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Item 7.01. Regulation FD Disclosure.

On February 27, 2023, Medical Properties Trust, Inc. (the “Company”) published a Supplemental Update. This presentation can be found under
“Supplementals & Reports” in the Investor Relations section on the Company’s website, https://www.medicalpropertiestrust.com/investor-relations.

The information in this Current Report on Form 8-K, including the information set forth in Exhibit 99.1 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
the Company 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 No. Description

99.1 Medical Properties Trust, Inc. Fourth Quarter 2022 Supplemental Update

104 Cover Page Interactive Data File (embedded within the Inline XBRL document)



SIGNATURES

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

MEDICAL PROPERTIES TRUST, INC.

By:  /s/R. Steven Hamner

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

Date: February 27, 2023
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Fourth Quarter 2022 Supplemental Update
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FORWARD-LOOKING STATEMENTS




Q4 2022 PORTFOLIO INFORMATION: ASSET TYPE

TOTAL ASSETS AND REVENUES BY ASSET TYPE (G
{December 31, 2022}

? METHOD - AS PREVIOUSLY PRESENTED)

(8 amaunts in thousanas)
Repete Percentage of Q4 2022 Percentage of
Total Assets Revenues ™ Q42022 Revenues

General Acute Care Hospitals 202 5 13386376 B3.1% § 286,376 T5.2%
Behavioral Health Facilities &7 2,737,305 13.9% 51,624 13.6%
Inpatient Rehabilitation Facilities 112 1,418,603 T.2% 28,489 1.5%
Long-Term Acute Care Hospitals 20 TTT2 1.4% 7,955 2.1%
Freestanding ERfUrgent Care Facilities 43 236,764 1.2% 6,042 L&%
Other - 1,611,159

Total

TOTAL ADJUSTED GROSS ASSETS AND ADJUSTED REVENUES BY ASSET TYPE (NON-GAAP METHOD)
[December 31, 2022)

(3 amourts fn thousands)

Percentage of

Asset Typ es') Properties Total Gross Rels::jz:m Q::E:zr::f::uiu
Assets

General Acute Care Hospitals 19 5 14,751,347 M5 3 317,693 T4.5%
Behavioral Health Facilities &7 2,597,713 12 9% 51,624 12.1%
Inpatient Rehabalitation Facilities 1m2 2,013,192 5.5% 43,196 10.1%
Leng-Term Acute Care Hospitals 0 45155 L53% 7,955 1.9%
Freestanding ER/Urgent Care Facilities 43 T3 058 1.3% 6,042 14%
Other 1,280,572 L1

{A) Agrees to rotal @ssets on ouwr consolidoted
balonce sheets.

{B) Reflects octual revenues on our consolidated
statement of income.

{€) Adjusts for the acquisition of a majority intarest
in Springstane by Lifepaint; the espected sole of
three Connecticut hospifals cwrently leased fo
Prospect, and the expected purchase of Sfeward's
Litah operations by CommonSpirit.

(D) tncludes gross real estate assets, other loans,
equity irvestments, and pro rata portion of gross
assets dn jadnt venhre QFFANgements, assnmng
material  real  estole  commitments on o mew
investments are fully funded. See page T of this
report for a recanciliation of total assels o total
adjursted gross assels af December 31, 2022,

(E) Reffects actual revenues on our consolfdoted
statement of income mlong with revenue from
properties owned through our uncansolidated joint
viiure arangements. See page B of this report for
@ reconciffotion of octual revenues o fodal
adjrsted revernues.



Q4 2022 PORTFOLIO INFORMATION: OPERATOR

TOTAL ASSETS AND REVENUES BY OPERATOR (GAAP METHOD - AS PREVIOUSLY PRESENTED
(Pecember 3, 2023
i3 amounts in thousands)

Percentape Q4 2032 Percentage of
N :

Properties

Total Azset Revenues Q4 2022 Reven

Steward Health Care

Florida market 5 134,555 67% 5 546 5T% (A) Agrees to total ossets on our consolidated

Utah market 1,152,384 B1% Echel] BS54 balance sheets.

