funds from operations. 5 m 3 01583 5 Hﬁ 5 595 613

PER DILUTED SHARE DATA:

Mol incoma, s participaling Scurities” shane in sarmings 5 [ 1 & [+ T 1 174 H (%
Depreciaiion and amartitstion 046 017 050 045
Gabn on sale of real estafe and ciher, ret 0,01} 0402} o) X k]

Funds fram aparations ¥ CEER LR 1M 4 11
Write-off [recoeny] of straight-line rent and otber, net of tax LT (10 -
Mon-cauk fairvakue sdpntments i) Lo .
Tax rate changes - - [T
Debt refinancing and weailized financing cosfs. . 002 .

Narmalized funds from operstions s oaslls o]

DEENNTT] EETTY
Share-bused compenstion 00 i L0 Qa7
Dbt costs amortization L= [ onz oz
Rent daferral, nat - - o) .
Saraight-ling rest revenue and othasr .17 3135 m
Adjusted funds from operations: 5 238 i FETIE ] ios &
Xt
&) Cortain line items sbowe (such . depreciation and amortigation| include our thare of pense from foink wentures. These amounts ses included with all sty of our

‘agqeity interety in the “Larmings from squity isbmesty” line onShe comaolidafed iEstemants of income. The write-oll of straigh® line rent in 3007 predk vihy relsbed ba nold et

B ireexton snd snshab & i thee read ankate Fundh gy o FRD, s m ! maanure. FED, reflecting the sassmption that nesl swiste suet eabues
m-nHwﬂm-bnwm.pmqulr.--d,nlhrnm-dhcunlr.wrd-pxuhmmmdmmmmhmmhmdndmmmmm
‘owwe fima. W compebs FED in sccomdsnce with the defretion prowided by the Ketiomsl dusscistion of Resl Existe inverEmant Trnks, or Mamit, which sepressaty. red incoma fiow] jeomgputed in
sccordunce with GAAP), sacluding gain: flowies] on sslen of real estate and impairmest changes on reel eitate mosts, plea real sitate depreciation snd amortination snd after aduatments. for
unconabdvisd pairavihipr and fnk enbure

I sddbtion 1o preusnting PR s sccordance with B Rt defination, we dincloss normasized FED, which sdank FED for Beme that relsbs o snsshcipabed or nan-com st on sctiabien. or
sccounting change: that, H not noted, mould make comparizen to pricr perod neults and markst expectations less mesningful to ievesion snd snalpts. We beleve that She we of FIC, combsined
“wrth Be required CAAR .npuunﬂ- ! g of oer operating results. amosg isvestors and the we of normaliced FID makes comparisons of cur spersting rewsly with price
periods and other FFO and widely sned wepplemental meawre of operating and financial performance of REITs, they dhould not
hm—dnjumhm—mdmwmm tirsce e maunuces do not reflect sither deposcistion and smortinaticn coaty or the level of capital sxpendituce: and lsuaing coats
ecEiany Bo maintsin the cpersting padormancs of our propertio, mhich can be significant exonomic costa that could materially impect our it of cperstiona. FFG end normalised FRO dhould not
b coniidased an sliemative o net income (loas] jcomputied in sccondance with GAAP] s indicaton of cur seusity of apsrstion or s cath flom from opersfing st (computed in sccordance with
GAAF) au an indicator of gur bauidity,

‘e caliculiate adjunted fends from or AFPD, by wat i brom or adding 1o PO ] stradght-fre rent, fi] nen-cath shace-bawed compenaation sperce, and (i) amcrtization ol
dedprred firancing couty. AFFD i an cparsfing messuremand that we une to snsbe cur rewslte of cpenaficns based mose on the recsipt, rather than the sccrual, of cur restal sewence and on certsin
wiher adpntmenty. W belaevr thab thes i as mpartant B o ¢ type apaein gersally require karges e brases with arnual coniraciual ecalaticns of hae rency,

reaviting in the recognition of & sigrifeant smount of rertal income thal i not bilsbie'coliected until iuture peroda. Our calculabion of AF1D may not be comparsbie to AFID or wmiladly Btled
s ceparted by other BEITe AFFO thould not be conidered a2 an sltersabive to et income (caloelabed purssant 1o GARP] a2 an indcator of oer newls of aperation or fo cash flow from
‘oparating scbienan (caloulsbad purusnt do GULR w1 snindicatar ol or Bauady
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FINANCIAL INFORMATION

As of Seprember 30, J03MH

{5 amauati i thatands)

Year EETERRTIE are Total Debt 4% of Total
Hotes Loans/Revolver
ez 5 . 0.0%
H2E 46,500 4,7%
e 763,000 B1%
s AR 100 THIHA 2T 00 13.7%
26 1,548 600 £37.591 2,185,551 9%
T 1,400,000 206,600 8,003, 0003 16.6%
28 570,200 B 670,200 7.0%
e 00,000 R 000, 0003 9.4%
030 390,950 B 350,950 4.2%

