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Item 2.02. Results of Operations and Financial Condition.

On October 28, 2021, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended
September 30, 2021. 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 28, 2021 reporting financial results for the three and nine months ended September 30, 2021
99.2 Medical Properties Trust, Inc. 3rd Quarter 2021 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 28, 2021



Exhibit 99.1

W Medical Properties Trust

Contact: Drew Babin, CFA

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

(646) 884-9809

dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS THIRD QUARTER RESULTS
Per Share Net Income of $0.29 and Normalized FFO of $0.44 in Third Quarter
Double-Digit Per Share NFFO and AFFO Growth Year-to-Date in 2021 Versus Prior-Year Period
Announced Transactions Expected to Provide $1.5 Billion in Capital and Reduce Leverage
Birmingham, AL — October 28, 2021 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and

operating results for the third quarter ended September 30, 2021, as well as certain events occurring subsequent to quarter end.

. Net income of $0.29 and Normalized Funds from Operations (“NFFO”) of $0.44 for the 2021 third quarter on a per diluted share basis, in
line with portfolio run-rate guidance;

. Completed in early August the previously announced sale-leaseback transaction totaling $900 million for five general acute hospitals in
South Florida leased to Steward Health Care System (“Steward”);

. In late October:

- Completed the previously announced $760 million sale-leaseback transaction for 18 inpatient behavioral health hospital
facilities operated by Springstone, LLC (“Springstone”), as well as a $190 million investment in the operating company;

- Acquired an €18 million cancer treatment and diagnostics center near Porto, Portugal operated by an affiliate of Atrys
Health;

- Completed the sales of the Company’s equity interest in the operations of German acute hospital operator ATOS Clinics
International and separately of its equity interest in the operations of German post-acute operator MEDIAN Kliniken, both
for strong double-digit internal rates of return, further validating MPT’s investing strategies;

- Received full repayment of a short-term £250 million bridge loan extended to the buyer of Priory Group (“Priory™) in
January;

. Previously announced agreements and capital markets activity:

- Announced in early September a partnership agreement with Macquarie Infrastructure Partners V (“MIP V”) to own a
portfolio of eight Massachusetts-based general acute care hospitals currently owned by MPT and operated by Steward;

- Announced in mid-September an agreement to lease five Utah general acute care hospitals to HCA Healthcare (“HCA”);
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- Priced in late September €500 million 0.993% senior unsecured notes due 2026 and fully redeemed all outstanding 4.000%
senior unsecured notes due 2022;

. Hospital tenants uniformly reporting continued strong operating and financial performance.

“We are delighted to see value creation recognized in our strong portfolio through the recent transactions in Massachusetts and Utah, as well as in
Steward as a preeminent operator,” said Edward K. Aldag, Jr., Chairman, President, and Chief Executive Officer. “As I always say, our hospitals are a
part of the infrastructure in their communities, but the real importance is in the value of our demonstrated ability to identify and underwrite the full
potential of both individual hospitals and regional portfolios.”

Mr. Aldag continued, “We manage our business for long-term shareholder returns, supported by both a dividend well-covered by lease payments from
our tenants and consistent growth in per share AFFO, while staying within certain long-term balance sheet parameters. Our shareholders should expect
nothing different from us going forward, and we have never felt better about our range of attractive capital options and investment opportunities than we
do today.”

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 2020 results, and reconciliations of total assets to total pro forma gross assets and
total revenues to total adjusted revenues.

PORTFOLIO UPDATE

During and subsequent to the third quarter, MPT continued to make accretive investments while taking advantage of private capital demand for hospital
real estate to realize value creation from within its portfolio.

As described in more detail in the Company’s September 1, 2021 press release, MPT has entered into an agreement with MIP V, an Americas-focused
$6.9 billion unlisted infrastructure fund managed by Macquarie Asset Management (“MAM?”), pursuant to which a MIP V controlled subsidiary will
acquire a 50% interest in a portfolio of eight Massachusetts-based general acute care hospitals currently owned by MPT and operated by Steward. The
transaction values the real estate at $1.78 billion based on a 5.6% cash cap rate, a 48% increase versus MPT’s initial cost basis in 2016, and is expected
to result in up to $1.3 billion in proceeds to MPT, including new secured debt on the currently unencumbered properties. This transaction, in addition to
illustrating growing demand from sophisticated institutional investors for hospital real estate, will reduce MPT’s leverage, provide an attractive cost of
equity capital to fund previously announced investments, and contribute to overall portfolio diversification.

In addition, as further depicted in the Company’s September 20, 2021 press release, MPT has entered into an agreement to lease five of its Utah
hospitals to HCA with no change to the amount of cash rent currently being collected from current operator Steward. The new 15-year master lease will
include five extension options of five years each, cash rental payments increasing at CPI within a collared range of 2.0% to 5.0%, and certain options
allowing HCA to purchase the facilities beginning in 2028 or for MPT to sell the facilities to HCA. HCA will become one of MPT’s top-five tenants
when the transaction closes in the first half of 2022. Proceeds from the sale will provide Steward with meaningful new liquidity to pursue strategic
reinvestment initiatives.

The Company has total pro forma gross assets of approximately $22.1 billion, including $15.9 billion in general acute care hospitals, $2.4 billion in
behavioral health facilities, $2.1 billion in inpatient rehabilitation hospitals, $0.3 billion in long-term acute care hospitals, and $0.3 billion in
freestanding emergency room and urgent care properties. MPT’s portfolio, pro forma for the transactions described herein, includes roughly 440
properties



and 46,000 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 52 hospital operating companies. MPT continues to work with existing and new operators in the U.S. and
abroad on numerous opportunities.

OPERATING RESULTS AND OUTLOOK

Net income for the third quarter ended September 30, 2021 was $171 million (or $0.29 per diluted share) compared to $131 million (or $0.25 per diluted
share) in the year earlier period.

NFFO for the third quarter ended September 30, 2021 was $263 million ($0.44 per diluted share) compared to $221 million ($0.41 per diluted share) in
the year earlier period.

Based on year-to-date transactions, along with an assumed capital structure pro forma for the completion of the partnership with Macquarie and no
additional debt or equity transactions (resulting in a net debt to EBITDA ratio of approximately 6.0 times), MPT expects an annual run-rate of $1.16 to
$1.20 per diluted share for net income and $1.81 to $1.85 per diluted share for NFFO. Included in the annual run-rate estimate, but not fully included in
the actual results for the third quarter, are timing adjustments related to investment and capital markets transactions closed during and subsequent to the
quarter, the impact of MPT’s binding agreement to execute the partnership, and the aggregate future earnings contribution from two hospitals under
development and various expansion projects where rent has not yet commenced.

