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Item 7.01. Regulation FD Disclosure.

Beginning on August 18, 2020, Medical Properties Trust, Inc. (the “Company”) intends to use the presentation attached to this Current Report on
Form 8-K as Exhibit 99.1 in discussions with investors. The presentation was also posted on the Company’s website, www.medicalpropertiestrust.com,
on August 18, 2020.

The information in this Current Report on Form 8-K, including the information set forth in Exhibit 99.1 shall not be deemed “filed” for purposes of
Section 18 of the Securities Exchange Act of 1934, as amended, or otherwise subject to the liability of that section or Sections 11 and 12(a)(2) of the
Securities Act of 1933, as amended. In addition, this information shall not be deemed incorporated by reference in any filing of the Company with the
Securities and Exchange Commission, except as expressly set forth by specific reference in any such filing.

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits

Exhibit
No. Description
99.1 Investor Presentation dated August 18, 2020

101.SCH Inline XBRL Taxonomy Extension Schema

101.CAL Inline XBRL Extension Calculation Linkbase

101.LAB Inline XBRL Extension Labels Linkbase

101.PRE Inline XBRL Taxonomy Extension Presentation Linkbase
101.DEF Inline XBRL Taxonomy Extension Definition Linkbase

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



SIGNATURES

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

MEDICAL PROPERTIES TRUST, INC.

By: /s/ R. Steven Hamner

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

Date: August 18, 2020
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AT THE VERY HEART OF HEALTHCARE



FORWARD-LOOKING STATEMENTS




MPT AT THE VERY HEART OF HEALTHCARE

EXCLUSIVE FOCUS ON HOSPITALS 2018 NATIONAL HEALTH EXPENDITURES

- General Acute Care
- Inpatient Rehabilitation

- Behavioral Health 3111% ,le?%
- Other Hospital

$3.6

Trillion

7. 1%

Health Insurance
[met cost)

9.2% [9.9%

Physician & Clinical

Prescription Drug

Source: CMS.gov Notional Health Expenditure Data and Amerikan Mospitol Association W
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5,190 @ $500-$750%

'.n;'!'.l
of operat hospit:

community hospitals

n the U.5.




MPT AT THEWVERY HEART OF HEALTHCARE

2nd largest U.S.

$I7 3 Billion




MPT AT THE VERY HEART OF HEALTHCARE




EXPERIENCED MANAGEMENT TEAM

OUR MANAGEMENT TEAM COMPRISED OF PEOPLE WITH EXTENSIVE EXPERIENCE IN:

» Hospital Acquisitions and Finance [ Capital Markets + Physician Practice Management
Hospital Development and Construction « Hospital Leases

= Hospital Operations + Real Estate Management

MPT’s Senior Management Years of Experience  Areas of Expertise

Edward K. Aldag, Jr.

4+ Hospital Ownershi

Chairman, President & CEQ 3 ospita rewp

R. Steven Hamner i "

Executive Vice President & CFO Ak Public Company Accounting & Finance

Emmett McLean

35+ Physician Practice Management & Ancillary Services

Executive Vice President & CQOQ

Rosa Hooper
Vice President & Managing Director, Asset Management 25+ Post-Acute Operations
& Undernwriting

Kevin Hanna
+

Vice President, Controller & Chief Accounting Officer = Pablic Company Accoumting
Charles Lambert
Vice President, Treasurer & Managing Director, Capital 20+ Capital Markets
Markets
Tom Schultz

35+ Healthcare Operations

Director of Healthcare

Luke Savage 15+ Corp. & Facility Acute Hospital Operations,
Vice President, International Acguisitions Healthcare M&A Transactions

v



PREEMINENT GLOBAL HOSPITAL REAL ESTATE PLATFORM

GLOBAL LEADER IN HOSPITAL REAL ESTATE FINANCE FOCUSED ON INVESTMENTS IN LICENSED HOSPITALS,
UNLOCKINGVALUE AROUND THE GLOBE TO DELIVER CONTINUED SHAREHOLDER GROWTH

