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Item 2.02. Results of Operations and Financial Condition.

On February 7, 2019, Medical Properties Trust, Inc. issued a press release announcing its financial results for the quarter and year ended December 31,
2018. 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 7, 2019 reporting financial results for the quarter and year ended December 31, 2018
99.2 Medical Properties Trust, Inc. 4th Quarter 2018 Supplemental Information
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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 7, 2019



Exhibit 99.1

Medical Properties Trust

Contact: Tim Berryman
Director — Investor Relations
Medical Properties Trust, Inc.
(205) 969-3755

MEDICAL PROPERTIES TRUST, INC. REPORTS FOURTH QUARTER RESULTS
Increases Company’s Acquisition Estimates for 2019
And Affirms Previous Earnings Guidance

Birmingham, AL — February 7, 2019 — Medical Properties Trust, Inc. (NYSE: MPW) (the “Company” or “MPT”) today announced financial
and operating results for the fourth quarter and year ended December 31, 2018. Per diluted share net income was $0.21 and $2.76, respectively and
Normalized Funds from Operations (“NFFO”) was $0.31 and $1.37, respectively.

“We have begun 2019 by immediately executing the growth plans we laid out late last year,” said Edward K. Aldag, Jr., MPT’s Chairman,
President and Chief Executive Officer. “Our recently announced agreements to acquire 11 premier hospitals in Australia for approximately $859 million
is the first of what we expect to be several major acquisitions in 2019. We have continued growing our acquisition pipeline and look forward to
capitalizing on diverse and accretive opportunities through the coming year.”

FOURTH QUARTER AND RECENT HIGHLIGHTS
*  Net income of $0.21 and NFFO of $0.31 for the fourth quarter, both on a per diluted share basis;
*  On a full year basis, 2018 net income per share of $2.76 and NFFO of $1.37;

» Entered into definitive agreements to acquire and lease back 11 Australian hospitals operated by Healthscope Ltd. (“Healthscope”) for an
aggregate purchase price of approximately $859 million; the agreements also provide for up to $350 million of additional investments in
improvements, expansions and redevelopments;

*  Previously announced completion of sale of MPT’s equity investment in Ernest Health, Inc. in October resulting in total proceeds of
approximately $176 million;

*  Through January sold 11.9 million shares of common stock under the Company’s “at-the-market” program generating approximately
$200 million in proceeds, and further strengthening the balance sheet in anticipation of future acquisitions.
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HEALTHSCOPE TRANSACTION

MPT’s pending investments of up to $1.2 billion in 11 Healthscope hospitals are expected to immediately generate rental revenues that strongly exceed
the Company’s cost of capital on a per share basis. Such spread is substantially similar to that which the Company has recently achieved in U.S. and
European hospital real estate investments.

The acquisition provides MPT and its shareholders with irreplaceable assets in the strongest Australian markets operated by the country’s second largest
private hospital operator. Other immediate benefits of the transaction include diversification of both the geographies and tenants in MPT’s portfolio.
Australia will be the Company’s third continent and sixth country while Healthscope will become one of MPT’s top five operators by size and rental
revenue.

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 2017 results. In addition, a reconciliation of pro forma total gross assets to total assets is included in
the financial tables accompanying this press release.

OPERATING RESULTS AND OUTLOOK

Net income for the fourth quarter and year ended December 31, 2018 was $78 million ($0.21 per share), and $1.02 billion ($2.76 per share), respectively
compared to $72 million ($0.19 per share) and $290 million ($0.82 per share) in the year earlier periods.

NFFO for the fourth quarter and year ended December 31, 2018 was $112 million ($0.31 per share), and $501 million ($1.37 per share), respectively
compared to $135 million ($0.37 per share) and $475 million ($1.35 per share) in the year earlier periods.

The Company increased its estimate of 2019 acquisitions from $2.0 billion to $2.5 billion and maintained its estimate of 2019 net income as a range
from $1.01 to $1.05 per diluted share and 2019 NFFO as a range from $1.42 to $1.46 per diluted share. A reconciliation of NFFO guidance to net
income is included with the financial tables accompanying this press release.

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 and at times different from
estimates, market interest rates change, debt is refinanced, new shares are issued, additional debt is incurred, other operating expenses vary, income from
investments in tenant operations vary from expectations, or existing leases do not perform in accordance with their terms.
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CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, February 7, 2019 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter ended December 31, 2018. The dial-in numbers for the conference call are 844-535-3969 (U.S.) and
409-937-8903 (International); both numbers require passcode 2688239. 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 February 21, 2019. Dial-in numbers
for the replay are 855-859-2056 and 404-537-3406 for U.S. and International callers, respectively. The replay passcode for both U.S. and International
callers is 2688239.

