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Item 2.02. Results of Operations and Financial Condition.

On February 6, 2020, Medical Properties Trust, Inc. issued a press release announcing its financial results for the quarter and year ended December 31,
2019. 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 February 6, 2020 reporting financial results for the quarter and year ended December 31, 2019
99.2 Medical Properties Trust, Inc. 4th Quarter 2019 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: February 6, 2020



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. COMPLETES 2019
WITH RECORD $4.5 BILLION IN ACQUISITIONS FOR 64% GROWTH RATE
AND DELIVERS MARKET-LEADING SHAREHOLDER RETURNS

Completes $861 Million of Acquisitions in the Fourth Quarter and Commences
2020 Growth with Additional $1.9 Billion in Accretive Investments

Fourth Quarter Per Share Net Income of $0.26 and Normalized FFO of $0.35

Birmingham, AL — February 6, 2020 — 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, 2019 and recent highlights.

“2019 was a year of incomparable growth and achievement for MPT,” said Edward K. Aldag, Jr., MPT’s Chairman, President and Chief Executive
Officer. “We delivered a market leading 39% return to our shareholders and have now doubled our market capitalization to $11.8 billion to become one
of the 30 largest REITs in the market. Since our IPO in 2005 we have delivered a total return of more than 554% to our shareholders comprised of cash
dividends and increases in share value exceeding $6.6 billion — we created more than 40% of that value in 2019 alone, capping off a five year period
during which, just like the IPO to date period, our total returns to shareholders led the Healthcare and Broad REIT indices at almost 115%,” continued
Aldag.

In the fourth quarter alone, continuing the performance of the first nine months of 2019, MPT completed approximately $861 million in hospital
acquisitions, including immediately accretive investments in the United States, Spain and Portugal, further improving the Company’s already diversified
geographic footprint and creating strong relationships with key global operators. With more than $4.5 billion of acquisitions completed in 2019, MPT
achieved 64% growth in assets year over year and now has an enterprise value exceeding $19 billion, up more than 90% over 2018. The blended GAAP
capitalization rate for the $4.5 billion in 2019 acquisitions approximates 8.0%.

Aldag added, “While we are not prepared to predict 64% growth again, MPT has already started 2020 with completed acquisitions exceeding
$1.9 billion and we are actively working a vibrant pipeline that exceeds $3.0 billion. We believe we are in the early stages of a rapidly developing
market for hospital real estate transactions and MPT is the unquestioned global leader in these markets.” At the same time, MPT’s access to capital has
continued to expand both in improved global pricing and expanded sources of debt and equity. “Our most recent transactions have resulted in initial cash
investment spreads of between 3.0% and 4.0% - results that we do not see in other investment sectors.”
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FOURTH QUARTER AND RECENT HIGHLIGHTS

. Per share net income of $0.26 and Normalized Funds from Operations (“NFFO”) of $0.35 in the fourth quarter, both on a per diluted share
basis;

. Completed the acquisition of 10 acute care hospitals operated by LifePoint Health, Inc. in six U.S. states for an aggregate purchase price of
approximately $700 million; a $31.0 million (€28.2 million) majority real estate interest in a hospital in Viseu, Portugal; substantial interest
in joint ventures that own two premier Madrid hospitals for an aggregate investment of $130.0 million (€117.3 million); and commenced
development of a $27.5 million unique behavioral hospital in the Houston, Texas area;

. Completed the highly profitable sale of two acute care hospitals, exiting a market and tenant relationship;

. Completed an inaugural Sterling bond issue with staggered maturities in December, raising £1.0 billion to provide financing for 2019 UK
acquisitions and to pre-fund the January acquisition of 30 British hospitals; completed remaining purchase price funding in January with a
£700 million unsecured term loan for a blended financing cost of less than 3.0%;

. Filed a $1.0 billion at-the-market equity program; and

. Issued 57.5 million shares of common stock for net proceeds of approximately $1.0 billion.

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 2018 results, and a reconciliation of pro forma total gross assets to total assets.

PORTFOLIO UPDATE

After completion of the most recent investments, Medical Properties Trust further extends its position as the global leader of hospital real estate
investors. The Company has pro forma total gross assets of approximately $16.5 billion, including $13.5 billion in general acute care hospitals,

$1.8 billion in inpatient rehabilitation hospitals, and $0.4 billion in long-term acute care hospitals. The pro forma portfolio includes 389 properties
representing more than 41,000 licensed beds in 34 states and in Germany, the United Kingdom, Switzerland, Italy, Spain, Portugal and Australia. The
properties are leased to or mortgaged by 41 hospital operating companies which include the following new relationships that were established in the
fourth quarter.

In December, MPT made a 45% equity investment of approximately $130 million in the real estate of two high-quality acute care hospitals in Madrid.
The hospitals are operated by HM Hospitales (“HM”), the third largest private operator in Spain, and the investment represents 301 licensed beds. It
includes HM Hospital Sanchinarro, a 203-bed hospital facility that is ranked the #3 private hospital in Spain. The two hospitals are net-leased to HM
with a 25-year initial term and annual escalators based on Spanish CPI, establishing a new relationship with a top operator in Spain’s consolidating
hospital market.



In November, MPT acquired a newly-constructed 37-bed acute care hospital operated by Grupo José de Mello (“JDM”) in Viseu, Portugal, an affluent
city in northern Portugal. JDM is Portugal’s largest private operator with 20 hospitals representing 1,570 licensed beds. The property was acquired
subject to an in-place lease with 17 years remaining on its initial term, including annual rent escalations based on Portugal CPI. This transaction presents
a unique opportunity to enter the attractive Portuguese healthcare market with a leading, growth-oriented hospital operator and provides MPT a platform
for future growth.