Best-in-class acute care portfolio driven
by strong operator relationships

+ =380 properties in % countries and 34 U5,
states

+ 45 total operators, including leading not-for-
predit and for-profit systems in the L5, and
abroad

Unlocking new global growth

opportunities

« New and compelling international markets
{Australia, Switzerland) enhance existing
global platform

+ Completed awver £5.9 billion of international
investments since 2013

+ Leased to best-in-class internatianal
hospital operators

Sourges; Company ilings and SNL Fingngiod,

MNate: Mo assurances con be made that aanounced and pending transoctians will clase on the terms indicoted or ot all Figures pro farma for newly anasunced ocquisitions.

Established source of capital for
leading hospital operators around
the globe

= Ower 517 billion gross imvestmeants
worldwide

+ 52.6 billion new investments 2020 YTD at
a blended GAAP yield of approximately
8.0%

Strong track record of prudent
balance sheet management

* Successfully increased scale and
diversified portfolio while maintaining
conservative leverage

+ Met debt to EBITDA target ~5.5x

v



40 Operators

Prospect

Other
Other Assets




MPT'S ABSOLUTE NET LEASE MODEL

LEASE STRUCTURE

R R | R ———
Inflacion Frotected Muaster Lease

Tenant bears all costs, 10- to 20-year initial terms 97% of leases have inflation- Over 909 of properties
including maintenance with multiple 5-year based annual rent escalators; are master leased, Cross-
and repairs, utilities and extensions in U.S,; longer CPI floors in nearly all leases defaulted and/or with a
taxes terms internationally parent guaranty

SALE LEASEBACK APPEAL TO HOSPITAL OPERATORS




A PROVEN GROWTH STRATEGY

ACUTE CARE REAL ESTATE OPPORTUNITY 15 RAPIDLY EXPAMDING

* Substantial domestic and
international potential
acquisition targets

o ~5,000 community
haspitals in the U.5.
and ~20,000+ globally

* Estimated $500-5750
billion of operated-owned
hospital real estate in U.5.

* Additional opportunities in
attractive markets
throughout the world

* Consolidation of hospital
systems continues,
searching for cost
efficiencies and
economies of scale

Increasing ownership of
haspitals by for-profit
systems established in
the past decade (e.g.,
Steward, Prospect) and
increasing investment
from global private equity
(e.g., Apello, Cerberus,
Brookfield)

* ~75% of all community
haspitals in the U.5, are
owned by not-for-profit
["NFP") operators

Leading NFP operators
continue building
relationships with private
real estate owners and
REITs to leverage their scale
and cost of capital

* ~58.2 billion invested since
2017 while supporting
growth of best-in-class
QFEFETDFS

* MPT's platform is
positioned to continue
growing in the acute care
space in the remainder of
2020 and beyond



HOSPITAL EXPERTISE ESSENTIAL TO UNDERWRITING

i

&

Market

= MPT's underwriting process involves a
comprehensive study and evaluation of each
individual hospital and the market it serves, even if
part of a large portfolio acquisition.

= Fundamental questions such as “is this hospital truly
needed in this market?" and “would this community
suffer were this hospital not here?” are addressed.

Physicians

+ Only physicians can admit patients to hospitals, and the
next step in MPT's underwriting involves a thorough
review of physician relationships to the hospital,

« MPT studies hospital admissions to determine if they
are coming from a broad spectrum of referring
physicians ar possibly a highly concentrated grouping.

Opcra tor

®

MPT seeks to be aligned with proven operators
having a successful track recerd and demonstrated
market leadership.

Skilled operators are able to successfully deploy
MPT’s capital to improwve patient cutcomes,
increase EBITDA and expand margins.

In the rare event an operator needs to be replaced,
MPT would turn to its Plan B, C or D recognizing
that a good market will invariably attract high-
quality replacement operators, often on more
favorable financial terms.