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 capitalize on the changing trends in healthcare delivery by
acquiring and developing net-leased healthcare facilities. MPT’s financing model helps facilitate acquisitions and recapitalizations and allows operators
of hospitals and other healthcare facilities to unlock the value of their real estate assets to fund facility improvements, technology upgrades and other
investments in operations. Facilities include acute care hospitals, inpatient rehabilitation hospitals, long-term acute care hospitals, and other medical and
surgical facilities. 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 pending transactions; net income per share for 2019; NFFO
per share for 2019; resulting financial gains from pending transactions; 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 certain hospital operations 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 daffect outcomes, please refer to the “Risk factors” section of the Company’s Annual Report on Form
10-K for the year ended December 31, 2017 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) December 31, 2018 December 31, 2017
(Unaudited) (A)
Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other $ 5,268,459 $ 5,944,220
Mortgage loans 1,213,322 1,778,316
Net investment in direct financing leases 684,053 698,727
Gross investment in real estate assets 7,165,834 8,421,263
Accumulated depreciation and amortization (464,984) (455,712)
Net investment in real estate assets 6,700,850 7,965,551
Cash and cash equivalents 820,868 171,472
Interest and rent receivables 25,855 78,970
Straight-line rent receivables 220,848 185,592
Other assets 1,075,222 618,703
Total Assets $ 8,843,643 $ 9,020,288
Liabilities and Equity
Liabilities
Debt, net $ 4,037,389 $ 4,898,667
Accounts payable and accrued expenses 204,325 211,188
Deferred revenue 13,467 18,178
Lease deposits and other obligations to tenants 27,524 57,050
Total Liabilities 4,282,705 5,185,083
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 - 370,637
shares at December 31, 2018 and 364,424 shares at December 31, 2017 371 364
Additional paid-in capital 4,442,948 4,333,027
Retained earnings (deficit) 162,768 (485,932)
Accumulated other comprehensive loss (58,202) (26,049)
Treasury shares, at cost (777) (777)
Total Medical Properties Trust, Inc. Stockholders’ Equity 4,547,108 3,820,633
Non-controlling interests 13,830 14,572
Total Equity 4,560,938 3,835,205
Total Liabilities and Equity $ 8,843,643 $ 9,020,288

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



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Amounts in thousands, except for per share data) For the Three Months Ended For the Twelve Months Ended
December 31, 2018 December 31, 2017 December 31, 2018 December 31, 2017
(Unaudited) (Unaudited) (Unaudited) (A)
Revenues
Rent billed $ 104,267 $ 124,642 $ 473,343 $ 435,782
Straight-line rent 25,584 18,907 74,741 65,468
Income from direct financing leases 18,370 19,188 73,983 74,495
Interest and fee income 32,357 42,224 162,455 129,000
Total revenues 180,578 204,961 784,522 704,745
Expenses
Interest 50,910 56,456 223,274 176,954
Real estate depreciation and amortization 32,866 36,112 133,083 125,106
Property-related 2,414 1,811 9,237 5,811
General and administrative 21,734 15,312 80,086 58,599
Acquisition costs — 8,649 917 29,645
Total expenses 107,924 118,340 446,597 396,115
Other income (expense)
(Loss) gain on sale of real estate and other, net (1,437) — 671,385 7,431
Debt refinancing costs — (13,780) — (32,574)
Other 3,849 1,433 10,094 10,432
Total other income (expense) 2,412 (12,347) 681,479 (14,711)
Income before income tax 75,066 74,274 1,019,404 293,919
Income tax benefit (expense) 3,875 (1,898) (927) (2,681)
Net income 78,941 72,376 1,018,477 291,238
Net income attributable to non-controlling interests (458) (432) (1,792) (1,445)
Net income attributable to MPT common
stockholders $ 78,483 $ 71,944 $ 1,016,685 $ 289,793

Earnings per common share - basic:
Net income attributable to MPT common
stockholders $ 0.21 $ 0.19 $ 2.77 $ 0.82

Earnings per common share - diluted:
Net income attributable to MPT common

stockholders $ 0.21 $ 0.19 $ 2.76 $ 0.82
Weighted average shares outstanding - basic 366,655 364,382 365,364 349,902
Weighted average shares outstanding -

