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Item 2.02. Results of Operations and Financial Condition.

On February 9, 2016, Medical Properties Trust, Inc. issued a press release announcing its financial results for the quarter and year ended December 31, 2015.
A copy of the press release is attached as Exhibit 99.1 to this Current Report on Form 8-K and is incorporated herein by reference. The information in this
Current Report on Form 8-K, including the information set forth in Exhibit 99.1 and Exhibit 99.2 attached hereto, shall not be deemed “filed” for purposes of
Section 18 of the Securities Exchange Act of 1934, as amended, or otherwise subject to the liability of that section or Sections 11 and 12(a)(2) of the
Securities Act of 1933, as amended. In addition, this information shall not be deemed incorporated by reference in any filing of Medical Properties Trust, Inc.
with the Securities and Exchange Commission, except as expressly set forth by specific reference in any such filing.

The Company disclosed three non-GAAP financial measures in the attached press release for the quarter and year ended December 31, 2015: Funds from
operations, Normalized funds from operations and Adjusted funds from operations. The most directly comparable GAAP financial measure to each of these
non-GAAP financial measures is net income, which was $58.2 million, or $0.24 per diluted share for the quarter ended December 31, 2015 compared to
$14.9 million, or $0.08 per diluted share for the quarter ended December 31, 2014. For the year ended December 31, 2015 net income was $139.6 million, or
$0.63 per diluted share compared to $50.5 million, or $0.29 per diluted share for the year ended December 31, 2014. In the attached press release, the
Company disclosed Funds from operations of $78.1 million and $205.2 million for the quarter and year ended December 31, 2015, respectively, and
Normalized funds from operations of $82.5 million and $274.8 million for quarter and year ended December 31, 2015, respectively. Adjusted funds from
operations were disclosed in the press release as $75.4 million and $255.7 million for the quarter and year ended December 31, 2015, respectively.

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

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

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits.

Exhibit Number Description
99.1 Press release dated February 9, 2016 reporting financial results for the quarter and year ended December 31, 2015
99.2 Medical Properties Trust, Inc. 4th Quarter 2015 Supplemental Information
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SIGNATURE

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the undersigned
hereunto duly authorized.

MEDICAL PROPERTIES TRUST, INC.
(Registrant)

By: /s/R. Steven Hamner

R. Steven Hamner

Executive Vice President

and Chief Financial Officer

(Principal Financial and Accounting Officer)

Date: February 9, 2016
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Exhibit 99.1

Medical Properties Trust

Contact: Tim Berryman

Director — Investor Relations

Medical Properties Trust, Inc.

(205) 969-3755
tberryman@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS NORMALIZED FFO PER
DILUTED SHARE OF $0.35 IN FOURTH QUARTER

Represents 25% Increase Compared To Prior Year Quarter
Company Introduces Calendar Year 2016 Normalized FFO Estimate of $1.29 to $1.33

Birmingham, AL - February 9, 2016 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and operating
results for the fourth quarter and year ended December 31, 2015.

FOURTH QUARTER AND RECENT HIGHLIGHTS

*  Normalized Funds from Operations (“FFO”) per diluted share was $0.35 in the fourth quarter, up 25% compared to $0.28 per diluted share
reported in the fourth quarter of 2014;

*  On a full year basis 2015’s normalized FFO per share increased 19% to $1.26 compared to $1.06 per diluted share in 2014;

*  Acquisitions reported in 2015 totaled approximately $1.7 billion compared to approximately $1.4 billion in 2014 and $700 million in 2013;

»  Total gross assets grew 50% to $5.9 billion in 2015;

*  Four Adeptus Health freestanding emergency facilities were completed and started paying rent in the fourth quarter; MPT is now receiving rent

from 35 Adeptus facilities with eight more under construction.

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 FFO and Adjusted Funds from Operations (“AFFO”), all on a basis comparable to 2014 results.

“Over the last three years we have more than doubled MPT’s assets to almost $6 billion, increased per share normalized FFO by more than 40%, improved
our dividend payout ratio by 20%, reduced our single tenant concentration by 9% and achieved an investment grade rating on our unsecured debt,” said
Edward K. Aldag, Jr., Chairman, President and CEO of the Company. “In addition, our tenants continue to report strong operating and financial results. As of
the end



of 2015’s third quarter, our same store lease coverages were at least as strong across all property types as in the prior year period,” Aldag continued. “By all
of these objective measures, MPT has been among the leaders in the healthcare REIT sector.”

Aldag also noted, “In an indication of the attractiveness of our assets, we have recently received unsolicited indications of interest from real estate and
healthcare investors for certain of our assets across the property spectrum. These assets represent $900 million of value, and we are considering selective sales
of a portion that, when combined with planned permanent financing, would substantially reduce our outstanding revolver balance.”

