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Item 2.02. Results of Operations and Financial Condition.

On October 31, 2019, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended
September 30, 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 October 31, 2019 reporting financial results for the three and nine months ended September 30, 2019
99.2 Medical Properties Trust, Inc. 3rd 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: October 31, 2019



Exhibit 99.1

Medical Properties Trust

Contact: Tim Berryman

Director — Investor Relations

Medical Properties Trust, Inc.

(205) 969-3755
tberryman@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS THIRD QUARTER RESULTS
Per Share Net Income of $0.20 and Normalized FFO of $0.33
Continues to Deliver Accretive Acquisitions; $5 Billion Pipeline Opportunities

Birmingham, AL — October 31, 2019 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial
and operating results for the third quarter ended September 30, 2019 and recent highlights.

“We are delighted with where we stand at the end of the third quarter of this record breaking year,” said Edward K. Aldag, Jr., MPT’s Chairman,
President and Chief Executive Officer. “On top of the $3.4 billion of previously announced accretive investments, we added another $282 million in
high-quality assets recently and are poised for even more significant acquisitions soon.”

Year-to-date, MPT has acquired and leased to well-positioned hospital operators approximately $3.7 billion of hospital real estate, a growth in
assets of 40% since the beginning of the year. The acquired facilities, which are 100% leased, generate an average GAAP rate of approximately 8.0%
resulting in immediately accretive results to Normalized FFO per share. Notwithstanding the record level of investments and FFO and dividend growth
already achieved in 2019, the Company expects additional near-term acquisition opportunities as described by Aldag. “The market activity for hospital
real estate continues to expand as operators across the globe recognize opportunities to access low cost permanent capital through efficient use of their
real estate assets,” said Aldag. “MPT’s demonstrated ability to execute large acquisitions promptly and with certainty has provided us a competitive
advantage over other hospital investors and has led to our commanding market share. We continue to actively pursue transactions totaling as much as
$5.0 billion, some of which may close during the next few quarters.”

THIRD QUARTER AND RECENT HIGHLIGHTS

. Net income of $0.20 and Normalized Funds from Operations (“NFFO”) of $0.33 in the third quarter, both on a per diluted share basis;

. Acquired three inpatient rehabilitation facilities for $196 million and seven long-term acute care facilities for $58 million, with lease
coverages of approximately two times and five times, respectively;
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. Commenced development of a $28 million, 92-bed freestanding behavioral health facility in Houston, Texas to be operated by
NeuroPsychiatric Hospitals with an estimated opening in the third quarter of 2020;

. Completed the previously announced investment in real estate and other assets of Watsonville Community Hospital for $55 million;

. Sold $250 million of equity in the third quarter under MPT’s “at-the market” program at an average price of $18.62.

Previously announced acquisitions and capital markets activities completed in the third quarter:
. $423 million acquisition of eight acute care hospitals in the UK operated by Ramsay Health Care;

. $1.55 billion acquisition of 14 acute care hospitals and two behavioral health hospital facilities operated by Prospect Medical Holdings,

Inc.;

. 51.75 million share issuance of common stock for net proceeds of approximately $858 million;

. $900 million issuance of 4.625% senior notes due 2029 at issue price of 99.5% of par value for net proceeds of approximately
$885 million.

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. In addition, a reconciliation of pro forma total gross assets to total assets is included in
the financial tables accompanying this press release.

PORTFOLIO UPDATE

The Company has pro forma total gross assets of approximately $13.6 billion, including $10.5 billion in general acute care hospitals, $1.7 billion in
inpatient rehabilitation hospitals, and $0.4 billion in long-term acute care hospitals. This pro forma portfolio includes 349 properties representing
approximately 39,000 licensed beds in 33 U.S. states and in Germany, the United Kingdom, Switzerland, Italy, Spain and Australia.

OPERATING RESULTS AND OUTLOOK

Net income for the third quarter of 2019 was $89.8 million (or $0.20 per diluted share), compared to $736.0 million (or $2.00 per diluted share) in the
third quarter of 2018 resulting from $695.2 million of gains from sales that include a joint venture transaction by which MPT sold a 50% interest in a
portfolio of 71 German post-acute hospitals.

NFFO for the third quarter of 2019 was $147.5 million compared to $127.2 million in the third quarter of 2018. Per share NFFO was $0.33 per diluted
share in the third quarter of 2019, compared to $0.35 per diluted share in the third quarter of 2018.

The Company expects an annual run-rate of $1.10 to $1.12 per diluted share for net income and $1.56 to $1.58 per diluted share for NFFO based on
year-to-date transactions in 2019.

A reconciliation of NFFO guidance to net income is included with the financial tables accompanying this press release.
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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.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, October 31, 2019 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended September 30, 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 4549247. The conference call will also be available via webcast in the
Investor Relations’ section of the Company’s website, www.medicalpropertiestrust.com.

A telephone and webcast replay of the call will be available beginning shortly after the call’s completion through November 14, 2019. 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
4549247,

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

About Medical Properties Trust, Inc.

Medical Properties Trust, Inc. is a self-advised real estate investment trust formed to acquire and develop net-leased hospital facilities. The Company’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 to, and the timely closing (if at all) of transactions; 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
Net investment in direct financing leases
Investment in sale leaseback transactions
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 500,000 shares; issued and outstanding - 459,778
shares at September 30, 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.

