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Item 2.02. Results of Operations and Financial Condition.

On February 3, 2022, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and twelve months ended
December 31, 2021. A copy of the press release is attached as Exhibit 99.1 to this Current Report on Form 8-K and is incorporated herein by reference.
The information in this Current Report on Form 8-K, including the information set forth in Exhibit 99.1 and Exhibit 99.2 attached hereto, shall not be
deemed “filed” for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, or otherwise subject to the liability of that section or
Sections 11 and 12(a)(2) of the Securities Act of 1933, as amended. In addition, this information shall not be deemed incorporated by reference in any
filing of Medical Properties Trust, Inc. with the Securities and Exchange Commission, except as expressly set forth by specific reference in any such
filing.

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits.

Exhibit Number Description
99.1 Press release dated February 3, 2022 reporting financial results for the three and twelve months ended December 31, 2021
99.2 Medical Properties Trust, Inc. 4th Quarter 2021 Supplemental Information
104 Cover Page Interactive Data File (embedded within the Inline XBRL document)
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SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, as amended, the registrant has duly caused this report to be signed on its
behalf by the undersigned hereunder duly authorized.

MEDICAL PROPERTIES TRUST, INC.
By: /s/ R. Steven Hamner

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

Date: February 3, 2022



Exhibit 99.1

W Medical Properties Trust

Contact: Drew Babin, CFA, CMA

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

(646) 884-9809

dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS FOURTH QUARTER AND FULL-YEAR RESULTS
Per Share Net Income of $0.34 and Normalized FFO of $0.47 in Fourth Quarter
Robust Double-Digit Growth in Full-Year Net Income, NFFO and AFFO per Share
$3.9 Billion of Investments Completed in 2021
Birmingham, AL — February 3, 2022 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and

operating results for the fourth quarter and full-year ended December 31, 2021, as well as certain events occurring subsequent to quarter end.

. Net income of $0.34 and Normalized Funds from Operations (“NFFO”) of $0.47 for the 2021 fourth quarter and net income of $1.11 and
NFFO of $1.75 for the full-year 2021, all on a per diluted share basis;

. Acquired in early December for an incremental investment of approximately €46 million the 50% interest formerly owned by MPT’s joint
venture partner in a general acute hospital operated by IMED Hospitales in Valencia, Spain;

. Completed in December the previously announced $135 million sale of Capital Medical Center in Olympia, WA, as well as $46 million of
other property dispositions, for an aggregate real estate gain of nearly $44 million;

. Commenced in the fourth quarter the construction of a replacement hospital for Steward Health Care System’s (“Steward”) Wadley
Regional Medical Center in Texarkana, TX for a total expected investment of roughly $169 million;

. Agreed in February to sell a 99-bed general acute care hospital in Dodge City, Kansas for $63 million;

. Previously announced partnership transaction with Macquarie Infrastructure Partners V (“MIP V”) related to eight Steward-operated
hospitals in Massachusetts expected to close by the end of the first quarter;

. Previously announced lease agreement with HCA Healthcare for five Utah hospitals currently operated by Steward expected to close in the
first half of 2022; and

. Hospital tenants uniformly reporting continued strong operating and financial performance.
“2021 was truly a signature year for MPT, made possible through the tenacity, dedication, and foresight of our people and the innovative culture we have

built which are all evidenced in so many of our accomplishments,” said Edward K. Aldag, Jr., Chairman, President, and Chief Executive Officer. “We
achieved far broader



recognition of our U.S. hospitals as essential community infrastructure after nearly 20 years of acting on that core belief, made new investments in
hospitals in urban Los Angeles and South Florida where our operators are making important new investments to raise the bar for patient care, and
established crucial footholds in the accelerating inpatient behavioral hospital segment.”

Mr. Aldag continued, “We enter 2022 with tremendous confidence in our operators, expected transactions that will result in our most diversified
portfolio ever, a robust pipeline of new opportunities, and an expanding array of attractive funding options.”

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 NFFQ, all on a basis comparable to 2020 results, and reconciliations of total assets to total pro forma gross assets and
total revenues to total adjusted revenues.

PORTFOLIO UPDATE

During and subsequent to the fourth quarter, MPT continued to execute on its expansive growth pipeline while considering several funding options that
are expected to achieve accretive spreads while normalizing leverage.

MPT invested €46 million in the fourth quarter to acquire its partner’s interest in IMED Valencia at a yield enhanced by MPT’s internalization of
management responsibilities. The facility is a state-of-the-art private hospital in Valencia, Spain for which MPT made an initial unconsolidated
investment in September of 2015. The role of private hospital operators is expanding throughout Spain, and MPT is excited to increase its presence.

Also in the fourth quarter, construction began on a replacement hospital for Steward’s existing Wadley Medical Center in Texarkana, TX, a facility in
which MPT has no investment interest. MPT’s total investment in the new facility is anticipated to be $169 million, and construction is expected to be
completed in 2024. The state-of-the-art, approximately 120-bed facility will be located at a separate location from Steward’s existing hospital in
downtown Texarkana and will significantly expand the array of services provided to the community.

In the fourth quarter, MPT completed the previously announced sale of Capital Medical Center in Olympia, WA for $135 million, solidifying both a
mid-teens internal rate of return and a real estate gain of roughly $33 million. The Company also sold one inpatient rehabilitation property in Fort
Lauderdale and five vacant freestanding emergency department facilities for combined proceeds of $46 million and an aggregate real estate gain of
approximately $11 million.

In addition, MPT agreed in February to sell Western Plains Medical Complex in Dodge City, KS, operated by LifePoint Health, for approximately
$63 million and expects to recognize a real estate gain in excess of $7 million.

The Company has total pro forma gross assets of approximately $22.3 billion, including $16.2 billion in general acute care hospitals, $2.6 billion in
behavioral health facilities, $2.1 billion in inpatient rehabilitation hospitals, $0.3 billion in long-term acute care hospitals, and $0.3 billion in
freestanding emergency room and urgent care properties. MPT’s portfolio, pro forma for the transactions described herein, includes roughly 440
properties and 46,000 licensed beds across the United States and in Germany, the United Kingdom, Switzerland, Italy, Spain, Portugal, Australia, and
Colombia. The properties are leased to or mortgaged by 53 hospital operating companies. MPT continues to work with existing and new operators in the
U.S. and abroad on numerous opportunities.



OPERATING RESULTS AND OUTLOOK

Net income for the fourth quarter and year ended December 31, 2021 was $207 million ($0.34 per diluted share) and $656 million ($1.11 per diluted
share), respectively, compared to $110 million ($0.20 per diluted share) and $431 million ($0.81 per diluted share) in the year earlier periods.