OPERATING RESULTS AND OUTLOOK

Normalized FFO for the fourth quarter increased 72% to $82.5 million compared with $48.0 million in the fourth quarter of 2014. Per share Normalized FFO
increased 25% to $0.35 per diluted share in the fourth quarter compared with $0.28 per share in the fourth quarter of 2014.

Fourth quarter 2015 total revenues increased 60% to $131.5 million compared with $82.1 million for the fourth quarter of 2014. Revenue for the twelve
months ended December 31, 2015 increased 41% to $441.9 million from $312.5 million in 2014.

Net income for the fourth quarter of 2015 was $58.2 million (or $0.24 per diluted share), compared to $14.9 million (or $0.08 per diluted share) in the fourth
quarter of 2014.

The Company is introducing a new annual guidance methodology that will no longer present pro forma run rate estimates. Commencing with calendar year
2016, MPT will estimate Normalized FFO based on management’s present investment, capital and operating strategies and the expected timing of each.
Accordingly, management estimates 2016 Normalized FFO will range from $1.29 to $1.33 per share. The major assumptions underlying this estimate include
$500 million of permanent financing, approximately $500 million of divestitures, and funding of current commitments in hospital real estate.

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

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Tuesday, February 9, 2016 at 11:00 a.m. Eastern Time to present the Company’s financial and
operating results for the quarter ended December 31, 2015. The dial-in numbers for the conference call are 855-365-5214 (U.S.) and 440-996-5721
(international); both numbers require passcode 32681028. 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 February 23, 2016. Dial-in numbers for the
replay are 855-859-2056 and 404-537-3406 for U.S. and International callers, respectively. The replay passcode for both U.S. and international callers is
32681028.

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

About Medical Properties Trust, Inc.

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

The statements in this press release that are forward looking are based on current expectations and actual results or future events may differ materially.
Words such as “expects,” “believes,” “anticipates,” “intends,” “will,” “should” and variations of such words and similar expressions are intended to
identify such forward-looking statements. Forward-looking statements involve known and unknown risks, uncertainties and other factors that may cause the
actual results of the Company or future events to differ materially from those expressed in or underlying such forward-looking statements, including without
limitation: the satisfaction of all conditions to, and the timely closing (if at all) of pending transactions; Normalized FFO per share; the amount of
acquisitions of healthcare real estate, if any; results from the potential sales, if any, of assets; capital markets conditions; the repayment of debt
arrangements; statements concerning the additional income to the Company as a result of ownership interests in certain hospital operations and the timing of
such income; the payment of future dividends, if any; completion of additional debt arrangements, and additional investments; national and international
economic, business, real estate and other market conditions; the competitive environment in which the Company operates; the execution of the Company’s
business plan; financing risks; the Company’s ability to maintain its status as a REIT for federal income tax purposes; acquisition and development risks;
potential environmental and other liabilities; and other factors dffecting the real estate industry generally or healthcare real estate in particular. For further
discussion of the factors that could affect outcomes, please refer to the “Risk factors” section of the Company’s Annual Report on Form 10-K for the year
ended December 31, 2014, and as updated by the Company’s subsequently filed Quarterly Reports on Form 10-Q and other SEC filings. Except as otherwise
required by the federal securities laws, the Company undertakes no obligation to update the information in this press release.

###
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MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Balance Sheets

(Amounts in thousands, except for per share data) December 31, 2015 December 31, 2014
(Unaudited) (A)
Assets
Real estate assets
Land, buildings and improvements, and intangible lease assets $ 3,248,540 $ 2,149,612
Construction in progress and other 49,165 23,163
Net investment in direct financing leases 626,996 439,516
Mortgage loans 757,581 397,594
Gross investment in real estate assets 4,682,282 3,009,885
Accumulated depreciation and amortization (257,928) (202,627)
Net investment in real estate assets 4,424,354 2,807,258
Cash and cash equivalents 195,541 144,541
Interest and rent receivables 46,939 41,137
Straight-line rent receivables 82,155 59,128
Other assets 860,362 668,266
Total Assets $ 5,609,351 $ 3,720,330
Liabilities and Equity
Liabilities
Debt, net $ 3,322,541 $ 2,174,648
Accounts payable and accrued expenses 137,356 112,623
Deferred revenue 29,358 27,207
Lease deposits and other obligations to tenants 12,831 23,805
Total Liabilities 3,502,086 2,338,283
Equity

Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding — —
Common stock, $0.001 par value. Authorized 500,000 shares; issued and outstanding—236,744

shares at December 31, 2015 and 172,743 shares at December 31, 2014 237 172

Additional paid in capital 2,593,827 1,765,381
Distributions in excess of net income (418,650) (361,330)
Accumulated other comprehensive loss (72,884) (21,914)
Treasury shares, at cost (262) (262)

Total Medical Properties Trust, Inc. Stockholders’ Equity 2,102,268 1,382,047

Non-controlling interests 4,997 —
Total Equity 2,107,265 1,382,047
Total Liabilities and Equity $ 5,609,351 $ 3,720,330

(A) Financials have been derived from the prior year audited financial statements but includes a $27 million reclass of debt issue costs from Other Assets to
Debt, net in accordance with our early adoption of ASU 2015-03, Simplifying the Presentation of Debt Issuance Costs.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

(Amounts in thousands, except per share data)

Revenues
Rent billed
Straight-line rent
Income from direct financing leases
Interest and fee income
Total revenues
Expenses
Real estate depreciation and amortization
Impairment charges
Property-related
Acquisition expenses (B)
General and administrative
Total operating expenses
Operating income
Interest and other income (expense)
Income tax expense
Income from continuing operations
Income (loss) from discontinued operations
Net income
Net income attributable to non-controlling
interests
Net income attributable to MPT common
stockholders

Earnings per common share—basic:
Income from continuing operations
Income (loss) from discontinued operations
Net income attributable to MPT common
stockholders

Earnings per common share—diluted:
Income from continuing operations
Income (loss) from discontinued operations
Net income attributable to MPT common
stockholders

Dividends declared per common share
Weighted average shares outstanding—basic
Weighted average shares outstanding—diluted

Consolidated Statements of Income

For the Three Months Ended

December 31, 2015

(Unaudited)

$ 70,253
8,372

18,660

34,261

131,546

20,140

1,184
4,345
11,314
36,983

94,563

(35,741)

(484)
58,338

58,338

(100)

s 5823

$ 0.24

$ 0.24

$ 0.24

$ 0.24
$ 0.22

237,011
237,011

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

(B) Includes $1.3 million and $37.0 million in real estate transfer taxes in the quarter and year ended December 31, 2015, respectively.
Includes $3.9 million and $5.8 million in real estate transfer taxes in the quarter and year ended December 31, 2014, respectively.

December 31, 2014
(Unaudited)

$ 50,066
2,859

12,368

16,813

82,106

14,453

450

18,456

11,438

44,797

37,309
(22,171)
(109)

15,029

15,029
(82)

$ 14,947

$ 0.08

$ 0.08

$ 0.08

$ 0.08

$ 0.21
172,411
172,604

For the Twelve Months Ended

December 31, 2015

December 31, 2014

(Unaudited) A)

$ 247,604 $ 187,018
23,375 13,507

58,715 49,155

112,184 62,852
441,878 312,532

69,867 53,938

— 50,128

3,792 1,851

61,342 26,389

43,639 37,274

178,640 169,580
263,238 142,952
(121,808) (91,813)
(1,503) (340)

139,927 50,799
— &)

139,927 50,797
(329) (274)

$ 139,598 $ 50,523
$ 0.64 $ 0.29
$ 0.64 $ 0.29
$ 0.63 $ 0.29
$ 0.63 $ 0.29
$ 0.88 $ 0.84
217,997 169,999
218,304 170,540