September 30, 2019

December 31, 2018

(Unaudited) (A)
$ 7,310,604 $ 5,268,459
1,268,563 1,213,322
688,891 684,053
1,390,619 —
10,658,677 7,165,834
(571,589) (464,984)
10,087,088 6,700,850
461,622 820,868
25,653 25,855
299,993 220,848
777,102 520,058
521,398 373,198
279,297 181,966
$ 12,452,153 $ 8,843,643
$ 6,096,232 $ 4,037,389
249,642 204,325
16,377 13,467
103,084 27,524
6,465,335 4,282,705
460 371
5,972,341 4,442,948
51,702 162,768
(50,186) (58,202)
(777) (777)
5,973,540 4,547,108
13,278 13,830
5,986,818 4,560,938
$ 12,452,153 $ 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 direct financing leases
Interest and other income
Total revenues
Expenses
Interest
Real estate depreciation and amortization
Property-related (A)
General and administrative
Acquisition costs
Total expenses
Other income (expense)
Gain 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 benefit (expense)
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 Nine Months Ended

September 30, 2019  September 30, 2018

September 30, 2019

September 30, 2018

$ 124361 $ 118,238 $ 343,841 $ 369,076
31,026 18,293 76,813 49,157

17,502 18,998 52,168 55,613

51,867 41,467 124,937 130,098

224,756 196,996 597,759 603,944

64,519 57,215 167,396 172,364

40,833 29,949 108,161 100,217

4,038 2,719 15,394 6,823

23,286 20,982 69,009 58,352

— 506 — 917

132,676 111,371 359,960 338,673

209 647,204 62 672,822

3,474 3,116 11,635 10,542

(3,959) — (4,873) —

(2,282) 2,595 (1,497) (4,297)

(2,558) 652,915 5,327 679,067

89,522 738,540 243,126 944,338
745 (2,064) 3,352 (4,802)

90,267 736,476 246,478 939,536
(481) (442) (1,432) (1,334)

$ 89,786 $ 736,034 $ 245,046 $ 938,202
$ 020 $ 201 $ 0.60 $ 2.56
$ 020 $ 200 $ 0.60 $ 2.56
439,581 365,024 404,902 364,934
440,933 366,467 406,100 365,784

$ 026 $ 025 $ 076 $ 0.75

(A) Includes $2.9 million and $11.4 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, 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 Nine Months Ended
September 30, 2019  September 30, 2018  September 30, 2019  September 30, 2018

FFO information:

Net income attributable to MPT common stockholders $ 89,786 $ 736,034 $ 245046 $ 938,202
Participating securities’ share in earnings (432) (290) (1,354) (808)
Net income, less participating securities’ share in earnings $ 89,354 $ 735,744  $ 243,692 $ 937,394
Depreciation and amortization 50,163 32,641 130,424 104,314
Gain on sale of real estate and other, net (209) (647,204) (62) (672,822)
Funds from operations $ 139,308 $ 121,181 $ 374,054 $ 368,886
Write-off of straight-line rent and other, net of tax benefit 4,230 4,321 7,232 17,615
Unutilized financing fees 3,959 — 4,873 —
Acquisition costs, net of tax benefit — 1,661 — 2,072
Normalized funds from operations $ 147,497 $ 127,163 $ 386,159 $ 388,573
Share-based compensation 9,087 4,970 22,119 11,695
Debt costs amortization 2,659 1,952 6,914 5,543
Straight-line rent revenue and other (39,204) (26,743) (96,762) (74,544)
Adjusted funds from operations $ 120,039 $ 107,342 $ 318,430 $ 331,267
Per diluted share data:
Net income, less participating securities’ share in earnings $ 020 $ 200 $ 060 $ 2.56
Depreciation and amortization 0.12 0.09 0.32 0.29
Gain on sale of real estate and other, net — (1.76) — (1.84)
Funds from operations $ 032 $ 033 $ 092 $ 1.01
Write-off of straight-line rent and other, net of tax benefit 0.01 0.01 0.02 0.04
Unutilized financing fees — — 0.01 —
Acquisition costs, net of tax benefit — 0.01 — 0.01
Normalized funds from operations $ 033 $ 035 $ 095 $ 1.06
Share-based compensation 0.02 0.01 0.05 0.03
Debt costs amortization 0.01 0.01 0.02 0.02
Straight-line rent revenue and other (0.09) (0.08) (0.24) (0.20)
Adjusted funds from operations $ 027 $ 029 $ 078 $ 0.91
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 $ 1.10 $ 1.12

Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $ 1.10 $ 1.12
Depreciation and amortization 0.46 0.46
Funds from operations $ 1.56 $ 1.58

Other adjustments — —
Normalized funds from operations $ 1.56 $ 1.58

8} The guidance is based on current expectations and actual results or future events may differ materially from those expressed in this table,

@
©)

“)
®)

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

Pro Forma Total Gross Assets

(Unaudited)
(Amounts in thousands) September 30, 2019
Total Assets $ 12,452,153
Add:
Binding real estate commitments on new investments(2) 27,500
Unfunded amounts on development deals and commenced capital
improvement projects(3) 130,096
Accumulated depreciation and amortization 571,589
Incremental gross assets of our joint ventures(4) 530,593
Less:
Cash and cash equivalents (157,596)
Pro Forma Total Gross Assets(5) $ 13,554,335

Reflects a commitment to finance the development of a facility in Texas.

Includes $43.3 million unfunded amounts on ongoing development projects and $86.8 million unfunded amounts on capital improvement
projects and development projects that have commenced rent.