Lk 1,300,000 - B, 300,000 13.6%

DEET BY LOCAL CURRER

Senior Unsecured Term Total Bebt
Hotes Loans/Revolver
United States ] 4100000 5 580000 % 4,550, 000 4T
Urited Kingdam 064,453 TH1500 3,844, 350 %
Australla . TEE000 TE3,000 B0%
Furcgse 060,200 247,991 1,208,191 12.9%

DEBT SUMM

ebtnsmment s “ “

206 Credit Facilty Revohor Varlable L403% - 4115 4 637,951
TOQT Tierm Laan Vasiable AAEE 200,000 AATE TYPE A5 PERCENTA
L5547% Notes Due 2523 (£4000) Fired o ot Varisble
1024 ALID Term Loan (&51.28) ™ Fined ™ 2ASI% T, 000 i
B325% Nobes Due 2025 (E50aM) ™ Fixed 105% 456,100
1005 GAP T Laas [£700M) Fined ™ 1 THL,900
O.547% Nobes Due 2026 (£500M) Fised 0597% &50,100
53500 Mobin Due 026 Finied 5150 500,000
LS00 Mobes Dus 2006 (E500M) ™ Fixed 500% 553,500
E000% Mot Dus 2037 Finisd 50000 1,400,000
KB Mobes Due 028 (E600M) ™ Fixed 65T 670,200
AE25% Mobed Dus 2029 Finisd AEIEH 0,000
RATEW Nobes Due 2000 (E350M) Flued EETE 350,550
3500 Mot Dus 2031 Finisd 3500 1,300,000
5 9,534,341
Dokt iddusnee cosls and disceunt [L= % 1Y

(4] Non-USD denowminafrd dnkf converfied fa LS doflars of Septermder 5, 3002,
(87 We ertensd inlo anintersal ralr drap Lronsaction, sfiectie Joly 5. 3505, 1o fin the ntenril ratr do 2430% i he dusstion of B foas.
(€] Wt parered i 08 IA0ASEE! NN SR DAEN A, ¢ Barmae Maerh £ 500, 1o K the salenrir cane 19 1 0% o (e durotam of the foos,
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FINANCIAL INFORMATION

ADJUSTED MET DEBT / AMNUALIZED EBITDA re
fLimauchited)

fAmaeunts i thouwsands)
&Embﬂ'm 2022
Het income 5 233020
Add back:
Interest BROTEH
Income tax 18,579
Depreciation and amaortization 4,641
Gain an sale of real estate and ather, nat (E8,795)
Adjisstrnent ta rellect MPT's share of unlévered EBITDA re
froen unconsobdated real estate joint ventures 10,268
30 2002 EBITDW e 5 354,780
Share-based compensation 11,085
wirite-off of straight-line rent and other 16,138
Debt refinancing and unutilized financing costs 17
Non-cash Falr valise adjustments [3.587)
20 2022 Adjusted EBITDAre 5 ATHADE
Adjustments far investment activity ™ {27.841)
30 2022 Further Adjusted EBITDAR 5 350,495

Annualization

Total debt at September 30, 2022
Adjustrnents after September 30, 2002 ™

ﬂ

5 0,476,144
(1,30,602)

Adjusted net debt

P — I

investors and srabysty following the real estate industry utilize ret debt (debs less cavh] 1o DBITDA &3 o measuremant of leverape that shows how many yesn & would take for us to pay
back our debd, asseming net debt and EBITEA are held constant. In our caloulation, we start with EBITDWre, as defined by Mareit, which is net income before interest expense, income
tax supense, deprécation and amorization, looegaing on di pon of depreciated property, impai b bxddes, aed adjust Es o reflect oo shade of EBITDA froem
unceniclidated meal estate joint venbares. We then adjust EBIMDAce for mon<ash shace-based compindation, non-cadk fair valug adjuitments and cthes itema that would make
companzon of sur opsrating results with prior perods snd other companies mose meaninghul, to dertve Adusted EBITOWre. We further sdpest net debt and Adjusted EBITDAre for the
effects from immstrnts and cagetal traesactions that were sither complsted duing the poriod o dacleasd sz fium commitmants, assuming such transsctions v
sonjummatedTully handed i of the beginning of the peried to derfve Adpited Kat Debt and Furthar Adquated EBITOARe, Allkcugh nen-0AAP masures, we balisve Adjusted Mot Dabat
s hdprted EBTDAre are wiehl to investons and analyats as they allow Tor 3 more curment view of cor cradit graality and sliow Tor the compariacn of our credit strength betwesn
peiods snd to other real estate companies without the sflect of ibems thakt by thisr nabare ans not comparabli from paricd bo paniod.