diluted 367,732 364,977 366,271 350,441

Dividends declared per common share $ 0.25 $ 0.24 $ 1.00 $ 0.96

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



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, 2018 December 31, 2017 December 31, 2018 December 31, 2017
FFO information:
Net income attributable to MPT common
stockholders $ 78,483 $ 71,944 $ 1,016,685 $ 289,793
Participating securities’ share in earnings (2,877) (1,102) (3,685) (1,409)
Net income, less participating securities’ share
in earnings $ 75,606 $ 70,842 $ 1,013,000 $ 288,384
Depreciation and amortization 39,406 36,815 143,720 127,559
Loss (gain) on sale of real estate and other, net 1,437 — (671,385) (7,431)
Funds from operations $ 116,449 $ 107,657 $ 485,335 $ 408,512
Write-off of straight-line rent and other 387 4,223 18,002 5,340
Debt refinancing costs — 13,780 — 32,574
Release of income tax valuation allowance (4,405) — (4,405) —
Acquisition and other transaction costs, net of tax
benefit — 9,103 2,072 28,453
Normalized funds from operations $ 112,431 $ 134,763 $ 501,004 $ 474,879
Share-based compensation 4,810 2,801 16,505 9,949
Debt costs amortization 1,991 1,773 7,534 6,521
Straight-line rent revenue and other (30,528) (26,844) (105,072) (83,476)
Adjusted funds from operations $ 88,704 $ 112,493 $ 419,971 $ 407,873
Per diluted share data:
Net income, less participating securities’ share in
earnings $ 0.21 $ 0.19 $ 2.76 $ 0.82
Depreciation and amortization 0.11 0.10 0.39 0.37
Loss (gain) on sale of real estate and other, net — — (1.83) (0.02)
Funds from operations $ 0.32 $ 0.29 $ 1.32 $ 1.17
Write-off of straight-line rent and other — 0.01 0.05 0.01
Debt refinancing costs — 0.04 — 0.09
Release of income tax valuation allowance (0.01) — (0.01) —
Acquisition and other transaction costs, net of tax
benefit — 0.03 0.01 0.08
Normalized funds from operations $ 0.31 $ 0.37 $ 1.37 $ 1.35
Share-based compensation 0.01 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) (0.29) (0.24)
Adjusted funds from operations $ 0.24 $ 0.31 $ 1.15 $ 1.16
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 “Other” 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) unbilled rent 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
Fiscal Year 2019 Guidance Reconciliation

(Unaudited)
(Amounts in thousands, except for per share data)
Fiscal Year 2019 Guidance - Per Share(1)
Low High
Net income attributable to MPT common stockholders $ 1.01 $ 1.05
Participating securities’ share in earnings — —
Net income, less participating securities’ share in earnings $ 1.01 $ 1.05
Depreciation and amortization 0.40 0.40
Gain on sale of real estate and other, net — —
Funds from operations $ 1.41 $ 1.45
Other adjustments 0.01 0.01
Normalized funds from operations $ 1.42 $ 1.46

(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)
December 31, 2018
Total Assets $ 8,843,643
Add:
Binding real estate commitments on new investments(1) 865,165
Unfunded amounts on development deals and commenced capital
improvement projects(2) 229,979
Accumulated depreciation and amortization 464,984
Incremental gross assets of our joint ventures(3) 375,544
Less:
Cash and cash equivalents (720,868)
Pro Forma Total Gross Assets(4) $ 10,058,447

(1) Reflects our commitments to acquire a facility in Germany and 11 facilities in Australia post December 31, 2018.

(2) Includes $94.1 million unfunded amounts on ongoing development projects and $135.9 million unfunded amounts on capital improvement
projects and development projects that have commenced rent.

(3) Adjustment needed to reflect our share of our joint venture’s gross assets.

(4) Pro forma total gross assets is total assets before accumulated depreciation/amortization, assumes all real estate binding commitments on
new investments and unfunded amounts on development deals and commenced capital improvement projects are fully funded, and assumes
cash on hand is used in these transactions. 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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FINANCIAL INFORMATION
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Reloase of income tax valsstion allowanos (A - LAy -
Aorquisition and other transsction coats, net of L benefin . B0 072 mam
Shaeasned COBRpEn=Ilon AE Zan 16505 549
Dbt costs amaortization L 1778 | L)
Surazii-bne veni reveroe and orher (0525 [26,544) [HIR072) (ELATG)
Al jpusted funsds from operalises 5 B8, T4 5 1MLk § 419.9T1 5 STATY
PER DILUTED SHARE DATA:
Nt income, bess partici pating, securities” share in carmings 5 ozl H e & 70 & [F -]
Depeeciation and amonization ol (5] e [LE0)
Lo (i) o sabe of peal esrale and ol el . = [LEET] (AT}
Fafds from aperations. 5 nar 3 [ . i 5 ii7
WeiteadT of straight-line st and other - i s
Tirbt pefirassing conts - 4 -

R ol ifwcomie tix valuition allow i {00 - [lil
Aoiuisitioen anad ofher Iransscon ooars, net of tax henefi .

il

[T

i

kinets s o ] i R
[LTec]

[ler]