Adjustment needed to reflect our share of our joint ventures’ gross assets.

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. 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.



Exhibit 99.2

THIRD QUARTER 2019

Supplemental Information



MEDICALPROPERTIESTRUST.COM

TABLE OF CONTENTS

COMPANY OVERVIEW

Company Infermation 3

FINANCIAL INFORMATION

Recanciliation of Met Income to Funds from Operations 5
Dbt Summary 6
Dbt Maturity Schedule 7
Pro Forma Met Debt /Annualized Adjusted EBITDA ]
PORTFOLIO INFORMATION
Lease and Loan Maturity Scheduls 9
Tatal Pro Forma Gross Assets and Actual Revenue

by Asset Type, Operator, State and Country 0
EBITDARM ta Rent Coverage 13
Surmmary of Acquisitions and Develepment Projects it
FINANMCIAL STATEMENTS
Consolidated Statements of Income 15
Consolidated Balance Sheets 16
Unconsclidated loint Yenture Invesiments 7

FDRWA R D = LDD KING STAT E M ENT Formard Hooking £1abe minks invobe nows and unknown raks, unoertambies and offeyr tactors that may caute

the sctual sesults of the Company or future events o differ maferially from those espressad in or underying such forwand-looking slabements, incleding withaout limBtation: Mormalized FRO
e hire; enpected pirpout ratin, the amoust of soquiitions of healihcane real eitsle, il soy; estimated Sebt melnici, portfos daeriication, captal madosts sonditions, the repayment of
Bspi bl operations and Bw timing of such income; The pay=eni

deb? arasgementy; slabementy conceming the sddilional income 1o the Company a5 a resoll of ownership inlesesis ing
of futuse drvidend s, o sy, compbetion of additional debtarangement, and sdditsnal investmants; natonal and inbemationdl sconoemid. busises, seal estate and other market condition;

Wi cermipalitivg efrvinenibat i which the Cosgarny Sieraled th doscution of the Company ik plinec et riks: (e Cormgurry's abality Lo maintain its sLalus i 8 REIT fer lederal
0T B pUPOraes; Jcquesition and development fisks potental envronmental and ofhe Rabdies; and other faciors atbectang The real estate indusiny penesally or healthcane neal edate
I particulae: For further dacussion of the factors that coold s¥ect cutcomes, please refer Bo the “Risk Factors® section of the Company’s Annal Beport on Foem 10-K dor the year ended
Decesber 31 2055, aned a3 updated by e Compasy’s subdequent by filed Cuartedy Reperts on Form Y00 and oftee SEC Slings. Eccepl a3 lherwiia neguined by the lederal tegeritie L,
e Comrpany wnderiates no oiigation o updabe B informaiion in this repont

Ciartain information in the supplementsl packape i shown pro farma Sor the consusmmation of pending rarmactions, The pro formy sduviments ace based upon svaiahls infiormation snd
arsurrEtions Thal we Belir are reasonable. TN i N0 Jsurance thal 1he pending Irassactions will ocut

O tha coreer: Southers Calilonsis Hoapital inCubver City. Calftomia, and Mascheiter Memaorial Heapital in Comnecticut, both MPT-owned acube care hodplial
O pags I Soatham Calfsmis Hosedtal in Cobvir iy, Califgimis

033019 | SUPPLEMENTAL INFORMATION 2



MEDICALPROPERTIESTRUST.COM

COMPANY OVERVIEW

Medical Properties Trust, Inc. is a self-advised real estate investment trust
that provides capital to hospital operators located throughout the U5,
4 and other countries. We focus exclusively on hospitals, which is where
the highest intensity of care is provided to patients. MPT is currently
the second-largest non-governmental owner of hospital beds in the U.S.
. 4 Our financing model allows owners of hospitals to unlock the value of
.l their underlying real estate, primarily through sale leaseback transactions.

o

OFFICERS

Edward K. Aldag. Jr. Choirmon, President and Chief Evecutive Officer

. Steven Hamner Executive Vice President and Chief Financial Officer

Emmett E. McLean Exexutive Vice President, Chief Operating Officer and Secretary

). Kevin Hanna Vice President, Controller end Chief Accounting Officer

Rosa H. Hooper Vice President, Managmg Director of Assel Monagement and Ungervriling
Charles R. Lambert Treasurer and Managing Director of Copital Markets

BOARD OF DIRECTORS

Edward K. Aldag. Ir.

G. Steven Dawson

R. Steven Harmner
Elizabeth M. Pitman

D. Paul Sparks, Ir.
Michael G, Stewart

C. Reynolds Thampson, I

CORPORATE
HEADQUARTERS
Medical Properties Trust, Inc

1000 Urban Center Drive, Suite 501
Birmingharn, AL 35242

(205) 969-3755 A
(205} 969-3756 (fax)

MPT Officers: R‘. Sheven Hamner, Era.l.merr E. Mclean Bdward K. Aldagair

. Roga H. Heoper, 1 Kevin Hanna Erd- R Loribem
. T R - r—" J— —_——
wivw.medicalproperiiestost.com ¢ = 1 ——]

033019 | SUPPLEMENTAL INFORMATION 3



MEDICALPROPERTIESTRUST.COM

COMPANY OVERVIEW (ontinve)
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Abave: Privatklinik Obach. an acute care hospital in Solothurn, Switperdand owned By Infracore 34, MPT owns a 6% inberest: in Infracone
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