Massachusetts market TEE B1E R Ha90 1.7

Texas/Arkansas/Loulsiana market 1073405 5.5% 21,508 5.6% (B} Refiects octuol revenues on our consolidated

Ay 296,48 L% a6 3% statement of income.

Ghio/Pennsylvania market 117,005 0,65 3518 5% {€) Adfusts for the acquisition of @ majonily inferest
Circle Health E 2,062,474 10.5% 45252 11.9% in Springstone by Lifepoint, the expected sale of
Prospect Medical Holdings 14 1453 50 5% 43,781 1158 three Comnecticut hospitals currently leased fo
Priory Group 1 1,290,213 : 0,151 53% Prospect, and the expected purchose of Steward’s
Springstone 15 .95 2193 e Utah operations by CommonSpini.

S0aperators e 461,522 4534 B (D) includes gross real estate assets, other loons,
Other - 1611 159 " 2 = equily investments, and pro rate partion of gross

@ESEs 0 fOift venture arangements, oiseming
material real estate commitments on  nNew
irvestments are fully funded. See page T of this
repent for @ reconciliotion of total assets to total
adjusted gross assets af December 31, 2022,

Total

TOTALADJUSTED GROSS ASSETS AND ADJUSTED REVENUES BY OPERATOR (¢
(Derarmber 35, 2023
& amownts in thousands)

(E) Reflects actual revenues on o consolicated
statemnent of income along with revenwe from
properties owned through our unconsolidabed joint
VieTHilre arrangements, Sée poge § of this repart for
a reconciliotion of actual revenues te total

Percentage of

Operators TotalG
otal G

Steward Health Care
Flerida frarket adjusted revenues.
Massachusetts marke!
L [ P IR — (F} Due fo the assumption thot Utoh properfies
Asizona markat currently leased to Steword become leased [o
Ohia/Pennsyvania mbrkoe] o CommonSpirl, certain fogn investments noled in
Ltah market (F) . - 1nTM 7.7 footnate (0) are alfocated amang o somaller mamber
Circlo Health % 2,711,306 H4% 45,262 1065 of markets relative to the GAAP-based onalysis and
Lifepsaint Health o 1,407,706 65% 14,104 3% to MPT's Q3 2022 Supplemental.
Swiss Medical Network 1T 1,348,920 Bd% 11,5816 18%
PFriary Group kv 1,317,116 6.2 30,151 .75
Prospect Medical Holdings 11 1,184,772 5.6% 43,781 10.3%
springstong = = = 11,930 51%
Afoperators

8,290,210 300% 153,157 B
Other 1,280,972 B % -

262



Q4 2022 PORTFOLIO INFORMATION: GEOGRAPHY

TOTAL ASSETS AMD REVEMUES BY LS. STATE AND COUNTRY (Gas
(December 31, X022)
(5 JITANILS 171 Eirousanats)

U5, States and Other Countries

Percentage of
Total Azzets

'ercentage of
2 Revenues

Texas 5] 1,567,948

Califernia = 1,450,112

Florida a 1,334,555

utah T 1,224,484

Massachusetts b0} TEl,634

3 Other States ixr 4,345, 306

Othir - 1,

United States 20 5 12,003,045

United Kingdom 3 4,053, 244

Australia 1 854,582

Switzerland 17 T4 94T

Germany G, 200 X

Spain 9 22316 L1% 1913 0.5%
Other Countries 18 496,753 L% 1.602 1%
Other 55T 713 3056 -

International
Total

U.5. States and OtherC

224

38 9%

AR A
E TISH!Q:H

TOTALADJUSTED GROSS ASSETS AND ADJUSTED REVEMUES BY U.5. 5TATE AND COUNTRY (NON-G
[Decamber 31, 2022)
i$ amaunts in thousands)