In October, MPT agreed to provide a funding commitment of $27.5 million to NeuroPsychiatric Hospitals (“NPH”) for the development of a 92-bed
facility in Clear Lake, Texas. NPH is headquartered in South Bend, Indiana and regarded as the largest neuropsychiatric care organization in the U.S.
providing best-in-class care for patients with acute, complex medical and psychiatric conditions. NPH currently operates four facilities with 187 beds in
the Greater Chicago/Northwest Indiana and Indianapolis markets and is well-positioned for near-term growth.

OPERATING RESULTS AND OUTLOOK

Net income for the fourth quarter and year ended December 31, 2019 was $130 million ($0.26 per diluted share), and $375 million ($0.87 per diluted
share), respectively compared to $78 million ($0.21 per diluted share) and $1.02 billion ($2.76 per diluted share) in the year earlier periods.

NFFO for the fourth quarter and year ended December 31, 2019 was $171 million ($0.35 per diluted share), and $557 million ($1.30 per diluted share),
respectively compared to $112 million ($0.31 per diluted share) and $501 million ($1.37 per diluted share) in the year earlier periods. The year earlier
period included gains on sales approximating $671 million.

The Company reaffirms an annual run rate of $1.24 to $1.27 per diluted share for net income and $1.65 to $1.68 per diluted share for NFFO based on all
announced transactions and an assumed capital structure that results in a net debt to EBITDA ratio of approximately 5.5 times.

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

Aldag concluded by announcing the promotion of a long-time MPT employee. “I would like to take this opportunity to announce that Luke Savage has
been added to the executive team. Luke has recently been appointed Vice President. Luke has been with the company for 12 years and has led our
international efforts since 2016. Luke is the senior officer in our Luxembourg office.”

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, February 6, 2020 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended December 31, 2019. 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 7760789. The conference call will also be available via webcast in the
Investor Relations section of the Company’s website, www.medicalpropertiestrust.com.
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A telephone and webcast replay of the call will be available beginning shortly after the call’s completion through February 20, 2020. Dial-in numbers
for the replay are 855-859-2056 and 404-537-3406 for U.S./Canada and International callers, respectively. The replay passcode for all callers is
7760789.

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

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 389 facilities and more than
41,000 licensed beds in eight countries and across three 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.

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, and the timely closing (if at all) of the transactions described above; annual run-rate net income
and NFFO per share; the amount of acquisitions of healthcare real estate, if any; results from potential sales and joint venture arrangements, if any;
capital markets conditions; estimated leverage metrics; the repayment of debt arrangements; statements concerning the additional income to the
Company as a result of ownership interests in equity investments 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 income tax purposes; acquisition and development risks; potential environmental and other liabilities; and other
factors affecting 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, 2018 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)

Assets
Real estate assets

Land, buildings and improvements, intangible lease assets, and other

Mortgage loans

Investment in financing leases
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 - 517,522
shares at December 31, 2019 and 370,637 shares at December 31, 2018
Additional paid-in capital
Retained earnings
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.

December 31, 2019

December 31, 2018

(Unaudited) (A)
$ 8,102,754 $ 5,268,459
1,275,022 1,213,322
2,060,302 684,053
11,438,078 7,165,834
(570,042) (464,984)
10,868,036 6,700,850
1,462,286 820,868
31,357 25,855
334,231 220,848
926,990 520,058
544,832 373,198
299,599 181,966
$ 14,467,331 $ 8,843,643
$ 7,023,679 $ 4,037,389
291,489 204,325
16,098 13,467
107,911 27,524
7,439,177 4,282,705
518 371
7,008,199 4,442,948
83,012 162,768
(62,905) (58,202)
(777) (777)
7,028,047 4,547,108
107 13,830
7,028,154 4,560,938
$ 14,467,331 $ 8,843,643




MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Amounts in thousands, except for per share data)

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

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

(Unaudited)

For the Three Months Ended

For the Twelve Months Ended

December 31, 2019

December 31, 2018

December 31, 2019

December 31, 2018

$ 130,310 $ 104,267 $ 474,151 $ 473,343
33,643 25,584 110,456 74,741

52,364 18,370 119,617 73,983

40,121 32,357 149,973 162,455

256,438 180,578 854,197 784,522

70,434 50,910 237,830 223,274

44,152 32,866 152,313 133,083

8,598 2,414 23,992 9,237

27,402 21,734 96,411 81,003

150,586 107,924 510,546 446,597

20,467 (1,437) 20,529 671,385

4,416 3,623 16,051 14,165

(1,233) — (6,106) —

1,152 226 (345) (4,071)

24,802 2,412 30,129 681,479

130,654 75,066 373,780 1,019,404
(731) 3,875 2,621 (927)

129,923 78,941 376,401 1,018,477
(285) (458) (1,717) (1,792)

$ 129,638 $ 78,483 $ 374,684 $ 1,016,685
$ 026 $ 021 $ 087 $ 2.77
$ 026 $ 021 $ 087 $ 2.76
493,593 366,655 427,075 365,364
494,893 367,732 428,299 366,271

$ 026 $ 0.25 $ 1.02 $ 1.00

(A) Includes $3.4 million and $14.8 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 twelve months ended December 31, 2019, respectively. These costs are required to be presented on a
gross basis (with offset included in Interest and other income), following our adoption of the new lease accounting standard on January 1, 2019.

We presented similar items in the prior year on a net basis.