RECORCILIATION OF NET IRCOME TO FUNDS FROM OFERATIONS

Ll maaliteall
{Amanits in thossands, excepd per share data)
T 30, 8 T 3, IR T 5, iE P M, Js
FFO INFORMATION:
B o antribanabie 1o MPT oo ssockbaolbirs ¥ Lol L] Thiyig ¥ RGN % I
s buanang, seoarre=t P 01 BTG (L] (T L% (RO
Net income, less pariicl paisng sevsritees’ share in carmisgs * LR ] TRTE * LT L] Lok
Depreciation anl amortication 50,163 el [ERE 104,904
i o ke o Feval estane and o, il 209y T, 2 BT [GFLARTY
Fuamds. irm operation 5 139508 L] pEdR LT & AT 3 o ARe
Write—off of siraight-Ene sent and other, st of Bax Benefii 430 4321 a3 (ALY
A5 - 45T .

Uiz firuring b

Suiubsithen ok, Bt o L el - 1,661 2T
s DN NN DN T
ST A5 (e

st domipseToation pealiy
Dokt conis amoriiratzn 2650 1,952 H#4 LY
Baraighahine ser peveno and othe (39 204} {IaTLN [ ] (TA544)
Adjusted funds broms speriliens. ] 150,00 L pLaR % EILEL % LU
PER DILUTED SHARE DATA:
Mt incoeme, bess participating securities” share in ramings ] LT N ] EX U LTE I 15
Dupomaation and asorieation (15 ] 0 o
Cairt oo ke of povanl etk and ok, el 181 = {134
Fusds fpsin operulion ] L L [EL) 3 (L % LE]
Wrine=olT od straighe B sera s other, met of nas Penelin L] anl 0oz ol
U fiend g b - - i
nn oM

ACTRSTE crnne, Pt o G bt . -
v DRSNS DN CENNNNET] CENNNNTY

Sl comipafoation iRl aml s LT
Diebt conty amaoriicaton [T [LE} g and
Straighé-Ene sen orvenue and other (R (L] (e [k

Adjustid funds B aperatesns. * [ +r3 $ 0 £y o * amn

Nokex
147 Ui [ s abere Lk o el e deprocisfieon) osfhiade ovr duee of msch s e frem scemsludeind’ ol reeteres Pher smesats eer v (el ot the ot of &l of our ety svieeests on the
"Earrwngy fries quity sl " fose om Bor (oemedaddaled datemenb of i

1B Jnretery and amalinty joliereng che el mtaty puditry stiicer fonds Som opmaties. or PP @ @ suppdesntal profermen mesarr. FTO. aefictong the aswmprion that sl sl ot raws rowe or el sth marar
vl primarally sl ueds et e P o CAAF deorenosstem and amoricaiion of e claie marts whah o that The ralir of real mlaie S, el labdy aoey beme W oo FROY mm acoredamor wnth the
defiesvioms provided by he Natiomsa! Assuisiion of Enal Losiaie [ovestment Tiwsts, ov NARFIT, srbsich represresis st s (Bosah fovmpuind s sooodenr stk GAAF) enrfiading pains (ke on sales of seal rsissr amd!
spsmrerat chargrs o real nstafy dsrts. phus il il deperciation and eicaten wwl g alwsteis by ool s oul poe et

T bl b Frvsemtiong IO i vl it et WAKETT defimition. oo e i bonr mormmaliced! PO, ik lyd FPO) o v il okt e i A il o o i iorvals 4 s TPl oF s ot i Ut §f
e el el compuriaon B prior perid pesidts and marld pcisons Lus svengiul de oresis and sulds. Wi bvlrs o B e f PTG combusd il S saquisal SALP pesmisuo, e e
wrubrstandony of pr oprrating rrsills wmvey ervedors s Usr s of rormald §TO maks cowparisns of our oprrating resud s st prior prrids s ot oo muvs mesgte. Wish FTO ol normsalid [TC ey
rrirrm and iy ol sprlemmtedl meeern of aprraling e sl prrfrmnor of REMTS iy shold mnt by iivivnd a0 @ sebulifily sy of far qreviling profrmens asr e svsssn de nel et Aither
drprrstim and amr larem ous o Ve dod of capiid cxpesditenns and nnig (00 runsery e mestas e aperating prrieenee of mur peopee e bl e be e nomess (iers Phat rald metrraally impar
s wpvadvn o apvwarioms. FFCY il movwmsalicied [T shioucld wod b comushired am aliormssbine i vl insmes losa ) frompacial i acewlas sish COLAPY 25 infissiory of ouer famcial porioress or s sk (o from aping

it (ool i aconleor it GAAF) @ e radiosior of owr ety

Wy vkl et sl it apemariss, o AT, by brvimiag froems v il e vomailiiond PO (1) ri sl v, 4 sl sl Il ciespwesiation s, s 1] dmiizarice of dekerved Koimuiag s
AFTE s o apeaing svasaremmi Shal o wer i aalycr sur rvsss of operations basl om the roorpe. raivr Shaw B acral, of o rstal revener and om i sty adyfeis. T bk bt this s am impordont
v rrme] b our b pevrals Ry saprrtoant cotoadead mcalituoes of bee ronts ol Sardone ral! | raeprion of soutal e Dy s el vodl bl wabd e peads and vt that ane dedrmal or are mom
ik e, her gkt of AFFO st mil b immparably ke AFFUY e mmelarly il svassrs s bad by ey BETTH AFFOYabunald v B gmmiken vl i s ltermaalire B el oo ol mbited il B GAAFY dn d
i f gt vl s 0 . Pl e A . T bl vt 1 EAAPS i % i o et Pt
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEBT SUMMARY
iAs of Septemlver 30, 2079
1% amonnts in thowsands)

