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Item 2.02. Results of Operations and Financial Condition.

On October 29, 2020, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended
September 30, 2020. 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 29, 2020 reporting financial results for the three and nine months ended September 30, 2020
99.2 Medical Properties Trust, Inc. 3rd Quarter 2020 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 29, 2020



Exhibit 99.1
Medical Properties Trust
Medical Properties Trust

Contact: Drew Babin, CFA

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

(646) 884-9809
dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS THIRD QUARTER RESULTS
Per Share Net Income of $0.25 and Normalized FFO of $0.41
Approximately 25% Year-over-Year Growth in Net Income and NFFO per Share

Nearly $2.9 Billion of Investments Closed Year-to-Date

Birmingham, AL — October 29, 2020 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and
operating results for the third quarter ended September 30, 2020 as well as certain events occurring subsequent to quarter end.

Net income of $0.25 and Normalized Funds from Operations (“NFFO”) of $0.41 in the third quarter, both on a per diluted share basis;

Collection of materially all current rent and interest due from operators expected in fourth quarter with definitive agreements in place to
collect, with interest, the 2% of 2020 rents previously deferred due to the COVID-19 pandemic;

Closed in early August on the acquisition of a MEDIAN inpatient rehab facility in Dahlen, Germany for €12.5 million;
Acquired BMI Woodlands Hospital in Darlington, United Kingdom in early August for £29.4 million;
Completed in mid-August an investment in Prime St. Francis Medical Center in Lynwood, CA for $300 million;

EparYs

Sold approximately 7.0 million common shares since June 30, 2020 through the Company’s “at-the-market” program for net proceeds of
approximately $129 million.

“We are pleased to report outstanding 24% normalized FFO per share growth relative to last year’s third quarter as well as to confirm our previous
disclosures that we are once again collecting substantially 100% of current rent and interest due from our tenants, as operating conditions continue to
approach and, in some instances, exceed pre-COVID levels,” said Edward K. Aldag, Jr., MPT’s Chairman, President, and Chief Executive Officer.
“Regardless of political and legislative outcomes hitting the news in coming months, it remains a fact that U.S. total healthcare spending at hospitals,
having reached $1.2 trillion as officially measured in 2018, has increased at an 8.8% compound annual growth rate and without a single annual decrease
since CMS began recording this data in 1960. Irrespective of the outcome of the election and the direction the U.S. may take with regard to healthcare,
we fully expect to maintain our sector-leading lease coverage multiples.”



Mr. Aldag continued, “Early indications suggest that our 2021 investment pipeline is similar in both size and composition to several years in our recent
history. We continue to move forward with several attractive smaller investments, and, as is typical, we are in various stages of progress on significant
opportunities with timing that is difficult to estimate.”

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, all on a basis comparable to 2019 results, and reconciliations of total assets to pro forma total gross assets.

PORTFOLIO UPDATE

During the third quarter MPT and its operators continued to execute on several accretive acquisitions despite the COVID-19 pandemic.

In early August, as expected, MPT closed on the acquisition of MEDIAN Dahlener Heide, a 210-bed inpatient rehab facility in Germany, for
€12.5 million. The Company’s continued investment in post-acute facilities in Germany reflects a deep understanding of the cultural importance of
inpatient rehab facilities to German healthcare, the steady performance of the segment throughout the COVID-19 pandemic, and investment yields
significantly in excess of local borrowing costs.

Also, in early August, MPT closed on the acquisition of BMI Woodlands Hospital in Darlington, U.K. for £29.4 million. Operated by Circle Health, this
facility is home to highly rated providers of both orthopedic and opthalmic surgical care for the population of County Durham in the northeast of
England.

As expected, MPT closed its investment in Prime St. Francis Medical Center in Los Angeles County, CA on August 13 for a total investment of
$300 million. The transaction followed Prime Healthcare’s recent acquisition of the operations from Verity Health, and the lease will be joined to an
existing $200 million master lease that Prime has agreed to extend by an additional five years.

Also, MPT has been advised that Prime has elected to prepay roughly $280 million in 2022 mortgage loan maturities following a successful secured
bond raise. This transaction is indicative of Prime’s strong financial position, and MPT expects to continue to invest alongside Prime in future
transactions. This cash, expected to be received in the fourth quarter, will positively impact MPT’s leverage ratios and funds available for reinvestment.

The Company continues to expect its initial property investment in Colombia to close in the fourth quarter. The investment will consist of direct
investments in three hospitals for approximately $135 million, upsized from our initial estimate of $100 million to incorporate facility improvements.
The hospitals are located in densely populated and underserved markets with significant potential for our international joint venture to drive operating
improvements. This transaction, as well as the expectation that two additional U.S. post-acute developments and various small expansion and
renovations projects become active in the fourth quarter, will bring our 2020 investment total to over $3 billion.

The Company has pro forma total gross assets of approximately $17.6 billion, including $14.3 billion in general acute care hospitals, $2.0 billion in
inpatient rehabilitation hospitals, and $0.3 billion in long-term acute care hospitals. Our portfolio, pro forma for the transactions described herein,
includes approximately 385 properties representing roughly 42,000 licensed beds across the United States and in Germany, the United Kingdom,
Switzerland, Italy, Spain, Portugal, Australia, and Colombia. The properties are leased to or mortgaged by 46 hospital operating companies. MPT
continues to work with existing and new operators in the U.S. and abroad on numerous opportunities.
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OPERATING RESULTS AND OUTLOOK

Net income for the third quarter of 2020 was $131.1 million (or $0.25 per diluted share), compared to $89.8 million ($0.20 per diluted share) in the third
quarter of 2019.

NFEFO for the third quarter of 2020 was $220.7 million (or $0.41 per diluted share), compared to $147.5 million ($0.33 per diluted share) in the third
quarter of 2019.

Based on year-to-date transactions, along with an assumed capital structure that results in a net debt to EBITDA ratio of approximately 5.5 times, MPT
expects an annual run-rate of $1.09 to $1.12 per diluted share for net income and $1.68 to $1.71 per diluted share for NFFO.