NFFO for the fourth quarter and year ended December 31, 2021 was $279 million ($0.47 per diluted share) and $1,036 million ($1.75 per diluted share),
respectively, compared to $220 million ($0.41 per diluted share) and $831 million ($1.57 per diluted share) in the year earlier periods.

Based on year-to-date transactions, along with an assumed capital structure pro forma for the completion of the partnership with Macquarie and other
additional debt or equity transactions (resulting in a net debt to EBITDA ratio of approximately 6.0 times), MPT expects an annual run-rate of $1.16 to
$1.20 per diluted share for net income and $1.81 to $1.85 per diluted share for NFFO.

Included in the annual run-rate estimate, but not fully included in the actual results for the fourth quarter, are the impact of CPI-based rent escalators,
timing adjustments related to investment and capital markets transactions closed during and/or subsequent to the quarter, the impact of MPT’s binding
agreement to execute the partnership with MIP V, and the aggregate future earnings contribution from hospitals under development and various
expansion projects where rent has not yet commenced.

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

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for Thursday, February 3, 2022 at 11:00 a.m. Eastern Time to present the Company’s
financial and operating results for the quarter and year ended December 31, 2021. The dial-in numbers for the conference call are 844-535-3969 (U.S.
and Canada) and 409-937-8903 (International); both numbers require passcode 2415467. The conference call will also be available via webcast in the
Investor Relations section of the Company’s website, www.medicalpropertiestrust.com.

A telephone and webcast replay of the call will be available beginning shortly after the call’s completion. The telephone replay will be available
through February 17, 2022 using dial-in numbers 855-859-2056 and 404-537-3406 for U.S. and International callers, respectively, and passcode
2415467. The webcast replay will be available for one year following the call’s completion on the Investor Relations section of the company’s website.

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



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

About Medical Properties Trust, Inc.

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

This press release includes forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section 21E of
the Securities Exchange Act of 1934, as amended. Forward-looking statements can generally be identified by the use of forward-looking words such as
“may”, “will”, “would”, “could”, “expect”, “intend”, “plan”, “estimate”, “target”, “anticipate”, “believe”, “objectives”, “outlook”, “guidance” or
other similar words, and include statements regarding our strategies, objectives, future expansion and development activities, and expected financial
performance. Forward-looking statements involve known and unknown risks and uncertainties that may cause our actual results or future events to
differ materially from those expressed in or underlying such forward-looking statements, including, but not limited to: (i) the economic, political and
social impact of, and uncertainty relating to, the COVID-19 pandemic, including governmental assistance to hospitals and healthcare providers,
including certain of our tenants; (ii) the ability of our tenants, operators and borrowers to satisfy their obligations under their respective contractual
arrangements with us, especially as a result of the adverse economic impact of the COVID-19 pandemic, and government regulation of hospitals and
healthcare providers in connection with same (as further detailed in our Current Report on Form 8-K filed with the SEC on April 8, 2020); (iii) our
expectations regarding annual run-rate net income and NFFO per share; (iv) our success in implementing our business strategy and our ability to
identify, underwrite, finance, consummate and integrate acquisitions and investments; (v) the nature and extent of our current and future competition;
(vi) macroeconomic conditions, such as a disruption of or lack of access to the capital markets or movements in currency exchange rates; (vii) our
ability to obtain debt financing on attractive terms or at all, which may adversely impact our ability to pursue acquisition and development
opportunities and pay down, refinance, restructure or extend our indebtedness as it becomes due; (viii) increases in our borrowing costs as a result of
changes in interest rates and other factors, including the potential phasing out of LIBOR (ix) international, national and local economic, real estate and
other market conditions, which may negatively impact, among other things, the financial condition of our tenants, lenders and institutions that hold our
cash balances, and may expose us to increased risks of default by these parties; (x) factors affecting the real estate industry generally or the healthcare
real estate industry in particular; (xi) our ability to maintain our status as a REIT for federal and state income tax purposes; (xii) federal and state
healthcare and other regulatory requirements, as well as those in the foreign jurisdictions where we own properties; (xiii) the value of our real estate
assets, which may limit our ability to dispose of assets at attractive prices or obtain or maintain equity or debt financing secured by our properties or on
an unsecured basis; (xiv) the ability of our tenants and operators to comply with applicable laws, rules and regulations in the operation of the our
properties, to deliver high-quality services, to attract and retain qualified personnel and to attract patients; (xv) potential environmental contingencies
and other liabilities; (xvi) the risk that the Steward Massachusetts partnership transaction and unrelated property sales, loan repayments, and other
capital recycling transactions do not occur; and (xvii) the risk that the sale by Steward of its Utah operations to HCA does not occur.

4



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

#H#H#



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Consolidated Balance Sheets

(Amounts in thousands, except for per share data)

Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other
Investment in financing leases
Real estate held for sale
Mortgage loans
Gross investment in real estate assets
Accumulated depreciation and amortization
Net investment in real estate assets
Cash and cash equivalents
Interest and rent receivables
Straight-line rent receivables
Equity investments
Other loans
Other assets
Total Assets
Liabilities and Equity
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Preferred stock, $0.001 par value. Authorized 10,000 shares; no shares outstanding
Common stock, $0.001 par value. Authorized 750,000 shares; issued and outstanding - 596,814
shares at December 31, 2021 and 541,419 shares at December 31, 2020
Additional paid-in capital
Distributions in excess of net income
Accumulated other comprehensive loss
Treasury shares, at cost
Total Medical Properties Trust, Inc. Stockholders’ Equity
Non-controlling interests
Total Equity
Total Liabilities and Equity

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

December 31, 2021

December 31, 2020

(Unaudited) (A)

$ 14,062,722 $ 12,078,927
2,053,327 2,010,922

1,096,505 —
213,211 248,080
17,425,765 14,337,929
(993,100) (833,529)
16,432,665 13,504,400
459,227 549,884
56,229 46,208
728,522 490,462
1,181,025 1,123,623
1,328,653 858,368
333,480 256,069

$ 20,519,801

$ 16,829,014

$ 11,282,770  $ 8,865,458
607,792 438,750
25,563 36,177
158,005 144,772
12,074,130 9,485,157
597 541
8,564,786 7,461,503
(87,691) (71,411)
(36,727) (51,324)
(777) (777)
8,440,188 7,338,532
5,483 5,325
8,445,671 7,343,857