Texas 52 2,005, 798 41,535
California ot} 1,488,103 T.0M% 41,313
Florida 9 1410907 5% 25,466
Massachusetts m 1,262,653 5.5 3,552
utah T S05,932 4.4% 714
25 0ther States 1% 4,207.575 15.9% 130,418
Other - 4.1%: -
United States P31 12,197,761 5TA4% § 257,088
United Kingdam a5 4,308,733 nFH 5 77,502
Switzerland v 1,348,500 B3 11,816
Germany &2 1,200,212 5.6% 22,747
Australia 1 904,579 4.4% 14,057
Spain 9 135,176 L% 3,508
Othver Countries 15 531,347 2.5% 9,692
Other 404,306 1L.5%

International 124 5 904,776 426% 5 135,423 31.7%
T I CR— & o] oo

[A) Agrees to total gssets on auwr consoldated
balance sheets.

(B) Reflects actual revenwes on o consolidated
stoternent of income.

() Adjusts for the acquisition of @ majority interest
in Springstone by Lifepoint, the expected sale of
three Connechicul hospitals currently leased fo
Frospect, and the expected purchase of Steward's
Utah operations by Common Spirit.

(D) Includes gross real estale assefs, other loans,
equity investments, and pro rata portion of gross
GRSELS W ponl venture (NTaRgemeants, assurming
material  real  estate  commitments on  new
investments are fully funded. See poge 7 of this
report for o reconciliation of total assels o tatal
adfusted grass assets at December 31, 2022,

(E) Reflects actual revenues on owr consolidated
statement of income alomg with revenue from
praperties owned through awr unconsolidated foind
venture arrangemeils. See poge 8 of this report for
a reconciilation of actua! revenwes to  fofal
adjusted revenues.

<



APPENDIX: PORTFOLIO INFORMATION BRIDGE

ASSET-BASED CONCENTRATION

GAAP Method? Non-GAAP Method Variance Under GAAP Method:
: Includ ata share of solidated Reduced Swiss Medical Network & Switzerland overall {Infracore JV)
"mﬂm‘"""’:{“’"g'm'm“ mum;.m{:}u:ﬁmm i 4 Steward t -nu:&nm.mmu[um:amrﬂ:b}
Ly depreciation Reduced IRFs & Germany overall (MEDIAN JV)

“Other” assets presume cash is applied to
debt reduction and can also include

End-of-pericd balance sheet only i lated to binding Increased “Other” assets

such as nen-cash write-offs due to dispesals

REVENUE-BASED CONCENTRATION
GAAP Method! Non-GAAP Method Variance Under GAAP Method:

mwﬁm:;:iuiﬁmhﬂ;‘h Includes pro rata share of GAAP revenue Reduced Swiss Medical Network & Switzerland overall {Infracore JV)
consolidated GAAP no additional from investmentsin unconsolidated real Reduced Steward Massachusatts & Mass. overall (MAM partnership)
T m“ul e estate Jis Reduced IRFs & Germany overall (MEDIAN JV)

! In December 2022, the SEC published updates to its non-GAAP financial measure guidance, which included that non-GAAP disclosures in charts, tables,
and graphs (and the like) need to display the related GAAP measure in equal or greater prominence.

For reference: Questions and Answers of General Applicability Question 102,10 {a)(blic)
https:/ /www.sec. gov/corpfin/ non-gaap-financial-measures W ‘ &



RECONCILIATIONS: TOTAL ADJUSTED GROSS ASSETS

TOTALADJUSTED GROSS ASSETS
{December 31, 2023/
{amouns in thowsands)

Tetal Assets H] 19,658,000
Add; Aotumulated depreciation and amartization L1akHa
Add: Incremenital gross assets of our Investments in Uncorsolidated Foeal Extate Joint Ventures'V 165 917
Liss: Ermbﬂnknlln-uhln'bursnl:ﬁml.nﬂw 1L,074,024)
Mt Reclassification between aperators'™ -
Less: Docrease in cash from thetransacticns'™ 12356681