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, changes in income tax rates, interest rate hedging activities, write-offs of
straight-line rent or other non-recurring or unplanned transactions. Moreover, these estimates do not provide for the impact on MPT or its tenants and
borrowers from the global COVID-19 pandemic. These estimates may change if the Company acquires or sells assets in amounts that are different from
estimates, market interest rates change, debt is refinanced, new shares are issued, additional debt is incurred, other operating expenses vary, income from
equity investments vary from expectations, or existing leases or loans do not perform in accordance with their terms.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, October 28, 2021 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended September 30, 2021. 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 8966934. The conference call will also be available via webcast in the
Investor Relations section of the Company’s website, www.medicalpropertiestrust.com.

A telephone and webcast replay of the call will be available beginning shortly after the call’s completion. The telephone replay will be available
through November 11, 2021 using dial-in numbers 855-859-2056 and 404-537-3406 for U.S. and International callers, respectively, and passcode
8966934. The webcast replay will be available for one year following the call’s completion on the Investor Relations section of the company’s website.

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



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

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed in 2003 to acquire and develop net-leased hospital facilities. From its
inception in Birmingham, Alabama, the Company has grown to become one of the world’s largest owners of hospitals with roughly 440 facilities and
46,000 licensed beds (on a pro forma basis) in nine countries and across four continents. MPT’s financing model facilitates acquisitions and
recapitalizations and allows operators of hospitals to unlock the value of their real estate assets to fund facility improvements, technology upgrades and
other investments in operations. For more information, please visit the Company’s website at www.medicalpropertiestrust.com.

This press release includes forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section 21E of
the Securities Exchange Act of 1934, as amended. Forward-looking statements can generally be identified by the use of forward-looking words such as
“may”, “will”, “would”, “could”, “expect”, “intend”, “plan”, “estimate”, “target”, “anticipate”, “believe”, “objectives”, “outlook”, “guidance” or
other similar words, and include statements regarding our strategies, objectives, future expansion and development activities, and expected financial
performance. Forward-looking statements involve known and unknown risks and uncertainties that may cause our actual results or future events to
differ materially from those expressed in or underlying such forward-looking statements, including, but not limited to: (i) the economic, political and
social impact of, and uncertainty relating to, 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 or movements in currency exchange rates; (vii) our
ability to obtain debt financing on attractive terms or at all, which may adversely impact our ability to pursue acquisition and development
opportunities and pay down, refinance, restructure or extend our indebtedness as it becomes due; (viii) increases in our borrowing costs as a result of
changes in interest rates and other factors, 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 affecting the real estate industry
generally or the healthcare real estate industry in particular; (xi) our ability to maintain our status as a REIT for federal and state income tax purposes;
(xii) federal and state healthcare and other regulatory requirements, as well as those in the foreign jurisdictions where we own properties; (xiii) the
value of our real estate assets, which may limit our ability to dispose of assets at attractive prices or obtain or maintain equity or debt financing secured
by our properties or on an unsecured basis; (xiv) the ability of our tenants and operators to comply with applicable laws, rules and
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regulations in the operation of the our properties, to deliver high-quality services, to attract and retain qualified personnel and to attract patients;

(xv) potential environmental contingencies and other liabilities; (xvi) the risk that the Steward Massachusetts partnership transaction and unrelated
property sales, loan repayments, and other capital recycling transactions do not occur; and (xvii) the risk that the sale by Steward of its Utah operations
to HCA does not occur.

The risks described above are not exhaustive and additional factors could adversely affect our business and financial performance, including the risk
factors discussed under the section captioned “Risk Factors” in our Annual Report on Form 10-K for the year ended December 31, 2020 and as
updated in our quarterly reports on Form 10-Q. Forward-looking statements are inherently uncertain and actual performance or outcomes may vary
materially from any forward-looking statements and the assumptions on which those statements are based. Readers are cautioned to not place undue
reliance on forward-looking statements as predictions of future events. We disclaim any responsibility to update such forward-looking statements, which
speak only as of the date on which they were made.

#H#H#



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Balance Sheets

(Amounts in thousands, except for per share data)

Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other
Investment in financing leases
Real estate held for sale
Mortgage loans
Gross investment in real estate assets
Accumulated depreciation and amortization
Net investment in real estate assets
Cash and cash equivalents
Interest and rent receivables
Straight-line rent receivables
Equity investments
Other loans
Other assets
Total Assets
Liabilities and Equity
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding
Common stock, $0.001 par value. Authorized 750,000 shares; issued and outstanding - 596,145
shares at September 30, 2021 and 541,419 shares at December 31, 2020
Additional paid-in capital
Distributions in excess of net income
Accumulated other comprehensive loss
Treasury shares, at cost
Total Medical Properties Trust, Inc. Stockholders’ Equity
Non-controlling interests
Total Equity
Total Liabilities and Equity

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

September 30, 2021

December 31, 2020

(Unaudited) (A)
$ 13,244,403 $ 12,078,927
2,042,585 2,010,922
1,096,475 —
200,285 248,080
16,583,748 14,337,929
(936,289) (833,529)
15,647,459 13,504,400
349,652 549,884
64,622 46,208
661,429 490,462
1,170,171 1,123,623
1,502,677 858,368
315,977 256,069
$ 19,711,987 $ 16,829,014
$ 10,581,023 $ 8,865,458
595,003 438,750
19,739 36,177
157,488 144,772
11,353,253 9,485,157
596 541
8,541,092 7,461,503
(117,733) (71,411)
(69,843) (51,324)
(777) (777)
8,353,335 7,338,532
5,399 5,325
8,358,734 7,343,857
$ 19,711,987  § 16,829,014




MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Nine Months Ended
September 30, 2021 September 30, 2020 September 30, 2021 September 30, 2020
Revenues
Rent billed $ 242,211 $ 192,953 $ 672,425 $ 538,277
Straight-line rent 64,637 51,125 174,975 103,697
Income from financing leases 50,667 52,544 151,898 157,469
Interest and other income 33,264 32,836 136,038 115,989
Total revenues 390,779 329,458 1,135,336 915,432
Expenses
Interest 94,132 82,263 273,409 243,538
Real estate depreciation and amortization 85,039 69,665 237,050 192,049
Property-related (A) 7,128 5,897 31,265 19,178
General and administrative 36,694 31,718 107,312 97,121
Total expenses 222,993 189,543 649,036 551,886
Other income (expense)
Gain (loss) on sale of real estate 9,294 (927) 8,896 (2,703)
Real estate impairment charges — — — (19,006)
Earnings from equity interests 7,193 5,893 21,633 15,263
Debt refinancing and unutilized financing costs — — (2,339) (611)
Other (including mark-to-market adjustments on
equity securities) (2,276) 2,461 4,747 (9,499)
Total other income (expense) 14,211 7,427 32,937 (16,556)
Income before income tax 181,997 147,342 519,237 346,990
Income tax expense (10,602) (15,985) (69,141) (24,824)
Net income 171,395 131,357 450,096 322,166
Net income attributable to non-controlling interests (258) (251) (611) (600)
Net income attributable to MPT common
stockholders $ 171,137 $ 131,106 $ 449,485 $ 321,566
Earnings per common share - basic and diluted:
Net income attributable to MPT common
stockholders $ 0.29 $ 0.25 $ 0.76 $ 0.61
Weighted average shares outstanding - basic 595,119 531,095 586,291 526,651
Weighted average shares outstanding -
diluted 597,320 532,436 587,971 527,832
Dividends declared per common share $ 0.28 $ 0.27 $ 0.84 $ 0.81

(A) Includes $4.0 million and $23.1 million of ground lease and other expenses (such as property taxes and insurance) paid directly by us and
reimbursed by our tenants for the three and nine months ended September 30, 2021, respectively.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Reconciliation of Net Income to Funds From Operations

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Nine Months Ended
September 30, 2021 September 30, 2020 September 30, 2021 September 30, 2020
FFO information:
Net income attributable to MPT common
stockholders $ 171,137 $ 131,106 $ 449,485 $ 321,566
Participating securities’ share in earnings (328) (435) (1,088) (1,386)
Net income, less participating securities’ share
in earnings $ 170,809 $ 130,671 $ 448,397 $ 320,180
Depreciation and amortization 98,492 80,841 277,089 223,166
(Gain) loss on sale of real estate (9,294) 927 (8,896) 2,703
Real estate impairment charges — — — 19,006
Funds from operations $ 260,007 $ 212,439 $ 716,590 $ 565,055
Write-off (recovery) of straight-line rent and other 3,650 1,266 (1,601) 27,098
Non-cash fair value adjustments (819) (1,575) (2,763) 9,030
Tax rate and other changes — 8,535 42,746 9,661
Debt refinancing and unutilized financing costs — — 2,339 611
Normalized funds from operations $ 262,838 $ 220,665 $ 757,311 $ 611,455
Share-based compensation 13,555 12,372 38,590 34,600
Debt costs amortization 4,584 3,552 12,693 10,389
Rent deferral, net 559 (5,420) 2,198 (12,660)
Straight-line rent revenue and other (79,973) (66,554) (215,169) (167,028)
Adjusted funds from operations $ 201,563 $ 164,615 $ 595,623 $ 476,756
Per diluted share data:
Net income, less participating securities’ share in
earnings $ 0.29 $ 0.25 $ 0.76 $ 0.61
Depreciation and amortization 0.17 0.15 0.48 0.42
(Gain) loss on sale of real estate (0.02) — (0.02) 0.01
Real estate impairment charges — — — 0.03
Funds from operations $ 0.44 $ 0.40 $ 1.22 $ 1.07
Write-off (recovery) of straight-line rent and other — — — 0.05
Non-cash fair value adjustments — — — 0.02
Tax rate and other changes — 0.01 0.07 0.02
Debt refinancing and unutilized financing costs — — — —
Normalized funds from operations $ 0.44 $ 0.41 $ 1.29 $ 1.16
Share-based compensation 0.02 0.02 0.07 0.06
Debt costs amortization 0.01 0.01 0.02 0.02
Rent deferral, net — (0.01) — (0.02)
Straight-line rent revenue and other (0.13) (0.12) (0.37) (0.32)
Adjusted funds from operations $ 0.34 $ 0.31 $ 1.01 $ 0.90
Notes:

(A) Certain line items above (such as depreciation and amortization) include our share of such income/expense from unconsolidated joint ventures.

(B)

These 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 $ 1.16 $ 1.20
Participating securities’ share in earnings — —

Net income, less participating securities’ share in earnings $ 1.16 $ 1.20
Depreciation and amortization 0.65 0.65
Funds from operations $ 1.81 $ 1.85
Other adjustments — _
Normalized funds from operations $ 1.81 $ 1.85

(1) The guidance is based on current expectations and actual results or future events may differ materially from those expressed in this table, which is
a forward-looking statement within the meaning of the federal securities laws. Please refer to the forward-looking statement included in this press
release and our filings with the Securities and Exchange Commission for a discussion of risk factors that affect our performance.

Total Pro Forma Gross Assets

(Unaudited)
(Amounts in thousands) September 30, 2021 December 31, 2020
Total Assets $ 19,711,987 $ 16,829,014
Add:
Real estate commitments on new investments(1) 990,002 1,901,087
Unfunded amounts on development deals and commenced
capital improvement projects(2) 180,529 166,258
Accumulated depreciation and amortization 936,289 833,529
Incremental gross assets of our joint ventures and other(3) 1,752,842 1,287,077
Less:
Cash used for funding the transactions above(4) (1,445,329) (587,384)
Total Pro Forma Gross Assets(5) $ 22,126,320 $ 20,429,581

(1) The 2021 column reflects investments made or committed to subsequent to September 30, 2021, including the commitment to invest $950 million
in a behavioral health platform across nine states and the commitment to acquire one facility in Portugal for €18 million. The 2020 column reflects
investments made in 2021, including the acquisition of 35 facilities in the United Kingdom on January 19, 2021.

(2) Includes $31.1 million and $65.5 million of unfunded amounts on ongoing development projects and $149.4 million and $100.8 million of
unfunded amounts on capital improvement projects, as of September 30, 2021 and December 31, 2020, 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 loan repayments or dispositions, if any.

(5) Total pro forma 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.