14} includes only the unlevered portion of cur share of EMTDAR from unconaclidated real estabe joint venberes, a5 vwe have sxcluded any net debt frem cur unconsolidated real estate
Joing ventures n the Adjusted Het Debt line. We bellese this adustment b needed to appropeiately reflect the relationship betwesn EBITDA e and et debt.

[B) Adfjuatiminiti 1o reflect the Sxpactid sogquilitisn of & Fajorily inlemil in Springitade by LlePsint, thi b o 1B C isul hadpitali Baaiid ba Prodpect, and
& fiall quarter impact from our mik-quarter ivestments and property sales. Adjusbed net debt/annualiced EBITDAN would be B.0x ewchading the adjustments for the expected
acnquisition of a majority inberest in Springstons by LifePoint and the expected sale of thres Connecteout hospitats osmently kased to Frospect.
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PORTFOLIO INFORMATION

ADJUSTED LEASE AND LOAN MATURITY SCHEDULE
{F avmvawmis o ihopsands)

Percentage of Total

Total Properties '™ Base Rent/Interest "™ e T

2002

2003 4

2004 1 2,731 0.2%
2025 7 18,785 1.6%
2006 4 2333 0.2%
2057 1 3,346 0.3%
2038 4 5,834 0.5%
202 P 15,450 1.3%
2030 11 16,054 10.5%
2031 4 4,256 0.4%
Therealter 41 1,134,616 93.8%

Percentage of tedal
base rentintensst

-

35335593333

93.8%

0.0% 1.2% 0.2% Le% 0.2% 0.3% 0.5% 1.5% 0.5%

PP R NS
&

Al Schedele includes fenses ond moerigoge inons.
{8 Lsase/L oan exphrotion is bosed on the fived fermal the laossfoan and coes not foctor ko podential renswal cptions prowided lov i our ogreamenis.

IC) Refiects o proysartie, ineluding Mose Mar are parm of ink weieunss, exoasd thind Conneclicul Mapemies unde revicoly dHolosed Commtment 1o be 300l WaCant prepertiss
representing fess than L% of tofio! ecirated gross ossets, ang sin fovilities thot are inder development. This schedule oleo reflects extended laose terms o3 povt of [ fePpint s experted
aoguisition of @ mojority interest in Springstone,

[CY Brpresents base rentdinterest income o0 an annualired basis os of perod end rurlcludﬂg.‘omqnm'rm exchange rates] but does nod include fenant recovenes, addidional rents and
athér feais-nelaned adualmests b sevenss (L6, Srarghi-ine renli oad defermed revenusil,
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PORTFOLIO INFORMATION
TOTAL ADJUSTED GROSS ASSETS AND ADJUSTED REVENUES BY ASSET TYPE

{Septemmber 30, 2077)
% avnownts ie thowsands)

Percentage of

AreatTypee Total Gross Assets
Gneral Aculte Care Hospitals 5 14,774,851
Beharsioral Health Facilities Bl 2,200,311 10045 50,243 1L T%
Inpatient Rehabditateon Facllites 111 1,902 £68 2008 A7 SEE 10.T%
Long-Tenm Aoute Cane Hospitals 20 32T, 100 1.53% T.950 2.0%
Freestanding ER/Urgent Care Facilities 42 269,008 139 50 15%
Other 1,615,504 . - -

Total

507 ASSET TYPE

TOTAL ADJUSTED GRO'SS ASSETS BY ASSET TYPE TOTAL ADJUSTED REVE

1%

Gernersl Acute Care Hospitals

W Behaviors] Mestth Facilities

m Impatient Rehabilibstion Facilities
Lomg:Term Acute Cane Hospitals

W Freestanding ER/Urgent Care Facilities

m Other
OMESTIC ADJUSTED GROES ASSETS BY ASSET TYPE COMESTIC ADJUSTED REVEMUES BY ASSET TYPE
10% oo
% ooy |
I
i General Acute Cane Hespitals
o Behavioral Health Facilities i

® inpatient Rehabillitation Facilities
Lang-Term Acute Care Hodpitals
m Freestanding ER/Urgent Cane Facilition

W Other

0 incluches proes real antte ARERtE. oty Koy, equily inVERiTanEs, i o rals poriion of TNt ARSHE i foind WeolLre Srranpements, ARnming muierial real srtrte commitmanty on new
TPERTRES A B AN SO DEES FERISE CUTRS DER0Der 27, J0Z2 K¢ FECONCIRIGN Of EDGH ASSETS 10 NOCAL BINUSIAT T05S AS5ET5 T SeptemDey 20, 22

18 Sefipcty actusl revenses on oo consolicited tatemeet of incore slang with revenue o prop owrrned phrough our ffoxint venfure. 'e Lpe prees relfaase
daded Sctoder 27T, N2 for & recencilation of acival revevues fo fofal sdurted revenues,
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PORTFOLIO INFORMATION