These estimates do not include the effects, if any, of unexpected real estate operating costs, changes in accounting pronouncements, litigation costs, debt
refinancing costs, acquisition costs, currency exchange rate movements, interest rate hedging activities, write-offs of straight-line rent or other
non-recurring or unplanned transactions. Moreover, these estimates do not provide for the impact on MPT or its tenants and borrowers from the global
COVID-19 pandemic. These estimates may change if the Company acquires or sells assets in amounts that are different from estimates, market interest
rates change, debt is refinanced, new shares are issued, additional debt is incurred, other operating expenses vary, income from our 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 29, 2020 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended September 30, 2020. The dial-in numbers for the conference call are 844-535-3969 (U.S. and
Canada) and 409-937-8903 (International); both numbers require passcode 7673146. The conference call will also be available via webcast in the
Investor Relations section of the Company’s website, www.medicalpropertiestrust.com.

A telephone and webcast replay of the call will be available beginning shortly after the call’s completion through November 12, 2020. Dial-in numbers
for the replay are 855-859-2056 and 404-537-3406 for U.S./Canada and International callers, respectively. The replay passcode for all callers is
7673146.

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

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

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed in 2003 to acquire and develop net-leased hospital facilities. From its
inception in Birmingham, Alabama, the Company has grown to become one of the world’s largest owners of hospitals with approximately 385 facilities
and roughly 42,000 licensed beds in nine countries and across four continents on a pro forma basis. MPT’s financing model facilitates acquisitions and
recapitalizations and allows operators of hospitals to unlock the value of their real estate assets to fund facility improvements, technology upgrades and
other investments in operations. For more information, please visit the Company’s website at www.medicalpropertiestrust.com.
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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

“« » o« » o« » <« » o« » o« » <«

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, the COVID-19 pandemic, including governmental assistance to hospitals and healthcare providers,
including certain of our tenants; (ii) the ability of our tenants, operators and borrowers to satisfy their obligations under their respective contractual
arrangements with us, especially as a result of the adverse economic impact of the COVID-19 pandemic, and government regulation of hospitals and
healthcare providers in connection with same (as further detailed in our Current Report on Form 8-K filed with the SEC on April 8, 2020); (iii) our
expectations regarding annual run-rate net income and NFFO per share; (iv) our success in implementing our business strategy and our ability to
identify, underwrite, finance, consummate and integrate acquisitions and investments; (v) the nature and extent of our current and future competition;
(vi) macroeconomic conditions, such as a disruption of or lack of access to the capital markets; (vii) our ability to obtain debt financing on attractive
terms or at all, which may adversely impact our ability to pursue acquisition and development opportunities and pay down, refinance, restructure or
extend our indebtedness as it becomes due; (viii) increases in our borrowing costs as a result of changes in interest rates and other factors, including the
potential phasing out of LIBOR after 2021; (ix) international, national and local economic, real estate and other market conditions, which may
negatively impact, among other things, the financial condition of our tenants, lenders and institutions that hold our cash balances, and may expose us to
increased risks of default by these parties; (x) factors daffecting the real estate industry generally or the healthcare real estate industry in particular;

(xi) our ability to maintain our status as a REIT for federal and state income tax purposes; (xii) federal and state healthcare and other regulatory
requirements, as well as those in the foreign jurisdictions where we own properties; (xiii) the value of our real estate assets, which may limit our ability
to dispose of assets at attractive prices or obtain or maintain equity or debt financing secured by our properties or on an unsecured basis; (xiv) the
ability of our tenants and operators to comply with applicable laws, rules and regulations in the operation of the our properties, to deliver high-quality
services, to attract and retain qualified personnel and to attract patients; and (xv) potential environmental contingencies and other liabilities.

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, 2019 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, 2020 December 31, 2019
(Unaudited) (A)
Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other $ 11,335,005 $ 8,102,754
Investment in financing leases 2,089,219 2,060,302
Mortgage loans 602,479 1,275,022
Gross investment in real estate assets 14,026,703 11,438,078
Accumulated depreciation and amortization (754,560) (570,042)
Net investment in real estate assets 13,272,143 10,868,036
Cash and cash equivalents 183,794 1,462,286
Interest and rent receivables 48,476 31,357
Straight-line rent receivables 430,811 334,231
Equity investments 864,944 926,990
Other loans 910,467 544,832
Other assets 267,780 299,599
Total Assets $ 15,978,415 $ 14,467,331
Liabilities and Equity
Liabilities
Debt, net $ 8,190,669 $ 7,023,679
Accounts payable and accrued expenses 431,180 291,489
Deferred revenue 17,296 16,098
Obligations to tenants and other lease liabilities 126,393 107,911
Total Liabilities 8,765,538 7,439,177
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 - 535,574
shares at September 30, 2020 and 517,522 shares at December 31, 2019 536 518
Additional paid-in capital 7,337,155 7,008,199
Retained (deficit) earnings (33,619) 83,012
Accumulated other comprehensive loss (95,654) (62,905)
Treasury shares, at cost (777) (777)
Total Medical Properties Trust, Inc. Stockholders’ Equity 7,207,641 7,028,047
Non-controlling interests 5,236 107
Total Equity 7,212,877 7,028,154
Total Liabilities and Equity $ 15,978,415 $ 14,467,331

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



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

(Amounts in thousands, except for per share data)

Revenues
Rent billed
Straight-line rent
Income from financing leases
Interest and other income
Total revenues
Expenses
Interest
Real estate depreciation and amortization
Property-related
General and administrative
Total expenses
Other income (expense)
(Loss) gain on sale of real estate
Real estate impairment charges
Earnings from equity interests
Unutilized financing fees
Other (including mark-to-market adjustments on
equity securities)
Total other income (expense)
Income before income tax
Income tax (expense) benefit
Net income
Net income attributable to non-controlling interests
Net income attributable to MPT common
stockholders
Earnings per common share - basic and diluted:
Net income attributable to MPT common
stockholders

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

Dividends declared per common share

Consolidated Statements of Income

(Unaudited)