Shusi B oostgeiation ooy (] L

Dbt costs amaoizatan oo i LiLir)

Seraighi-Ere: penl reverms: and other L0 (0:08) 0.y .24
Addjusted funsds from operatioes £l 04 § (K5 ] 1.1% £ 118

Mok

LA Comtain bine ity aborw Gamch as real atate deporcition) kel car share of sach incomesnpess from sncomsodidated st cratare. Thes amsuts an ichuded sth te actioiy of & of owr squaly (etervats (n the
B P N T

B} Frresiors and amalyats folloring the roal sstabe industry whlisr fuands from operations. or TTC) i 0 sepphemmtal performance measere. JTO. reflacing She aswmpton tuf vl selsts st calus nse or fall sth ke
comdifioms, priscipally sty for the rfivcts of GAAP depriciation asd amortCation of real sstety sswts. which s thaf the valu of sval sstaty diminishs proclictably over Sme. Wi compute ITC in accordancy with the
definition provuded by e Natsmal Astion of Rod Esfate Inovtmest Trusts, or NAREIT. wrhich reprewens aef snceme (ke (opmpabod i acvordanor itk CAAPY crclading poams ol m seles o road oiiale and'
mpuirevml vharprs m rvad evdaie assrs. phas val olabr drevtion end smortization and gl for duted and panl ralers

In addivivm 1a prosenting FFO) in duirdini birh the NARETT defiearion. b alir dise lose mwmmatlisad FIOE wobhac adymste FFORfor itrms thiat ralasy e masbipasil i i vty mpwmsda o cTiialion o avimting changs that
net mofed wvld e omparisem o prioe prriod resebi and marked e latioms bna meaningrsd e inoviiens and analdyais W bdie that the s of FROL sombiaed stk the copained CAAF prosrsialons, impesres the
srderstandin g o cur operaiing revits amomg omsors ad P e of mormalisd § ) CF mals companiess of sur apeeating pesslis sk pros perds s ot companin sone seaningiel. Wiab 11T o morsalid 11 e
svivrant and noidely wind seppieseral sy of operaniag sl finasoul peeiormace of BTTE, they sl nat be rmd a1 8 sabanles massry of s apwating Felrmency s S meisare & ao it sk
depraviarion s s Tisarsn sinsis 5 The Ll of vapiral supwmditeiss sad Laising s wcroeinn B misatiis the qpvabing perirminns of s s Propeni. Bhah qim b mfeificast aosase ciers Shar rinald mairvially impa
o revales of opwrations. FPO and mormalioed FICH showidl wot be commaderad an altersatins e s imoveyr dhoss | doomputed v sccordamcr with CAAP) as indiators of our fisanoial perfermance or o cash o from opreating
achirition iompainad v accordemcy mirh GAAPY & ax bt of oar ity

W calowlatr adiusiod Sands from operahons. or AFFOL by swbiracting frem or adding te aermaiond FEO 0 wnbllad real reremes. fad sen cak share baed comprosaiien ciprase asd (00 amorizelion of defrend fisescing
crnts. AFFEV i an operafing mvsuroem Baaf v wer b amalpc o resslts of operations basad on S recripd. rather Bham e accrssl of pur nowtal revver o e ceriain ofber adfabersts. W beliers tha i i am tmporianl
vt P v dates prassally have sig st coniracind suaaiions of base sein aad Dhevefioe reaslt in spvegaition of resial e i s s collatad wand fudare persds, s s S are deferved v are e
aink charpes. Dhar alvalaniem of AFFO iy ol be dompirable 80 ATFO o similarly Wtled meisiairs sepirtd by otbes REITs. AFFOF abenld ael b comsdonrid il i abivrmaliinn o el ot (vl wlited passaanl b CAAF) &
= indualor of per noselts of opratiess or Ie cnh e Som opereling et (cakomleind Ferisen) Be GAAP] o0 @ indiostor of cer guadity
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MEDICALPROPERTIESTRUST.COM

FINANCIAL

INFORMATION

DEBT SUMMARY
fas of December 31, 2018)
(S amounts in thousands)

Debt Instrument Rate Type Balance

2022 Term Loan

4.000% Notes Due 2022 (€3000) ™
£.375% Motes Due 2024

5,500% Motes Due 2024

3.325% Notes Due 2025 (€500M) ™
5.250% Motes Due 2026

5.000% Motes Due 2027

2021 Credit Facility Revolver (£22M) ' Variable 1.980% $ 28,059
Variable 3.890% 200,000

Fixed 4.000% 573,350

Fixed 6.375% 00,000

Fised 5.500% 300,000

Fised 3.325% 573,350

Fixed 5.250% S00,000

Fised 5.000% 1,400,000

5 4,074,759

(37,370

Debt issuance costs

Weighted average rate

Rate Type as Percentage of Total Debt

Variable
5.6%

T

{A) Bepresents credit facility borrowings in pound sterling and converted to LS. dollars at December 31, 2018,
i) Rq.rn':u'arfh Borids fezued i earos arnd corperled by LS, dollars af December 31, 2018,
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

DEBT MATURITY SCHEDULE
5 wmounts in Hrowsands)

T BTN BTN T TN TN TN TN TN T TN
& B . & .8 .8 - % - # - ¥ .