SUSTAINED TSR OUTPERFORMANCE

TOTAL SHAREHOLDER RETURNS COMPARED TO BENCHMARK INDICES
S&P 500, MSCI U.5. REIT and SHL LS. REIT Healthcare

1 29‘}:.

B8%
TT%
A5%
2% % 16% 21%
|
SHL

1
ML M50 SEPSt0 MPT MEC SRRSO MPT

3-YEAR PERIOD 5-YEAR PERIOD

Sowvces: Foctbet and S4P Global Market intelligence; a3 of B/11,2000

93%

SHL

298%

130%

MECI SEPSNO MPT

10-YEAR PERIOD

248%

SHL

146%

481%

Ms0l SEPSND MPT

SINCE IPO
JULY T, 2005
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TRANSFORMATIVE INVESTMENTS DRIVING MPT’S
EXTRAORDINARY GROWTH

GROSS ASSETS ($ in millions)

Completes the acquisition of 30 acute
cane haspitals in the UK. from BMI
Healthcare for appronimately 52,0 billicn,

$16,529 §17,278

Completes a joint wenbure
wilh Primanial Group bar
T1 German pest-acute
Announces agreement to acguire 40 hospitals valued 21 €163
Puersptals oparated by HEDIAN Kiiniken, Atquires ine scute care | P, with Botal proceeds
ang of Garmany's top rehabs hapstal haspitals operated by AL il
operatons, for approadmately $900 mlian, Steward Healgh Care in
Miasgachusetts in $1.3% Acquines 11 Australian
. . Billion transaction. hespitals from affiliates of
Acquires 11 properties in Germany from Healthscepe Ltel, for 5859
RHM KEinik for 5245 million, reprasenting millign,
the first hospital transaction outside the
United States by any U.5. REIT, 57,143 Acquires 16 acute care
$5,867 bt
Announced scquisition of 8 16-property ¥ Acquires real extate Prespect Médical Holdings in
portiolic operated by Ernest Health, Inc., imterest in 10 adute dafe Caldornia, Pennsybranta and
for 5300 million and a 5100 millien haspitals and one Conrsectiout Sor 5155 billion.
irwestment in the opsrator, behavioral health e e
Ieased 1o Steward Health Arnounces the stquisition o
42,285 fﬂmqmm:lwc,apﬂh Care I Arivona, Utsh, 10 LifePint a¢ute care
51,410 $1,699 Healtheare aed the real Tisas, and Arizona for herspitals across six U. 5. states
estate of seven acutecare | 314 billien. Pt ST G0
heapitals for $900 million.
FLG ] 21 2012 2m3 2014 2015 2016 207 FLOE] 2019 Q2020

Souce: Grss ASSErs denived from Company’s Bofance Sheet for perid 2010-2015 and represents tatal Gssers before oreumulated denneciation and amorizmn; Frg Foma Gross W 15
Aszets for period 2006:20 2020 ks further explained on poge 21.



REPEATED POSITIVE SPREAD INVESTING
= SUSTAINED EARNINGS GROWTH MOMENTUM

+  NFFO/share CAGR outperformance of ~5.5% versus peer weighted average (2010-2019)
+  Investment capitalization rates maintained, while yields have compressed acress other real estate asset classes
+  In-place debt cost has declined by ~400bps since 2010, while dividend yield is now ~250bps lower

+  High-T0%s consensus 2021E AFFO payout ratio comparnes to 84% peer weighted average (peer weighted average is
104% after adjusting for 2020 dividend reductions)

I-I:- 5'— H [" | 3 {}“}' 3019]

_— $2.8 billion comenon equity ralsed at 12.0%
5.8% dividend yield since 1/1/2019
$1.60 = $154

61,35 2137

S1L.40 9.0%
5120
5100
B.0%
50,80 066 5071
50,60
3.0%
S0.40
53.8 billion unsecured debt raised at
40020 B1% average coupon since 171/2019
. H -