TOTAL ADJUSTED GROSS ASSETS - LARGEST INDIVIDUAL FACILITY
(Replemiber B, JORH

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

MPT fawests in real eitate, acl the comsalidated firancial perfermance of its tenaaits,
Eoch facility s wnderwritten for characteristics that make the infrestricture
attractive to any experienced, competent operator - not just the current tenont. if we
hove underwritten these correctly, then coupled with cur absolute nel master lease
stractuee, ow real estate will be aftractive te a replacement operator, in the rare
event we must transition. Such underwriting characteristics nclude:

Operators

Steward Haalth Care
Cirels Hoalth

LifePoint Haalth

Prenpect Medical Holdings

Simiaa Madical Bitwsrk Physical Quality Compeittion
A% aperatan
Largest Individuwal Facility Investment is Less Than 3%
of MPT lnvestment Portfalio Demagraphics @ Finoncial
i Mavkel

TOTAL ADJUSTED GROSS ASSETS AND ADJUSTED REVENUES BY OPERATOR
(Faphemiber 30, 20221

(% amounis i thousands)

. “ m
4]

sntage of

2 Revenues

Steward Haalth Care

Florkds marst 5 1,373,515 E¥% 4 35,079 G5
WUiah market 1,311,312 B 34,152 LE )
Massarhisefts marost 1,186,357 L5 =t 5.
Tawas/Arkansas/Loulslana market 1,143,074 LE L] 22,017 5.5%
Arizona market 54 BE] L% 8806 1.1%
Ohba/Pannsyleania market 138,345 0.7% 3,580 0.5%
Circle Health 36 2,044,259 a7 45,511 115
LifePoand Health a7 1,405,154 B.T% 13 Em7 15%
FrosnutMcﬂHuldlngs 11 1,266,565 44 505 11.3%
Swiiss Medical Hetwork 1T 1215813 11,346 18%
A5 nperators oz B4g.413 14, Tk 41.5%:
Dthar 5,504 .
- ==
AT Encluches rosis redl eriate Riiets, other L, Squity invenlments, Aad BN Aita Povion oF Srant BEseT in ! wenlune ATReTeTS, AELTHOE materlal real witale fmends o e

v oy thnclec,. See prwee redeane dated October 77, 2627 for rpcanciiation of fols acmets o fofs’ adiurted froe seeetr ar September i J077,

{8 Sty actual o o Jickatec! stafiment of oy ith revenue from srcperiivs cemed Brough our st venifune AFrange S prvid el dated Octobe
37, FOZT For 2 reconcibistion of acten] revenues o fotsl adiuried neveeoet.
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PORTFOLIO INFORMATION

TOTAL ADJUSTED GROSS ASSETS AND ADJUSTED REVENUES BY U.5. STATE AND COUNTRY
(Fapfemiber 30, 20221
1% amouris i Phousangs)

U.5. 5tates and Other Countries

Taonas 52 3,119,353 41,573

Califorrds 0 1,504 533 15,569

Flerida ] 13515 .51

Uitah T B 345 065 34,708

Massachusetis Lo LATL TS 1,TTe

4 Other States e 4,250,053 113,752

Oikar 5 1,240, 558 . .

Ulniibed States FIT 13,032 542 H 260,343 B5.TH:
United Kingdam a1 § 3,700,214 iTewm & LG ] 1h2%
Swittedland IT L215,813 55 18,248 18%:
Garmary a8z B, 247 51% 2414 L1
Ausbralia 11 BET, ThE 4.1% 14,204 Lz
Spain ] 304,000 14 34T [T

Dithar Countries LB 36,344 1¥% 8,867 1.2%
Other - TS 145 1.8% . .
International 18§ 8,057,500 35.3%

] 156,394 34.5%
ro L =l =iF = =

(4] inciudies pross real FRlTe aRrets, o0 FOARI POWT)Y FTIERETIYIES, AT OFD ARG DoV o STORS BEITT 0 00T FEOTE IVTENETIGTLL SIS MEeTa se CINAN COMPNIMETTI 00 S iresiTenls
Akl drd Soe prrm Sated Ocdoder 35 2022 kov recomcibabon of lotal assely 1o dta) adiurted gross asarts sl September 50, 3002

Y Bptants acTual i o our ceviacidried tatement of incaeme Skong with rreenue B propeiier swned Srough ar ated! foint Men AT ATRTD See prec redeare dated
October 77, 2003 for & reconclintion of sl revenars fo totel adiuated revenars.