021 Credin Facility Bevolver (E25) § G0 % -

HIE2 Tewmn Loan - . . L0 N - . . N
D00 MNotes Dhuse 2022 65000 - - - 573350 - - - = &
6 575% Motes Due H024 - . - . - S0 0000 . . .
5 B0 Miotes. Duse 2124 - - - - - 300000 = -
3.305% Mobes Due 2125 (#5000 . " . . - - Lrx kit

3. 250 Motes Due 2020 . L . . - E . SO0, 000) "

SO0rs, Motes. Dhae HIFT - - - - - - - - 1,400,000 -

1, 00,000

1,400,060
#1,400.000
1 200,000
&1,000,000
SR00000
LA $773.350
S0 S573, 35
S500,000
440000
£, (106
et
[ [ b % . B
) |
%
e 20an 2021 22 3 2024 2025 it} 027 2028
m B0ZE el Lealii] ek
[ T3 N CEECLURY
52 Nobes Due 2020 W SO0 Nobes Dhue 2027
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MEDICALPROPERTIESTRUST.COM

FINANCIAL INFORMATION

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

For the Three Months Ended

Docember 31, 2008
Met income attributable to MPT common stockholders 5 TRAH3
Pro forma adjustments for acquisitions and other % 1,684
Pro forma niet incorme 5 A0,167
Add back:
Imberest 50,712
Depreciation and amortization ™ 35,181
Shase-based compensation 4,510
Lo on sale of real estabe and other, net 1,437
Write-off of straight-line rent and other 387
Imvertme tax benefie ™ [3,433)
40) 2018 Pro forma adjusted EBITDA 5 173,261
Annualization 5 693,044
Tatal debt 5 4,037,389
Pro forma changes ta cash and debt balance after December 31, 2018 (1,001,621)
Pro forma net debit 13 3,055,768
Pro forma net debt f annualized adjusted EBITDA 44x

(A} Beflocts our commeifmert lo soquise one facd ity in Germeany along widh dransacliors oompleted sid-guarler,
() mcludes owr share of interest. real estate deprecistion and fmoome dox expensr from imoonsofidaled joint crafures.

Investors amd analysts following, the real estate indusiry utilize met debt (debt less cash) o EBITDA (ned income befone interest
expense, income takes, depreciation and amaortization) as.a measurement of leverage that shows how many years it would take for
us to pay back our debd, assuming net debt and EEITDA are held constant. The table above considers the pro forma effects on net
debt and ERITDA from investments and capital transactions that were either completed during the poriod or dischosed as firm
commitments, assuming such transactions were consumamated fully funded as of the beginning of the period, In addition, we
shaw EBITDA adjusted 1o exclude sock compensation expinae, gains or bsses on real estabe and other dispositions, dibt
refinancing charges, and impairment charges to derive Pro forma Annualized Adjusted EBITDA, which is a nonGAAP measure,
We believe Pro forma Net Debt and Pro forma Anmualized Adjusted EBITDA are useful 1o investors and analysts as they allow for
a mane curnent view of our credit quality and allow for the comparison of our credit strength belween periods and o other real
e=late companies without the effect of flemas that by their nature are not comparable from period to period.
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

LEASE AND MORTGAGE LOAN MATURITY SCHEDULE
fas of Decentber 31, 2018)
(% aimowits fi Hrousands)

Years of Maturities "'

29 3 ] 6,481 0.9%
2000 1 2,073 0.3%
2021 1 2,250 0.3%
2022 15 75138 10.7%
2023 4 13,147 1.9%
024 2 5401 0.5%
2025 [ 19,933 28%
e 5 25,780 37%
2007 1 3,051 04%
2008 5 7155 1.0%
209 19 48,902 6.5%
Thereafter 214 496,224 70.3%

Percentage of
Total Base
Rent/Inkerest

10.7%
10°% 69%
%
09% 3% 03% 19 gy 25% ! 04%  10% -
0% | — —_— m . .