Adjusted Revenues

(Unaudited)
For the Three Months Ended
(Amounts in thousands) September 30, 2021
Total Revenues $ 390,779
Revenue from real estate properties owned through joint venture arrangements 33,129
Total Adjusted Revenues(1) $ 423,908

(1) Adjusted revenues are total revenues adjusted for our pro rata portion of similar revenues in our real estate joint venture arrangements. We believe
adjusted revenue is useful to investors as it provides a more complete view of revenue across all of our investments and allows for better
understanding of our revenue concentration.
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FORWARD-LOOKING STATEMENTS
Ferward-looking datements Fvohve known and
unknown risks, uncertainties and other factors that
mary cause the actual results of the Company or future
it (o difler mnatecially feom thode sapainaed in o
undertyirg such forward-locking staterments, Includ
g without Emitation: Mormalized FRO per shane;
wxpiched payout ratic; the amount of scquisitions ol
healthcare real estate, i amy; estimated debt metrics;

lia dveriilication: capital

portl ariii condithced;
the repayment of debt arangements; statements

soncerrasg the sadditisnal insame ta the Company ai

& result of ownership intenssts in certain hospital oper
attons and the timing of such income; the payment of
Tutusre dividendy, il any; complation ol sdditianal debi
amangements and additional investments; natsonal
#n internationasl sconomic, business, real estate and
other market cond : tha oo pet 0

brvwilich the Company operates; the execution of the

Companyi Buiingid plan; Francing risks; the Compa-
riy's ability bo malntain its stabus as 2 REIT foor federal
income bax purposes; scquisition and developmaent
fidka; potietial pfrarenmartal and cthid Babilities;
potential impact from COMD-19 on our tenantsbor-
rewars and the relibed impast 1o ul; and ather Tasten
aftacting Ehe real estabe induatry ganerally or hialth.
cand real eifate in paticular, For further discursion of
the Lactors that ceald allect sutcamid, pliads el 1o

the “Risk Facion” secthon of the Com pany's Annual
Rispait om Feem 10-K for thi year snded Decambar 31,
3020, arvd as updated by the Company's subsaquently
filed Quarterlty Reports on Foam 10-03 and other SEC
lilings Eecodt o othsrmiss rdguired by thie lederal
secunties laws, the Company undertakes no obligation
1o update the inlormation in this repoart,

Cartain indomration in the supplemental package

i ihewn peg foema fod the Braniacticen completid
subsequent to period end snd the consumemaion

al panding traniactions, inchading the Sheward
Massachisstts parinership and baasing ve lacilRie in
Uttah ko a new tenant. The pro forma adjustments are
baded upan available infarmatian and siumpliend
that we balhea ane ressonabde. Thare & no ssuranie

that ks peeding trandsctions will ccur,



COMPANY OVERVIEW

\ 1 edical Properties Trust, Inc. is a self-advised  MPT's financing model facilitates acquisitions

real estate investment trust formed in and recapitalizations and allows operators
2003 to acquire and develop net-leased hospital of hospitals to unlock the value of their real
facilities. From its inception in Birmingham, estate assets to fund facility improvements,
Alabarna, the Company has grown to become one  technelogy upgrades and other investrnents
of the world's largest owners of hospitals. in operations
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Emmett E. McLean
J. Kevin Hanna
Rosa H. Hooper
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FINANCIAL INFORMATION

RECOMCILIATION OF NET INCOME TO FUNDS FROM OPERATIONS

(Unoudited)
[Amounts in thoauzands, excapt per shore data)

For the Three Months Ended For the Nine Months Ended

September 30, 3011 Septembed 30, 2000 Septimber 30, 3070 September 30, 1020
FFO INFORMATION:
Metincoma attribatable bo NPT common stockholders. 5 171137 5 130106 5 LT 3171568
Farlicipating securities’ share in samings 1338 14351 (0,068} {3,388
Kt imcoma, beia partizipaling securitiss” share in sarnings 5 170,809 H 13,671 & 448337 5 320,150
Daspreciation and smoatication 58,492 EE4L 277,089 233162
(Gain] loss on sale of real estate [9,794) a7 L9 T3
Real estate iImpakment charges = . : 15006
Funds from operations 5 00T 5 FIEN I Tie0 5 363,203
Wirite-off [recovery] of straight-line rent and other 1650 1,265 (HECT 1 Fef ]
Non-caak fair value adjusteants g 1,578 (2T 08
Tax rabe s other chirgei - 8,535 47,748 BEEL
Dt relinanging ;Mw.h:ﬂﬁnawq eaii - - 2, 611
fandatom (s o s e
share-bused compensation 13,555 12,572 5 500
Dt costy amorization 4,554 1,552 13065 19383
Rent defereal, net 59 B 1% 113668
Stralght-ling rent revenus and other (19573 [ 215,165} [LET,038)
idjusted funds from opesations H 200,563 [] 164,615 5 585623 5 ATETHE
PER DILUTED SHARE DATA:
Mutincome, less participating secerities’' share in samings 5 03 1 035 5 .78 1 [ T4
Dinpreciation snd amortitation T 0.5 A% 047
(Gain] bzat on sals of real sstate 10.02) b LR .ot
Raal #stake impakmant changes - s B i3
Funds from operations 5 [T 040§ L 5 L7
Wirite-off [recowery] of straight-ling rent and other = - - 005
Mon-cank fair value adjustmenty = = - [
Tax vabe s athar chisgei. - LTy 087 [}
bt oahinancing snd iliped Fnancing costs
Worenalized funds from cpseat m [s— oals s -
Share-baisd compeniation LT 0,487
Dt coats amoization m ol 03 MJ
Rant daherral, net - o) o3y
Seraight-line reri revenuse and oiher A0LL3) f0.52) m [ x)]
Adjusted funds Trem sperations 5 034 3§ 031 _§ L & 040
ot
(&) Cortain line Bema sbowe (ech sa deprecistion and smartization) include our shaee of i from dated, verture. Thew inched: wctivity of sl of cur equity

inbereil ify The "Easrisg from equily inberests” line on the consalddsted talermmis of inkome.

[B) Iewveitin afa] awsabrits hibinsing, Thet el iliahe iSdustry uldine bureds Iriem o FFO, ik & ¢ Seadune. RO, (efleCling the stismplon (hel sesl e5Lae a0 vilued e o4 fall
weth marhet fordnaens, prinipally sdpens b the effects of GAAP degreciation ared amarmaatian of resl et isets. whath sdmeras that The valus of real ertane durereshes predectably over time, We Compwie
FPQL i SO0oilira & with Th chelination paoasidsdl by The Halional ALsod istion of Besl [l isespimant TIOstn, oF Hanst, whih Ipee Lot net aofve (W] (S0t in SO0ondans mith GAAF) fuclistng gaas
aser) an nales of real ssiate snd impabrment changes on meul svfate sy, plurseal estste depreciston snd amorigation snd slier sdpntmeny for uncomoldafed partnanhips snd gand venferes,