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 Twelve Months Ended
December 31, 2019  December 31, 2018 December 31, 2019  December 31, 2018

FFO information:

Net income attributable to MPT common stockholders $ 129,638 $ 78,483 $ 374,684 $ 1,016,685
Participating securities’ share in earnings (954) (2,877) (2,308) (3,685)
Net income, less participating securities’ share in earnings $ 128,684 $ 75,606 $ 372,376 $ 1,013,000
Depreciation and amortization 53,497 39,406 183,921 143,720
(Gain) loss on sale of real estate and other, net (20,467) 1,437 (20,529) (671,385)
Funds from operations $ 161,714 $ 116,449 $ 535,768 $ 485,335
Write-off of straight-line rent and other, net of tax benefit 8,307 387 15,539 18,002
Unutilized financing fees 1,233 — 6,106 —
Release of income tax valuation allowance — (4,405) — (4,405)
Acquisition costs, net of tax benefit — — — 2,072
Normalized funds from operations $ 171,254 $ 112431 $ 557,413 $ 501,004
Share-based compensation 10,069 4,810 32,188 16,505
Debt costs amortization 2,761 1,991 9,675 7,534
Straight-line rent revenue and other (48,836) (30,528) (145,598) (105,072)
Adjusted funds from operations $ 135,248 $ 88,704 $ 453,678 $ 419,971
Per diluted share data:
Net income, less participating securities’ share in earnings $ 026 $ 021 $ 087 $ 2.76
Depreciation and amortization 0.11 0.11 0.43 0.39
(Gain) loss on sale of real estate and other, net (0.04) — (0.05) (1.83)
Funds from operations $ 033 $ 032 $ 1.25 $ 1.32
Write-off of straight-line rent and other, net of tax benefit 0.02 — 0.04 0.05
Unutilized financing fees — — 0.01 —
Release of income tax valuation allowance — (0.01) — (0.01)
Acquisition costs, net of tax benefit — — — 0.01
Normalized funds from operations $ 035 $ 031 $ 130 $ 1.37
Share-based compensation 0.02 0.01 0.08 0.05
Debt costs amortization 0.01 0.01 0.02 0.02
Straight-line rent revenue and other (0.11) (0.09) (0.34) (0.29)
Adjusted funds from operations $ 027 $ 024 $ 1.06 $ 1.15
Notes:

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

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

In addition to presenting FFO in accordance with the NAREIT definition, we 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) 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 $ 1.24 $ 1.27

Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $ 1.24 $ 1.27
Depreciation and amortization 0.41 0.41
Funds from operations $ 1.65 $ 1.68

Other adjustments — —
Normalized funds from operations $ 1.65 $ 1.68

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

performance.
Pro Forma Total Gross Assets
(Unaudited)
(Amounts in thousands) December 31, 2019
Total Assets $ 14,467,331
Add:
Binding real estate commitments on new investments(2) 1,988,550
Unfunded amounts on development deals and commenced capital
improvement projects(3) 163,370
Accumulated depreciation and amortization 570,042
Incremental gross assets of our joint ventures(4) 563,911
Proceeds from new £700 million 5-year term loan effective
January 6, 2020 927,990
Less:
Cash used for funding the transactions above
(including the proceeds from the £700 million term loan) (2,151,920)
Pro Forma Total Gross Assets(5) $ 16,529,274

() Reflects the acquisition of 30 facilities in the United Kingdom on January 8, 2020.

3) Includes $41.7 million unfunded amounts on ongoing development projects and $121.7 million unfunded amounts on capital improvement
projects and development projects that have commenced rent.

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

5) Pro forma total gross assets is total assets before accumulated depreciation/amortization and assumes all real estate binding commitments
on new investments and unfunded amounts on development deals and commenced capital improvement projects are fully funded using
cash on hand. 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 binding commitments close and our other commitments are fully funded.
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COMPANY OVERVIEW

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 389 facilities and approximately
41,000 licensed beds in eight countries and across three continents. MPT's
\ - _ financing model facilitates acquisitions and recapitalizations and allows
\V’ operators of hospitals to unlock the value of their real estate assets to fund
facility improvements, technology upgrades and other investments in operations.

w

OFFICERS

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

R. Steven Hamner Executive Vice President and Chief Financial Officer

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

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

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

Charles R. Lambert Treasurer and Managing Director of Capital Markets

BOARD OF DIRECTORS
Edward K. Aldag, Ir.

G. Steven Dawson

R. Steven Hamner

Elizabeth N. Fitman

D. Paul Sparks, Jr.

Michael G, Stewart

C. Reynolds Thompson, |1

CORPORATE
HEADQUARTERS
Medical Properties Trust, Inc.

1000 Urban Center Drive, Suite 501
Birmingham, AL 35242

(205) 969-3755 s X = A

MPT Officers: R Steven Hamner, Emmett £, Mclean Edward K. Altlagedr, Rosa H. Hooper,
(205) 969-3756 (fax) ;& Kevin Hanna and Charles R. LambafiNet picturedifbucas Savage. =
wiww.medicalpropertiastrust.com - | ——] ==
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MEDICALPROPERTIESTRUST.COM

COMPANY OVERVIEW continued

INVESTOR RELATIONS

Tim Berryman
Director of Investor Relations
{205) 397-8589 tberryman@medicalpropertiestrust.com

STOCK EXCHANGE
LISTING AND
TRADING SYMBOL

Mew York Stock Exchange
(MNYSE): MPW

TRANSFER AGENT

American Stock Transfer
and Trust Company

6201 15th Avenue
Brooklyn, MY 11219

CAPITAL MARKETS

Charles Lambert
Treasurer and Managing Director of Capital Markets
(205) 397-8897 clambert@medicalpropertiestrust.com

SENIOR UNSECURED

DEBT RATINGS MPW
Moody's - Be

NYSE

Standard & Poor's - BBB-

Mbove; Clinique de Vakére, an acube care hospital in Switzerland owned by Infracore SA
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