For the Three Months Ended

For the Nine Months Ended

September 30, 2020

$

192,953
51,125
52,544
32,836

329,458

82,263
69,665
5,897
31,718
189,543

(927)

5,893

2,461
7,427
147,342

(15,985)

131,357
(251)

131,106

0.25

531,095

532,436
0.27

September 30, 2019

September 30, 2020

$ 124,361 $ 538,277
31,026 103,697

17,502 157,469

51,867 115,989

224,756 915,432

64,519 243,538

40,833 192,049

4,038 19,178

23,286 97,121

132,676 551,886
209 (2,703)
— (19,006)

3,474 15,263
(3,959) (611)
(2,282) (9,499)
(2,558) (16,556)

89,522 346,990
745 (24,824)

90,267 322,166
(481) (600)

$ 89,786 $ 321,566
$ 0.20 $ 0.61
439,581 526,651
440,933 527,832

$ 0.26 $ 0.81

September 30, 2019

$

343,841
76,813
52,168

124,937

597,759

167,396
108,161
15,394
69,009

359,960

62

11,635
(4,873)

(1,497)
5,327
243,126
3,352

246,478

$

(1,432)

245,046

0.60
404,902

406,100
0.76



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, 2020 September 30, 2019 September 30, 2020 September 30, 2019
FFO information:
Net income attributable to MPT common
stockholders $ 131,106 $ 89,786 $ 321,566 $ 245,046
Participating securities’ share in earnings (435) (432) (1,386) (1,354)
Net income, less participating securities’ share
in earnings $ 130,671 $ 89,354 $ 320,180 $ 243,692
Depreciation and amortization 80,841 50,163 223,166 130,424
Loss (gain) on sale of real estate 927 (209) 2,703 (62)
Real estate impairment charges — — 19,006 —
Funds from operations $ 212,439 $ 139,308 $ 565,055 $ 374,054
Write-off of straight-line rent and other 1,266 6,503 27,098 9,505
Non-cash fair value adjustments (1,575) (2,273) 9,030 (2,273)
Tax rate change 8,535 — 9,661 —
Unutilized financing fees — 3,959 611 4,873
Normalized funds from operations $ 220,665 $ 147,497 $ 611,455 $ 386,159
Share-based compensation 12,372 9,087 34,600 22,119
Debt costs amortization 3,552 2,659 10,389 6,914
Rent deferral (5,420) — (12,660) —
Straight-line rent revenue and other (66,554) (39,204) (167,028) (96,762)
Adjusted funds from operations $ 164,615 $ 120,039 $ 476,756 $ 318,430
Per diluted share data:
Net income, less participating securities’ share in
earnings $ 0.25 $ 0.20 $ 0.61 $ 0.60
Depreciation and amortization 0.15 0.12 0.42 0.32
Loss (gain) on sale of real estate — — 0.01 —
Real estate impairment charges — — 0.03 —
Funds from operations $ 0.40 $ 0.32 $ 1.07 $ 0.92
Write-off of straight-line rent and other — 0.01 0.05 0.02
Non-cash fair value adjustments — — 0.02 —
Tax rate change 0.01 — 0.02 —
Unutilized financing fees — — — 0.01
Normalized funds from operations $ 0.41 $ 0.33 $ 1.16 $ 0.95
Share-based compensation 0.02 0.02 0.06 0.05
Debt costs amortization 0.01 0.01 0.02 0.02
Rent deferral (0.01) — (0.02) —
Straight-line rent revenue and other (0.12) (0.09) (0.32) (0.24)
Adjusted funds from operations $ 0.31 $ 0.27 $ 0.90 $ 0.78
Notes:
(A) Certain line items above (such as real estate depreciation) include our share of such income/expense from unconsolidated joint ventures. These

(B)

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

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

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

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



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Annual Run-Rate Guidance Reconciliation

(Unaudited)
Annual Run-Rate Guidance - Per Share(1)
Low High

Net income attributable to MPT common stockholders $ 1.09 $ 1.12
Participating securities’ share in earnings — —

Net income, less participating securities’ share in earnings $ 1.09 $ 1.12
Depreciation and amortization 0.59 0.59
Funds from operations $ 1.68 $ 1.71
Other adjustments — _
Normalized funds from operations $ 1.68 $ 1.71
(1) The guidance is based on current expectations and actual results or future events may differ materially from those expressed in this table, which is

a forward-looking statement within the meaning of the federal securities laws. Please refer to the forward-looking statement included in this press
release and our filings with the Securities and Exchange Commission for a discussion of risk factors that affect our performance.

Pro Forma Total Gross Assets

(Unaudited)
(Amounts in thousands) September 30, 2020 December 31, 2019
Total Assets $ 15,978,415 $ 14,467,331
Add:
Real estate commitments on new investments(1) 135,000 1,988,550
Unfunded amounts on development deals and commenced capital improvement projects(2) 172,850 163,370
Accumulated depreciation and amortization 754,560 570,042
Incremental gross assets of our joint ventures(3) 912,200 563,911
Proceeds from new debt subsequent to period-end — 927,990
Less:
Cash used for funding the transactions above(4) (307,850) (2,151,920)
Pro Forma Total Gross Assets(5) $ 17,645,175 $ 16,529,274

(1) The 2020 column reflects our commitment to acquire three facilities in Colombia. The 2019 column reflects the acquisition of 30 facilities in the
United Kingdom on January 8, 2020.

(2) Includes $39.2 million and $41.7 million of unfunded amounts on ongoing development projects and $133.7 million and $121.7 million of
unfunded amounts on capital improvement projects and development projects that have commenced rent, as of September 30, 2020 and
December 31, 2019, respectively.

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

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

(5) Pro forma total gross assets is total assets before accumulated depreciation/amortization and assumes all real estate commitments on new

investments and unfunded amounts on development deals and commenced capital improvement projects are fully funded using cash on hand (if
available). We believe pro forma total gross assets is useful to investors as it provides a more current view of our portfolio and allows for a better
understanding of our concentration levels as our commitments close and our other commitments are fully funded.
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COMPANY OVERVIEW
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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, International Acquisitions

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

Board of Directors Corporate Headquarters

Edward K. Aldag, Jr.
G. Steven Dawson

Medical Properties Trust, Inc.