$ 20,519,801

$ 16,829,014




MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Statements of Income

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Twelve Months Ended
December 31, 2021 December 31, 2020 December 31, 2021 December 31, 2020
Revenues
Rent billed $ 259,517 $ 203,034 $ 931,942 $ 741,311
Straight-line rent 66,458 55,184 241,433 158,881
Income from financing leases 50,701 49,081 202,599 206,550
Interest and other income 32,657 26,507 168,695 142,496
Total revenues 409,333 333,806 1,544,669 1,249,238
Expenses
Interest 93,984 85,190 367,393 328,728
Real estate depreciation and amortization 84,199 72,196 321,249 264,245
Property-related (A) 7,833 5,712 39,098 24,890
General and administrative 38,326 34,542 145,638 131,663
Total expenses 224,342 197,640 873,378 749,526
Other income (expense)
Gain (loss) on sale of real estate 43,575 (130) 52,471 (2,833)
Real estate impairment charges — — — (19,006)
Earnings from equity interests 6,855 5,154 28,488 20,417
Debt refinancing and unutilized financing costs (25,311) (27,569) (27,650) (28,180)
Other (including mark-to-market adjustments on
equity securities) 1,541 2,717 6,288 (6,782)
Total other income (expense) 26,660 (19,828) 59,597 (36,384)
Income before income tax 211,651 116,338 730,888 463,328
Income tax expense (4,807) (6,232) (73,948) (31,056)
Net income 206,844 110,106 656,940 432,272
Net income attributable to non-controlling interests (308) (222) (919) (822)
Net income attributable to MPT common
stockholders $ 206,536 $ 109,884 $ 656,021 $ 431,450
Earnings per common share—basic and diluted:
Net income attributable to MPT common
stockholders $ 0.34 $ 0.20 $ 1.11 $ 0.81
Weighted average shares outstanding—basic 596,395 537,003 588,817 529,239
Weighted average shares outstanding—diluted 596,665 538,351 590,139 530,461
Dividends declared per common share $ 0.28 $ 0.27 $ 1.12 $ 1.08

(A) Includes $4.8 million and $2.9 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 months ended December 31, 2021 and 2020, respectively, and $27.9 million and $13.8 million of such
expenses for the twelve months ended December 31, 2021 and 2020, respectively.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Reconciliation of Net Income to Funds From Operations

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended For the Twelve Months Ended
December 31, 2021 December 31, 2020 December 31, 2021 December 31, 2020
FFO information:
Net income attributable to MPT common
stockholders $ 206,536 $ 109,884 $ 656,021 $ 431,450
Participating securities’ share in earnings (1,073) (719) (2,161) (2,105)
Net income, less participating securities’ share
in earnings $ 205,463 $ 109,165 $ 653,860 $ 429,345
Depreciation and amortization 97,510 83,327 374,599 306,493
(Gain) loss on sale of real estate (43,575) 130 (52,471) 2,833
Real estate impairment charges — — — 19,006
Funds from operations $ 259,398 $ 192,622 $ 975,988 $ 757,677
Write-off (recovery) of straight-line rent and other (670) (683) (2,271) 26,415
Non-cash fair value adjustments (5,430) 612 (8,193) 9,642
Tax rate and other changes — (366) 42,746 9,295
Debt refinancing and unutilized financing costs 25,311 27,569 27,650 28,180
Normalized funds from operations $ 278,609 $ 219,754 $ 1,035,920 $ 831,209
Share-based compensation 13,520 12,554 52,110 47,154
Debt costs amortization 4,968 3,548 17,661 13,937
Rent deferral, net 557 1,267 2,755 (11,393)
Straight-line rent revenue and other (81,909) (71,659) (297,078) (238,687)
Adjusted funds from operations $ 215,745 $ 165,464 $ 811,368 $ 642,220
Per diluted share data:
Net income, less participating securities’ share in
earnings $ 0.34 $ 0.20 $ 1.11 $ 0.81
Depreciation and amortization 0.16 0.16 0.63 0.57
(Gain) loss on sale of real estate (0.07) — (0.09) 0.01
Real estate impairment charges — — — 0.04
Funds from operations $ 0.43 $ 0.36 $ 1.65 $ 1.43
Write-off (recovery) of straight-line rent and other — — — 0.05
Non-cash fair value adjustments (0.01) — (0.01) 0.02
Tax rate and other changes — — 0.07 0.02
Debt refinancing and unutilized financing costs 0.05 0.05 0.04 0.05
Normalized funds from operations $ 0.47 $ 0.41 $ 1.75 $ 1.57
Share-based compensation 0.02 0.02 0.09 0.09
Debt costs amortization 0.01 0.01 0.03 0.02
Rent deferral, net — — — (0.02)
Straight-line rent revenue and other (0.14) (0.13) (0.50) (0.45)
Adjusted funds from operations $ 0.36 $ 0.31 $ 1.37 $ 1.21

Notes:

(A) Certain line items above (such as depreciation and amortization) 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 results of operations or to cash flow from
operating activities (computed in accordance with GAAP) as an indicator of our liquidity.

We calculate adjusted funds from operations, or AFFO, by subtracting from or adding to normalized FFO (i) non-cash revenue, (ii) non-cash share-
based compensation expense, and (iii) amortization of deferred financing costs. AFFO is an operating measurement that we use to analyze our results of
operations based on the receipt, rather than the accrual, of our rental revenue and on certain other adjustments. We believe that this is an important
measurement because our leases generally have significant contractual escalations of base rents and therefore result in recognition of rental income that
is not collected until future periods, and costs that are deferred or are non-cash charges. Our calculation of AFFO may not be comparable to AFFO or



similarly titled measures reported by other REITs. AFFO should not be considered as an alternative to net income (calculated pursuant to GAAP) as an
indicator of our results of operations or to cash flow from operating activities (calculated pursuant to GAAP) as an indicator of our liquidity.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Annual Run-Rate Guidance Reconciliation
(Unaudited)

Net income attributable to MPT common stockholders
Participating securities’ share in earnings

Net income, less participating securities’ share in earnings
Depreciation and amortization
Funds from operations
Other adjustments
Normalized funds from operations

Annual Run-Rate Guidance - Per Share(1)

Low High
$ 1.16 $ 1.20
$ 1.16 $ 1.20
0.65 0.65
$ 1.81 $ 1.85
$ 1.81 $ 1.85

(1) The guidance is based on current expectations and actual results or future events may differ materially from those expressed in this table, which is
a forward-looking statement within the meaning of the federal securities laws. Please refer to the forward-looking statement included in this press

release and our filings with the Securities and Exchange Commission for a discussion of risk factors that affect our performance.

Total Pro Forma Gross Assets
(Unaudited)

(Amounts in thousands)
Total Assets

Add:
Real estate commitments on new investments(1)
Unfunded amounts on development deals and commenced capital improvement projects(2)
Accumulated depreciation and amortization
Incremental gross assets of our joint ventures and other(3)

Less:
Cash used for funding the transactions above(4)

Total Pro Forma Gross Assets(5)

December 31, 2021

December 31, 2020

$ 20,519,801

480,132
993,100
1,713,603

(1,377,299)

$ 16,829,014

1,901,087
166,258
833,529

1,287,077

(587,384)

$ 22,329,337

$ 20,429,581

(1) The 2020 column reflects investments made in 2021, including the acquisition of 35 facilities in the United Kingdom on January 19, 2021.
(2) Includes $163.6 million and $65.5 million of unfunded amounts on ongoing development projects and $316.5 million and $100.8 million of
unfunded amounts on capital improvement projects, as of December 31, 2021 and December 31, 2020, respectively.