HWUES BY COUNTRY

USTED GROSE ASEETS BY COUNTRY TOTAL ADJUET

™
1‘!‘i||

TOTA

1% %
iy

Uniibed SExles
m United Kinpdom
W Switzarland
m ermany
@ Australis

W Spain
Dther Countries
Othas

ADUUSTED GROSS ASSETS BY U5, STATE ADJUSTED REVENUES BY .5, STATE

Tamap

m California
o - \
Lrtah N
Blasse: husatis i)
I3 Other Statos %
e ] L
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM AND EBITDAR """ RENT COVERAGE INCLUSIVE OF ALL CARES ACT GRANTS

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

e EBITDARM Rent Coverage
33x
3.00x
18 g ey
%
e
200 L% Lax
HE
100
0.00x
Garwral Acute Cane Hospitals J Healik Long-Term Acute Care Tedal Portlclio
Facilities Facilities Haospatals
Q2021 TTM G 20X TTM QR 2TTM
. EBITDAR Rent Coverage
00
=]
174 174
) . .
.00
General Acute Care Hospitals  Inpatiset Rehabilit Bahavieral Health Long-Tarm Acute Care Tatal Porttalic
Facilities Facilities Hospitals
= Q2L TTM =1 2022 TTH 22002 TTM

Mam.ﬂmmmu u-aMWMMHMMhmmwmm»mwmmmmwmnm
tzarn,

wmmmmwmmwmmwmmmﬂrmm © ARG g AT 5% A01 bevoined T ! GAAF
craty EBVTOMIM gogt £81 I o nol grvr effect Ror cosioled erpendiune) [l erfend [he i o rmpesve Doy fop il ord pouspesesl .2 ey b g move Ketaer mmmﬂ de’wWM

fnonced ang da.nod Agve an immdicty couk import. MPTent s nat I xkcition, [BITIAAM diz ot eppreRTE comh
umm:nm»emmmﬂ . e T ] o or B o ] Mhmmw&umwmn

bt na rezson B believe inoccuraie n, TTM Con Baed on sctul, it i praeied i oot finoncisl spcrting ond' oash st
wnmmnmm
- Tetad CAREY Ae? Sroati Jt o A 200G 2vd use 2027 hewe Been dgvend ey By uaries e G2 2600 thetugh (17 2021 ey o J o ater Jute 2031 e iy

7 L by o
.wmmmmmmuumuﬂmmmnmm
ard for Californio faclithes Aeve ected bo Ar Fon ["HJAS ) Progeemm 7. Amounta incleced ar derived irom the
b e ¥ By T e LR

(8] e 1 i d Fental aputiy de Propee | Bedaa| Holdsn 3 Cirvane i faobten Frowse§ Medics] Haldrgr Pon eefered o a bending beffer af sferd fov 3 £ orvec e if apersfoss.
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PORTFOLIO INFORMATION

M EBITDARM HTDAR RENT ¢

Primary Froperty Typ TTM EBITDARM Rent Coverage TTM EBITDAR Re
Stewand Health Care Canral ALAe
Prospect Medical Holdings™ 1,153,751 Gereral Acute X “0LEx
MEHAN 1019718 IRF 1.8 L5x
Speingan B0 £50 Bahaviarsl 1.4 L
Priary Group 798,558 Behavioral i 1.7z
Prime Healthcare 629, T5L Ceneral ALute LR 365
Emest Health 570,535 IRFLTACH 2.5 20w
Wibirs Healthass 276,15 IRFLTACH 240 21x
Aspris Children’s Sensoes. 124534 Bahavioral 2.k Lix
Fipeline Heatth System 218,318 Cenral ALute 1ax .55
Surgery Partners 196,153 General Acute 7.3 T
HM Hespitales 153072 Gentral Alute EN] 26
Other Reperting Tenants 672404 Various 1Tx

T T I TS TR

“ m ke T

Intemational Operator 1 Canral ALte .m0 20
International Operator ¥ General Acute 1.58x 1.5x
Domestic Operater 1 General Adule L (3
Damastic Oparater 2 Ganaral Azute/LTACH 1.0m 5x

Swiss Medical Hebwork 5 995,167 General Aouie Second Larpeal group of private bedpitels in Switterland

Rarvesary Health Care UK 391,135 Gemeral Acute OluDl"|h|u'[nlM.lllh:ll!uululml'nl:::'mld.Fﬂlnl(ﬂ\.llrl‘f.l'\rﬁlmnlym-
Fihlajalinna 05 &34 Gerseral Acute Fintand's leading producer of social and healih sersioes.