R. Steven Hamner 1000 Urban Center Drive, Suite 501
Caterina A. Mozingo Birmingham, AL 35242
Elizabeth N. Pitman P
I =ik = =
D. Paul Sparks, Jr. [205) 968-3756 (fax)
Michael G. Stewart
[:_ R¢3ﬂ0|d$ Thﬂl’l’lpﬁﬂﬂ. ||| W, :.|Ip'Dper'. estrust.com
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COMPANY OVERVIEW

IVESTOR 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

Senior

Stock Exchange
Listing and Unsecured

Debt Ratings

Transfer
Agent MPW

LISTED
Moody’s - Bal

NYSE Standard & Poor's - BBB-

Trading Symbol

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

6201 15th Avenue
Brooklyn, NY 11219

Abave: Complbelltown Hospita! operaled by Heallfscope in Ausirolia,
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FINANCIAL INFORMATION

RECONCILIATION OF NET INCOME TO FUNDS FROM OPERATIONS

(Unaudited)
{Amouns v houvsands, excepl pev share dala)

Far the Three Months Ended

For the Hine Months Ended

Sepaambar 30, 2020 302008 30, 2020 0. 2008
FFO INFORMATION:
Het ncome o MPT 3 13008 0§ es |3 X566 | 24505
segunties”’ hife n eamings ﬁﬁ' (43 1 (1.354)
Hiet income, s particpating secunbes” shars in Eamings [} 1 [ [FRE] _: 1 [ 242 552
Creprecition and amortizaton 20841 50163 Frafl ] 130424
Loss (gain ) on sabe of real estale 527 (205 2703 L]
Rixal exinie dmpaimesnt chages - - _Im -
Funds Bofm Sgtilans 5 212439 | 5 1W0s |3 85055 | 5§ IT405
Wiite-oll of straight-ine rent and offer 12688 8500 27,008 9505
Mon-cash far value sdustmenis (1,578 237 5,030 23T
Ta rale change B35 - 5,661 s
Linutlied fnancing fees - 2 11 4
ot o o s O N NI I
S - B SO A 12372 9087 800 e
Dbl ol dmarization 3552 2558 10,388 E.904
Rent deleral (5420 - L12.860) -
Sirnight-Enag rant ravenua e othar (E5.554) [ ] t!% 9578
Adpusied funds #om Opialens 5 Jedgis 5 lzose 13 4 E] 318430
PER DILU‘I-‘EI:I SHARE DATA:
s participaling secuntss’ shate in samngs 5 024 5 020 5 061 1 [:1:1]
Depnonbm and amortizaton o1s =K F3 [ E ] oA
Loss (gain ) on sabe of real estale - - oM -
Real esiaie mpaimsend charges - - D\E_ -
Funds bom ogaeitans £l CEI CE-INE | 07| 35 I
Write-oll of glraight-ina rent and offvwer - oo 005 o0z
Mon-cash fair value squstiments ® " (1113 "
Tax rale change (1] (1,3 =
Unutilized fnancing fees - - - o0
Nomakoed hnds kom coaratons s _____oulgs _ onfs _ 1nlys o]
Shatp-based compansation ooz ooF ooé ooE
Dbl gils dmarration oo om o0z ooz
Rint dislesral ooy - 02y -
Straight-ine rent revenue and other 012 1005 10.32)) 0.24)
Aedpusied funds om operabons 3 B& H [Fid -3 Dn 2 [}
Hoones
o L] mmuﬂmwmwmdmmmmwmmmmuﬂmmﬂmnlllﬂw
#paly iniereei o e 'Esmangs. from lrwy o e

0} levvesiors and anatyais.
whlord fae of fall with marked condiorm.

tront Brrw e corrgate F PO i sccordancs with Fe defriion pronided

tolcwing the reall siate indunlry wilon funds. rom

o FFO. as

reapan FPZ, refecing Se smaunpion hal mal siaie assel
for T afrchs of GAAP depreciabon and amortirafion of oAl sulale auseh which ascmes Tl B v of resl milale Sminabas
by Te Mabtonal Axuacabon of Fnal E4iate Freedlment ik, o KAREIT which neprienty re! ncoma [oas)

prodciabiy
|COTgaed i BoCeRaECE Wit GANP), achetng paifd [Kides) o8 Sal of Deal SISl Bfd FOSRTISNL CRATGES. OF o) Sl RIS, PR SREl SIS EETSDSNN BRd BTOMEIEN B5d BN
L)

PANSETIS B O venhae

hmwpmrmnmwhwsnm“mmmwo MMFmvmhmbmwmmwM#
less meannghdl o reesion.

with T mequined o cur cperabng rasuis mm-ﬂuu—umurummu

ponoch and ofer Wrala FPO and rinnmnwmw of epenaing and

mu”unmmﬂ-tduwwmnmu o Wl bl of il
ol AOPET, WIS £8A Db RORIBEANt Seoreme

GAAR| b i hator o Ol Bepuidiny

We caicuisin adpated funds. from operatons. or AFFOL wmmamhm:mlnmm (0} non-cash ghane-taued
maausren il we o i sralie oo et

oo il i
Bitesl REITS. AFFO shisd fit bé

[CabDuiated purtuant 1o GAAF ) as Mmﬂw SOy

gl anaiyais. Wi Deleve el the wae of FROL combaned

with pricr’

ALt
Brascisl padtormancn of HEITY, ey ihould

i i g
RS LAY o opabe el Mhal Eould Matenaly Impsct our (LIS o OperEbons. FFO o sorrmsiaried FFO ahoud nod
uwummummmwummnm-mﬂuﬂumwumd s frm B Y N BOOOMAE =i

o

PaperAs BN (6| ATGALIRRGN

FATEeRr AN
Eannd on s mompt, caiar than B scorusl | of cur reeisl resnus and on cersn

agruicant conbacisal sRcalsions of base reats and Merefon rell n scogaion of renl
et colecied Ll e Benicd, nuuutmunww wwanrnmmuwh#mummmww
el inoerme Gperabey aIAes

o Epeaabong. o 1. Cash
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FINANCIAL INFORMATION