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

(4) Includes cash available on-hand plus cash generated from activities subsequent to period-end including loan repayments or dispositions, if any.

(5) Total pro forma gross assets is total assets before accumulated depreciation/amortization and assumes all real estate commitments on new
investments and unfunded amounts on development deals and commenced capital improvement projects are fully funded using cash on hand (if
available). We believe pro forma total gross assets is useful to investors as it provides a more current view of our portfolio and allows for a better
understanding of our concentration levels as our commitments close and our other commitments are fully funded.

Adjusted Revenues
(Unaudited)

(Amounts in thousands)
Total Revenues
Revenue from real estate properties owned through joint venture arrangements
Total Adjusted Revenues(1)

For the Three
Months Ended
December 31, 2021

$ 409,333
32,594
$ 441,927

(1) Adjusted revenues are total revenues adjusted for our pro rata portion of similar revenues in our real estate joint venture arrangements. We believe
adjusted revenue is useful to investors as it provides a more complete view of revenue across all of our investments and allows for better

understanding of our revenue concentration.
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COMPANY OVERVIEW

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

real estate investment trust formed in and recapitalizations and allows operators
2003 to acquire and develop net-leased hospital of hospitals to unlock the value of their real
facilities. From its inception in Birmingham, estate assets to fund facility improvements,
Alabarna, the Company has grown to become one  technelogy upgrades and other investrnents
of the world's largest owners of hospitals. in operations
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COMPANY OVERVIEW

ipoper, B, Lucas Savage, Edward K Aldeg, Jr, R. $teven Hamaer, Emmett £, Ml

Edward K. Aldag, Jr.
R. Steven Hamner

Emmett E. McLean
J. Kevin Hanna
Rosa H. Hooper

R. Lucas Savage
Charles R, Lambert

Board of Directors

Edward K. Aldag, Jr.

G. Steven Dawson

R. Steven Hamner
Caterina A. Mozingo
Elizabeth N. Pitman

D. Paul Sparks, Jr.
Michael G. Stewart

C. Reynelds Thempson, 1

Chairman, President and Chief Executive Officer

Executive Vice President and Chief Financial Officer

Executive Vice President, Chief Operating Officer and Secretary

Vice President, Controller and Chief Accounting Officer

Vice President, Managing Director of Asset Management and Underwriting
Vice President, Head of Global Acquisitions

Vice President, Treasurer and Managing Director of Capital Markets

Corporace | f-;mi'qu.rrt'rrs

Medical Properties Trust, Inc.
1000 Urban Center Drive, Suite 501
Birmingham, AL 35242

(205) BE2-3T55
[205) 6593756 (fax)

www. medicalpropertiestrust.oom
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COMPANY OVERVIEW

Senior Managing Director of Corporate Communications Managing Director of Investor Relations
(646) 884-9809 dbabin@medicalpropertiestrust.com (205) 397-8589 therryman@medicalpropertiestrust.com

Senior

Stock Exchange
Unsecured

Listing and

Transfer
Agent MPW

LISTED

NYSE

Trading Symbol Debe Ratings

Moody’s - Bal

American Stock Transfer Hew York Stock Exchange
Standard & Poor's - BBB-

and Trust Company {NYSE): MPW

6201 15th Avenue
Brooklyn, NY 11219

Memarial Hospital of Gardena - Los Angeles, Califormia,
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FINANCIAL INFORMATION

RECOMNCILIATIOMN OF NET INCOME TO FUNDS FROM OPERATIONS

(Lraudifed]
(Amounts in thousands, excep! per share daka)

For the Three Months Ended For the Twelve Months Ended
Db 31, 2071 B b 51, D32E = i 31, 2531 b it 31, 2000
FFO INFORMATION:
Het income attributable to MPT comman stockholders 5 06,536 5 LG ERE & ESE0T1 § 431450
Partcipating wecuritii” shiee in aarnisgs [LETH [Tid) {1,161) (2008}
less * thare in samings. 5 meee 5 N T ] 651460 5 430,345
Dapraciation and amonization #7518 3337 31459 306,403
[Gain] beas on sali ol real estats 35Ty 130 [5XATL] A%
Real #stabe smpairmant charges - - - 10,008
Funds fram operations 5 159,359 H 1816 § 975388 5 TETETT
Wite-olf [recovery) ol straight-line rent aesd other AT =51 {32T1) WALE
Hew-cash falr walue sdjustments 54300 (1) 8153) o547
Taoi rate anad othier changes - |356) 41,746 9255
Dbt refinascing and uretilined Smancing coits il 7,560 a7, LN
Normlad und homoperstion T o]
Share-haned compernation 13,520 12,588 s5110 AT, L
Debtcosty smartization 4908 1,548 17641 pan
Rt dlieivad, et 55T 51T 3,TEE [iE%: 1
Sarmight-line rent revenue ihd alhsr [k [T1,654) (197,078 (E38.567)

Adfusted funds frem operatiens 5

st
PER DILUTED SHARE DATA:
Ret income, less participating securities’ sthare in sammings. 4 [T 5 [T 1.1 H [-X:1]
ol
ooy
L]

Depreciation and amartization RT3 0E3 [-R-7)
|Gain) boas on sale of real estabe - .8 ol
Rl estate impairsnt charges = =
Funds fram operations E] E] [EC ] Les 3§ 143
White-alf [recovery) ol raight-line rent sed ather = = -0
Hem-cath fair valus sdffustmenty [T - L] .o
T rate amd othisr changes = = 0T i
Dusbit relinascing and urstilned Snancing coats LS 005 (] s
Mormalized funds rom aperations DT T DT T
Shaee- D SOM Pirl R onx 0oz L] ey
Dbt costs amortization ol LTy 003 i
R defleral, ret - - = [ terd ]
Straight-line rent revenue and other M_ LN k] M (o)
Adjurted funds from operaticen & [ETH 3 CETH £ m § 131

Honey
18} Cortain ina itevrs sbove fiuch a depreciation end amertization] inchede cur dhare of sch incoma;epense from enconscldated joint weebures. These smoerty s incheded with the sctivity of all of cur equity
ivteresta i the Eamings from squity istsnsats” line on the comolidated itstements of incomns.