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

(Unaudited)
(Amounts in thousands, except per share data) For the Three Months Ended For the Twelve Months Ended
December 31, 2015 December 31, 2014 December 31, 2015 December 31, 2014
FFO information:
Net income attributable to MPT common
stockholders $ 58,238 $ 14,947 $ 139,598 $ 50,523
Participating securities’ share in earnings (248) (311) (1,029) (895)
Net income less participating securities’ share in
earnings $ 57,990 $ 14,636 $ 138,569 $ 49,628
Depreciation and amortization 20,140 14,453 69,867 53,938
Gain on sale of real estate — (2,857) (3,268) (2,857)
Real estate impairment charges — — — 5,974
Funds from operations $ 78,130 $ 26,232 $ 205,168 $ 106,683
Write-off straight line rent and other — 1,867 3,928 2,818
Unutilized financing fees / debt refinancing costs 48 1,407 4,367 1,698
Loan and other impairment charges — — — 44,154
Acquisition expenses 4,345 18,456 61,342 26,389
Normalized funds from operations $ 82,523 $ 47,962 $ 274,805 $ 181,742
Share-based compensation 2,521 2,516 10,237 8,694
Debt costs amortization 1,792 1,373 6,085 4,814
Additional rent received in advance (A) (300) (300) (1,200) (1,200)
Straight-line rent revenue and other (11,118) (6,474) (34,218) (22,986)
Adjusted funds from operations $ 75,418 $ 45,077 $ 255,709 $ 171,064
Per diluted share data:
Net income, less participating securities’ share in
earnings $ 0.24 $ 0.08 $ 0.63 $ 0.29
Depreciation and amortization 0.09 0.08 0.32 0.31
Gain on sale of real estate — (0.01) (0.01) (0.01)
Real estate impairment charges — — — 0.04
Funds from operations $ 0.33 $ 0.15 $ 0.94 $ 0.63
Write-off straight line rent and other — 0.01 0.02 0.02
Unutilized financing fees / debt refinancing costs — 0.01 0.02 —
Loan and other impairment charges — — — 0.26
Acquisition expenses 0.02 0.11 0.28 0.15
Normalized funds from operations $ 0.35 $ 0.28 $ 1.26 $ 1.06
Share-based compensation 0.01 0.01 0.05 0.05
Debt costs amortization 0.01 0.01 0.03 0.03
Additional rent received in advance (A) — — (0.01) —
Straight-line rent revenue and other (0.05) (0.04) (0.16) (0.14)
Adjusted funds from operations $ 0.32 $ 0.26 $ 1.17 $ 1.00

A)

Represents additional rent received from one tenant in advance of when we can recognize as revenue for accounting purposes.
This additional rent is being recorded to revenue on a straight-line basis over the lease life.

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

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

We calculate adjusted funds from operations, or AFFO, by subtracting from or adding to normalized FFO (i) unbilled rent revenue, (ii) non-cash share-
based compensation expense, and (iii) amortization of deferred financing costs. AFFO is an operating measurement that we use to analyze our results
of operations based on the receipt, rather than the accrual, of our rental revenue and on certain other adjustments. We believe that this is an important
measurement because our leases generally have significant contractual escalations of base rents and therefore result in recognition of rental income that
is not collected until future periods, and costs that are deferred or are non-cash charges. Our calculation of AFFO may not be comparable to AFFO or
similarly titled measures reported by other REITs. AFFO should not be considered as an alternative to net income (calculated pursuant to GAAP) as an
indicator of our results of operations or to cash flow from operating activities (calculated pursuant to GAAP) as an indicator of our liquidity.
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FINANCIAL INFORMATION
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N, S aratyers v AN The IVl SLE el sEry SRl TN T e -, oo PP, 3m maasare, BN FARSTI, I S BE e
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Etan o e il e e eastl g T Bl o e ] ik Sk i i I [ [an) fmelie e SaTked v Ll s i I S s ahayls
W blrve hai e use of FFCH wiith e CAAP mpr the Bing, of s B N ]
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MEMCALPROPERTILSTRUST.COM

FINANCIAL INFORMATION

DEBT SUMMARY
fas of December 31, 2005
% amounts in thowsands)
2016 Unsevured Notes Fined L R 125,000
Morthland - }hiw['lpmll'lem Lisan Fisesd % 13,400
2018 Credit Facility Revolver Vartable 165%=1.0% = 1,300,000
2019 Term Loan Variable 201%-108% 250,000
5.75% Motes Due 2000 (Eura) ™ Frued 575% 217,240
BATES MNotes Due 2021 Fixed L 450,000
400 Mokes D 2022 (Eura) ™ Fined 4.00% 543,100
EITFN Notes Due 2022 Fiaed SN 80,000
5.5% Nodes Due 2024 Fined S50 0, 0
§ 3,348,740
Dbt Preméum 2,168
Dbt ssuance costs (33,37

Rate Type as Percentage of Total Debt

1) Represcnts the vt ghbnd-average sabe for four Praimches of Bie Nedes @f Deoossber 31, NS, fachorfig s fiberes] rale sioags
i efiect af bt time. The Compamy has emhernd fde fore sy aprecaends sobach boper o inly asd’ Ocfober 2001
Effecifowr fuly 31, 2001, the Company is paying 5.507% om $65 sillion of the Noles awl offectioe October 31, 2001,

Hee (".-hrr-mp & paying 5675 o= S0 miilwm of Nedrs
21 At December 31, 2015, this represenis @ $1.3 billiow umsocured revolvegy cradil facilily sith spreads sover LIBOR rangimg

from (.95% o 1.75%

1) Represents 700 mpllion of bords sued in Euros and commeried &0 ULS dollars of Devember 11, 2005
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MEMCALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEBT MATURITY SCHEDULE
tas of December 31, 20050
o wmourty im Heossiads)

| ombewwen QN sou B ww N we Qi ww QN uw J e |
% 5 5 ] L ]