DEBT SUMMARY
(A5 of September 30, 2020)
(% amaunis in thousands)

Wariakle 5 225,000

021 Cresdit Facility Revohvee */ 1.410%
022 Term Loan Variable 1.850% 200,000
4.000% Motes Dus 2022 (€5000) ™ Find 4.000% 506,050
2 550% Notes Due 2023 (E400M) ™ Eoed 2.550% 516,800
20024 AUD Torm Loan (AUDS1.28) ™ Finod " 2.450% 858,440
£.375% Motes Duo 2024 Finnd B.375% 500,000
5 500% Motes Dug 2024 Finied 5.500% 300,000
TX25% Motes Due 2025 (€500 ™ Fiund 3.325% 586,050
2025 GER Term Loan (ET00M)™ Fined ™ 1.040% 804,400
£ 250% Notes Due 2008 Fued 8.380% 500,000
£.000% Notes Due 2027 Fixed 5.000% 1,400,000
3 822% Notes Due 2008 (£600M) ™ Fiund 3.600% 775,200
4 625% Maoles Dus 2029 Fiund 4.625% 900,000
3 252,540
it issuanca casts and discoun (82.271)

ol

RATE TYPE AS PERCENTAGE OF TOTAL DEBT

Variable
1%

CAN W s @ 513 DI LUNSecrnd Mevoding el ARcilly Whieh matines in Febaunny 2021 and e e aeended for an pOmons 12 moning & our oo,
(B M-LIFD CRnmEnaned et cOnmed i ULS, dollans ar Sephermier 30, 2020,
G W DN It 4N MMiS! roe SWRg STNSacton, eiictvi July 3, 2019, 10 Ox M infarest mie fo 2. 450% for e guraton of the ioan

(09 W nfaned F0 BN ARl e SWED MTINS0ON, el Marcy 5 2020, fo K the intevesl mife 1o 1,949% v M cemian of M ioarn,
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FINANCIAL INFORMATION

DEBT MATURITY SCHEDULE

(% amounts in thousands)
20 Coesiil Facdity Resvobver 5 « § 123000 5 « ¥ = & « 5 = 5 « B « & « & -
2022 Term Loan . . 200,000 - . . . . . .
4 000% Motes D 23 iS00 ™ . . 0050 -
3 S5 Motes D 3OS (Ea00 . . . 218,800 . - -
B4 ALID Tarm Loan (A0S 38 ™ . - . - [0 - . . . -
B3TE% Notes D 024 . - . - 00,050 - - - - -
5 $00M% Motes Do 124 - - . - 00,050 - - - 5 B
3.325% Motes Do 2025 (65000 ™ o . - . - )
D5 QEF Term Loas (E700M) ™ - - - - . M A0 . . . -
5 3550 Hotes Dhon 3o - - - - - - 530 DO = - -
5 .000% Hotes. Do JOIT - - - - - - - 1,400,000 - -
3 862% Motes Dt 2028 (E000M) . v * * y ' : - TSHG .
4 A25% Motes Dua 2 - - - - - . - - - 0,00
§1,800, 505 F1 850 480
880,000 $1LAB0A50
51,400,000
$1.800.000
1,200,000
$1.000.000 000000
§TE3 050
200 k ST
B0
5510800 g S500,000
5400,000
$335.000
200 B0
‘L * _— — -—
2020 anz 0z rior 2024 Firid 2026 2027 20z8 2029
H Crese Faslty Raveboal w2022 Term Loan w4 OO0 Motes Dus 2022 02 550M% Noles Dus 2023
0 AUD Term Loan I IT% Motes Dom 20024 = 0 Motes. Dus 2004 3. 225%: Motes Dus 2003
2005 DEP Taimn Lean w5 I50% Hotes D 2009 wE DD Metes Dus 2027 u LB Mot Dus 2028

G2 Notew Cus 009

4] Won-LPSE denomenated dedl convertsd fo U5 dollsrs af Santemier 30 2000
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FINANCIAL INFORMATION

FRO FORMA NET DEBT / ANNUALIZED ADJUSTED EBITDA

(Unauditad)
(Amounts in thousands)

Seplember 30, 2020

Hetl income attributable o MPT common siockholders H 131,106
Pro forma adjusiments for investment activity 1407)
Pra forma net income 3 130,698
Add back:
Interest = 80929
Depreciation and amortization ™' 79,533
Share-based compensation 12372
Loss on sale of real estate 22T
Wiae-off of straight-kne rent and ather 1,266
Hen-cash fair value adjustmants. (1.575)
income tax ™ 16242
30 2020 Pra forma adjusted EEITDA 5 320393
Annualization L 1.281.572
Tatal debt H 8,190,669
Pro forma changes 1o net debt after September 30, 2020 ™ (414,354
Pro forma ret debt 3 T.778.315

Pro foma ot e/ anuatesd achsed EBITON T

(A} Fefiecls a comratment o mves! e dree faciibes in Colomia, along with Josa repayments and offmer
rarpsaehong comphalod aanky 0 OF wad & full qesTar impaer of oor mdl-03 2020 i, unkdiny imp iy il D l

(8] inclades cur shans of mferes?, real aetate deprecialon and inpoms Ly s frewm wy it

Invesions and analysts folkning e real estate indusing ullize net debt (debl kss cash) to EBITDA (nel income Bedong inlenest expenss, ncoms tces,

ad bas ndmmmmmmﬂmlmmmufmushMrmwmmmmlmm
EEITD\AI:IMHMM mmmmmmynmnmmmmmEEletm &l s and capial it were
wither compleled during The pencd o ' d aa S such irar wire dully fundied as of the Begnning o

thee peEnod.  In &3dton, mmmnmmmmmmmuﬂm wmummmumummumm
refrancing of samilar chargss, and mparment of olher non-¢ash chages o derioe Pro Torme Annualized Adjusted ERITDA, which is 8 nen-GAAP
measre. We beleve Pro forma Met Debt and Pro forma Annuslized Adusied EBITDW ane useful 1o investons and analysts as they aliow for 8 more curment
wikira of o crdit qpuality mnd allow Tor ths comparson of our cred strengih Betwnen penods and io ofed real $500 ComMpanies withoul the efled of Bems
that By their nature ane fal comparable fram pencd b peniod.
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PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE W
(5 amounis in thousands)

rs of Maturities Total Pre

' 13,748 1.2%
2024 2 5518 0.5%
2025 7 21,943 2.0%
2028 2 B850 0.6%
2027 1 3183 0.3%
2028 4 5,561 0.5%
2029 12 44,517 4.0%
2030 3 4,010 0.4%
Thereaftar R 44,854 B5.1%