FY2010 F¥2011 L3 Fuil FYadlz F2014 FY2015 Fea01e FYHIT FYaile Fr201% J0ME
Consensus

NP Share  ==Partlalio GAAP Revenue Yield =it Avg, Costof Debt s Dividend vield: Equity Transacticns

Nate: Pegr group for NFFO growdh is currénl equity cop-weighted cveroge of IWELL, PEAK, VTR, ONT and B, AFFO papout infe alse includes WTA, DOC, SBRA, N, CTRE and

LT ivvvestod GAAR wield colculoted a5 conselaned GAAP tonal revene divided by cvenoge gross fewl estane ond odher loon assers; cost of debl equols interest expanie

diviced by averoge debt outsionding; dividend yield on equily transactions calowloled wiing mast recently eanounced dividend ot each offenng end represents the

weighied averoye yield for that yeor's isswance, For NFFG per share, see page 20 for further explanation W ‘ 15
Sources: S4P Global, FoctSet, Company Disclasures



LEASES STRUCTURED FOR PREDICTABLE CASH FLOW

SAME STORE TTM EBITDARM RENT COVERAGE

1020 TTM coverages reflect mid-March impact of COVID shutdown
5,00 and do not include any benefit from government grants or advances
4,00 -

27 276 g5y 270 354

300w - 2.7
2.0 2.2% Tix L2 L

2.00% -
1.00% -
0.00% -
General Acute Care Hospitals Inpatient Rehabilitation Facilities. Long-Term Acute Care Hospitals Tatal Portfolic
=01 2049 (Ya¥] =01 2020 [Yoi) 04 2015 Qo) mO1 2020 Qe
LEASE & MORTGAGE LOAN MATURITY SCHEDULE
0% 82.2%
ame 4
0% | Majority is “all or nothing” Prime master leases an highly profitable
0% facilities; renewal likely, as cash required to exercise purchase
optien estimated to exceed 51 billion

500
A% -
L
%

1.8%
k. 03% g 12%  05%  20%  0s%  03%  05% A0% g4

Bz 2021 022 03 04 2025 2026 00T 08 2078 2000 Thereafier

Source: Company's 20 200 Supplemeniial H ‘ u



LADDERED DEBT MATURITIES

DEET MATURITY SCHEDULE

§1,628,360

$1,429,770 $1,400,000

$900,000
$761,700 $744,060 '

2022 2023 2024 2025 2026 2027 2028 2029
m B022 Term Loan = 4,000% Notes Due 2022 m 2.550% Notes Due 2023 m 2024 AUD Term Loan w 6.375% Notes Due 2024
5.500% Notes Due 2024 3.325% Notes Due 2025 2025 GBF Term Loan W5.250% Notes Due 2026 = 5.000% Notes Due 2027
® 3.692% Notes Due 2028 4.625% Notes Due 2029

PERCENTAGE OF TOTAL DEET
FIXED

97-5%

v 13
Sawrge: O s 2 2000 Suppd L peveernatogs of total delit as of Jovse 30, 2000, ‘

VARIAELE

2.5%
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NORMALIZED FFO

RECONCILIATION

(in thowsands, except per share doto)

Year ended Dedember 31,

14,830 i - 4,154

2000 21 w02 23 2034 25 2016 a7 2018 P
FFO information:

Met income attributable to MPT commaon shsreholders £22,913 526,53 55,500 556,991 S50,522 £134,588 5225048 S285,793 51,006,685 G374, 88
Paicipating securities’ share in edrnings i1, 254} [1.0rs) (1] (73 | &5y 1 1.029] 5550 i 1.400} [ 36851 12, 308}
Hetincoma, liss participating securitios’ share in gamings 521,659 SI5.44E SER0N 306,262 HREIT GIAGHD SIARY  RIEE3E4 SLMZO0MD  SITLIVG
Depreciation and amortization 25,838 34,709 34,556 37,685 53933 B9,867 25,157 137,559 143,730 133,501
Galn on sale of real estate, net |0, SR} [5.4%1) 5% [#.6549) {2857 3, 28] (67, 1685 ira3p (M9 [ 40, 5504
Real extate impairmen chiges - 564 o = 5,974 = = ) AR.007 31034
Funds from operations 536,531 555,288 5107500 5116289 5106652 5205168 SI534TE MO08511  S4B5335 5515 TEE
Wite-off of straght-line rent and ather, net G, 0 4317 G456 1457 1818 3,928 3063 5,340 18,001 15,539
Debi efinancing and woytilized financing costs 576 14,714 - 1658 4,367 2535 32.5M - 6,106
Felease of income tax valuation allowance . . . (3958 [4,405)

Aucquisition snd otber traniaction ooits, net 2,006 &,154 S4M) 19,404 B, Ty 1,342 SFATY 28,453 2%k -
Hon-resl estave impainment charges and ather - s = =

5501004

Mosreal astate impairmant charges and othae

SBource: Campany filings

¥ear ended December 31,
e 1] 011 i 2013 2014 2015 2016 ik 2018 Fati ]
FFO inlfarrmation:
MEtinoome, |#45 participating seounities’ shane in samings s0.22 013 S0.ET 5063 0.29 50,63 .56 50,82 SLTE S0.87
Deprecation and amorti zation 025 o o2 [0 03 0.3z kT 037 k] .43
Gairon sale of real estate, et (0,104 (s (o2 [0.04) joon) [0.00) 1028 (0,02} [1.96) [{ER 0]
Real estate impaimoent changes L] - . s 004 - - = 013 .05
Fuands from operationd 0,07 050 S0.81 S0LBF S063 50.94 ey 5117 SLEX 51.25
Wit ol of strasght-Nne reat ard ather, pet 0,05 2] 0.0s oM ooz 00z ool oo oS o
Debt refinancing and wnutilized financing costs o? a1z . o2 o o9 . oon
Bileaie of income tax valuaticnd allomance - - - - . - [aleki] - (o)
Acguisition shd cllber IEANSICIoN (O5LS, Ret L] 0.0 15 # 015 0.28 o 008 oo
03 ®

20



PRO FORN

A TOTAL GROSS ASSETS RECONCILIATION

Pro Forma Total Gross Assets
[Unaudited)

fAmauwar in milieas] December 31, 2006 Decembsr 31, 2017 Decembsr 31, 2018 December 31, 2019 Jume 30, 2020
Tatal Assets 56,410 59,020 58,844 514,457 515,448
Ll

Binding real estate commitments on new imsesbments IBE 1B BES 1,989 514

Unlunded amounts on diHopment deals and

o ced capital img projects 194 154 230 163 155

Accumilaned depdeciation and amortization 325 455 265 5T 684

Incremsntal gross assets of our joint ventures - - IS S 852

Proceeds Trom new debs subsequent to period-end - - i a8 .
Liss:

Cath wied for funding the tranisctiond abows

[including procesds from new debt subssguent to period-end] (721} 12,152} |375)
a Total Gr

Pro fooma total gross asiets |5 total ssdets belore accumulatied depoeci sticn/amort tation, assumes. 310 real & tabe Binding ¢ommitments o6
new investments ard unfunded amounts on development deals ard commenced capital |lmprovement projects are fully funded, and assumes
cash on hand is fully used in these transactions, We believe pre forma tatal gross assets is usehul 1o investors as it provicdes a more current view
ol aur portialio and allows for & Beter undirstanding of our CoRCenIFaticn levels &5 ou Binding COmMItMents close Snd our oifer
[ cammibments are fully funded,

Mete: MPT inftiated reporting of pro formo tatol grods cssels in 200 T with disclasure provided for 2016).
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