A Unssicsred Modes & 12000

Naorthland - Mortgage Capital Term Loan 9 0 1L78) - - -
018 Creclia Facidity Bevolver - - 1, B, (0 g = -
019 Terrrn Lasairy 51,0

ATHN Nodes Do 2000 (Fura) . P e 1

AT Nobes Doe 2021 - - - - - A5, 000
AT Motes Due 3022 (Euro) s s LY LRT) ]
&ITES Nobes Due 2022 %), 000

b O]

58% Sodes Dhue 304

1,800,000
1,641,100
00 D0
50, 04F
0 O
L1127
X3, K
$ 340,000
I
L, 5
- -
seurd b il Vo | -
058 Te ) ] il
Y ras [ha [T B o ] ok, Dase ']
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MEMCALPROPERTILSTRUST.COM

PORTFOLIO INFORMATION

LEASE AND MORTGAGE LOAN MATURITY SCHEDULE
fas of December 31, 2015)
5 aompunts in thousands)

’ m Par t o Total
Years of Maturites ' otal Leases/L oans Base Rentnteresi ™ SRR e I
Base Rontinterest
206 1 ]

2250 05%
2007 . . 00%
pul ] ] 1989 05%
- 2 45 L%
N0 5 2185 1'%
2021 2 T0uBR 15%
2 15 2123 16.9%
114 ] 4 12380 9%
N4 F 4768 1%
08 B N3TS 48%
Thereafter 144 2ET A0 BT 5%

| 67.5%

L 4.5%
0% oox 0% 1I% 1% 5% l 9% 11%

£ S S S PP

i1} Exclwdes 9 of our properties that see wnder devolopont.  LosselLosm cxperation 3 based om the fixed torm of the loaselloan o docs
mad flector ity pedential renceal pptons provided for @ one agroememls.

i2F Reprrsrabs by remdfmeleresd oo ow g v zed haes but dors mod inclisde Tevml regeevries, axfifitsus) renfs swd other
liras-refienf adpsiments fo rrovees (e, strasghi-line renfs amd deiermd sevemses),
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AND REVENUE BY ASSET TYPE
s of Eecensber 31, 26150

5 anioarls i Hrowsandad
Tartal Tetal Parcantage of
T
Caeneral Acuite Care Hospitals A} 5 Aded 958 - £ 255,009 5FTR
Iripasthent Hehabilitstion Hospatals 150661 134,198 304%
Long-Term Acube Care Hospitals 458,50 TA% SResl 11.9%
(her assets 47,344 TI% =
Axcwmulated deprecation and smaortization [ERT Ak
Taotal assets § 5,600 351
Domestic Investmaents by Assot Type Domestic Revenue by Asset Type
10.6%

W Gereral Aculie Care
Himpitals

¥ Ispatient Rehabilitation
Hospetals

Lot Teim Auuide Ui
Henpatals

B RN anrt

Total Investmants by Asset Type Total Revenue by Asset Type

%
W Capranal Acute Care

Homgatals

® Ingusient Bebabsililtion
Horspibabs

Lang-Tierm Avse Care
Hrgpitals

o Other sncts

TAF Ineludes three mivdioal offiee barldings

(B) Il Jiants b opweralinns dnd imowsdmicnls i owr Spain dmd Ty jdial oeslaen.
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MEDICAL PROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AND REVENUE BY OPERATOR

fas of December 31, 2005
% amonnts in thousands)

Percentage of Total Percentage of
Gross Assels Revenues Total Revenua

Prime Healthcare

Capella Healthcare, Inc

MEMMAN

Emest Health, Inc.

LASIS Healthcare

21 operators

Other assets

Total

Accumulated depreciation and amortization
Total assets

1) Rencloiddes $79 millom of cash om bard.

Investments by Operator

1,032,353 1768% i, 225 6%
1015914 17.3% .57 6d%
97859 16.7% TH540 178%
569,375 9.7% 61,9858 14.0%
M7e12 6% »r4 3%
1,506,152 25.6% 0,74 3.7%
41734 1'% - E
T o
{157 ,928)
S seest

Revenue by Operator

W Prime Hiealtheane

® Capella Heakthcare Inc.
MEDIAN

i Esraesi Mealih, Inc.