@\“nﬁf’ﬁnﬁﬂ’ﬁﬁ@?é’é‘ﬁ@ﬁé

(A} Lewse/Loare expiration is based on the fixved terme of the Teasefoar aod does not faclor i pofertlial remecal options proeided for in owr agreements,

(BY Icludes all properites, macludimg faose that are part of foie! pemlures, except sight pacand properfies represenfing less thair 1O of dofad pro
Jornua gross esats, amd three facilities that are wmder developmient. The schedule also imdudes previowaly disclosad comnmilmsenls o acgrire one
Jacility i Coermsany ard 17 feilities in Australis

(T} Represents base renliinlenes! o on ar aurnalized basis bl does ot molude femard recoeerivs, additforal rents and other lrasesrelated

adjistments fo reenne (e, siratght-lime rents amd defereed repemues).
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY ASSET TYPE
fDecember 31, 20185
% aeceieiets dn Hovisands)

Fercentage of

Total Pro Forma YT Actual
Asset Types § " Forma . Total Actual
T . Revenue
Gross Assels Rewvenue

General Acute Care Hospitals & 7.634,178 Eich T al7, 56 T44%
Inlutin_'nr Behabilitation | ch-:rdtnk 1,612 8445 16.0% 179, 456 0%
1 -\mg-'l'u_'rm Acute Care Flmr\-lul-t 2R/2751 28% Ja ol TE%
Uther assets S2E 6 - -
Total

Domestic Pro Forma Gross Assets by Asset Type Domestic Actual Revenue by Asset Type

B.5% 4.5%

3 [

W Canaeral Acuabe Care

Hlompitals

Enpationt Behabilitaion
Hompitals

Long-Term Acute Care
Hospitals

W Oithar assarts

Total Pro Forma Gross Assats by Asset Type Total Actual Revenue by Asset Type

3 6%

| General Aoute Care
Hospatals

Ingatient Rebubilititian
Huospitals

Loag-Teren Acute Carne
Himpstals

W Ohar assets

(A} Represenils iovstiie ! conceilradion as a per

faf groms el eslate arsets, oliver hodrs, equily inoeslmients, and pro rafe portion of

griss assels i foind oendne arrangenenls, son |_3-.|.|J F!l'.l||1‘.il|_:¢ real estale commilments on mew moesfments |1.'.I.|f}||r|:_rlllll1'|'d amounls
on developmem! deals ad commeenond capilal impropemert projects are fully fonded. See press relense dated February 7, 2019 for

Py

aztion of folal weseis do pro forma folal gross essels of December 31, 2018,

(B Bncluades rr-:Vlrur_,rnllrr e ¥ cavied f-llnll'i'.tll poarid perilure @rrangemems
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY OPERATOR
{December 31, 2015)

% aurievicids i Hhensands)

Operators

Steward
Massachusetts market 5 1,469,423 146% & 118,155 14.5%
Utah market 10195674 10.1% 7,642 9.6%
Texas/Arkansas/Louksiana market 635,496 63% 54,05 6.6%
Arizona market 312672 31% 27,463 3%
Florida market 196,09 20% 13,394 1.6%
Ohio/Pennsylvania market 169,864 19% 17,683 1%
Prime Healthcare 1124711 11.2% 127,151 15.6%
MEDIAN 1,075,504 10.7% 122,197 15.0%
I lu,-glrhm:-rr HOE D09 A% =
LifePaine 502,072 S0% 42828 5.2%
Frnest 50% 65,4052 B.0%
4 operators 16.3% 149,831 18.3%
(nher assets -
o

TR Bepresevils taneslisssl comedsiralion i d perorifige of gross ral mlile diasls, offher [, Sy ineslmils, did peo mils poelion of grosd sl i ol seifans annid pesmemly
sxsuming el binding real eslade comevilments om mew inoesimenis and unfumded smosuts om droskepment desls smd commenoed capital isgproremen? projects are fully funded
See prresss relase datvd Fobruary 7, 2009 for roconciliation of lobel aets b pro forns folel gros soets o December 31, 2018,

{BE Ne singlr focility acoumls for more than 7% of todal pro forms gross assels

T Incfecdiod retveresse froms propertios caorted Rrough i deslure drramgprminits,

Total Pro Forma Gross Assets by Operator Total Actual Revenue by Operator
5.3%
W Sl
® Prime Healtheare
MEDLAN 37.9%

m Healthscops
o LifePoint

W Ermast

B 24 oprraiors

B Other assets
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ACTUAL REVENUE BY LS. STATE AND COUNTRY
(Deremsdber AT, 20187
% awnoumls in thowsands}

nd Other Countries

Massachuaertts $

Tenas

Lleak #3335 0%
Califoenia 1059 T
Arizona 46,724 5T
14 Doiher Shales et bkl 245,560 il
Unher assets e . E
Umited Slales 5 7769933 L3 70,581 32.1%
Ceorenamy 13 1164473 e% % 1M 465 16.0r%
Aigsiralia L 5% - .
Updted Kingdom 100E 1% ams 0.5%
Ialy 2683 0% R0 s
Spain 15,769 0¥% 1546 DA%
Onher assets AR 0T 0% - -
International § 1288514 RF % 145584 17.9%