Saint Luke's - Kanzas City LA g Gensral Acute Invesiment grade-raed

HH5 90,162 General Acute Sigghe- parper povemiment entity in UK

Digrity Health 51,357 General Acute Part of Commanpirit; Parent guaranty; imemtment prace-rated
Commurity Health Systems 41,443 General ALute 5 heapinal operator with wutatamtial aperating Riviory

HeLeod Heal 38,50 Cantral AUt Parens peansty

Jersi e Mo - CUF 30073 Genaral Aute w"“'mwi"“:?;:“”m*m“m”mm
HiiraPapchiatric Hospitals 26509 Bahavioral Parent paariaty

Other Tenants 57711 General Acute
—m—_
Al gt g eneni app iy B3, P o WFT Taral

Norau AR doa paresrdad i o o rodien P et B P ST Soguiiid Jn ch peicing Tala e, 3a i B the period bateaan BPT aogelniion and Juns B0, 3202

(A brvrslmea! b ena iniade aam cpal Pilele pgudy cmemilmen i sas el eilale lass eeilasdieg EF segeslracy bcdern sed lod Turt uedes dronapees!
{81 iPreapenct Mhecticos! Pioiding 't CSBrOpE STt COnMacticut 03 FrORscr Mol Molkding) fo seteres i ¢ binging beeter of inteat for n Conmecticat Speronon
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PORTFOLIO INFORMATION

SUMMARY OF INVESTMENTS
[For the nire months ended September 30, 2022)

A i thousamds!

L &

Friary Group
Pihlajalinna
Steward Health Care
Steward Health Care
GenesisCare

Fundacidn Cardicvascular

Capital Additicons, Development and
Crther Funding for Existing
Tenants™

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF SEFTEMEER 30,

Flracumaie in thousamds)

H

LLE,
Fimland
Arizona
Flarida
Spain
Cotombia

Various

5 131,105 Q12022
194, 234 012022

20,000 02 2022

50,000 2 2023

W AT2 Q23022

26,000 Q33022

267461 Varkous

Steward Health Care Texas 169408 5
Errest Health Califomia 47,700
IMED Haspitales Spain 46159
IMED Hospitales Spain 41511
Springstong Taxas 34,600
IMED Hospitales Spain 33535

(AT Ercluces fransaction codls, Such a5 riad etale traier and' obier fanss. AMount ASSumies sichivghe e 45 of (e imvestment dife.
(i) Beflects pomal capial additions thut extend the B or improve existing Saciities &n wiich we recedve o refurn egual o the lease rale for the respechive frciity, This includes more

Shan 21 faciities and 11 di¥erent operalors.
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Commancemaent Date

e )

57,911
43,785
1150
23,182

1,144

7,535

Estimated Commencement

Date
04 2025
4 2022
G2 2023
031023
01 2034

032024




FINANCIAL STATEMENTS

CONSOLIDATED STATEMEMNTS OF INCOME

Fiimaaaited]
FAmaiars ia Bholking, ercel pev e diki)

REVENUES
Rent biled
Straight-Fne rent
Iincasa from franging bade
Iftereit wd sthar doma
Totald revenues
EXPENSES
(LT
Real eitiate depreciation and esartitation
Property-reated
Géaaral afed sdminsnmine
Torsl eapendss
OTHER INCOME [EXPENSE]
Gain on sale of real estate and oiher, net
Earnings Irom siuty inbenets
Dbt refinancing and wnitilized financing costs
Char [inchading Tiir valus sdiitmenti oa decurities]

Totad wiher inopee

Incoema bedore income tax
InComat £33 Sapends
Kt income:
Hiet incomae atiritatable 1o non-comralling intenests

Kt income abiribetabls to MPT cosmaon ilockhelders

EASMINGS PER COMMOMN SHARE - BASIC AND DILUTED

Ket income abirited able fo MPT comman sockhalders

WEIGHTID AVTRAGE SHARLS DUTETANDING - RASIC
WEIGHTED AVERAGE SHARCS CUTSTANGING - BILUTID

OAADENDS DECLARED FER COMMON SHARE

For the Mine Monthi Ended

September 10, 3033 Sapbember 30, 1031 Septpenkbar 10, 32T September 30, 3031
H FirE il R 42331 T 0 ETI 42
LR B4 AT 145,114 IRl L EL]
151 9 887 154 480 141 8
42958 264 134,563 136,038
15258 393,179 1,163,345 1,135,558
AT 4,053 368 585 ]
ELATY 5,505 251,535 Y050
B2ES TAx 3 A 31,245
3T 318 55,654 117,601 107302
235553 ¥ 5493 &T4, 118 BAE 036
AT 9,154 538, T B
11483 7.9 33,60 11633
im (3452} 12335)
158 2,276} 5,455 A4 T4T
183,753 14,211 598,392 33837
4059 EBL 5T 1084 648 SER2IT
{38579 113.802) | 43,615 141
233000 BTG A 50,2
LIEN

(217 {1} ]

5495119
547,900

.34

SaEHTA
S
0.ET

S8, 301
ST 4T

aad

B InChisges 558 ol loa and 54,0 el lion of prownd beade Sred DTheT ENpeEraaEs (1UCh 25 property tanes g insurance) paid directly by us and nessisuried by ur tenants fos the thist manths

wnded Sepbember 30, 2033 and 031, respectively, and §32.3 millicn and $12.1 milion for the nine menthaended September 30, 7033 and 1011, repectively,