W IASES Healthcane

W Ihaporstons

Wby assarts
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MEICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

INVESTMENTS AND REVENUE BY U.5. STATE AND COUNTRY
tas of Decessber 31, 2015

§ simsounls fn Dhowndnd)

Agsels (rogs Assets Few e Tolal Revenus
§ ]

Toxas WM V54 A7.50 [LE
Calidornia SHT0ES 3% i, |20 1500r%
Sew oy AR AT LY oY I7 s [, "
Arkameas TR 4% 2.3m 21%
W liahammua arTa AT 238 L%
24 (her States Lesein 1A% 158,848 B
Dher assets (1) 240,50 4% = -
United States § LT M 8 BAH BEY 1%
Caerrmany L TR [ % . | 7R, 580 I7E8%
Balby (1) 7 Sl L%

Spain (1) 13668 0% m i
UK 414839 0% 4,305 L%
her assets (1) 178024 s = =
Inmternatinnal § 105214 I § A1,018 18.6%
Acoumulated depereciation and amortizaton (257 92Ky

Totsl ssssts [] 5609 181

1) actudes swr cpuety sarestonents, of wmok selaind sscome o relbacind e ofleer coome o8 car e shafesen

Investmants by U.S. State Revenue by US, State

B Teas

0 Calibomis
Birw |y

B Arianaes

L

W 26 b Staten

by s (1)

B Uil i
o Carrmuany
Piaby 1)

- S 1)
LR

Wb st
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PORTFOLIO INFORMATION

Same Store EBITDAR' Rent Coverage

YOY and Sequential Quarter Comparisons by Property Type

e | 3 33

5.0n - - - v Pl - F ]

4.0x . & : e

3.0 & & & & - i

20 Dol el

o

0.0x + : 2 - e ! i
Ceneral Acule Care Long-Term Acule Care  Inpatient Rehabilitation Tostal Portfalio

I'ﬁnpih!-. anpihll: Facilitics

W03 2004 (¥o¥)  WOE20N5(YoY) =02 2005{00Q) 032015 (00Q)
Stratification of Portfolio EBITDAR Rent Coverage

2] g Iavestmend lin
EBITDAR Reni Coverage - Moo of Facilities
wALE

Greater than or equal to 4.50x $ k] &
3,00 - 449 % 180 3
150 - 2.99% 5 154 3
Less than 1.50x % k2 1
Total Master Leased and/or with Parent p 1537 - e
Guaranty: 3.1x
Ceneral Acute Master Leased and/or with $ 800 18 %%
Parent Guaranty: 3.7x
Inpatient Rehabilitation Facilities Master 5 45 1 1%
Leased andfor with Parent Guaranty: 2.4x
Lomg-Term Acube Cane Hospitals Master s 292 ;'ﬂ‘ %

Lessed andfor with Parent Guaranty: 2.0x

B Greater than or equal b4 50

o - A
B S - 2

W Loss than | Sk

® Lawerral Acute Slaster Loass o aseen
Crssranty

W Hrbals Mashet Loase o Parend Caistanty

W LTACH Alastey Loawr or [Mareni
Cuasranity

Neades.
Sawie Shove represanls properiees uith ol kst 24 montes of fesenoil reporting date. Properties that do sof peovide fsencial repoeting and
dizpwrerd gesrts gve ol imclded,
Freestanmdimg ERs wall be reported as & distmcl property hype. bl ane wof ncluded i Bhis information hecinss by bt Less iham 24 momeths of
finiracsal roperting dinla
AN data proesevehed s om @ irafling faorlor s th besis,
1} EBITDAR adjustod for som-recurviing s
O 2018 | SUPPLEMINTAL MNPORMATION 12



PORTFOLIO INFORMATION

ACQUISITIONS FOR THE TWELVE MONTHS ENDED DECEMBER 31, 2015
& amenils i thomsandal

Woslaon Begmmal Kehabaheagion Faospaeal Ermarst Flralzh Woslaos, TH Hs I iy ¥ 15,700
Haspsital
Acuie Case
5. Joseph Medscal Cenger Prime Healthcare Kansas City, MO o Aoquisition JiLTe]
z z Auie Care
St Mary's Medical Coriter Prime Heslthcare Blar Springs. M0 —_ Acquission b
al
Acdisptus Health Mgt Hieadik Varins ¥ S Drvrdengoernil 250,000
Ingatserd
Ehubslitaiion Hospital of Norbwest Ohio  Ernest Health T, OO Hirhestbi | st Dievrdepenont [ L%
Haosgital
Ingratirr
Trustpran| Eehabsbasion Fhsguel of E I " T X
Famaital
Tenan Spocialty Hompital Frewat Hlealth Lusbbock, TX c"""‘ TermAcie o icr nrs
IMED IMED Vakerwia Vakenia, Spain 1“""" Care Deesgment 0000
Capelils Healthcare, Acute Care
L] ¥
Capells e srious e | Acxquisiion LLTiel]
- Agute Care =
Walkesr Hisreon Slioeliscal Corter Priens: Hoaltheare: Port Husron, M1 b Acquisiion Lo
51, Clare's Hisabth Ssivm ™ Prime Hoalthcare — Variow ""‘w"'f:" Aaquisition m
Valhore ™= Policlinkn (4 Moea  lnaly ¥ e Acquisstion 5400
Capsils Healthcare, Acutr Cary
Kershaw Healdth s Camden, SC Hhoapital Aaguibsinion W00
Ingaterd
Wlasrrn ™ L Wlarwres, Commany Huhesil A
Hemgital
Total Invesbments | Commisments. n
= Enahaimgy’ vl o o dale' oo o initai e (i R peirs remis
11 Ingisades & portinie of s hosputals s foy stetes for S840 mullun aud au sty and [S S50 mulleon