Total Adjusted Gross Assats'™ 5 21,240,537

1) Rehects an SO0 10 (08 A5S80S A3 DResen! oF Al SNEPE Of S80h Fin weone S QPDSS BS80S 568 Dalow v Jafals oF Me CaloLiaton. Wiks e 00 nat conind

sy of o nconsoidiated real esfie joint veotune srangaments and da nof have ec legal Ghaim o Me g assels of e Joint

veniunes, we hedeve Mis adueiment allons invesions 1o view cerdain on a bass o dhe of our real esfafie porifolo.

This is also ‘with how oor h deam resviews our pordiolo dodlar amosnts i Mossands)

Real estate joint venture total gross real estate and other assets 5 5,921,188
‘Weighted-average equity ownership percentage L

1,261,727
Ivwestments in Unconsalidated Real Estate Joint veatures'™! (1,562 5100
Incremental gross assets of our iInvestments in Unconsolidated Resl Extate Joint Yentunes £ 1,680 91T

(A} includes amoon! shown o0 Mg Tevsimants it oneonsnkdaled real sslafe joinf veniures™ Ine on owr consaicaled Balance Shests, along melf & CHIT 80 milion
i iy nckaiind 10 M Torigage K™ bod 00 cur condoliitid Didasce Al

(2] Reprasents Me gross book value of Bssals sold or wnitlen off doe i e Oclober 2022 comemitmant o sell Miree faciites fassed 1o Prospect for sopronimatile
S45T malin. i Boquisiion of he MagrEy indived! it Sanagaicn by & subaaiany of Lipoin! in Februaly 2003, and M Fediaiy S003 commbment 1 s
Tcaas i LBaf Jo Commvmon Spint that 8 currantly Reased [0 Stewas, pavtally GItEsl by s Scoiion of W grods Sdiets Boe e commimid Mavescions. See cetal

ki (i1 BbOUTAOE|
Gross book valueof assets intransactions 5 655,354)
Hon-cash write-offs related to disposals 1a18,670)
Gross book value of the transactions § {LOT4,004)

{3) Reclass of 508 billon of pross assels bafieen Springsions and Liapoind along with S0.0 bdlion reclsss of gross assafs betwean Sfeward and CommanSpint as
part of the comeatied ransachions described i Nole (2]
wmemmmmmmmmmMthmwummmM-

Expected cash proceeds generated by the transactions 5 E5%,000
Reduction of revohver balance (B, 558)
Het decreasein cash from the transactions £ 255 BH)
51 Tt dscbonkbindd (it ARSuLE 1 ASPA) AdEt St . (BT foF Gur invedEiaiall i wsiacddalig el Bifale il
veniures|, Saswones malevial a0y | v asscmes cash o0 hand af penodbend and cash gernaied from or io be penerafed fom:

FROSRCHON COMTHITNATS of finsncing SCHERS SCOSOQUENT I POCO-and dnt RTer USed 0 M FR0SBcions of used A3 reduce debd Wie Bekeve forl adusfed
ross assels is osefl o invesfons as i provides @ mone coment view of oor porfolo and aliows for & beber endevsiandiog of cor concenimalion levels s our
onmmiimants ciose.



RECONCILIATIONS: TOTAL ADJUSTED REVENUES

ADJUSTED REVENUES

(December 31, 2023}
{@mounts in thousands)

Forthe Three Months Ended
Total Revenues 5 380,486
Revenues from investments inunconsolidated real estate joint ventures 46,024
Total Adjusted Revenues' § 426,510
(1) Adjusted revenues are falal revenues adusied for our pro rala porfion of simidar TV QU i i uncor od read sfale joinl

veniures, We bedieve sdinsied ravenues e wsell io irveshovs as if provides a morne complafe visw of rienues scross all af our invesimants and
allows for botter Lngerstancing of ouy venie conceniralion.