RECOMCILIATION OF NET INCOME TO FUNDS FROM OPERATIONS
(Unaudited)
(Amounts in thousamls, eveepd per share datia)

For the Three Months Ended For the Twelve Months Ended

December 3, Jie Decemtbser 31, 2008 December 31, 2019 Diecember 3, 2008
FFO INFORMATION:
Net income attributable o MPT common stockholders $ 129638 § T § ErL T 1,016,685
Participating securities” share in carmings (954 {2ETT) (2.308) 3685y
Mel income, less participating securitics’ share in camings % I8 654 § 75,606 H 372376 § 1,003,000
[Dhepreciation and amortization 53497 3406 183,921 143,720
{Cain) loss on sale of real esiate amd other, nei [20,467) 1,437 (20,529 {671,.385)
Fumnds from operations % 161,714 H 1164% § 535,768 5 455,235
Write-off of stralght-line rent and other, net of 1ax benefit - T 15,530 PR
Ulrnstilizedd fnancing foes 1.23% - 6. 106 -
Erbease of income tax valuation allowance - (4,405%) - 4,405y
Acipuisition costs, net of tax benefit = - = 2072
Share-based compensation 10,065 4,810 32188 16,505
[hebsi cosis amoriization el | 1,551 9675 Az}
Seraight-line rent pevenue and other (48836) {30 528) (145,508) {105,072}
Adjusted funds from operations L] 138 348 % B, T4 13 AR5 ATR L3 419,97
PER DILUTED SHARE DATA:
Nt income, kess pasticipating secusities’ share in camings £ 02 £ 02l £ 087 & 7%
Depredation and amortization ol ol 043 0y
(Calr) boss on sale of real estate arel other, et L0} = (053 {143
Funds from operations 5 033 H 0az § 1.25 5 132
Write-off of araigha-line rent anc ather, fet of tax benefin iz - LT s
Urnstibized financing fees - - am -
Ribease of incom tax valuation allowance - {001} - 001y
Moipuisiiton costs, net of tax beneli - = = oo
Share-based compensation Qaz L] 0,08 ags
[Dhebt costs amartization ol ool 002 g
Seraight-line rent revenue and other q0any .0} (.34} (029)
Adjusted funds from operations & 0z ] 24 ] 106 & 118
Nges:

(A) Certain line fems abooe (such an real satate depreciation) inclade o share of suck incomelerpomie from encomsolidald jeing cemtures. Thesr amounts are incuded itk the activity of all of our aquity infrests i the
“Earmisgs froe ety imderets " line on dhe conselilatal slatemenls of (Hoome

(B} bevvilors emd amalyits follstring T roal sl indaitry ubilise funds from operafions, or FFO, @ i supplemmital performance matsere, FFQ. reflecting the assmmplion thal ral eifate dssel oalues rise or fall Gith market
comditions. principally sdjusts for the effects of GAAP depreciaion and smortization of real sslate asseis, which assumes thal the palar of real estate diminishes prediciably ever hime. We compuie FIO in aocondsvr with e
definition provided by the Matusal Association of Real Estate Inpesiment Trusis, or NAREIT, which represends net incorse ffoss) (oompuind iy scoondanoe sith GAAPL ecleding geins (Tossesh on sales of roal esiate and
Empatreunt charpes on real ssbate sosels, plas real eifaly depreciation and amortizstion and after adjcdmmis for uncomsolidated partnerships sxd fing cvnfure

I ialdidion o presevting FRO in aocerdancs seith the NAREIT desilion. we alse dicloss aormalizad FFO. whick alfusts FPO for ilems thad reflale bo unasticipaled of mos oone stvils o actiritis of dcovamling chasges thal. if
mat wated, wowdd make comparison to prior peniod results and market axpectations fess maaningfal fo ivovstors and analysts, Wi baliow that the we of TTO. combined wirh the raquinal GAAP presmations. improves the
snderstending of our aperating resalts among dusetors and Hhe sor of normalized FFO makes comparison of ouor operating nevailts seith prios periods and other companios more meaning@d. While FPO nd nermalised FFO are
relevant and sridely s sapplemental metsunes of eperating and finencial perbrmance of REITs, thoy should sl be rieved a3 a sabstifade motsure of oor eperating perfrmance singe the moasarns di mol neflect either
depraciation awl amertization sosls or the baval of capital expemditires anl lasing ool Recessany b mainlals e spevaling performancs of our properties, mhich in be significml sonsmls soals thad could materially impact
our results of operations. FICH and normalized FEO should mot be considered an alternative e nef income (lossh (oomputed in arcordasce with GAAP) as indicalors of our financisd performasce or 1o cadk fime frem eperating
activitios foompated in acoordanee with GAAPFas an indicalor of our bquidity

Wi cafulale adjcstad furds from opertions, or AFFO, by subtracting from or addisg fo nerealisl FRO ) non-cash retvniae. (i) mos-cash shire-basad compessation experse. asd (i} amertization of defersad financing costs.
AFFD is am operating messurement el wy s b asalyae sur resulls of spevations basad on fhe reooipd. rather than the socrial. of our renlal reovsiie sl om cortaln other adlestmamts. We boliore dhat ths s an bmportant
measurement Because our baws pemerally kave vgeifioant covtractued ecalstions of base rents snd Hrefore resell in recogrition of rental income that is mof collncted unt fulure periods, axd coits that ary defirrad or ere non-
it charges. Or caloulinion of AFFO may saf be companable o AFFO o similarly Dilal masiares seperind by other REITs. AFFO should mol be covisidernd as o allersalion b el inoome (oaloulibal purssasl o GAAP) a8 as
imdicater of our resulls of sperations er o ok o froe operniing dctisitis foaloadated purssanl i GAAP) s an indicater of sur liguiding.
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEBT SUMMARY
(As of December 31, 2009}