N2 Credit Facility Revolver (C367M) 1Al Variable 1.970% & 451,006
H023 Term Loan Wariable 3,61 0r% 00,000
L000% Nobes Due 3022 (€30001) 'Y Fined 4.000% 544,950
2024 AUD Term Loan (AUDSL2B™ Fined™ 2450% 510,000
BITE% Notes Due 2024 Fined B.3T% S0, D)
55000 Motes Due 2024 Fimed 55000, N, ()
3.325% Notes Due 2025 (€5000) ' Fined 3315% 544,950
5.2500% Motes Dhue 2026 Fined 5.250% 500,000
S000F% Motes Duie 2027 Finardd 5000 % 1,400,000
4625% Motes Due 2020 Fimed 4615% S, D0

& 6,150,906
Dielst isssiance costs amd discount (54.674)

Rate Type as Percentage of Total Debt

Variable
6%

(AD NomLISDD de
(81 We enterad into an inferesl rale s iransadtion,

rrated debt conperied o LS. dollars af Seplewsber 30, 2079
tige July 3, 2009, lo fix the interesl rafe fe 2.45% for the duration of the koan.
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

[DEBT MATURITY SCHEDULE
B s

i amos

301 Cresdit Faciity Revobver {285y 4 -
HEE Tewmn Lioan

AP Mes D B02T (OS0ME)

3024 ALY Term Losn (ALITHL I8 -
7% Moses D 2024 -
BRI Pt [Thoaer 324 -
AT Pt (D 25 (ER00K0)

L2 Mok D 2036 -
SN P Dhae 3027 -

A P Dha 2039

% .

&5 §
piiTee il
LT
. 30,00
- puli i)
- st
. . . T .
- . i & . A000

S0

] - ¥ - % - ¥ - % - % LR | .

[T -

- . - . B . . . . - B0, 0

R
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

PRO FORMA NET DEBT / ANNUALIZED ADJUSTED EBITDA
T maudited)
(Aurounts in Hhousandsh

For the Th

slpbemhr:ﬂ', 201%

et income attributable to MPT common stockholders 1 59,786
Pro forma adjustments for acquisitions and ofher 30,206
o forma met income £ 119,592
Add back:
Interest ™ 64,817
Depreciation and amortization ™ 47,556
Sharne-based compensation 9,087
Ciaim on sale of real estate, net (208
Wribe-off of straight-line rent and other, net of tax benefit 4,230
Unutilized financing fecs 3,950
Income tax ™ 459
30 2019 Pro forma adjusted EBITDA s 249,891
Annualization - 930 Shd
Total debt : ] 6,096,232
Pro forma changes to cash and debt balance after September 30, 2019 4 (566,463)
Pro forma net debt ] 5,520,769

Pro forma net debt / annualized adjusted EBITDA [ s

AR Forflects full guarter doepact of eeer mid-(03 2079 inovstmomts amd Building improovment fundimgs subsaquem! he qarter-end,
(B} Includes our share of imteres], real estate deprociation amd imeome far expense from sacomsolidated joiml penfures.

Irwvisbars ansd analysis fellowing the real estate industry alilize ret debd (bt kess cash) bo ERTTIIA (et incoma belore inlorest expansa, insoms
lases, depredation and anvortization) as o measuremend of keverage that shows how many years (b would take for us to pay back owr debt,
assaanving vt debd and ERITIRA are held gomstant. The lable above considers the pro lerma effects on et delt and ERITTRA, Fram Evestmerils
and gapital transactions that were cither completed during the period or disclosed as firm commitneents, assuming such iransactions were
comsummated ully furded as of the beginning of the pericel. In sddition, we show FRITTM adjasted o exclude stack compensaation expoenss,
gains ar losses on real estabe ansd other dispositions, debt refinancing or similar charges, ard impairment charges bo derise Pro forma Annsalined
Adjpasted ERITDA, which is a mon-GAAP measure. We believe Pro forea Mel Debl ard Pro forms Armuoslized Adjusted EBITDA ane wseful 1o
investors and analysts as they allow for a mvore current view of cur credit quality and allow for the comparison of our credit strength betwesn
periods ard toeother real estale companies withaut the effoct of Hems hat by their nabuse are not comparable from period Lo period.
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE ¥
(A= a;' Srlp!-"mbw-ﬂ 2009
1% wmionnts in Hhousmnds)

Years of Maturities ™'

2009 1 L ] 2,431 3%
2020 1 9y 0.1%
221 2 344 4%
2022 18 H3,510 3%
2023 4 13476 15%
24 2 5450 6%
2025 5 20,430 22%
2026 3 26,370 29%

o7 1 31 03%

2028 4 3451 6%
29 "] SATT 59%
Thereatber 2T 697,574 7359%
Percentage of

Total Base

Bl 758%

6% 4

S

4irt

e 4

X

1%

-

LT

0% 0% 4% . 15%  ggn 22% 0 3R g0 ey [
m — _ — e, W —

5

P AR AR A

& 4
(AD Schedule fncludes loases, moryage boanis and frsolments i sl Losseback Iramsactions
(B) LewseLoan expiration is based on the fexed term of the Legselloare amd does nof aclor in poleatial resewal optioes procnded for i o agremels,
(01 Includes all properties, indwding those thal are parl of point ventures, excepl four sacanf propertics represeating fess thaw 1O of lotal pro ferma gross
assets aved e fcilities that ere under deovlopmend,

il Represents base reveliinferes? inconse on g ssnmalfsed basts bud does nol faclide demard eecooenies, addiftdeeal reafs amd ofber Leserfated adfustments Ty
reaemie (e, straighl-lime renfs amd deferred reoemaes ).
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY ASSET TYPE
(Eeptember 30, 3010}
05 ameninis i dhousamilsp