Thy smreafoness gt ¢1obmies cosh of appronimtely 559 milles aygeered @f doma of aoquissass
AL Inchudes. ey liormssd sprfls amad one frr-ctemding omerponcy departmes sl bealth oreter oo meriboest Newr oy
4 E1 Includen F fadlitirs b Hlaly syquerrd Pereagle @ gl prsturr imm faian Repaieied Fand

SUMMARY OF DEVELOPMENT PROJECTS AS OF DECEMBER 31, 2015
& amosnts i thomsandsl

BT

First Chuior ER - Housion Himsiban, TX Aty Care Hosgpital 1518 B s
First Chaobor TR - Dhevvves Derwver, OO0 Acuibe Care Hhospitsl Adepius | ealth A5 Lind 3Qie
First Chaior ER - Phoeris. Phenis, AF Aauite Care Hospitsl Adeptus Health [ ] 37 e
Firnt Chator ER - San Aribonio Han Anbonka, TX Acnite Care Hosgpital Adepius ealth EA N ) ] 3Me
First Chobor ER Texan Acube Care Hospital Adeptus Health L% P A9 XQdne
Rehabilitation Hospital of Northwest Ol Toledo, OH :'""'m": Rebubiltation ¢ rest Health w2 nesd 30306
First Chubor EH - Houston Hotation, TX Agute Cary Hosgital Addepgus Blealth 0 LLETR] W e
Firsi Chotor Emengrncy Eooms Varkus Acube Care Hospital Adeptus Health X0, . Warious
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FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
c ds ol

Aty i Bhousesds surepl per shane datad

Royensas
Rarrt Ihilliesd!
Straighi-re revd
o from dinect fmancing leases.
Irdenest sl oo
Totsl revenues
Eaperaan
Hral uaie slepreciaton gnd amcrfieation
Impairmerd chargs
Progaty-svlsted
Acqursitsn evperiers (B0
Carmarrad ] sdeministeative
Toksl operaisng Fupnes
Chprrating inqume
st dwad asthue | ies pasiver |
Incoms s expenss
Biaosind o contifiaing opriationm
oo (k) from disoontmesd operatens
Mt incoms
Hart (v amribeLabdy 1 i -combralling indesests
Mot hutable o MPT T

Earnings per common share = bas

Imcome from descontinuied sperations

Mot incwany sateibutable bs MPT kol
Eamings per comman share = dilsried

Incame frum continuisg opsralicns
Imnme denm descnstinucd sperstions
Mrt incems s MPT ok

Dividendn declared ped commsn share
Weighted ZvErape shares DUIStanding - hasss
‘Welghted sversge shired outsianding — diubed

For the Three Months Ended For the Twelve Months Ended

wt 11, 2015 A, 3014 [eewmbser 1, 2005 1, 3004
Fillmarsad sSral b il I Akl

1 mE § LT e % 167,015
B 1am s 1.

15,680 12368 ST1S oI

34,381 ALY 1118 BLEAY

131,546 2106 ] nLse

=10 i ey s

- - : 50,18

1184 1= ] 181

4385 18,456 LM 26,380

11,04 1040 s 1.7

6,563 W 178,640 1 580

4,58 »I08 FrE) [T
A7) ERIT [LFE L] 91819
{484} (b9 (L30% [y

[y 15,039 ) e

- . . @

s 15009 1727 80,77

(] (L] 29 [regl]

e
L] [ s § [T R =]
¥ LM % a0E  § LT5 . s
L1 nE § an 8 a8 % (2]
piptil] an nT e 168,999
T 17E 604 FIEENT 170,540

AR Financasls hures bepn devived from the pror yosr audisd francas stafemants
(W) Inchudes §1 3 mdlon snd S37 0 milion i resl sslals rensls o & e guanis and par snded December 19, 2018 respecivaly
Inciices $3 § mdbon snd $5 8 millon in wal sstale Iransfer fanes o e guanier snd pear anded Decamber 31, 2014, mapacienly
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FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Balance Sheets
(A moufs i thousands excapl per share data)