% aomoen b= i Phonsands)

Debt Instrument Rate Type “ Balance
- %

2021 Credit Facility Revolver

2022 Term Loan

4.000% MNotes Due 2022 (€500M)
2.550% Motes Dhue 2023 (£4000)
2024 AUD Term Loan (AUDS$1.28)™
6,375% Notes De 2024

5.500% Notes Due 2024

3.325% MNotes Due 2025 (€300M) Y
5.250% Motes Due 2026

5,000 Motes Dhue 2027

3.692% Notes Due 2028 (£600M)
4.625% Notes Dae 2029

Dbt issvance costs and discount

Variable
Variable
Fixed
Fixed
Finced ®

Fixed
Fixed
Fixed
Fixed
Fixed
Fixed

Fixed

Rate Type as Percentage of Total Debt

Variable
2.8%

{A) Now-LISDY demominated debt conoerded fo LS, dollars af Decenrber 31, 2009,
(B) We sntlered inlo an inleresl rale swap Iransaction, effective July 3, 2019, to fix the interest rale o 245% for the duration of the loan.

Nole: The Corparty evitered inlo a sewe E700 million 5-year term loan on Javtary 6, 2020,

3300
4.000%
2.550%
2450%
6.375%
5.500%
3.325%
5.250M%
5.000%

3.692%

200,000
560,650
530,280
Bd2,520
500,000
300,000
560,650
500,000
1,400,000
795,420

Q00,000

5 7.089,520
(65.641)
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEET MATURITY SCHEDULE
I amnls i Hhousamls)

N T ETE ETE BT ETE BT R ETE R
s - & . & .8 . % .8 . % . % . 8 . & .

2021 Credit Facility Revolver

230123 Term Loan - - 300,000 = - - - . . N
4.000% MNotes e 2022 (€3006M) ™ - - 560,650 - . - . . . )
2.550% Motes Due 2023 (£4006) ™ . . . 530,280 . . . . . .
2024 AUD Term Loan (AUDS 128 - - - - 250 - - - - -
BATE% Moes Due 2024 - - - - SO0, (00 - a = - -
5.500% Motes Duse 2024 - - - - 300,000 - - - . .
3.325% Motes Dise 2025 (€300M) ™ = d - - - 564,650 - - - -
5.250% Notes Dise 2026 - - - - - - 500,000 - - -
£000% MNotes Duse 2027 - - - - . - . 1,400,000 3 z
3492% Notes Due 2028 (£6000) ™ . - - . . : . . T8, 430 .

4.625% Nodes Dhuse 2029

21,500,000

41,642 520

£ 1,500,000

S 1,400,000
£1,400,000

%1, 200,060

1,000, 00

S00, 000

. . 05,4000
SR M) S 700 650

S0, 000 500, 650

$530,280 S50, 000

L4000

S200,000

023 2024 202

S D00s MNo

{A} New-US D demonsinatind debd comverted to LS, dollars of December 31, 2079
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

PRO FORMA NET DEBT / ANNUALIZED ADJUSTED EBITDA
(Unaudited)
{Amounts in thousands)

For the Three Months Ended

December 31, 2009
Net income attributable to MPT common stockholders 5 129,638
Pro forma adjustments for acquisitions and other ™ 57,091
Pro forma net inconwe & 186,729
Add back:
Interest ™ 69,458
Depreciation and amortization ™ 31456
Share-based compensation 10,069
(Gain on sale of real estate and other, net (20,467)
Write-off of straight-line rent and other, net of tax benefit 8307
Unutilized financing fees 1,233
Income tax ™ 996
40 2019 Pro forma adjusted EBITDA -1 307,781
Annualization $ 1,231,124
Total debt 5 7.023,679
Pro forma changes to net debt after December 31, 2019 ! 358,052
Pro forma net debt 5 7.351,731

Pro forma net debt / annualized adjusted EBITDA [ 6

{AY Reflects full quarler impact of our mid-(4 2009 investmenis and building improvement fundings and disposals,
s well s the aciqueisition of 30 facilities in the Lnited Kingdom on January 8. 2020,
(B} Inclides our share of inlerest, real estale depreciation and incone bax expense from wnconsolidated joint ventures,

Investors and analysts following the real estate industry utilize net debt (delbd less cash) to EBITDA (et income before interest expense, income
taxes, depreciation and amortization) as a measurement of leverage that shows how many years it would take for us to pay back our debt,
assuming net debt and EBITDA are held constant. The table above considers the pro forma effects on net debt and EBITDA from investments
and capital transactions that were either completed during the period or disclosed as firm commitments, assuming such transactions were
consummated/fully funded as of the beginning of the period, In addition, we show EBITDA adjusted to exclude share-based compensation,
gains or losses on real eslate and other dispositions, debt refinancing or similar charges, and impairmvent or other non-cash charges to derive Pro
forma Annualized Adjusted EBITDA, which is a non-GAAF measure. We believe Pro forma Net Debt and Pro forma Annualized Adjusted
EBITI?A are useful to investors and analysis as they allow for a mere current view of our credit quality and allow for the comparison of our
credit strength betveeen periods and to other real estate companies witheut the effect of items that by their nature are not comparable from

peried to period.
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE "™

(5 amounts in thousands)

Al
(B}
)

(D]

; ¢ & ok i}
Years of Maturities

Thereafter

Percentage of
Total Base

0%

B0fa -

%% 4

60%

0%

200 o

10% 4

0.1%

s -+

&

0.3%

g

"&’