B brwesnars and anatpin dobowing e resl estie isduitny wtdine berds Do op o FFQ, a5 8 rpph ol put & measent, FRO, MIMWMWMHWWMFU
Ak RS, FrInCREEY S O the BT of GAAP BRSITCLSNiOn M STISTASEN of tREl BIEEE 35T, RAACH SELLITHL ALt Nskot of (13l extate et Wer CoITER

in axcordance with e debniion provised by the Hational ol Trunta, or Hareid, which sepreanis [ i .-umqpmuauu
£ ey OF Pl £10a00 Bl PrpabeTienl CRAEes On reel eHLAE EiSeTs, Pl real e SepIeC en ard srornzi s asd sher or [} W5 B ol vermutes

I addition b2 presering FRO in sccondance with the Mase definiion, we sl diucloss nommaliond FRO, which adjesis FFO for fiems St relaiy to usansicipaied or non-gone evenc or sctivibies or scoounsing
uuwuut.r.unn-u sl mrake compariion £ grisr period eeEL ard mactel srsectationn less meaninghel 6 imestn ard aahats. We believe ht £ ce of FFO, combined wish the mosied QAP

Improrerh e wheh g of our cpETRling reiuils aTang ieveRlen and The uie of rarrmalized FRO mabe companions of Gw aperdling rriulls with paoe periads and alhn Companat more
WMP‘ONmeFnuMHMMWIdeleMdmdm&1mmﬂdmhﬁdulmmdw
cppniag parfGITARGE UNcH The messres de 5ok reflect piker o thep bresl of capiial and leaning conin o in the aparanng perisimance of o
mMmhmmmMmmumlmmwmm FFO sl niservaadized PO dboald rt be 16 Fott irsiere (erial n
soardasce woth GAAR) gy mdicaton of owr reiulld of aper sl o0 B et flow o aoerabing sctaen prated 1 d i AP a5 ] HMM;

Wor caiculate sdumted funds from ar AFFO, by ' or sdding 1o Sned PR || aon-cath revnss, (6] non-cuth shane-Baced tomprinsmon Siperas, snd &) smormizmion of delemed
finascing costs. AFFQ is an cpsvating. 10 Srahyne our et of bt o Hhe MCEE, FaChEr than T sconusd, of Sur rental nevent Snd O CETTMS other SSISEIETCL T Delren
that 1861 i an irmparlant mestuterment Becsuie o beried gererally have ugrefcant cosiraciusl eicslsteons of Base resls srd Therefore srull = recogribion of reslal reame That o sof collected st fuluse
peruxds, o ol Thal are deferned or are sen-tath chspes. Our caltulation of AFFO may rot Be cormpasabie 10 AFFO or similarly 1iled measunes reponied by other BEMTs AFFO thould not be corsadered a5 o
SlRRITUEAR T P i et [Ekuliod Parians 10 GRAR) B1 82 Indarstor of et retutn of paracioni of 1o Cath Mow from cosrating sotheiries ek ulatid Punusnt oo GAKR] s e ackoner ol i lagpaeiny,

&
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FINANCIAL INFORMATION

DEBT SUMMARY
(At of Decermber 11, 2021)

% ovmvawnts in thousands)

Variable 1310 5 T30,000

IO Crindt Facility Ravelver

TI2T Inberien Loas Vaiiable
026 Term Lean Varlable
L5500 Motes Due 20EF (E400M) ™ Fined
2028 ALID Term Loan (A51.28) Fiued"
B325% Notes Due 2025 (£500M) ! Flued
025 GBP Term Loan (ET00M) Fiad”
0.003% Motes Dus J0T6 (E500M) ™ Fiued
52500 Notes Due 2026 Fiwed
2.500% Notes Due 2026 (£500M) */ Fined
5000 Notes Due J0I7 Fimed
3607% Notes Due 2028 (E600M) Fined
46255 Nobes Due 2079 Fiuid
2375 Notes Due 2030 (E350W) ™ ]
3500% Hotes Dus 2031 Fiued

Dbt issuancs Cosls and disooent

LELF%
L1560
550
A5
1w
19450
03ars
S.250%
2500
5.000%
1697w
A£25%

1375%

BEEDG
00,000
541,780
871,560
568,500
W0
564,500
B, 000
GT5,600

§,400,000
LHE ]
00,000
ATHEN

8,300,000

11,558,826
(76,056)

-1

RATE TYPE AS PERCENTAGE OF TOTAL DEBT

Wariable
15.8%

H

4] Noa-USDdenaminated debl commvied to LS dollovs of December 31, 207).
(B We pniesed info o intergal rode swap tansacton, efectiee duly 3, 2003, ro e e infevest vore 6o 24505 for ohe dovation of the foan.

(€} e evdered intp on inferestrote pwap fransaction, efectie March & 2000, fe/fix the interestrote io 1 3459 for the cdorohion of the doon
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FINANCIAL INFORMATION

DEBT MATURITY SCHEDULE
% emownalsin theusands]

324 Crndir Facility Reviabar 3 = % = & T § = & « & « & . + % « 3 .
T nseram Lo PG5 G06 = - - - . - . . "
2028 Term Loan - - . . 300,508

38500 Mote Due 2033 [Ea0au) ™ - 41,280 -

HI24 AUD Term Loan (k51 28] - = E71,580

33255 hotes Due 1035 [300M) ™ - - - B0

2025 GBP Term Loan (7008 ™ . . . 547,248

BT Noten Dus 2026 [£300M) . - N . 558,500

5.150% Moted Due 1028 s = B E 500,000

2.300% Notes Due 2026 3006 ™ N - N = ETE 0D

5.000M Meted Due 303T - - - - . B 400,008

LETT% Notes Bue 1028 [D8006) - - . . . * A18.53%

4.625% Motes Due 1039 - = B . N - a e, 500

2.075% Notes Due 2000 [£2508) - - N - - - - . ATAAT

1.500% Moted Due 3031 1,560,500

$1,845,100

L1.500,850

1,808,000

§1,600,560
1,808,000 41,515,740

$3,400,500
1,400,000
$i Ak 530,008

51,200,000

§1,008.000
il 4811530
$ao0,000

$1000,000
S840 280 FATI TR

R

0,000

ik 023 024 023 1026 0T L] Flri] 2030 031

2074 Credit Facility Revalver ®2022 nterim Loaan 036 Tenm Loan 2.550% Mates Dus 2023
204 AUD Term Loan 3.325% Motes Due 2025 2025 GBP Term Loan W 0.5 F% Notes Due 2026
51500 Mates Due 2026 3 500% Mates Due 2026 W 5.000% Motes Due 2027 W 3 E07% Mobes Due 2028

W 4.6 25% Maotes Due 2020 W 33T5% Motes Due 2030 3500 Mabes Due 2031

) Mo UISD danaminaled Sebe covitad 1o U5 dallars af Decwmbar X1, 2001
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FINANCIAL INFORMATION

PRO FORMA MET DEET [ ANNUALIZED ADJUSTED EBITDA

fLimpctited)
flraoumis in Hhowsards)
December 21, 2021
Net inceme attributable to MPT commen stockholders ] 206,536
Pro forma adjustments for investment sctivity {11.886)
Pro forma net income ] 194,550
Add back:
interess ™ 42,055
Depreciaticn and amoatization ™ 95,554
Share-based compensation 13,520
Gain on sale of real estate {43,575)
Write-off {recoweny] of stralght-line rent and ather T.280
Dbt refinancing and unutilized financing costs 25311
Hen-cash fair value sdjustments 5,430)
Income tax ™ 5,627
A4 2021 Pro forma adjusted EBITDA 5 384,992
Annualization 13 1,539,968
Tatal debt at Decembaer 31,2021 5 11,282,770
Pra loimae changes after December 31, 2021 [1,461,061)
Pro forma net debt 5 821,709

Pro formanet dabt  annualized adjusted EBITOA [ e |

) Reffects cur anding. ext e Shewand M. ris partnevship and leasing five foclities v Litah fo o new henond, a3 well a3 other inaestments and propety sales duning
and ghavrly after the faureh guans.