In addton in presenbing FFO in accondance with the haret defndion, we siss dasios normalined FRO, whech sdaits. FRC for fems that relate o urantcipated of non-{oie avanih oF sttt oF o ooaning
chasges. that, if mos rctesd, weould maske comparnen B prior pavicd revsits and market srpectation b mesningful o isveston and snalyite, Wee beleve that the use of FFO, combresd with the requinsd GRAP

mgraves the g of cer cperting rewiy smang investon. and the uwe of nemualised FRD makom comparisona. of sur opeeating ressits with price periads and cther companies mene
mmmmmmmamm dmmwmdmn‘-ﬂﬁm parformance of REITy, they thould not be viewsd 83 8 wibatitute messere of cur
operatng da ol refiect evther & i o couts or the breel of cag > ard | 1 1o masrfan the operating performance of our
mmh:nhmrmmmmm.idMnﬂ-pmmwMﬂmmﬂomm-ﬂmmmh:mdmmmmmm jeampated in
i darnie weth GAAF] i iredel 40005 o S resiudts of agees slaaer o D0 Cash Ml lroem cperaling sclrbies [Compled i s dance with GARF o4 o welelater of i lguadty.

we caliulime sdpated hurds frias op , & AFFO, by wabs ing & pddheg 1o dioed G (1| e i revevuse. (1) fandanh thare Baded compermaton eperre, and (a0 armetitaton of delened
Fnaning costs. AFFG i 80 opeeating meatuse el Thal we vie 10 snalyae our reswits of ogerstion bated on the secepd, rather than the scorusl, of our sental revenwe snd o gerlasin oher adptments. e
bﬂ-hﬂhum-'s-ua--u-o-nlmﬁm-uimb-muuwleuﬂmflluhh-lkp&cﬂﬂmmmﬂmwmwmmhl«W¥lMﬂwM¢mmM
Fuare peviads. and ot hat are delemed of ane ros AFED rrary rt b comg lvmvmwmlwwmﬂmmmwhsmu
MMWH#MMMWMMJLMMMHWM‘M@I o canh sting st (Caloulated purseant to GAAR s sn indaabar of our lgquedity.
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FINANCIAL INFORMATION

DEBT SUMMARY
[Aes of September 30, 3021)

% omounts in thousands]

wanable L25T% & 245227

024 Cred Facility Revolver ™

022 Interim Loan ‘Wariable LMO0% BE0,000
006 Termm Loan ariabli 1.540%: 200,000
A000% Hobes Dus 2022 |Esoou) ™ Fizad 40005 579,000
2.550% Notes Dus 2023 (E400M) ™ Fisd 1EL 538060
004 ALID Term Loan (as1.20) ™ Flaoed ™! 1A% BE7,240
3325 Hotes Due 2025 (£500M) Fined 1A% 75,000
1005 GBP Teem Loan (£7000) ™ Fienaed ™" 1040 B45180
52500 Noted Due 2076 Fined 5.250% 500,000
Z500% Hotes Due 2026 (ES00M) ™! Fieed 15008 673,700
5.000% Hotes Dus 2037 Fined £.000%: 1,400,000
REUT Hotes Due 2028 |D600M) ™ Fiad Ry BOE 845
A625% Nobes Due 203 Fied| 4615 R D
2IT5% Notes Due 2030 (E350M) ™ Fixeed 33TS% 471,580
35005 Nobes Due 2031 Fiaeed 35000 1,300,000

H 10,656,337
Dbt issuance costs snd discownt (T8, 304}

— ] -

RATE TYPE AS PERCENTAGE OF TOTAL DEBT

Wariabie
10.3%

A Mon-USi denominated debl comeevied to UL S dollers ot September 30, 2021,
(0 e d30607% oo Modes: Due 2003 weve redeemed oo October 22, 2021, On October 2021, fhe Company issued £5008 of 0 39 Notes Doe 2006,
(] We endeved indo an inferesf rafe swap fronsaction, efective July L 209, fo fiv the ioderes! rote te 2 450% for fhe dunstion of the foon,

{0 We entered into ow inferest nede swop Bronsoction, efecthe March 5, 2000, to fix the infierest note fo [54%% for the durotion of the logr,
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FINANCI

DEBT MATURITY SCHEDULE
3 emounts in thousends)

2024 Creit Facility Revotess ! H E
302} Isnerim Lean

2026 Term Lisan

4.000% Robes Due 2022 (£500H) ™ ™ -
1.550% istes Dus 2023 (£4004] ¥ -
2024 AUD Term Lean (651 28) ™ =
33390 hctey Due 2024 [E00M] ™ -
3028 GBP Towrm Lo | £ o0l ™

5.250% Kobes Due 1015

2300 Riabes Dum 2026 (£500M]

5.500% Histes Due 2037

3,652% Robes Dus 2028 (£600M] -
4.825% Wotes Due 7079 =
3.5TE% Histes Due 2050 (L1506 ™ -

15007 hgbes Due 1011

31 800008
31,800 05
41,400,000
$1,300,000
F1500 800
4300000
TEOD 00
00,000

300,000

021

DOT4 Credit Facility Revolver
2.550% Mofes Due 2023
W5 250 Notes Due 2026

B 4.625% Notes Due 2029

AL INFORMATION

BEI00 . =
. . 200,000
STH000 . - - - - N
538 960 = = N
BET40 - .
- ETRI . - .
- Ban1en
. © o soop0n
. L T

$1,533,080
AT gy an0000
$0,33h00%
§$5,112 887
808,840
) I
2022 2073 TOT4 2025 2028 09T ik

3022 Interim Loan W 2026 Term Laan

2024 AUD Term Loan 3.325% Motes Due 2025
5004 Neted Due 2026 5, 000% Notes Due 2027

W 3. 375% Notes Due 2030 3.500% Motes Dwe 2031

) Mo LED denominated debt cosvevted to U dollars of Sepoessber 30, 2621,
) T d DO0% Euvo Modes Due 2022 were recesmed on Dctober 22 2021, On October 6, 2071, the Compony e E500M of 0 #57% Nates. Oove 2026
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ATL 550 ]
1330000

0D 00
I ATL590

£1,300 000

I0Z9 2033 2031

A, D Notes Dhae 2022
2025 GBP Term Loan

w3 E02% Moted Due 2028



FINANCIAL INFORMATION

PRO FORMA MET DEET [ ANNUALIZED ADJUSTED EBITDA

fLimpctited)
flraoumis in Hhowsards)
Net inceme attributable to MPT commen stockholders ] 171,137
Pro forma adjustments for investment sctivity T74
Pro forma net incame L3 171,911
Add back:
Interess ™ 42,062
Depreciation and amedtization ™ 96,394
Share-based compensation 13,555
Gain on sale of real estate 19,204)
\'I'ril:—ﬂf#rtcwurr]ol:!raigh!-lim rent and ather 3650
Nen-cash fair valise adpustments (818)
Incame tax ™ 11,516
3 2021 Pro forma adjusted EBITDA 5 ATEATS
Annualization .- 1,515,900
Tatal debt at September 30, 2021 5 10,561,023
Pro forma changes after September 30, 20021 (1,018,743}
Pro forma net debt 5 9,562,281

Pro forma net debt | annualized adjusted EBITDA n

) Retfects oo binding. ke Sheveand M, b pantnevshis, beasing lee locilities in Unal to omammmﬂwmmlym Wehington, as well as our Derober
M2 ooquiiitians of I8 belowors! health focilities in B Unlted States, oo ocude core Kcility in Portugal and our ather mid quarter isveifmenti.
7 dackadhes our ghare of infenedl, real deprrck ol Pan enperie frova. fidated joint ventured.