ML DHCAL PROPTRTICS TRUST | SUPPLEMENTAL IRFORMATION |3 3332



FINANCIAL STATEMENTS

CONSOLIDATED BALAMCE SHEETS

Amaauris v thousands, excepd per sihare dalal

ASSETS
Real estate assets
Land, buildings and improvements, intangible lease assets, and other
|ﬁ|.'E§'|I'II¢II'lillnlilldﬁ(illghdﬂi
Real estate held for wale
Mortgage koans
Gross Investment in real estate assets
Accumulated depreciation and amartizaticn
Het investment in real estate assets

Cash and cash equiealents

Interest and rent receivables.
Straight-line rent receivables

Ireestmendts in unconsolidated res] estate joint ventunes.
Irvestments in unconsclidated operating entities

Gther loans

Diher assets

Total Assets

LIABILITIES AMD EQUITY

Liakilities
Debt, not
Accounts payable and acoued expenses
Deferred revenue
Chligations o tenants and other lease liabilities.
Total Liabilities
Equity

Preferred stock, $0.001 par value, Authorized 10,000 shares;
na shares outstanding
Cornmman stock, S0U001 par value. Autharized 750,000 shares;
issued and outstanding - 598,983 shares at September 30, 3022
and 555,748 shares at December 31, 2021
Additicnal paid-in capital
Retaired earnings [deficit]
Accumulated other comprehensive loss
Tatal Medical Properties Trust, Inc. Stockholders” Equity
Non-controlling interests
Tatal Equity

Total Liabilities and Equity

(4} Fimancials Fuve bian diviosd from the peiod year ssSited inandial stabésrnts.

Decembaer 31, 2021

5 13,083,292 & 14,062,722
1,965,021 2,053,327

- 1,056, 505

305,504 313,211
15,353,817 17,425,765
(1,068,912 [%r3, 100]
14,264,505 16,432,665
199,171 459,237
117,555 56,270
10,082 T28,522
1422010 1,152,927
1,428,061 1,789,434
100,245 57,307
601,387 333,430

13 9476144 5 11,282,770
568,007 07,792
18,563 25,563
146,438 158,005
10,210,168 12,074,130
556 557
8,537,145 8,564,000
433,339 [87,591]
{139,300) (36, 72T|
8,831,782 B440,128
1,465 5,453
8,333,248 BAL56TL
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FINANCIAL STATEMENTS

NVESTMENTS IN UNCONSOLIDATED REAL ESTATE JOINT VENTURES
£ of avd fov the theae Mo s ended Seprember 310, 2007
(Uit
% amowsts in thopdonds)

Grods neal extate & LTMATE § LiMa T f 0 LETTEET 5 4 5 Migds & SM31T 5 2ATIAA
Cash 25576 3450 8,51k B6,TIE 4055 48 &0 4,683
Accurnulated depreciation and amortization (165, 195] {93, 7ad) (22343} (24845} {19,215} (328 5} 180,562
Dihir a5sats BEE35 73,376 74,355 9573 4,303 AT L 118,236
Total Assets % 1,650,955 5 L327508 & LTaTAM0 & 156,154 § 320,048 5 5,193,512 § 1,846,210
Dbt [Ehird party] 1 BITEAT & E26,287 & 885972 & 5 126,259 § 2286465 & 1,363,197
Db lishilities 114,683 ar.7 3858 44 T 292 81% 163,003
Equity and sharcholder loans E98,455 w E03,501 538,073 156,113 V17650 ZELATTE 1,422,010
Total Liabilities and Equity § 1880095 § 137508 §  L,TITI0 § 156,134 § 30,048 5 5193513 5 2,846,210
MWPT share of riall estate jaint wiibans S0 T o o LL

Total 5 43,336 § 431,730 § 419,040 5 THOET § 52,956

Totsl revenues ™ mate & 15,646 % ram % 1673 & 153 4 Bapas % 44,997
Expaises!
Property-related ] o5 Liw & B & Bos 5 LI Pk 1532
Intenesy 12,044 2,000 14,668 - 493 3205 14978
Real estate depreciation and amardization 1563 7,808 ao a3 T4 1,930 11 B5H 17,285
Garsral v adminisirative 46 266 15 L& 17 453 Bl
Income taKes 1,028 o1 262 1,991 1,123
Total expenies ] 25,088 § 11,678 & 5062 & 1,892 § 3,78 % 66,628 § 35,957
Hetincoms 3 o8 % LTI % 7216 & 1,781 & Ll 17448 % 9,440
MPT share of real estabe joint wenture 50% % 50% 50% A5%

Eamings from equity interests 5 1359 5 2639 5 3608 § &1 § 343 m

[A) Includas appresimataly S290 million shaeaholdor loan

(B) Includns 59,9 milbon of Sinaaght-Snd Pl [Fnus

(S} MPT managed joint verture of T1-owned German faciities that ane fully leased.