(B dnckaches our share of inferest, realeifale depreciction and incorme bar expere from uncomelidaled joinf ventures.

Investors snd analysts following the real estate industry utilice net debt (debd leas cash) to ERITDA (net income before interest expense, incomae taces, depeeciation and amortization)
% 3 measurement of leverape that shows. how many years it would take for us bo pay back our debt, assuming ret debt and EBITDA are held constant. The table above considers the
i ferma efects on nil debt and EBITOA fram isvestmants and cagital Eransacticen thal weee sitbaer complited during the pericd o disclosed ad firm commilments, Missning suckh
tramusctions were consummated fully funded ai of the Beginning of the pediod. In sddition, we show EBRTOA sdiuvted 1o exclude tbure-haed compernation, gaisn or lossey on meal
estate and other dispositions, debt refinancing or serelar charges, and impaimsnt or other non-cash charges to derbve Pro Sorma Annualized Adjusted EBITDA, which & & non-GAAR
i, Wi Estlievn Pro forma Nat Delbt and Pro farmea Annualioed Adjuited EBITDA are uisful b imnesiors and analyits o thiyy alicw Bor & mone coment view of oo sredit guality and
allgw for the comparison af our cred strength beteeen perioch and to other real extabe companies without the effect of Bems that by their nature are not comparable from pericd to
period.

MIDICAL PROPERTICS TRUST | SUPPLEMENTAL IRFORMATION | G4 1031 9



PORTFOLIO INFORMATION

PRO FORMA LEASE
5 avmowats i Bhousands]

D LOAN MATURITY SCHEDULE

Percentage of Total

Years of Maturities '™ Total Properties Base Rent/Interest '™

Base Rent/Interest

2092 3E6%
2033 L1%
2004 2,731 0.2%
2035 17448 1.3%
2006 1,529 0.1%
T 3l 0.2%
2038 567G BA%
2009 15,853 1.2%
2030 i1 5,731 D%
2031 4 4336 3%
Thereafter T8 1,187,360 91.3%

Percaniage of io1al
base rent/interest

B1.2%

353533533

10%
b L1% 0.2% L.3% 0.1% 0.2% 0.4% L% 0.4% 0.3%

LA A A A S A S A

A Sehveclole ineluced hoaied cvid marTgoge o

(B Loassloan expiratian i boded on phe fesd tevm of the leaseloov ond does aal facrer in potential renewal aptions prowded for in our Sgraaments.

{C) Refiecty olf propertios, including Mhose Mat are part of foinf ventured excepl vacant gropeviies repreienting feid than | %of fetal pre fevma greds axsets and tree foclilis fhaf are andey
development.

{0) Bepresents bose rentinterest icome on an annualired basis o3 of perkodend but does nod include fenant recoveres, odditional rends and other leosereloted odlusiments fo revenwe (e,
siradghit-ine rents and deferred revenues ).
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS AND ADJUSTED REV
{Decamber 31, 2025)

% amaunts & thowsands)

{UE BY ASSET TYPE

entage of
Q4 2021 Rervenue

Aszet Types

Ganwral Aoute Care Hospitals 16,188 BEY

Behavioral Health Facilities 58 2565995 11.5% 45210 103%
Inpatient Rekabilitation Hospitals 11 TG0, TEY 1% 44061 1908
Long-Term Acute Care Hospatals il 337,609 15% 8261 19%
Fraastandirg ERUrgint Care Facilities &3 158 517 1.1 §.an 1.2%
Other 920,573 A%

055 ASSETS BY ASSET TYFE

TOTAL ADJUSTED REV

:u,llm- hiad R

General fcute Care Hospitals

m Behavioral Health Facilities

B Inpationt Rehabilitstion Haipitaly
Long-Term A&cute Care Mospitals

® Freesfanding ER/Urgent Care Facilities

| Othver
DOMESTIC PRO FORMA GROSS ASSETS BY ASSET TYPE DOMESTIC ADJUSTED REVENUE BY ASSET TYPE
L
2% 2% 5% %
]
i General Acute Care Hospitals
T
% mEehavioral Heath Facilitien

® Inpatient Behabditation Hospitals
Lomg-Term Acute Care Hospltals

= Freestanding DR/Urgent Cane Facilities

W Other

PAT Bl oo ri! $RRNe ARGAT, OUbGr K, iUAY v, S0d Be0 rafa Pocting of okl Siets i folnt wiilun sraaperests, aieming o ar silaie comenifmenli an new
INTREIMAnTs AnT GNAMIRT AT OF GEvomTLe T SRALE M0 CommeITed LD improvemend Dy ts are BTy Anded!, Sew Dres redaase dared Fedruavy 3 2000 for sevonciiation of fors
Al T il prey Rarrnia gros diseds ot Decessbee 15, 2031

18 ReMacTs ATt Fviviuss 0o 0w CONFOOANNT ST T OF AC0Me MO mvll Ateiue SO avarevies Dmied TRl oo L Osdared oMr Pefre
it Fobvwary 3, 3023 hov & riconciliation of actual reviue i adimiled mrvero.

W 5. Soe press Feeaie
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PORTFOLIO INFORMATION

TOTAL PRO FORMA GROSS ASSETS - LARGEST INDIVIDUAL FACILITY
(Decermber 31, 20211

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

Largest Individual While MPT seeks to olign with proven operators with seccessful track records and

Facili demonstreted market leadership, individual facilities are dizcrete transactions
rugardles of portfelio size or related master lease and/or crass-default provislons
HCA Haallk ane 1.5%
Steward Health € 0% .
e , I8 referrol netwark suliciently diversifisd by
Circle Health L1% bath proctice and specialt
Prespect Midoal Holdings 11%
Switd Madical Netwadk 0.5 = Would the community suffer were this +  Would the focility he oitroctive fo mulhiple
haspitel not here? identifed figh-quality replocement aperatars
432 ppoeratorns 1.3%

i the rave event @ fenant must e reploced?