Imvesteas and analysts following the real estate industry utiloe net debt (debt less cash) fo EBITDA (nef income Eefore inberest cxpense, income taxes, depreciation and amortization)
B & Mt of Wsrape et dhivrs hine MAfy yaars it would taks Tor Ut 0o pay Back our dabE, assuming st det and EBITDA areé held constant. Thi table abive condidan the
i forma eftects on net delit and EBTOA fram imvestmants and copital transactionn thal were sitber somplited during the pericd or di a4 firm i iy nuch
transactions were consummated,fully funded as of the beginning of the period. In addition, we show EBITOA adjusted to exclude share-based compereation, gakes or losses on real
estate and other dispositions, delbt mhunalnn(a‘nl..lrchm and impaiment o other non-cash charges to derive thml.ﬂnmull.n-dm}um EBATOA, which s a non-GAAF
iadizre, Wi Beligve Pro Barma et Delbt aad Pro lomsa Annualioed Adjuited EBITDA are uisTul 1o imeestors and analyits ai they allow bor & mone cuiment view of Gur eredit guality snd
allow for the comparison of our cred® strength between pericds and to other real estate companies without the effect of Bems that by thelr nature are not comparable from period to
period.
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PORTFOLIO INFORMATION

PRO FORMA LEASE AND LOAN MATURITY SCHEDULE Y

% amownats i dhousands)

- Percentage of Total

- e, (B . S Nntaraat !
Years of Maturities Total Properties Base Rent/Interest Base Rent/Interest

2021 1 % 1250 01%
2022 12 46 546 3.6%
2003 5 14,399 1.1%
024 1 3731 n2%
2025 & 17 448 1.3%
2026 Fl S027 0%
2027 1 3,121 k2%
2008 4 5678 LY
029 11 43,346 33%
2030 11 LR ED) kA%
Thareafter T4 1,150 435 HEES

Percaniage of tolal
basa rent/interest

0.2% i 1.1% 0.2% L.3% 0.T% 0.2% 0.4% . 0.4%

A A S A e"'-@"aﬁfﬁ

EEREEREREE

() Sehrclole inclucls inaied v maTgoge faasm

(B LeassLoan expiration i baded an the fned term of the leaseloov and does ol fogner in porential rendvwal apbion provwaed for 1o o0 Sgrismeats

(€} Refectioll propertivs, including trase that are port of it venlures escepl vocant prapeviies represnating leis thas 1% of fetel pre forma gross ase s and hwe fcilfities that ore under
develppment.

{04 Bepresenis bose rent/inhenest income on an annuolired basis bul does mof incokede tenani recovenes, addi@onal rents and ofver easeveleded adivsiments (o revenue [Le, straightfine
renis ond deferred revenues).
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REV
(Raptemiber S0, 2021

{UE BY ASSET TYPE

% amaunts & thowsands)

Aszet Types

Ganwral Aoute Care Hospitals 15,893 336

Behavioral Health Facilities 58 406,907 0.9 32843 TA%
Inpatient Retabilitation Hosgitals 112 i0a.417 0.5% 44425 19.8%
Long-Term Acute Care Hospatals il 337, 20 15% E,120 19%
Fraastandirg ERUrgint Care Facilities &7 e s 1.1 3Aa1 X0
Other 1,010,337 S0

O FORMA GROSS ASSETS BY ASSET TYPE TOTAL ADJUSTED REV

SET TYPE

i 1% 0% 3‘\ %

General fcute Care Hospitals
m Behavioral Health Facilities
u Inpatient Rehabilitation Hoipitals
Long-Term A&cute Care Mospitals
® Freesfanding ER/Urgent Care Facilities
| Othver

ODOMESTIC PROFORMA GRO

ASSETS BY ASSET TVPE ODOMESTICADJUSTED REVENUE BY ASSET TYPE

N
m %

[ General Acute Care Hospitals
m Echavioral Health Facilitien

® Inpatient Behabditation Hospitals

Lomg-Term Acute Care Hospltals
= Freestanding DR/Urgent Cane Facilities
W Other

PAR Bl oo i iR ARGAT, OUbGr K, iqUAY v, Srid Br0 rafa Pocii of okl Siets i folit wiilun sraaperests, aieming o ae Silae comenifmenali an new
InTREiMants Ang GNAMIRT AT OF GEvomTen T Sealr a0 commeived CADal improrvemend Dy ts ae Al nded!. S Dreis redaase dared Octoder 28, 3001 for reconcdiation oF rora!
Al fo il pro Rarr gross diseds af Septembes 859 00T

18 ReMacTs ATt Fviviuss 0o 0w CONFOOANNT ST MM OF AC0Me MO mvll At eiue SO avarevies Dmied TRRosgeh oo L Osdared oMr Pefre
ditedd Octiober 38, 3031 for arseconcilintion of ictval revenue to adiuited revivue

W 5. Soe press Feeaie
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS - LARGEST INDIVIDUAL FACILITY
(Septamiser 30, J071]

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

While MPT seeks to align with proven operators with seccessful track reconds and
demranstrated market leadership, individual facilities are discrete transactions
regardless of portfalio size or related master leose and/or cross-default provislons

HCA Haalth o

1]
Steward Health Care = s itfs hospital traly needed in this local = s referrol network sufliciently diversilied by

Circle Health L% mavket? bath proctice ond ipecialty?

Preapect Medical Holdings L%

i Aactiiad Reieri 05 * Would the community suffer were this *  Would the focility be oitractive fo mulliple
haspitel not here? identifed high-quality replocement aperatars

A7 pperabors 1% i thee rave event a fenant muse be reploced?

. = Are hospifal relationsivps wilh edmithng
Largest Individual Facility Investment is Less Than local physiclars di, fime-tested, and + Could the cpevator patentiay be replaced at
3% of MPT Investrment Portfollo sustovnable? equal or maore fnvarabue (o MPT) farms?