7.9%

& F & §

1.3%

Sehedule includes lenses and mortgitge loairs,

Total Properties L=

: (o
Base Rent/Interest

925
3,444
85,500
13,476
5,459
20,430
8,676
3,129
5,478
54,746

876,415
1,077,681

Percentage of Total

Base Rent/Interest
0.1%
0.3%
7.9%
1.3%
0.5%
1.9%
0.5%
0.3%
0.5%
5.1%

81.3%
T00.0%

BL3%

Lease/Loan expiration 15 based on the fived term of the leasefloan and does not factor in pofenbial renewal options provided for in our agreements,

Intcludes all properties, incliding those that are part of joint venlures, except eighl pacant properties representing less then 1.0% of letal pre forime gross

nssets and four focilities that are wnder development. This schedule also incliudes the 30 properties MPT aoquired on fanuary 8, 20200

Ri'prr'warfs base rendlinterest tncome on an annialized bosrs bul does not inclade enant recoveries, addifional renls and other lease-relaled rarffn.-ﬁ Frarerils o

FevEitue (ie., .-frrrl'lﬂrf-ﬁ'.lu' rerls drid rf:j"u"rnh{ FEUEHTES).
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY ASSET TYPE
(Mecmmber 31, 2009)

(% aommonen B i Phonisaods)

\ t T Total |'-'r-|,'u:|'|1.1ﬁ1' of |';-rr1'nl:.\;;:;'- of
sl e Gross Asscts T'otal Gross Asscts 2019 Revenue
General Acule Care E[I.l\‘-F‘i.ld].‘r 5 13,497,744 81.7% % 762 838 81.3%
Inpatient Rehabilitation Hospitals 1,777,987 10.8% 145,871 15.6%
r.nnp,-'ru:rrn Acute Care | |::-'4r|i!:||.u ﬂ.'\ﬂ,mﬂ 2.1% 2'3,-]-5“‘ 3.1%
(Mher 903,543
Tatal
Domestic Pro Forma Gross Assets by Asset Type Domestic Actual Revenue by Asset Type
/3%
107
W CGenieral Acute Cane Y
I Impil.iln.
Inpatient Kehabilitation
Hospitals
Long-Term Acute Care
Haspitals
w Other
Total Pro Forma Gross Assets by Asset Type Total Actual Revenue by Asset Type
3%

B General Axube Care

16% /
Hospitals I
Impatient Rehabilitation
Huspitals
Lomg-Term Acwie Cane
Hospitals
m{her

{A) Inclides gross real estiale assels, other loans, squity invesfments, and pro rala portion of gross assels in joinl venture ereeegements, assiming el binding real
eslate commibmenis on new inveshments and unfunded amonnts on development deals and commenced capital improvement profects are fully funded,
S press retease dated ﬂ'[rmm-_\rii Eﬂ?ﬂﬁlr reconctlinlon q_l" tofal mssets h:pm_iﬁ-mm Tatal grvss asaets al Diecermber 31, 2019,

{B) Irecliedes n'cwrlu'_fnlm Fn:l;a-'rfllr:i otgriced fkmuxk jiml pertune erongennents,
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY OPERATOR

(Degeiber 31, 2009

(5 samonn s in hosands)

TS I

Total f 2019

B

Crross .\.-.-.L-1L1' al . q Revenue

Steward Health Care

Massachusetts market 5 1,491,782 0% g 137,279 14.6%

Utah market 1,052,803 6.4% 83,378 8.9%

Texas/Arkanzas/Lovisiana market 750,746 4.5% (9, 168 Td%

Arizona market 332,239 2.0% 31,531 34%

Ohio/Pennsylvania market 203,400 1.2% 19,382 1%

Florida market 221,192 L4% 14,493 L5%
Circle Health 2,152,951 13.0% 3,922 04%
Prospect Medical Holdings 1,563,642 9.5% 55,230 3.9%
LifePoint Health 1,202,319 7.3% 48,403 2%
Prime Healtheare 1,144,705 6.%% 128,009 13.6%
36 operators 5,509,952 334% 347,364 0%
Cither 903,543 S4%

Tatal

CAD Tcfasdes gross sl el assefs, odher foans, aquily irtestmenis, and pro rala poriion of fross assefs in folnd oonlure arrespemenls, assuming all bimding reaf ealale commimenls on new
ireresfents and wnfurded svcsnts on deoelspment deals snd commencsd capital improcement projects are fully fended. See pross relesse dated Februany & 3020 for reconciliation of fofal assels

fer e forma fofal gross assets 2l December 31, 2009,
(B Inctudies repenie froms properties otemed Meoowgle fiind ovvelure arrdegemrls,

Note: Nostmgle factlity accounts for more than 2. 3% of talal pro Jorms gross assefs.

Total Pro Forma Gross Assets by Operator Total Actual Revenue by Operator

W Steward Health Care
u Circle Health
Prospect Medical Holdings
m LifePoint Health
® I'rime Healthoare
W 36 perators

m Other
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY LS. STATE AND COUNTRY
(Decesher 31, 2019}
{5 amiomnls i1 howsamds)

) ] F Total i 3 2019
LS. States and Other Countries -
Cross Assets £ Revenud® 201% Revenue

Massachuselts 1457152 137,500

Texas 1,390,835 119087 12.7%
California 1,298,244 02332 9.8%
Utah 167,743 A71M 9.3%
Pennsylvanka 0I5, 857 31858 4%
9 Other States 4,022,000 304,954 125%
Other T8, TN =

United Slabes 5 11,000,750 3 b B2 A%
United Kingdom 5 617,158 156% % 15,776 1.7%
Cermany L117.5%0 6.8% 05076 10.2%
Ausiralia BT 915 54% 31,238 3%
Switzerland 505,172 3% 10844 1.2%
Spain 159,451 L% 33068 0.4%
2 Oher Coundrices 125,44 0.8% B 045 0.8%
Chbwer 104,553 0.6% -

International § 5527454 5% § 165,247 17.6%

Tulal

] ] e

(A Micludes gross real estate assets, other loars, ety irvesdments, and pro rake porlion of gros assels i jolid oeature arraagements, assuming all birdirg real estate comitments on e
impestments and urfimadad amvounts om development deals and sommenced capital improvement profects are fully fumdal. See press release dated February 6, 2020 for recomciliation of fedal assets
te pro forma felal gross assets af December 31, 2019,

(H) tcludes revenue from properties owsed Brough jodnt temiure arrasgements.