1,110,084

Percentage of iotal
base rent/intenest

90% 4 BE AN
a0

TO%

80% -

S0% -

40%

30%

20% -

10% B.0% 4,
0.0%  0.2% 12% psw 20%  oEw  paw  0Em ™ pam

@P@*@ﬂ“@@@@ﬁ@@@ﬁ'

0%

(A} Schoduie nciudes leases and movdgage foans

(8] LewsoLoan expiration is hased on the fved tem of Mhe isasedoan and does nof facior i poleniia! renewal Go0oNS provided for i oLT SgreeTneis.
(G} Ruoflec’s ail properies, including those fhad anr pard of ol weniures, excepd vacan! properfies rapresandng aporocimately 1% of dalal pro fonma gross
il and Mo cilies thal e wadis devalopiment.

(D) Ropresaris bade renlinendal nooms o0 80 annialized badls bt does nol nciude [anant rocovweries, sddtonal s and olher fas se-radsted
Efusimonis Jo revenue (Lo Sraghl-on monts and cedsmed renuoes).
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY ASSET TYPE
{Saptember 30, 20200

% amaunls in MMSMLT!_J

Percentage of

General Acute Care Hospitals % 14348 847
Inpatient Rehabiltation Hospilals 2,006,878
Long-Term Acute Care Hospilals 338,641
Cahear 950,511

COMESTIC PRO FORMA GROSS ASSETS BY ASSET TYPE DOMESTIC ACTUAL REVENUE BY ASSET TYPE

General Acule Care HospiRals
mingatient Rehabilitabon Hospitals

B% 4%
3% \\
w‘
mLong-Term Acute Care Hospilals |
\ ’ Cither \ /

TOTAL PRD FORMA GROSS ASSETS BY ASSET TYPE TOTAL ACTUMAL REVEMUE BY ASSET TYPE

General Acute Cane Hospitals

m Inpatient Rehabiliation Hospiats

l ' :
" ‘ u Long-Term Acule Care Hospitals \ ‘

rﬂ} dnciudes gross real esfafe aasels, ather ioans, equily investments, and po mie perton of Qross ARERCS i ot Yaniung ATangements, aswming & el estale
D Py i it rifuracasd Smodnts on dopxndval doals and } capital irprovemnen! Brofecls e fully foncked S o rease
ﬂwmﬂmNWWWWWMWWWMNWJWWNNW

(8 dncfudad v PO propalios onned Drougly kod vaniure Arangaements.
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY OPERATOR
{September 30, 20200
{5 amounts i housands)

Steward Health Care

Massachusetis market 5 1,491,782 B5% g 104,152 10.5%

Utah market 1,260,576 T.1% 75100 TE%

Texas/Arkansas/Louisiana market 711,811 4.0% 52821 3%

Arizona mariat 332,730 1.5% 24,722 5%

Florida market 221,192 1.3% 11238 1.1%

Ohis/Pennsylvania markel 151,782 0.9% 8335 0.8%
Circle Health 2,265,174 126% 116175 1n.7%
Prospect Medical Holdings 1,588,836 B.0% 115,176 11.6%
MEDLAN 1,206,488 BE% 6827 67%
LifaFoint Health 1,202 434 EE% i 794 B.0%
41 operators 6,262,140 35.5% 339,030 2%
Other 950,511 54%

(&) inclugas Qroas mal ARl DESHTS, T JOBNS, Uy ITVWeSITMTAS, i R0 [ DOmion of (RoSs BSSELS i foinf Veniune aTangemels, assuming af
vialaslal {0 (7 ey i and umfinced amaunis on dewopinenl Suals snd commancid capial Fapvowmant proyecs
ave fully fuaded. Ses press relsase dated Oclober 29, 2020 for recancilialion of lalal as5els It pro Sams folal ross assels ol Seplember 30, 2020
(B inciudos mmpnue frovm propartes cwned Broegh jinf wnfiune amangamants
Mo Qi ERApES! Ml Secounds for anpreaimalely 756 of [ofad pro R gross sasels.

TOTAL FRO FORMA GROSS ASSETS BY OFPERATOR TOTAL ACTUAL REVENUE BY OPERATOR

u Sizward Health Care
® Circle Haallh
1 Prospect Medical Holdings
MEDIAN
LifePairt Health
41 operatons
Criker
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AMD ACTUAL REVENUE BY U.5. STATE AND COUNTRY

(Septamber 30, 2020
{8 amounts in thousands)

Teuas 1877738 B.5% 78,622
Massachusetts 1,447,182 8.5 104,626 10.5%
Califormnia 1,377 596 7.86% 110,907 11.1%
Utah 1,295,685 7% 77888 T8%
Ponnsylvania 851,506 4.5% 58,707 5.9%
28 Cthor States 4,001,548 2™ 281,780 28.4%
Cener 855,781 45% . -

United States 3 1,467 820 [ 711,830 T
United Kingdem 5 2,717,598 154% 135,636 127%
Garmany 1,302,430 7.4% 72,738 %
Australia 827 448 5.3 40,806 41%
Switzariand £53,237 3™ 18,635 1.9%
Spain 208,814 1.5% 8ETT 0.T%
Omar Courtries 272,200 1.5% 7298 0E%
Qehar 0.5% - .