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REVENUE BY OPERATOR
(Saphemier 30, 20711
1% amounis i thousands)

Steward Haalth Care

Florida market 5 1,260,206 5% g 1692 4.0%
Mansachusetts market FRTRTH 5.3% X005 B5%
Tomas/ Arkanrias/ L suidaana market 1,060 508 a8 5,740 1%
Arizona market 319,760 L B 1%
Ohlo/Perreglvania market 133,761 0.6% 128 O.E%
Utah market - - £ 1] 7.5%
Cirele Hialth =3 1ATOEEE 53,612 LL4%
Prospect Mindcal Holdings 14 1633254 3786 5%
Swiiss Medical Network 17 1242082 13182 L%
HCA Healthe s L] 1235408 200 0.1%
47 aperatan kE 10,508,217 203,085 AT.0%

Dithar 1,110,337

= I DT mm

A mmpuu.-wmmmu an\vrmmﬂymlm ol ) rit OCTiON OF et TNt A foind vavefore arrangements, axsaening AF read
unfendled amocnals -ant. prcpects are ully ended See prowi releane dated Dclpbee 28, w!hmw&mﬂawhhﬂﬂdw&nmpn
arpein i September B XL

[ Redfects actesl revenves o aur cormspdicaieg mafement o iacame slong with neveowe fom properies owmed Sirpugh oo sncenpeidaled folol wenture arangements, See prers release daled Ocipber
28 M for 2 reconcAatom of aObua revenues (o adivsted revenues
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REVENUE EY .5, STATE AND COUNTRY
(Saptemiber 80, 20000

15 ammpunts ie ousands!

LLIT 11T ¥99 38,007

Calitpmig 1,656,352 T.5% 40,050

Florda ] 1,786,016 §.0% 1147 #,1%
Utah T 1,155 458 5.5 2,837 .M
Maasarhuteins b 1,167,501 51 36,121 5%
17 Cther St 124 5004, 985 2.7 07,360 254
[l = T25 314 1. 9% v .
United Srater n § 13,7016 oi% 5 ITTAW Lo
United Kingdom L} 4 K5 mT 1w 5 90,141 20.7%
Germbiy &2 1,278,598 5.5% 25,155 £1%
Saitrerlaned i 1L.ML03E 56 13,387 L.5%
Buatralia 0 1,008,155 46% 15,248 e
Spuify 3 TL4,588 10% 2,109 -1
Duher Cowntries i3 X0.50% L% 5417 1.1%
Other - AR OTY 1T - -
Iritermational & 8,532,304 1§ 151,452 35, 7%

T

4 inciated grou neal Falale ik, Sthe koar, el imveatroents, ind i eks oo of R Bisnti in Jind renlure arnoments, siforing il vl eitetr commiments o e inwralnesd sod
wnlaing! smocny o eelopmest drall g COMmRTRS MR Improvemest peoieris s Al Anged. Ser poess el daieg Ocober 34, X fr neconcilinsion of fotal acseis i ioisl peo fonma gross
e Te T Sgterndes B0 00T

T REAaTS TR T B 450 o TV BTARE W o S et S TR vy ST DO (T O e e T Y TR ATENPRTIATTE S D RS nededne daned
Cicfosdeer 78, 00T N o recamchalion of actual reverurs fo adiasded revenor

TOTAL PR FORMA GROSS ASSETS BY COUNTRY TOTAL ADJUSTED REVENUE BY COUNTRY

% 1%

W] | N

L

B Uiined States
B Urined Kingdom
W Germany
W Fwitrerland
W Augtralia
m Span

Other Coaantries

PG FORMA GR033 ASSETS BY U5, STATE ADJUSTED REVEHUE BY U5, STATE

Texas
o Calfornis
Flarids
Uy
o Mk alie ity
[T L] 7 Qeher States

Gither
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM™ RENT COVERAGE INCLUSIVE OF CARES ACT GRANTS

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

5.00x -
" -
w53 - B
- 0 = x = ™ T ™
s - ~ g4 &4 o = ~
1 ™ ™ ™ -]
- I —
.00 -
Liotx -
0.00x
General Acute Care Hospitals Inpatient Rehabilitation Long-Term Acute Care Tatal Portfclio
Facilities Hospitals
10 Q2 2020 {¥a¥) B Q2 2021 (VeY) QL2021 (Qal Q2 2021 {@eQ)

STRATIFICATION OF PORTFOLIO EBITDARM RENT COVERAGE

Investrment

[in thousands)

Greater than or equal te 4,50x 5 144,062 2
3,00 - 4.45x 5 10,295 2
1.50% - 2.99x 5 87,617 5
Less than 1.50x 5 70,065 4
Total Master Leased, Cross-Defaulted and/or with Parent
13,192,816 262 7. T%
Guaranty: 2.8 3 =
General Acute Care Hospitals Master Lessed, Crods-
Defaulted and/or with Parent Guaranty: 3.0x s Lc et = i
Inpatient Rehabilitation Facilitios Master Leased, Cross.
198 147 1406%
Drefaulted snd/or with Parent Guaranty: 2.1x < Lioe
LT i
Long-Term Acute Care Haspitals Master Leased, Cross- s — 5 21%

Defaulted andfor with Parent Guaranty: 3,3«

%1% <1 =1%
1%
- 30 4

W Grester than or egual bo 4 %0x

b - 350w
WL than 1.50x
1 Geneval Acute Master Leads, Creda Defaull o Parent Guaranty

o Behals Master Lease, Cross-Delaslt or Parent Guaranty

WLTACH Master Leave, Crow-Dedsult or Parent Guaranty
Loy
Propanties that do not praviae fnancial repantiag e dispased assels s rod ivcloded, AT dats presentsd & an & fading twalve mombh bais.
(AP ERITRARR Scfuiticd For Ao-racurring e,
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PORTFOLIO INFORMATION

SUMM OF COMPLETED INVESTMENTS

[For the nike months ended Seplesmbes 30, J021)

(A iy Bhrisanvals)

Steward Health Care LS. - Various 5 335,000 1/8/2021
Prigey Group United Kingdom 1,0¢00 400 1719/2021
Swiss Medical Network Switzerland 157,630 4162021
Pipeline Health Systems Caldfomia 215,000 Ti6/2021
Circle Health United Kingdom 21,518 T/6(2021
Steward Health Care Florida Eouillile] 81200

ENTS

RRENT INVESTMENT C

SUMMARY OF Cl

e fa i Bhoniarrae)
Operator Commitrment Investment/ Development
Springstane LS. - Various 5 F50,000 Inwestment
Abrys Heaslth Portugsl 20,583 Inwestment
-3 70,589
SUM OF CURRENT DEVELOPMENT FROJECTS AS OF SEFTEMBER 30, 2021