Total Pro Forma Gross Assets by Country Total Actual Revenue by Country
1%
-

a

1% <1%.

e, 1% A% e

W United States

= Linites] Kingalom
(;qquny

= Australia

W Switzerland

W Spain

2 Oibwer Coimnbfiis

CHbwer

Pro Forma Gross Assets by U.S. State Actual Revenue by U.S. State

m Massachusctts
Texas
Califormia

B Utah

B Pennsylvania

w20 Cither States

W Ogher

Q4 2019 | SUPFLEMENTAL INFORMATION 12






MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

SAME STORE EBITDARM™ RENT COVERAGE

YOY and Sequential Quarter Comparisons by Property Type

5.00x%
4.00x% = e oo
= a SR s
300x - & & w o ox o ox ol e o el
& o RE ] E
2.00x T S
.00
Geeneral Acube Care Inpatiunt Rehabilitation I.ung-'l'cn‘n Acute Care Total Portfolioe
Huospitals Facilities Hospitals

B3 2018 (YoY)  mQ3 2019 (YoY) Q222019 (Oold)  mQ3 2019 (Qol)
Stratification of Portfolio EBITDARM Rent Coverage

Percentage of

Investment

EBITDARM Rent Coverage TTM Mo. of Facilities

(in thousands) Investment

Greater than or equal to 4.50x 5 90,569 3 1.3%
3.00x - 4.49x 5 115,000 1 1.6%
1.50x - 2.99x ] 91,460 8 1.3%
Less than 1.50x $ 3,153 1 0.0%
Taotal Master Leased, Cross-Defaulted and/or with Parent $ 6,930,664 172 95.6%
Guaranty: 2.6x
Ceneral Acute Care Hospitals Master Leased, Cross- -
5 5,375,335 64 74.3%
Defaulted and/or with Parent Guaranty: 2.8x
Inpatient Rehabilitation Facilities Master Leased, Cross-
$ 1,333,349 91 18.4%
Defaulted and/for with Parent Guaranty: 2.0x 22
Long-Term Acute 'L-.‘!n: Hospitals Master Leased, Cross- 221,980 12 3.1%
Defaulted and/or with Parent Guaranty: 1.8x
1% 13% 1.6% .,
L3% .0, W Creater than of equal o 4.50x
300x - 449
150 - 2.0
W Less than 1,50

B General Acube Master Lease, Cross-Default or Parent Guaranty

B Rehab Master Lease, Cross-Default or Parent Guaranty

B LTACH Master Lease, Cross-Default or Parent Guaranty

Nates:
Sanie Store represents properties with af least 24 nronths of financial reporiing data. Properties that do el provide financial reporting and disposed assets are
not included. All data presented is on @ fratling fwelve month basis.,

(A} ERITDARM adjusted for mon-recurring ilems.
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PORTFOLIO INFORMATION

SUMMARY OF COMPLETED ACQUISITIONS / DEVELOPMENT PROJECTS FOR THE TWELVE MONTHS ENDED DECEMEBER 21, 2019

Cmioants b Mhousand)

MEDIAN

BMI Healthease

Steward Health Care
Svviss hedical Network
Healthacope

Saint Luke's Health Systens
Ragnzay Healih Case
Frospect Medical Holdings
Vibra Healthoare

Hadsen Healthear

Josid dhe Blella

HM Hespitales

Lifel"oirt Health

SUMMARY OF CURRENT INVESTMENT COMMITMENTS AS OF DECEMBER 31, 2019

TAmoants in fosseads)

Cornssny
Ulnatisd Kimgelo
Texas
Svwilzerlared
Australia
Fansas

United Kingelom

Calibornia, Conneciicul &

Pevnsy hvamia

LIS, - Various
Califomia
Partagal
Spin

U5, - Various

4514

B33

Bb A3

145371

122516

1,550,000

48 ADY

55 000

3o

130,000

Circle Health

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF DECEMBER 31, 2018

Tt iw Moasssds)

United Kimgdom

Cirche Health
Circhs Hieabib Behuabilitation
Surgery Pariners

MearoPsychastric Hospitals

Llnatid Kingdom
Urated Kingdom
ddakw

Tenas

TA} Exelonles braveaietion dosby, imiludirg rel sbale rdrsfer dand odber daess,

R} Refforts our sogaraition of & oinonty interest i Inframne SA4 and 2 9% atele in Aesis

1C) Rarfects sur ad

s of 8 45 irferrsd i vl esfale foin! tvnfures,

T The Cirgle Frabmsde oo W owpleind e [avsry 8, 2020, for £1.5 WTien.