(A} Brpresmis browstment

CTTURATION 4% 8 percrninge of gross resl eslate aserts, other bans, squily droestments and

wrrangrrmmis, asmrsing all bisding resl esdafr ooyl | bmproormyent
projecesane fally funded Sor prives peloase dated Febrasry 7, 2009 for reconciliation of toral misrts fo pro s botal g ross sssrts ot Decrneber 51, 200048

() bcPudes rrcwsra from praperTios oiomed thréugh il svnture drrdngémmis.

Total Pro Forma Gross Assets by Country Total Actial Revenue by Country

1.0
0% =

W Uinibedd Stales

= Cermany
Australia

® Unibed Kingdom

o Haly

W 5pain

m CHberr assets

Pro Forma Gross Assets by U.S. State Actual Revenus by LS, State

i

W Musaschuseits
B Tevas

Utah
m Califormris
W Arizora
W 24 O States
W Oithar assots

5% 1%
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

Same Store EBITDARM™ Rent Coverage

YOY and Sequential Quarter Comparisons by Property Type

5.00x - -
= &k
ey F o oA . 5 4 X
b & o L
3.00= & & S & x
—_ - - & Jr - .ﬁ,
2,00 - = - e
0,00 — . L . L L
General Acute Care Inpatient Behabilitation  Long=Term Acute Care Total Morttolico
Hospitals Facilities Hospitals

Q32007 (Yo¥)  ®Q3 2018 (YoY) Q22018 Qo)) W03 2018 (Qod)
Stratification of Portfolio EBITDARM Rent Coverage

Greater than or equal to 4.50x

5 4
3.00% - 4.49% -3 115932 2 2.3%
1.50x - 299y 5 78,656 5 1.5%
Less than 1.50x 5 3197 1 0.1%
Total Master Leased, Cross-Defaulted and/or with Parent ; 1897185 129 25.6%
Guaranty: 2.9x
{'.r..-mr.ﬂl Acute Master Leased, Cross-Defaulted and for 3,500,458 51 67.1%
with Parent Guaranty: 3.4x
Inpatient Reh.nhllim_!im Faci]ili:!s Master Leased, Cross- g 1,140,405 65 21.8%
Defaulted and/or with Parent Guaranty: 1.9x
Long-Term Acute Care Hospitals Master Leased, Cross- )
247,322 13 4.7%
Defaulted and/or with Parent Guaranty: 1.5x
4.7% 25% 2.5% 15% 1% B Crvaber than of edqual to 450
B R0 -
1500 - 2.9

W Lasss than 1.50x
B General Acate Master Lease, Cross-Default or Parent
Guaranty

| Hehah S‘i.mu Lease, Cross-Defaull or I’.ir\mrthl.lr.ml}'

B LTACH Master Levase, Cross-Default or Panent Guaranty

Motes:

Same Stove represents properties with af Teasd 24 montles of financial reporting dale. Properifes that do nol progide financial reporting and disposed assels are not
futeluded

All data presented & om a drailing Foelee morth basis,

(1) EBITDARM adjusted for mon-recurring flems,
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MEDICALPROPERTIESTRUST.COM

PORTFOLIO INFORMATION

SUMMARY OF COMPLETED ACQUISITIONS / DEVELOPMENT PROJECTS FOR THE TWELVE MONTHS ENDED DECEMBER 31, 2018
S awmonend s in Thowsamds |

Costs Incurred as of Rent Commencement
Operator
31 [ate
Ermest Health Flagstaff, Arizona H 25513 /2018 Development
MEDIAN Cermany 18 7a7 BREMIS Acquisilion
RCCH Pasco, 'I“-.'ashmglun 17,500 B31L/HLS .'u:qumllnn

5 &1810

SUMMARY OF CURRENT INVESTMENT COMMITMENTS

% awmowmds in Dhousanads )

MEDIAN Germany

Acquisition

Healthscope Awstralia B58, 569 Agguisition

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF DECEMBER 31, 2018

5wl s in Dhowssonds)
Cost Incurred as of
IAE0NS
Circle Healik Urited Kingdom 41._33 S 2R.881 Q2 2019
il
Circle Health Rehabilitation United Kingelom ZI."{L< ! 48] Q3 z2m9
Surgery Partners Idalwe Falls, Idaho 113,468 46,210 Q1 2020