(AT S i Bhousanmas)

Costs Incurred as of

Commitment
9/30/2021

Investment/ Devels proent

Investment
Inwesiment
Invesiment
Inwestment
Inwestmant

Inwestment

Estimated Commencement
Date

Ernest Health Calilomia & 479 5 39,544

Ermast Health Califomia 47,700 24,990

VAP Exclodes traveeaction copfs, inciuling real sfate frantfor sod other tares, Amoum anomes erchange sate e of fhe invenimenl gale
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

(Unaudited)
AT i Mhousamds, encepr per share oara)

REVEHUIES
Rienil biilld
Straight-line rent
Income from financing leases
intarail and sther incoma
Tofal revermes
EXPEHSES
btereit
Aeal estate depreciation and amortization
Property-relabed ™
Ganaral and sdminitrative
Total expenses
OTHER INCOME (EXPEMSE]
Gain (lens] on sale of real evtate
Real satste impaimesank chaspes
Earnings from equity inteseis
Dbt refinancing and unutilized financing costs
Othar (inchading mark-to-market adjuitments on equity becaritie)
TeAsl other income [apania]

Inzoimie Balone intome tax
e LA enpani
Het incoma
Het income attributable fo non-tontrolling inberests

Ret incoma attributabls e MPT comman stotkholders

EARNINGS PER COMBON SHARE - BASIC AND DILUTED

et income attribwtable to MPT commaon stockholders.

WEIGHTED AVERAGE SHARES QUTSTANDING - BASI
WEHIHTED AVERAGE SHARES CUTSTANDING - DILUTED

DIDENDS DECLARED PER COMMON SHARE

For the Three Months Ended

Far the Nine Months Ended

September 30, 2021 Seplember 30,2020 September 30,3031 September 33, 3020
5 ML 192953 & GTIANS & 538,377
4,517 51158 174978 103,557
50,667 52,544 151,558 157,863
1,14 1AM 136,05 115,060
50,179 529458 113533 915,45
132 83263 T3 243558
55,039 BOERS 237,050 192043
7,128 5847 31,265 15,178
T Hnrie 1oTa13 arin
22,593 188543 543,035 551,885
L] i R (T8

c . - 13,008)

7193 SA13 1,633 15263

S (230 1513}
[2,176] 2461 4,747 9,453)
14,111 TaT o [16.556)
181 947 147 343 519237 346,990
110.602) [L5.945) (iR 140) [24.824)
171,395 131,357 450,096 321,185
2511 [61) [600)

| 1%548)

31,008 356,291 326,651
531436 SET,3TL 52T, 532
§ 0T § Q.84 § el

(45 Includes 54,0 millice and 3251 million of ground leade snd otber expeniss (such s progeerty R and indanance] paid dinectly by us and reimbursed by our benants fer the thres and

nine months ended Sepbemiber 30, 3001, respectively.
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FINANCIAL STATEMENTS

CONSOLIDATED BALANCE SHEETS

(AT TE i Bhounirds, excdpd por shase dlila)

ASSETS
Real state assets
Land, buildings and impeovements, intang Ble lease assets, and ather
Irnwestmant in financing leases
Real extate held for sale
Mongape laant
Grossinvestment in real estate assets
Accumolated depraciation and amortization
Het investment in real estate aszels

Cash and cash equivalents
Interest and rent receivatles.
SAraight-lime rent recetuables
Equity imvestments

Oaker loand

Other assets

Tatal Asiets

LIABILITIES AND EQUITY
Liabilities
Debt, net
Accounts payable and sccrued expenses
Dabirrid rowsnue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Paeferred dtock, S0.001 par value. Asthodized 10,000 sharnes;
i shares sutstanding
Commaon stock, S0.000 par value. Autharised 750,000 thanes;
s and outstanding - 596,145 shares a1 September 30, 2021
and 541,419 shases at December 31, J00
Additional paid-in capital
Disteibuations in excess of net incame
Aecumulated ather comprehendive lsas
Tewasury shares, 31 cost
Tatal Medical Progesties Toust, Ine, 5o khaldess” Equity
Nen-centeelling intemests
Tatal Equity

Total Liabilities and Equity

(A} Financialy burve been derhved from the prior year sudited financilal tlatements.

(Unaoaifed] (A
5 1324440 5 12,078,927
2,047 585 2,010,922
1096475 .
200,285 BB, 0ED
16,583,745 14,337 529
1936,285) (433,524
15,547 455 13,504,400
349,652 40 BRL
4,627 46,208
GEL 420 450,462
1,170,171 1,123,623
1,502 677 E5E IR
35977 56,060

5 10,581,02% 5 BBES A58
535,003 438,750
19,173 WATT
157483 144,772
11,353,353 0,485,157
5% 541
8,541,002 7,461,500
{117,733) (71,401}
[69,843) (51,324}
{177} {177)
8,353,335 7,338,532
5399 5,375
5,358,134 7,343,557

16,819,014

3 19,711,987
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FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTMENTS
(A of and for v threw months ended September 30, 2021)

(Uineedined]]

1% emoumnis an thousands)

REAL ESTATE JOINT VENTURE DETAILS

Property-

MPT Weighted Third-Party | Sharcholder Taotal
Average Interest Het Debt Loans Revenues

Related
Expenses

Operators

HM Hespitates, IMED

Hospitales, MEDUAM,
T 67 7,257 X
Policinko di Monzs, Swiss St & La05917 % HE9GTE 5 ILTRET 5 =R 1,866
Mexdical Network
FRORATATOTAL GROSS ASSETS EY COUNTRY PRO RATA TOTAL GROSS ASSETS BY PROPERTY TYPE

rad Acute Case Hosptaly
ik Retabilitalion Hospitals

u Gedrnany » Switzeeland

W SpgEn by

JOINT VENTURE IMPACT

Real estate joint venture income ™ 5 T.193 Earnings from equity interests

Management led rivenue 5 151 Anterist and other income

Shasehabder loan interest rewenue 5 45T Interest and ather incame
Balance SheetImpact to MPT “ Financial Statement Location

Real estate joind venture investments 5 BITBLY Equity Irvestments

Other joint ventue Investments 4258 Equity Investments

Tatal jaint ventune invetments 5 1170071

Shasehalder loans 5 351257 Ciher Loans

b B Bupcdini 2.8 milion of itralpht-Bne revinue. $10.0 millicn of deprociathon and amertizathen dugsinse, nd S0 millhon of ntedeit dugsanie oo
thetdpaerty deltd sred shareholded b
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