Intesnational /A% § 281 591 28.3%

A inchafes groan e’ @St SISels. ST K, STLY ENTAERent, and (YO e orion of QrORE KNGS i K FERRUTE BTENgETIMILS, AXsuTg ST e’ ARkt CommETIRSY 0N e
irvesiments aed unfunded amounis on devskprend deets end' capital progecta ew Aufly funded, Sew press reisase deled Ociober 7%, 2630 ko neconciiation of lofel assets
W AT MM QAR BT B Sdpieniey B, SR

18 e reesus fhom propesies owsed Besugh sl vendes amengesests

TOTAL PRO FORMA GROSS ASSETS BY COUNTRY TOTAL ACTULAL REVENLE BY COUNTRY
1% TP - -
Urited Siules
» Unined Kingdom
B Garmarny
= Australia
B Switresland
= Spain
Other Countries.
Cithar

FRO FORMA, GROSS ASSETS BY W5 STATE ACTUAL REWERLIE BY U.5. STATE
: Touns. —
@ Massachusefts
Califormia e
% &
Pannsytvania |
%

28 Othar Statos
5% ™ aCther %
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PORTFOLIO INFORMATION

SAME STORE EBITDARM™ RENT COVERAGE INCLUSIVE OF CARES ACT GRANTS

YO AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

5.00x
-] & . "
4.00x - L ™ ]
™ & = M & ™
3.00% s P g 2 # & v i
o™ L - a ™ 3 o
2.00x% - =
1.00x
0.00x%
General Acule Care Hospitals  Inpatient Rehabilitation Long-Term Acute Care Total Portfelio
Facilities Haspitats

=Q2 2018 (¥eY)  mO22020 (Yo¥)  wOQ12020(0eQ) =02 2020 {0eQ)
STRATIFICATION OF PORTFOLIQ EBITDARM RENT COVERAGE

Greater than or equal 1o 4.50x 5 148,045 -]
300 - 4 48 5 - o 005
1.50 - 2,05 5 88,548 5 1.2%
Less than 1.50x 3 18,058 4 0.3%
Total Master Leased, Cross-Defauled andlor with
Parent G tv: A% k] 7,343,350 173 96,6%
General Acule Care Hospitals Master Leased,
Croas-Defaulted and'or with Parent Guaranty: 3.5 $ 5512.976 el T2s%
Inpatient Rehabiitation Facilities Master Leased,
Cross-Defaulted and'or with Parent Guaranty: 2.1x # e L £l
Long-Term Acule Care Hospfals Master Leased,
Cross-Defaulted andor vith Parent Guaranty: 2 3%~ a2 L B

% 2%_\ B wGraater than or equal io 4 50w

3000 - 4.4

150 - i
whasd thie 1,50
B Garersl Acute Master Leate, Croes-Dalaull of Parert Guarsnty
B Rehab Master Lease, Cross-Diefaull or Paren] Guaranty
SLTACH Master Lease, Cross-Delidl of Parent Guaranty
Holos:

Same Fo represants propeviies with ad ieasl 24 monthy of fnancial rapenting dada. Propenties fad do nof provige financiad reparting and disposed
assels ang ol included. AV data praseniod s on & Iading teohe month hass.

(A} EBITDARM acffcsiog! for NON-Taciming Marms,
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PORTFOLIO INFORMATION

SAME STORE EBITDARM™ RENT COVERAGE EXCLUDING ALL CARES ACT GRANTS

YO AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

5.00x
4.00m
sS4 a4
= Fox
Bl 3 § 88 §% .8 58 e oty
2.00x -
1.00x
0.00x
General Acule Care Hospitals  Inpatient Rehabilitation Long-Term Acule Care Tatal Portfalie
Facilities Heospiats

PQ2 2019 (YeY) =02 2020 (Yo¥)  wmQ1 2020 (Qed)  SQ2 2020 (Qed)
STRATIFICATION OF PORTFOLIO EEITDARM RENT COVERAGE

Greater than or equal 1o 4.50x 5 33,045
3.00% - 448 5 115,000
1.50 - 2,05 5 86,548
Less than 1.50x 3 18,058
Total Master Leased, Croas-Defauled andior with
Parant Guaranty: 2.1x & (i
General Acute Care Hospitals Master Leased, Cross-
Defaulted andfor with Parent Guaranty: 2.1x 5 5312678 o= Shicd
Inpatient Rehabiitation Facilities Master Leased,
Cross-Defaulted and'or with Parent Guaranty: 2.0x $ e i e
Long-Term Acule Care Hospfals Master Leased,
Cross-Defauited andior with Parent Guaranty: 20x  ° IS = e
1% Genater than of sgual o 4 50x
<1% =
Wy o~ Ran
53008 - 4,40
1,50 - 3 frikn
wLass Tan 1,50

wGpranal Acute Magber Lasss, Croes-Deliull of Panent Guaranty
" Rehab Master Lease, Cross-Defaull or Parent Guaranty
sLTACH Master Lease. Crons-Detaull of Paren| Guaanty
Holps:

ST NG RQESONTS Propeieg with sl et 24 monihs of inancial mponting dade. Propentes (el do nol pronide financisd reporing and dispamed asseis
v ol incloded. AN date prassndisd 5 on & bailing bk mool B

(A} EBITDARM acffcsiog! for NON-Taciming Marms,
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PORTFOLIO INFORMATION

(Amowns i thousands)

Circle Health 182020 Acquisition
Surgery Pariners ldaho 108,658 V2172020 Development
Intematianal Jv MR 205,000 532020 Aequisition
Circle Health United Kingdom 43,759 8/29200 Developmant
Circle Health Rehabiitation United Kingdom 18,428 B/29/2020 Development
Ste'ward Healkh Care Lhah 200,000 " TIB2020 Acquisition
MEDIAN Germany 14,754 BER020 Aequisition
Circle Health United Kingdom 38,640 BTH020 Acquisition
Prime Healthcare California AM32020 Acquisition

[Amounts in thausands)

Intemational Jy Colombia

[Amounts i thousands)

HeurcPaychiatric Hoapitals Texas ] 27,500 5 20,241 Q2 2021

Ernest California 47,829 16,010 Q4 2021

(A} Excludes ransscion cosy, incoding real estale wranafer sod alher tares and' aceounts &y e exchange rale 82 of ihe acquisition dale.