December 31, 2015 Decomber 31, 2014

iUnasdited) A)
ASSETS
Keal estale assets
Land, buildings and improvements, and intangible lease assts ] 3,248,540 £ 2,149,612
Construction in progress and other 4,165 13,163
Mt investmant in direct financing brases 26, 50 49518
Mortgage loans F57.581 39750
Gross investment in real estate assets 4,682,282 3,009,585
Accumiulated depreciation and amortieation (257.92K) (202.627)
Met investment in real estate assels 1424354 2,807,258
Cash ancl cash equivalents 195,541 144,541
Interest and rent receivables 46,959 41,137
Stradght-line rent reccivables BL155 59,128
(her assets
Total Assets

LIABILITIES AND EQUITY

Liabilities
Db, net -] iansan 5 2,174,648
Accounts pavable and sccrued expenses 137,356 112623
Dyferred revemus: X358 T2007
Lease deposits and other obligations o enants 1LEM 2805
Total labilities 3,502, Dk 21,338,283
Equity
Preferred stock, $0001 par value. Authorized 10,000 shares;
o shanes outstanding -

Common stock, $0.001 par vahse, Awthorized 500,000 shares;
sued and outstanding - 236,744 shares at December 31, 2013

ansd 172,743 shares at December 31, 2004 FL=g 172
Additional pasd in capital L595,627 1,765,381
Distributions in exvoess of net incoms: (418,650) (361 3305
Ao Lated other comprehensive loss (T2.R84) 21,9%4)
Treasury shanes, at cost (262) (262)

Total Medical Properties Trust, Inc. Stockhalders’ Equity 2,102,268 1. 382,047
Non-controlling interest 4997
Total equity 2,107 265 1382047

S el DD

(A} Fanancaals have Dean dennvd o e Dror e sacied fndncisd Sttements bul ncludes 8 $27 milleon
reclass of debl ssue costs from Other Assets to Debt. nel i accordancy with cur eary adophion of
ASU 201500, Simplifvirg the Preseniation of Debs luuasce Costs
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FINANCIAL STATEMENTS

DETAIL OF OTHER ASSETS AS OF DECEMBER 31, 2015

5 aemounts i thousamds)
m e come?’ :
Dperaior Interest " Securily | Crodid Enhancemanis
Irsc o™
Rato
Non-Operating Loans
Vibra Healtheare scquisition s S417 1025% Sevured and cross-defaulted with real estate,
toan™ other agrevmenits and guaranteed by Panenit
Vibra Healtheare working 571 950 Sevured and cross-defaulbed with real estate,
capital other agrevmenis and guarantesd by Parent
? Secured and cross-defaulted with real estate;
oo 1684 11.36% certain loans ane cross-defaulied with other
- lnans and real estate
Secured and cross-defaulted with real estate and
Alecto working capital 16,650 1ars by Parent
E: - Secured and cross-defaulted with real estate and
IKJGHUMC working capital 12495 T by Parent
Secuned and cross-defaulted with real sstate and
Ermest Health 22667 2.99% soed by P
(Oher 10,408
80,585
Operating Loans
Sequred and cross-defaulbed with real estate and
i
[Ermwest Health, Ins. 3,200 1o § 15001 i by Parent
Sevured and cross-defaulbed with real estate and
dla 457 L H m '_!m
Capd o3 ! guaranteed by Parent
Secured and cross-defaulted with real estate and
TKIGHUMC convertible loan 3352 408
haC puaranbeed by Parent
2T 28699
Equity imestrments
Dhsmestic 9182 173
International ™ 110,155 116
Lease and cash oollateral 48T Nt applicable
Other assets’ 63,716 Not applicable

o

(1} Owigimal anortizing acquisition lar was $£1 mdlion; ban saduees fr 2009,

(2} Caiy rate is 10P% effectioe Manch 1, 2004,

(3} P emrmed an aperating loaws is reffected in the fnteres! imoome lime of the imcome shlement,

4 hacludes prepasd expenses, offior propeety and equipment and other,

U5} Mclvaahes exquily foestmats in Spaim, Hlaly, and Gormamy.

(6} Pcloedes fumding of $100 million for & property located in Ofyerpia, Wieskington i abich aoe are paiting on customary shale
segulalory approvals aheng with approyimalely 579 million of cash scquired,

(Th All armivgs i Eimoome fromn oquily imtwstmenis are peportod o @ oo guanefer Loy bases,
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