*

Largest Individual Facility Investment is Less Than docal physkcions dwep, time-e: . he operator pofentiolly be replaced at
3% of MPT Investrment Portfollo siddovnable? ual oF more fnvorabde (to MPT) terms?

TOTAL PRO FORMA GROS.

(ReceTiber 30, 2021
1% amounis i thousands)

Steward Haalth Care

Florida market 5 1334834 L B 6,147 55%
Masrachuseits marked 1,477,914 5% A TR
Tomas/ Arkanrias/L suidaina market 116N 51% 15881 4.3%
Arizona market 338,512 L% 5,583 L%
Ohlo/Perreryivanis market 141,506 06 1648 Ou.E%
Utah matket - - XL081 7.3%
Cirgle Hialth 3% TARL 0O 1L.1% E4.03E 1%
Prospaect Medical Holdings 14 1,631,631 T.3% TR ) EE%
Swiss Medical Network i 1300411 5.0 18,753 LT
HCA Haalthe sra 9 12040588 5% a1 1%
48 aperabons 318 10,633,605 47.6% 20,062 47.5%
Oithar - 930,573 4.1%
Tatal
AT inciuctes gros real slate araety, otfver e, sgeally imamimanty, Ao [0 rals SOTio of frods atsets i1 i vvetore srrangementy, syscrming a8 e Ll and
wmflanatd amocar o o Heals and, -aptal prcpects are lally lbnded, See prows releane dated Febosary 3, 2020 Sor recangiblation of fatal agnets fo tofal e forma gron

apgeiz af December JL M

[ Redects actes revenves o1 aur comspdicafeg mafement ol iacame siong with neveows fom properties ewmed Sreugh oo uncenpeidaied folot wenfure aranpements, See prevs release daded February
A 2002 o p reconciDADEN OF SCTEN TevEes 10 SOETeT ieVEeE,
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PORTFOLIO INFORMATION

TOTAL FRO FORMA GROS5 ASSETS AND ADJUSTED RE
(Decemnber 15, 2071

15 ammpunts ie Mousands!

LLET 1,171.B8T

Calitpmig tL) 1,650,008 T4

Florda [ ] 1,34 005 0

Utah T 1,255, S5 5.6

Maasachuteins B0 1,183 545

17 Cther St 124 5102,596 0% 117653

Other = AT I8 1.1% " ‘
United Srater m 5 13,420 AFF 1% 5 Fel A LE Lo
United Kingdom L} A AT 9LN 1% 5 LERER 195%
Switbeilael ] 1,300,431 5.5% 13,753 1T%
GErmany L ] 1,157 487 56 25017 5 T
Buatralia 0 LHLE 4T 14,875 14
Spaify 3 54, 55 L% 1,545 =
Duher Cowntries i3 1,350 1A% 5731 1.1%
Gther - el o] 10% - -
Iritermationsl 5 148,735

mr 5 4,908,348 108% 1A.T%:

147 irncilched Froved el ALY i, S0y Kode, Ul STvratemady, denct P ks SOrDO Of s it in it evlure Atiyfementi, adioming o real eitite CommAmmE e trw invrilnests and
nlnging! Bmoces o SeelopTiesT drall g CMITRNAG G IMETOTeTIesT peperis arr Bl Angied. Sev preEE el v KL o o il arseds . r
it af Devemier 1L 2001

() REBaTS TR Tl B 450 B TV BTATE W o Vet S TR vy ST ORI (T O e e O BT Y TR ATENPRTIATTE S D RS nedene Saned
Frdruane 1, 022 b a srconcshalion of acfos! srvesue fo sdiuaind revenurs

ROSS KSSETS B

1%
w Ty

Ui St
 Urined Kingdom
| Switreriand
& Germany
= Augtralia
m Span

Other Coantries

PAO FORMAGROSS ASSETS BY U5, STATE ADJUSTEL

Texas
o Calfornis
Flarids TR
Uy
o Massalisits it
F1™ L] 7 Qeher States

Gither
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PORTFOLIO INFORMATION

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

YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE
S.00n
= =
a0 x A3 A mA x X om
pr T M Mom @ @ m
r ~
oo | X a A ] H s X & & & = =
i A A mAa A
.00 =
L -
0,00x T T
General Acute Care  Inpatient Rehabilitation Long-Term Acute Care Behavioral Health Tatal Portfolic
Hospitals Facilities Haodpitaks Facilities
Q3 2020 [YoY] Q32021 [Yo'r) W02 2021 (Qed) u Q3 2021 (QoQ)

STRATIFICATION OF PORTFOLIO EBITDARM RENT COVERAGE

Greater than or equal to 4.50x
3.00% - 4.4%x
1.50x - 2.99x
Liss than 150
Total Master Leased, Cross-Defaulted and/or with Parent
Gusranty: 2.8=
General Acute Cane Hospitals Master Leased, Cross-
Defautted and/or with Parent Guaranty: 3.0x

o A A WA

Inpstient Rehabilitation Facilities Master Lesded, Cross-
Defaulted and/or with Parent Guaranty; 2.1x

Long-Tenm Acute Care Hospitals Master L eased, Cross-
Defautted and/orwith Parent Guaranty: 3.2x

Behavioral Health Facilities Master Leased, Cross- Defaulted
andfar with Pasent Guaranty: 1.9x

1% <1% —<1%

% ; <1%
ﬁ.
|

5

L
Propenties that do not prowde ﬁnWrMﬂmemm ot incleded. AT dal
AP EBTTOARRS sffuitend Far iroet-Fieuring e,

ML DICAL PROPTRTIES TRUST | SUPPLI

12,139,885 145
1,928,912 107

288,255 19
1,050,010 =}

W Greaber thas oF &geal b 4.500
R0 -
140 - 1.5
m Less than 150
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PORTFOLIO INFORMATION

SUMMARY OF COMPLETED INVESTMENTS
[Far the baebve months ended December 31, 2021}

(A iy Bhrisanvals)

Steward Health Care LS. - Various 5 335,000 1/8/2021 Inwestment
Prigry Group United Kingdom 1,0¢060 400 1/19/2021 Invetmadnt
Swiss Medical Network Switzerand 157,630 4/16/2021 Inwestment
Pipeline Health Systems Califomia 215,000 Ti&f2021 Inwestment
Circle Health United Kingdom 21,528 T/6(2021 Inwesstmant
Steward Health Care Flarida Eouillite] 81200 Inwestment
Springstone LL5. - Various F50,000 10/18/2021 Inwestment
Atrys Health Porugal L0i21/2031 Insestmant
IMED Hasgitales Spain 12/2/2021 investmant

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF DECEMBER 31, 2

flmounis in thousands)]

12/31/2021 Date
Emaest Health Califomia 5 aT98 & 42,132 01 2032
Emest Mealth Califomia 47,700 aiaar O Ha2
Steward Health Care Texas 160 408 28,110 O 2024

(A Excludes trawsaction costs, incluaing real estate tfransfor and other tawes, AMount Assumes exchange rate o5 of the investment gdate.