(B ncresnenial imesiment o acquine Mhe fee simpie nferesl of v facifies previously subject 10 & morigage an investmsnd om MET.
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FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statermaents of Incoma
(Uinawaited]
(Amaunts in Mhousends, excepd per ahare Jdals)

Saptember 30, F20 Saplember 30, J01H Saplember 30, 2000 Saplember 30, 2018
REVENUES
Rurt bilad 5 O 953 ¥ 142§ 538277 % HEM
Strmghi-na rent 51,128 0% 102 867 TEATD
Income from Snancing leases 520 17,502 157 468 S 168
Irbrast and other mooma Eel ] 51,887 115060 124,957
Tetal revenues 39458 T, 756 15432 567,75
EXPEMSES
Ireresd 226 LRk 243538 G786
Real salate deprecaton and ameihsaton Lo 1] E=1 =] 103 0l 108,181
Pitisgadi Ty ilbint & BET 4,038 10478 15304
General and adminsirairn 3,718 23,286 87021 58008
Tokal mperaes Vi 543 VILGTE S51 806 50560
OTHER INCOME (EXPENSE)
(Loss} gan on saie of real estale (827 o] {2.103) 62
Flisil dekland impaariond chi s - - (18.008) o
EMTIrs YoM iy Rl 5,893 3474 15,263 11,635
Umtikped frvanang s - (3955 [#1) AT
Cther {including mark:-io-markel adjusimaents on equity securies) 2af1 (.26 (RANE) {1.497)
Total ot incoma {Epenss) Taz (25581 V6556 sar
Incomee: hedone oo b T 342 B3 B2 285 500 243,126
IO B (prsa] Daneft {15,888 TS {24.824) 82
Mt income 131,357 26T IZZA6E Z46ATE

M icos Abutb 1 ROR-CORITEING Nbenaiky (L] 0] {1,432}

(251)

EARMINGE PER COMMON SHARE - BASIC AND DILUTED

— . . - - - -
WEIGHTED AVERADE SHARES DUTSTANDING - BASIC 531,085 473,581 526,551 404 30F
WEIGHTED AVERAGE SHARES DUTSTANDING - DILUTED SX2AM 440,831 sara12 A0E 0D
DIVIDERDS DECLARED PER COMMON SHARE ¥ o3 & LE_IE ] LU ] T
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FINANCIAL STATEMENTS

MEDICAL PROFPERTIES TRUST, INC. AND SUBSIDIARIES

Consclidated Balance Sheels
[Amourds in housands, axcepl pey shane dals)

ASSETS
Rial esiate

Land, buildings and improvemants, intangible loass assots, and other

Invastment in Bhancing leasoes

Marigage lsans.
Gross investiment in real estate assets
Accumulaled depreciation and amartization
Het investment in real estale assels

Cash and cash eguivalents
Interost and rent receivablos
Siraight-line rent receivaties
Equity invastments
Oikar loans
Dikar assals

Tatal Assets

LIABILITIES AND EQLITY

Liabilities.
Daba, rint
sAccounts payable and accrued expenses
Dafersd revonus
Obligaticns & tenants and other leasa labilities

Tatal Liabilities

Equity

Proferned siock, 30.001 par value. Authorzed 10,000 shares.
ma shares sutstanding

Comman stock, 30,001 par value. Authonzed 750,000 shares;

isswed and outstanding - 535,574 shares at September 30, 2020

and 817 522 shares at Decermnber 31, 2018

Additicnal paid-in capital
Raetained (deficit) camings
Accumulabed other comprehensing Ioss
Traasury shares, o o8t

Telad Madical Propartios Trust, Inc. Stackhaldars’ Equty
Man-controlling interests

Tatal Equity

Tatal Liabilities and Equity

(4) Financials have been derved from the prcs year audied fnanceal sialemenis.

Decembar 31, 2019

[CY]
5 11,235,005 § 8102754
2,088,219 2,060,302

0T AT 1,275.082

14,026,703 11,438,078
{754.560) (STO.042)

13,272,143 10, B58, 055
183784 1462286

48478 11,347

430811 AN
BE4 544 926990
910,467 584,832
267,780 05550

S 8,190,859 $ T.O21ETa
431,180 291,488

17.296 16,098

126,393 107911

8 765518 TA39ATT

835 514

7337155 008,153

32619 a2012
(95.654) (62.905)
777) 777)

7.207841 T.02B047

5,238 107

T21287T T.028.154

1 4 14,467 331
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FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTMENTS
(A= af and for the three months ended Sephambar 30, 2020)
(Unaudited)

(& amounts in thousands)

REAL ESTATE JOINT VENTURE DETAILS

Tolal savanues 5 58,704
Expanges.
Interest 18471
Real sstate depreciation and amorization 23 916
Genaral and admanistrative 1,411
Crther 2813
lincome taxes 4T3
Tolad axpanses 48 pa4
Nl income 5 13,620

Total Assets 5 4,141,472
Diebt, (third party) 5 1,341,005
Shargholkler lonns 755,667
Othar kabilities. 400,288

Telad Liokditios 5 2.457.870

Debt io EBITDW [annualzed) Bdx
Dbt 1o Tatal Assals I24%

JOINT VENTURE IMPACT

s st Impact 1o e Lacation
Feal astate joint vartun incoma’ 5 5,803 | Earnings from equity nbenests.
Management fee revenue 5 143 Interest and other income
‘Sharehalder loan interest revenus ¥ 4,523 Interest and other income

Feal eslate oint venlue invesiments 5 641,225 Equity investments
Otheird joind wintung investments 223,718 Equity invastments
Totad joint venturne investments i BE4, 844

Sharsholder loans £ A81 232 Oitheor loans

(1) nclugis §7.0 milbon of staghi-ine maf rveoue & §11.0 milkon of deprecaing aid AmomEabon apenss

W CHCAL BEORMIETINS THUST | SUSSSLIMUNTAL INFORMATION | O3 2000



Medical Properties Trust

ate Communications
|propertiestrust