Fercentage of Percentag)

Todal Pro Farma
Tokal Actaal

Assot Types L P Pro Forma
Gross Asscis
Revenue

Caross Assels

Ceemneral Acute Cane Hospitals % 10,545 285 TTE%R % 550,383 B6%
Inpatient Rehabilitation Hospitals 1746519 125% 105,364 16.0F%
Long-Term Acube Cane Hospitals 353,262 26% 22426 3d%
CHher asecks G a5 &% =
i
Domestic Pro Forma Gross Assets by Asset Type Domestic Actual Revenue by Asset Type
4
e /’ N
W Ceneral Acute € "
Hespitals
Inpatient Rehabilititon
Himpitals
Lomg-Teem Acuse Care
Hospitals
Wi Rher ssets
Tatal Pro Forma Gross Assats by Asset Type Total Actual Revenue by Assot Type

8 Cerneral Acute Cane
Hoapitals

Inpatient Rehabilitation

Hioapitals

Long-Teem Acuse Care
Hospitals

Wb sty

Ak f-nfnn'.-\?‘-nh~ read redele swels, odher Loans, rquity inprsfaents, ml-fur.lmlﬂp:rhw.!I'_..:r.hnn-.u-h;u Foin gemlrere arranpements, assraing il brradang el
1tz ot e ireevslmernls avd unfunded amoumls on deoelopment deals and oommenond cagpital eovrmerl projects ane filly funded.
¥ e Bolal ross assels al Seplanber 30, 2079,

eshafe coi
5o pries it diteed Ohfober 31, 2079 for recomeilintion of lokel assefs do
(BF Inclides repenue from properties ooemed trrosgl foimd venfure srangememls,

3 2019 | SUPPLEMENTAL INFORMATION 10



MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY OPERATOR

(September 30, 20093
1% amounts in thousonds)

Total Pro Forma

Gross Assels '

Seeward
Massachuscetts market %
Utah market
Texas!Arkansas/Lovisiana market
Arnzona market
Oy Pennsylvania market
Florida market

Prospect

Prime Healthcarne

MEDIAN

Healthscope

3 operators

Other assets

Tatal

1,483,959
1000, 804
715,449
325,534
199,150
198,201
1554823
1,143,557
RE3,002
4,131,153

I, S0

10.9%
T
3.3%
24%

4%
B.4%
304%
6.7%

g 102 5% 15.6%
62,262 5%
51,203 TE%
3,423 3%
14434 2.2%
10,902 1.5%
16,7580 2.5%
95,941 14.6%
66,231 101%
17,453 7%

106,63 %

1) Psctiatinn g ral rtaly aasrts, otler fomms, aquity iscestmsmis, e o rata portion of gross sssrts i join! cectare armangrumts, ssssng ofl binding ral slafi commitmnts o sar

ireitrivils avl ifunded dmoanils on develipmont dails e covmaiond capilal fmipronsesl propecls e fally fusslal Sev press elase dated Olcober 11, 2009 for prcomoilial iosn of ol dseets

e e firrma Fofal pross asiris af Septimber 30, 2019,
1B 3 N simgle facilify acoounts for mone e 3775 of kotal pro fomma gros serts.
V3 ractaies reremir from properfies camed Lkreugh foind postuer @mangrnerts.

Total Pro Forma Gross Assets by Operator

W Ssewand
 Prospec

Prime Healtheare
o MEDIAN
B Healthscope
W operators

B Ovher arrts

Tatal Actual Revenue by Operator
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENLUE BY L5, STATE AND COUNTRY
b M, 209
% ammnanits in Pl

i (hther Co

Allasnachuseits i AR5 s 3§

Calfcemia [E e L

Tirmam 1254397 Lk

Uesh L5674 T

Freeayhvanis 5TR 4%

I Other States LRSS Mi%

Lhle aiats g [\ Sl%

Wimiled States k] 10240979 TEESs §

Carmany : ] 10, 33 BiFe 3§ ¥,13% L%
Angstzalin 002 Hd% 17453 2%
Uit Kingslomn S35 A 7588 1.3%
Swirserlanad 467351 4% L) nE%
Braly E7 A% [ LE ) nok
Spain B 0% 150 0%
Dhabee st oA 15% = =
Intermationsl k] 3,313,354 M. 5 180,50 ini
o IS E——— R

VA TricTiskes oo real bl asits, obiew ddms, ity inrvsbmm s, ol pov it portion of g disets in joied Dol uee drsangrmenls, asvmming &7 Mading el state commsimeils 5
incestrumts e wfunded amounts on deokprent dals and omemond irial imprereet proiss ae Gl fusded Sor press e deted Cictaber 11, 3009 for rnonalistion of total @orts
o v ferma ofal gross sssels af Sepfember 30, 2014

TE) Prctiades nevvme from properiies st Serosgch foted rontune sromgemots.