(B Purchased the remaining 509 inferest in IMED ENencil HoRtNes in Spain in Decomiber 2021, wivoh was lonmenly owrned By METF Joke! wenfoe Danines,
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

fUnavaited)
(ATRES O IS, Bxcap per share dara)

For the Three Months Ended

Desesmiber 11, 2021 Decambar 31, 2020 Diszenler 11, 2001 Decamber X1, 2020

REVEWUES
Rt Bl L S 5IT 5 203,084 a3 5 T41311
Straight-lisk fit (2] LR 248433 1548 641
incoma feom financing leases 50,1701 49081 02 559 205,550
inberest and ot intome X1 65T 36507 164 645 142 496
Total revaniues 403, 333 333,506 1,544 655 3,249 338

EXPERSES
Inberast 03,534 5,13 367,393 HeTH
R dl 01 deprecintion and AMOTiEates B4,199 TR 370,248 a8 245
Froperty-related 7433 5,712 008 2480
General and adminisirathee 5,326 34542 145,638 131,663
Total wipenges 234,347 197 5l 873,378 T8 51

OTHER INCOME (EXFENSE]

Gain (ko] on sale of real estate 431575 [k 53471 (2A3%3)
Rieal estate Impairment changes - . (15,005}
Eamings from equity interests E,E55 5,154 3438 20417
Dbt refinancing snd unutilized finsncing costs. (25,211) [27,569) {37 6500 (2B, 1E0}
Citbser [including mark-te-market sfuitments on squity securitisg 1,541 17 6,748 |6 T8}
Total other income (expensa] 6,650 (L9,828) 59,597 (36384
Incomae belore inoomme tam 11,6551 116338 T840 45331
Income tas espense 4,807) 16233} {T3,548) (31,055
Mut Incoma 206,844 110,106 655,940 432372
M incams sttributable bs non-centalling istives 2} fEIL] Ll

Mt intame attributeibs 1o MPT common Mtockhalders

EARNINGS PER COMMON SHARE - BASIC AMD DILUTED

Mt inEome SO buLsE 1 MPT common 1ockhalders

WEMHTED AVERAGE SHARES OUTSTANDING - BASIC

WEMIHTED AVERAGE SHARES OUTSTANDING - DILUTED

DVIDERDS DECLARED FER COMMON SHARE

| 208)

536, 305
59, 565

5 [ T

SAT 0%
538,351

[-F2

583,817
550,133

L1z

431 4530

k- L.og

) Includes 54.8 millicn gnd 52,9 million of ground lease and other espenses [such o5 property tanes and insurance) paid directly by us-and reimbsrsed by our tenants for the three months.
ended December 31, 7021 and 2010, respectively, and 5279 milllon and 5138 mdlion of such expenses for the twebve months ended Decembes 31, 3021 and 203, respectvely.
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FINANCIAL STATEMENTS

CONSOLIDATED BALANCE SHEETS

(Amasunts in thowsands, excep! per share dats)

ASSETS
Real estate assets
Land, buildings and improvements, intangible lease assets, and ather
Irvestment in financing leases
Real estate held for sale
Mortgage loans
‘Gross investment in real estate assets
Accumvlated depreciation and amortization

Het investment in real estate assets

Cash and cash equivalents
Interest and rent receivables
Straight-line rent recervables
Equity imvestments

Ohar loans

Cher asseds

Total Assets

LIABILITIES AND EQUITY
Liabilities
Debt, net
Accounts payable and accrued expenses
Deferred revenus
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Preferred stock, 500001 par value. Authorized 10,000 shares;
na shares outstanding
Cornman stock, $0.001 par value. Autharized 750,000 shares;
issued and oulstanding - 596 814 shares st December 31, 2021
ardd 541,419 shares at December 31, 2020
Additional paid-in capital
Distributions in excess of net income
Aecumulated ather comprehensivie loas
Treasury shares, sl cost
Tatal Medical Properties Toust, Inc. Stockboldess’ Equity
Non-contralling interests
Taotal Equity

Total Liabilities and Equity

|4} Firancials have been derived froen the prios year audibed finameclal staberments.

5 14,062,722 5 12,078,527
2,053,337 2,010,522
1,096,505

213211 248,080
17,425,765 14,337,929
553, 1060) (833,5249)
16,432 665 13,504,400
459,237 540,884
56,229 45,208
738,532 490,462
1,181,025 1,133,523
1,338,553 BEH,TEH
333480 250,069

5 11,082,770 5 B 865,458
BOT, 752 438,750
25,583 36,177
158,005 144,772
12,074,130 9,488,187
547 541

8564 TRE 7,461,503
(&7,651) (11,411}
(36,727 (51,324
{177) [T
B,440,158 7,338,532
5483 5,325
B,4456T1 T, 341857
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FINANCIAL STATEMENTS

UNCONSOLIDATED JOINT VENTURE INVESTM
(A af gvel o et 8 u gnded December 11, 2020}
[Unoucied)

o manph

(3 omounts in theusonds ]

REAL ESTATE JOINTV

Property-
MPT Welghted | Total Gross
¥ & Related
Average Interest Assets Revenues I
Expenses

HM Hospitales, MEDHAN,
Paliclimico di Monza, Swiss 5i% ] LWTHST 5 BT 3 337,689 5 Ir5M 5 1,867
Medical Hetwork

TURE DETAILS

PRO RATA TOTAL C ¥ COUNTRY

ROSS A

# Spain taly

JOIN ENTURE IMF T

Income Statement Impact to MPT “ Financial Statement Location
Feal estate jaint venture income ™ 5 6855 Earnings from equity Interests
Management lee revenue 5 147 Interest and other income
Sharehalder laan inberest revenwe & HAR8  Inberest and other income

Balance Sheet Impact to MPT “ Financial Statement Location

Real estate jaint venture investments 5 B1T 386 Equity Investments
Other equity invesiments 363,63% Equity Investmenis
Total equity investments 5 1,181,025
Sharehalder loans 5 337,689 COiher Loans

{8 Purchased the remaning 0% interest is 1805 Valencis Mongitales in Spain is December 2021, which wa formrly owreed by WSy joint wenture partner, Inchaden
revnue and eaperdes priod o the date ol acgunng the addaonal inbees

{81 Include: $1 3 milion of stralght-line rent revenue, 53202 millicn of deprecistion and smoriirstion sspense. and .7 millon of inferest sapenas on thind-party debt
and shareholder loans.
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