(B} Represents cwnership in infracone, which owns and leases all 17 Switzedand facilties.

[E1MPT rraarungid jord vanture of sighl-cwned Masiachisalls hosgpital faclities el an Adly leased pursuast 1o 8 master lass,

{F} Regeisants swrarship in sight Nalan faciiies Bl an Rlly leased,

|G} Rapresents ownerskhep in bwo Sparesh Tncdities thad e fully Isased.

(M) Excludes $2.1 millkon of dividend inooms eamaed on our Swiss Medical Nebwork investment that is included in "Eamings from equity inlenesis™ on our consobdated
statemant of incoma,

i S PROPIRTES TRULT | SURFLEMENTAL PeldRILTION | O 3855 1B



FINANCIAL STATEMENTS

INVESTMEMNTS IN UNCONSOLIDATED OPERATING ENTITIES

FAMOLAES PR adT)

OPERAT

ENTITY

STMENT FRAMEWOREK

MPT'y hoapital expevtise and comprabeniive maderwriting procens allows for appartunéstic investmands in boaspital aperetioni.

* Passive ivventments typecally aeeded in arder 1o aoguing the Jarnger real + Covtain of thase ITvesimanls SN L5 1o SUsfarmavy aakarity right and
#atate ransoct protections.
= Caph paprdnti 9o hd Grevioul cuner and ol 1o e tenant, with Smied *  Noadditional aperaling feas expodure bryrond our irerdmend

aaraptions.

* Opercions ane vetted oF port of cor overall undernmiting process.

= Pateatial far autised retumi oad angam growth

Steward Health Care

Intemational Jeint Venture

Suwiss Madazal Memwork

Steward Health Cane

Proupect Medical Helding

Adrwis

Tetal

TN

31800

147,158

13030

183,704

MVESTMENTS IN UNCONSOLIDATED O
AS A PERCENTAGE OF TOTAL AS

Ll

LL Y

1o

Lo

¥ Prowves ok eeacd of suscesalul imvesimentd, indloding Ernsde Health and
Copele Wealfhoore

Laan, Torwhich peooesds were pabd b Sleward's former private el ty sponses, is seoered by e eguity

of Strmurd and providen for aninitisl 4% cash returs phas 1T%of the increase in the vakee of Steeacd
O M AL

Includes our 49% squity ownerhip intevest snd 3 koan mads for the purpose of investing in select

internaticnal hotgital cperationd. Tha laan carried & 7.9% inberest rafe and is wecured by the remaising

equity ol theintemational joim veniure and guaranieed By the other eguity cwner.

In arder o close the 1021 acqeisition of 18 Behavioral faciigles, we made a 49% squity Inveiment and 2

lain, procesdi of which weee paid b5 the formed cwnert of the SpinEitass opecating antity. Theloan
caries an B% inberest rate and is secuned by the resaining ety of the other equily oarer.

In arder o closs the 1021 scgeisition of 18 Gacilitier, we made 2 1.9% pamive squily investmant snd s
loan, proceeds ol which mere paid b the larmer cwmer. The lean carres & vanable inleceil rate.

Ingludes our paddive egquity cwnerihip interet, slsag with 8 CHF 48 million lasn as part of & syndicated
2 il

loan tacility. Eamed ty 52.1 il in 3 2022,

Inchisdes our passive equity ownership inbered. Praceeds from our mvestment weve padd directly b
Steward v former private squity yponsor and other tharebclders

Lean argisated in connection with the owerall $1.55 Bilon scquisition of 14 facilities, proceeds of which

ik piid 86 the prior cvrer. Tha lodn canried an inbsres! fate of B% and matuned in D34 The bsan is
sepwed and onss-defaulted wieh real estate snd puararesd by Parent.

Inglsdes sur paddive equity ommerihip inberet in Ardid, § public Baaltheans irestment ompiny. Dud
original irvesnment of CHF 87 millaon is marked-to-marke quarteiy.

InElsdes our padsive equily enerihip inlerest in Aspris, a recent spin-olT of Prisry's education and
Childies's serveces line of Lusiness.

ETS

3 EMTITIES
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W Medical Properties

1000 Urban Center Drive, Suite 501
Birmingham, AL 35242

[205) 969-3755 NYSE: MPW
www.medicalpropertiestrust.com

Contact:
Drew Babin, Senior Managing Director of Corporate Communications
|E46) 884-9805 or dbabin@medicalpropertiestrust.com

or

Tim Berryman, Managing Director of Investor Relations

(205) 397-858% or therryman@medicalpropertiestrust.com