5 1I7TR2I61 5 84172

(A) Represents £33, 540 commrimen! corpertad do LISD ar Decemier 30, 2018,
(B} Represents £16,.867 commitmenl comberted do LISD af Decemir 31, 2008,
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Statements of Income
{Amoants in thimesumds, reved per ahare bl

REVENUES
Bt billied
Straight-lire rent
Income fram direct financing leases
Interest and foe income
Total revenues
EXPEMSES
Entegest
Beal estate deprecation and amortization
Property-related
General and admanistrative
Moquisitron costs
T'otal expenses
OTHER INCOME (EXPENSE)
[Loss) gain on sale of real estate and other, et
Dbt refinancing oosts
Other
Total other Fwome (s pewseh

Encerma B lone o lax
Imscom tax bemetil fexpense)
Mt incoms
Met incomae attritatable o non-contmolling interests
Bt income atiributable fo MPT commeaon slsckhol ders

EARNINGS PER COMMOM SHARE - BASIC

Met income attributable to MPT commeon stockhalders
EARNINGS PER COMMOM SHARE - DILUTED

Net income attributable to MPT compeon stockhaldemns

'WEIGHTED AVERAGE SHARES OUTSTANDING - BASIC
'WEIGHTED AVERAGE SHARES OUTSTANDING - DILUTED

DIVIDENDS DECLARED PER COMMON SHARE

TR Finwedals hare beeni derived from fhe prioe year audiled financial slalmemls,

For the Three Months Ended Far the Twelve Months Ended

December 3, 2005 recember 31, 2007 Drecomber 31, 2018 Diecymbsr 31, 2007

AU naudiied) (U namdibed) (U nansdd bedl [EY]
& T & 142 5 4TRME 8 435,782
25584 [EE ey 74741 65468
18370 1, i THOAR THADS
32357 42,224 162455 129 00
150,578 2,201 74522 T T4
L] 56455 2XXITH 176,054
A2 8,112 135,083 125,106
24l 1811 @237 5811
2174 13312 0,086 38,50
- Bk ¥17 Pt
Fierl | 118340 i 507 30,115
(1,437 L 671,385 7431
. [13,780) . [32.574)
B840 1.43% 10,004 10452
2412 [12.347) BELATD (147
75060 T4.274 L1930 rmme
IET [1.505) [Lrr] {L681)
7R 71376 1018477 L2

(432 (1,792} {LA45)

DR CHNSET CHNNTTYT CNE

i 855

e 382 5 M Hao0y
7T 364,977 366,271 350441
5 s 5 oM 5 L 5 096
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MEDICALPROPERTIESTRUST.COM

FINANCIAL STATEMENTS

MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Balance Sheets
(Amounls in Nrensanids, excepl prnn{lurr.u‘u Fir)

December 31, 2018 December 31, 2007

iUl

ASSETS
Beal estabe assets
Land, buildings and improvements, intangible lease assets, and other 5 5,268,459 & 5,944,220
Moartgage loans 1,213,322 1,778,316
Mot investment in direct fin.\rwing beases R 0EY HOR TIT
Gross investment in real estate assets 7.165,534 5421263
Accumulated depreciation and amortization (464,584) (455.712)
Met investment in real eslale asscls &, 700,850 7.985,.551
Cash aned cash esquivalents B20.868 171472
Intenest amd pent reccivables 25855 TEAT0
Savabght-line rent receivables 2H)B48 185,592
Other assets 1,075,222 &18,703
Total Asscls 3 0
LIABILITIES AND EQUITY
Liabilities
Ihebt, it - 4,037 38% & o BUE BAT
Accounts payable and scerued expenses 204,325 211,188
Deferred revenue 13,467 18,178
Liase -lupnsilx and otheer nhlilgammmln_mnbﬂ. .52 57050
Total Liabilities 4,262,705 5,165,053
Equ'd:g
Preferned stock, S0U001 par value. Awthorized 10,000 shares;
na shares outstanding - -

Common stock, 0001 par value. Authorized 500,000 shares;
issued and outstanding - 370,637 shares at December 31, 2018

and 364,424 shares at December 31, 207 371 &
Additional paid-in capital 44425948 4333027
Retained camings (deficit) 162,768 (4B5.932)
Accumulated other comprehensive loss {8,202 (26,0459)
Treasury shares, at cost (777 (777
T'otal Medical Properties Trust, Ine. Stockholders' Equity 4,547,108 1820633
Nom-controlling inberests 13,830 14,572
Total Equilr 4,560,938 3,835,205

Total Liabilities and Equity

(#) Fimandials have been derioed from the prioe year audiled financial stotements,
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57-8589 or therryman@medicalpropertiestrust.com

Lambert, Treasurer and Managing Directar - Capital Markets
| 397-8897 or clambert@medicalpropertiestrust.oom