Tatal Pro Forma Gross Assets by Country Total Actual Revenue by Country
% g

w1 g
¥ 1% < -1

o Unnitecd States

s Cermarry
Aussralin

8 United Kingdom

= Srvitnerlarsl

maly

=Sy

Db aiirts

[Pra Farma Grods Asssts by LS. State Actaal Revenus by U.S, State

B Rl et
Caldoania
Tomas

= Uik

B Py lvania

B 2SOy Stales

W Ckher awsets
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

SAME STORE EBITDARM™ RENT COVERAGE

YOY and Sequential Quarter Comparisons by Property Type

LELUS
- o
] PO
0 oo oo & g £ ;a%
] ] ™o ™o
LR S o e o w
riori eiori v R
20y - - -~
g 4 : T T T
Ceneral Acute Care Inpatient Bchabilitation  Long-Term Acube Care Total Portiolio
Hospitals Facilitics Haospitals

Q22018 (YoY) WO2009(YoY) WO12019(000) W02 2019 (Dol
Stratification of Portfolio EBITDARM Rent Coverage

Na. of Facilit

Creater than or equal to 4.50x § 253 504 5 4.3%
3.00x - 4.49x ] = o 1K)
1.50x - 209y -] 37,778 [ L%
Less than 1.50x § 53433 3 0.5%
Tuotal Master L d, Cross-Defaulted and/ ith Parent
aster Leased, Crioss an andlor with Paren g 5,536,665 181 04.1%
Guaranty: 2.6x
General Acute Care Hospitals Master Leased, Cross- = -
4,007, 7. 55, 1%
Defaulted andjor with Parent Guaranty: 3.0x ’ il i
Impatient Rehabilitation Facilities Master Leased, Cross-
Defaulbed andfior with ]’nmn‘rth:.r.:nt)-: 2.0x ¥ 1,280,252 e GLEX
Long-Term Acute Care | l!h].‘ll.f-'.llh Master Leased, Cross- s 245,668 13 4%

Drefaulted andfor with 'I’an'nf{hmr.tnt:.': 1.5x
w2, A% L% W Gavater than or equal o 450
o 500 -
1 50 = 3 0y
W Lo than 1.5
W Ceenral Acube Master Lase, Cross-Delault or Paremd Casaranty

W Rehab Masser Loase, Cross-Default oo Parest Guaaranty

B LTACH Master Lease, Cross-Defaalt or Parent Guaranty

e
S Slore reprosenfts properiies swith af Last M omonths of financisl reporfimg date. Properties thad do nof prooide financisl reporting ard disposed assels are mod
fuaciided, AMN dafr presemiad & ona fatling levdoe mondh basis,

(A ERMTDARM adjusted for mew-recrrring flems
Q3 2019 | SUPPLEMENTAL INFORMATION 13



MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

SUMMARY OF COMPLETED ACQUISITMNS / DEVELOPMENT PROJECTS FOR THE NINE MONTHS ENDED SEFTEMBER 30, 2019

Cmements in Haowsamdsh

e L
MEDIAN T 2102019 Aryuisition
BT Healthcase United Kingdom A5104 ETateaih Acquisition
Steveard Texas 26,000 ALY Acquisition
Suwis Medical Metwork SuvileetlLasl B3R 5272019 .\.uquut'.u-n'!l
Healtbrcoge Austeadia Ea6431 B2 Adquisition
Saant Luke's | fealth System Bans 145571 G209 Acjuisition
Ramsay Health Care Unitesd Kingdom 422816 B0 Acquisition
Prospest :;:':I‘.:'I':::'I‘m"'“m* 1,550,000 w1201 Acquisition
Viksa Witious JiE 200 BA2019 Adquisition
Halwm Calliformnia 55,000 W09 Arjuisation

SUMMARY OF CURRENT INVESTMENT COMMITMENTS

[ Ty Ry —Y

Peoarol'sychdabric Hospitals Tenis Developmeni

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF SEFTEMBER 30, 2019

Aty i Heswaandsh

Circle Health United Kingdom -J-l.l:ll:l OF D0
]

Cirche Hiealth Rehabilitation Unitesd Kingdom 182" 16,3290 R 20

Surgery 'srtrers e 113408 Q1 200

(AP Frafiades foamic Tass qonids, daaading redl sarare framaier and sl L

T8 Rt our doquabiition of @ 16% atally (w Prisaiore 8.4 and @ 4 9% alals b A
1) Brprewsts (13 % milion commitwenl comseriad o LISTF af Sapdember 53 20T

V) Reprenemti €162 milTion commilmn | cosreriad be LISTR @i Sephember 33 IS
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

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

Fldmiudited)

CAmounts in thousands, e per share data)

Forthe T Momths End

Soplember 3, M1 plember ¥, 13 Sepember ¥, W19 Saptember 3, 2118
REVENUES
Rent hilisd 3 [F T I a2 % HIED % a0
Straighi-line rent 306 182958 MELY LAk
o Eroim it finanding keases 17502 FLE ] 2168 Mnl13
Rrberesd anal oifeer inooere 51567 41857 124997 L3098
Tostadl revefuses TS [ ST T ekt
EXPERSES
lrvberest 519 s 167 2 17254
[Ral estarbe shepreciation and amonization SN E L] 108161 100217
Property-relsind 4o 29 15304 A
Carreeral andl administealive k. e L) Lo 58352
Aaxquinition oot - G = a7
Tistall eaguemuses 132656 1Az o] EETI
(OTHER INCOME [EXPERSE)
Caain o mibe ol peal ctibe sl olher, net 2 4 208 62 rr e )
Earnisygs from evuily senees 3474 LRI 11,638 10542
Urnatiliensd finmemg fres fet . .
Chhar (LIRT) 21595 2T
Total other income [l b [ i L] BP9 06T
Trvcoves hefiope inwomss Lk RS TR 540 X8
Irscusemer Lo Bepaedit fragremos | TS (2068} B0
N incode Lk ThAT 0 54
Bt inooine attsibuitable 1o mon-ooninelling intess [Lull] (442 {1L.3%)