FE} Reprosents £35.9 million somenfmsrnt sonpyried fo LISD s Divornaber 31, 2039
IF) Reperesents £18.} million comenitment momvried fo LIS o Divcrnber 31, 2009

d?ﬁ'ﬂ

407"

/03010

AL

4122019

527019

BTN

GAIOND

BIE3019

8232019

BMI0ID

s ] 1

128201

153209

12172019

Asjuisalion

Awajaisalicn

Acquisition

il
Moquissivon

Acipaisition
Aciquisition
Awajuisalican
Aciquisition
Acipaisition
Acruisition

Acipaisition

— ]
Acipaisalion

Acquisition

Q2 120

Q2 300
1 2000

4 2020

MEDICALPROPERTIESTRUST.COM
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Statements of Income

(lnandited)

{Amonnts in thowsands, excepld per share dala)

For the Three Months Ended For the Twelve Months Ended
Mecember 31, 3019 December 31, 2018 Drecember 31, 3019 Diecember 31, 2008
REVENUES
Rent Bilked £ 130310 % 104,267 3 474,151 £ 473343
Straighitsline rent 33,643 25,584 110456 74,741
Incame from finanicing leases 52,364 18,370 119617 73,983
Interest and other ncomae 40,121 32,357 142973 162455
Total revenues 156,438 180,578 B54,197 784,522
EXPENSES
Inerest 70,434 50,910 237830 233,274
Real estate depreciation and amortization 44,152 32,866 152313 135,083
Property-related ™ 8598 2414 23992 9,237
General and administeative 27,402 20,74 411 B1.003
Total expenses 150,586 107,924 510546 £46,597
OTHER INCOME (EXPENSE)
Caain {loss) on sabe of real estate and other, naet 2 46T {1.437) 20529 HT1385
Eamings from evuity interests 4416 iy 16,051 14,165
Unutilized financing fees (LI33) = (6, 106y -
Db 1,152 226 (345) {40715
Total piher income 24,802 412 129 081479
I Before iscome tax 130,654 T5 6 ATRTEO LO19.404
Income tax (expense) bemefit (731) 3875 24621 (927
Mel income 129,923 TEMI 376,401 LO1BAT7
Mt incoma attributable 1o non-controlling interests (285) [458) (1L.717) {1,792)

Met income attributable lo MPT common stockholders

EARNINGS PER COMMON SHARE - BASIC

EARNINGS PER COMMON SHARE - DILUTED

WEIGHTED AVERAGE SHARES OUTSTANDING - BASIC 493,593 306,635 427075 65364
WEIGHTED AVERAGE SHARES OUTSTANDING - DILUTED 494,593 367,732 428,299 366,271
DIVIDEMDS DECLARED PER COMMON SHARE 5 026 5 0.25 5 Loz 5 1.0

A) Imcludes 53,4 million and $14_8 reillion of ground leaze ard other expenses (such as property foxves and inswrance) paid directly by us and reimbursed by owr temarls for the teree and twefne
morlhes ended Diecereber 31, 2009, respectively, These coats are reguired o be prosented om 8 gross basis (eith affsel imcluded im Interes! and olber imoome), follotetng cur adoption of the mete loase
accvarmling standard en Jaruary I, 2009, We presenied similar ifems i the prior wear om @ nef basis,
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Balance Sheets
{Amounts in thousands, except per share data)

ASSETS
Real estate assets

Land, buildings and improvements, intangible lease assets, and other

Mortgage loans

Imvestment in financing leases
Gross investment in real estate assets
Accumulated depreciation and amortization
Met 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
Db, net
Accounts payable and acerued 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 - 517,522 shares at December 31, 2019
and 370,637 shares at December 31, 2008
Additional paid-in capital
Retained earnings
Accumulated other comprehensive loss
Treasury shares, at cost
Total Medical Properties Trust, Inc. Stockholders’ Equity

Mon-controlling interests

Tatal Equity

Total Liabilities and Equity

(/) Financials have been devived from the prior yeer audited financial statements.

December 31, 2019

December 31, 2018

(Unaudited) (A)
$ 8,102,754 % 5,268,459
1,275,022 1,213,322
2,060,302 684,053
11,438,078 7,165,834
{570,042) (464,954)
10,868,036 6,700,850
1,462,286 520,868
31,357 25,855
334,231 290,848
926,990 520,058
544,832 373,198
299,599 181,966

8,843,643

$ 7023679 8 4,037,389
291,489 204,325

16,098 13,467

107,911 27,524

7439177 4,282,705

518 371

7,008,199 4,442,948

83,012 162,768
(62,905) (58,202)
777 (777)

7,028,047 4,547,108

107 13,830

7,028,154 4,560,938

5 14,467,331 3 8,843,643
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTMENTS
Az rufirnnl'_ll'ilr the three months euded Decembrer 31, 2019
(U ranickited)

5 armroeenls o Wronsamds)

Real Estate Joint Venture Details

Income Stabement

Tatal revenues 5 48,032
Expenses:
Interest 14,652
Eeal estate depreciation and amortization 18,838
General ansd administrative 1,581
Other 2,056
Income taxes 1,249
Total expenses 38376
Met income 5 9,656

Balance Sheet Information

Tatal Assets 5 3,288,251
[debt, (third party) 5 1,058,063
Sharcholder loans 676,172
Other liabilities 355,950

Total Liabilities 5 2,080,185

Leverage Metrics (Third-party debt anly)

Dbt to EBITDA {annualized) B.0x
Debt to Total Assets 32.2%

Joint Venture Inpact

Income Statement [|'|'||_1.'|_(|; to MPT Financial Statement Location

Reeal estate joink venbure income'™’ & 4416 Earnings from equity interests
Management fee revenue % 179 Interest and other income
Shareholder loan interest revenue ] 4,285 Interest and other income

Balance Sheet Impact to MPT Financial Statement Location
Real estate joint venture investments % 701,002 Equity investments
Other joint venture investments 225,988  Equity investments
Tatal joint venture investments 5 926,990
Shareholder loans 3 338,086 Other loans

(1) Includes $1.6 million of straight-line rent revenne and $9.2 million of depreciation and amortizalion expense.
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