Nel incomse attribulalde Lo MPT common stockholders

HETY
{1497y
L v
MM
3353
T AT
{1433y
EARKINGS FER COMMOMN SHARE - BASIC

et e i b T s ke DI DRSS GRS
EARNINGE PER COMMON SHARE - DILLTED

Net e bt 1 M sk CEE] T

WEIGHTED AVERAGE SHARES OUTSTANDIRG - BASIC AR JeEa i1 ]
'WEIGHTED AVERAGE SHARES DUTSTANDING - LUTED A0 00,467 A6, 100 3ol T
DIVIDENDS DECLARED PER COMMOK SHARE ] 0§ as § e § [%:3

A Dochadien 579 wrillion anad $F1A peillins of growsd frse s othir rxpesses (s1uch as property fases and sesureor) paid dinectly by s and reimbursed by cur fermts for Ui there and e mosts
eridead Sepitmbre 50 J0TF. rrape liorly. These vimls ine respuierel 1in bt presemfrd on d speies B Cieath offoet il 11 Bferet imd e it follscrn e dsboptiion of e e Bise
acginnlisng stamdand o Janiusany T 2009 W presenianl sinalar e ia e pror woie o @ il bass
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Balance Sheats
{Awmonnts fn thowsands, excep? per share datal

L p-h'ml'.u_'r 30, 2019 December 31, 20018
(Elmaradited) LEN]
ASSETS
Real estate assets
Land, buildings and improvements, intangible bease assets, ard other H 730,604 5 5268459
Mortgage boans 1,268,563 1,213,322
Met investment in direct financing leases 8 591 684,063
Ivvestment in sabe leasehack tramnsactions 1,390,619 .
Cross investment in real estate assets 10,658,677 7,165,534
Accumulated depreciation and amortization (571,.58%) b, 554
Net investment in real estabe assels 10,087 0B8 5,700,550
Cash and cash equivalents 461,622 B2, RAE
Inberest and rent receivablis 15653 25,555
Seraight-line rent reevivables 204,993 220,548
Equity investments 777102 520,058
Oheer loans 521,308 373,198
Chehir assts 279297 181, %6
Tolal Asscls
LIABILITIES AND EQUITY
Liabilities
[hebe, net 5 6,096,232 H 4,057, 359
Accounts payable and scorued expenses 249642 2,325
[Deferred revenue 16377 13,467
1’l|l|lp!mn-un benants and othwer bease lalalibes 103,084 2750
Taotal Liabilities 6,465,335 4,252,705
Equity

Preferred stock, S0001 par value. Authorized 10,000 shares;

no shares sutstanding -
Common stock, SIM01 par value, Authorized 500,000 shares;

pesuied amleu.lb.lnrkllng = 459 778 shares ab F-ophm-mlwr a0, 209

aned 37DAFT shares at December 31, 2018 4iik 71
Aadditional paid-in capatal 59721 4,42
Retaired carnings 51,702 162,768
Accumulated other comprehensive loss (40, 184) (58,202)
Treasury shares, at cost 737) {777)

Tartal Medical Froperties Trust, Ing, Steckhalders Exquity 5971540 4,547,108
Mon-controlling interests 13278 13,530
Total Equity 5,986,818 4,560,938

Total Liabilities and Equity m

(A Finamerals have been devioed from the prior wear audiled financal stalements.
Q3 2019 | SUPPLEMENTAL INFORMATION 16



MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTMENTS
Ehs af armd for the thiee monhs endal Seplessber 30, 20095
Albmanadiveds

¥ aviwls dn Mhosseandi)

Real Estite foint Venture Detadls

Tokal revenues % 48,078
Expenses:
Irhemest 14,856
Real cstate depreciation and ameartization 13
Ceneral and adminisizative 1,68%
Cither 2198
Income taxes (1,425)
Total cxpenses 36,331
Net income H 11,745

Total Assets 5 3040 992
Dot {Elvird party) 10268821
Sharchodber lsans [ g
Othar Babilities 348,443

Total Liabilities & 2,034,503

Dbt ta EBITDA Gannualizedh EEH
Debt to Total Assels 3%
Joefat Venbure feipact

st Slatement Impact bo MPT i al Statement Location

Foeal estate joint venture income™! L] 5216 Eamings from equity interests
Ohpserator joink vervure koss (1742)  Eamings brom equity interests
Total joint venlre indense & 3474

Management foe revene ] 140 Evterest and ofher income
Shanchokder loan interest revenue ] 4296 Interest and other income
Real estabe joint venture investments ] 551,934 Equity investments

Oither joint venture investments 225168  Eguilty investments

Tokal joink venlure investments % T 02

Shasehokler loans £ I8 61R Oither loams

{1 Tl 1.7 veillion of stratighe-line remd recvnse and 593 oellion of depreciiation and amortisstion expnse,
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