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Item 2.02. Results of Operations and Financial Condition.

On November 7, 2024, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three and nine months ended
September 30, 2024. 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 November 7, 2024 reporting financial results for the three and nine months ended September 30, 2024
99.2 Medical Properties Trust, Inc. 314 Quarter 2024 Supplemental Information

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

2



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: November 7, 2024



Exhibit 99.1

W Medical Properties Trust

Contact: Drew Babin, CFA, CMA

Head of Financial Strategy and Investor Relations
Medical Properties Trust, Inc.

(646) 884-9809
dbabin@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. REPORTS THIRD QUARTER RESULTS
Operations of 17 Former Steward Hospitals Transitioned to Five New Operators

Approximately $2.9 Billion of Year-to-Date Liquidity Transactions Completed

Birmingham, AL — November 7, 2024 — Medical Properties Trust, Inc. (the “Company” or “MPT”’) (NYSE: MPW) today announced financial and
operating results for the third quarter ended September 30, 2024, as well as certain events occurring subsequent to quarter end.

Third Quarter Financial Highlights

.

Net loss of ($1.34) and Normalized Funds from Operations (“NFFO”) of $0.16 for the 2024 third quarter on a per share basis; and

Third quarter net loss included approximately $130 million in real estate gains, offset by approximately $608 million of impairment
charges, approximately $131 million of net negative fair value adjustments and $137 million accelerated non-cash amortization of in-place
lease intangibles primarily related to Steward real estate. Amounts representing the majority of these totals were previously described in
MPT’s September 8-K filing related to the Steward global settlement.

Corporate Updates During and Subsequent to the Third Quarter

.

Leased in November two additional former Steward facilities in Arizona with a combined lease base of approximately $140 million to
College Health;

Sold 18 freestanding emergency department (“FSED”) facilities as well as one general acute hospital in Arizona and Colorado for
approximately $246 million;

Received a $100 million mortgage repayment related to the April sale of five hospitals to Prime Healthcare;

Settled a property damage insurance claim related to a 2020 storm loss at Norwood Hospital, the expected proceeds of which will offset
previously recorded receivables in their entirety;

Completed the sales of Watsonville Community Hospital in Watsonville, California for approximately $40 million and two FSED
properties in Texas for approximately $5 million;

Reduced balances of the revolving credit facility and GBP term loan due in 2025 by approximately $300 million and £72 million,
respectively;

Paid a regular quarterly dividend of $0.08 per share in October.
1



Edward K. Aldag, Jr., Chairman, President and Chief Executive Officer, said, “Across our highly diversified, global portfolio, we are excited by the
positive trends we continue to see in utilization, acuity mix, and reimbursements. Further, as a result of our recent global settlement and our team’s
tireless efforts, we successfully re-tenanted 17 Steward hospitals across five states to ensure continuity of patient care and recover our annual cash flows
associated with these properties. With Steward’s removal from our portfolio, we look forward to demonstrating the strength and resilience of our
diversified portfolio of hospital real estate and the importance of our business model to an industry in desperate need for more capital solutions.”

Included in the financial tables accompanying this press release is information about the Company’s assets and liabilities, operating results, and
reconciliations of net (loss) income to NFFO, including per share amounts, all on a basis comparable to 2023 results.

PORTFOLIO UPDATE

Medical Properties Trust has total assets of approximately $15.2 billion, including $9.4 billion of general acute facilities, $2.5 billion of behavioral
health facilities and $1.7 billion of post-acute facilities. As of September 30, 2024, MPT’s portfolio included 402 properties and approximately 40,000
licensed beds leased to or mortgaged by 55 hospital operating companies across the United States as well as in the United Kingdom, Switzerland,
Germany, Spain, Finland, Colombia, Italy and Portugal.

MPT’s European general acute portfolio continues to benefit from the expanding role of private hospitals in addressing rapidly growing care needs,
particularly in the U.K. with a strong year-over-year increase in surgical volumes, occupancy rates, and reimbursement rates. Swiss Medical Network
(“SMN”) reported organic growth as well as meaningful benefit from ongoing cost optimization efforts. In September, SMN opened its Genolier
Innovation Hub which is expected to serve as a venue for leading industry minds to collaborate to facilitate continuous improvement of healthcare for
patients and future generations. Behavioral and post-acute operations have remained consistent, with MEDIAN reporting strong performance across all
key revenue metrics and Priory recording increases in revenue due to improved reimbursement and acuity mix.

In the Company’s U.S. portfolio, general acute revenue trends continue to benefit from increasing admissions, surgeries, and higher reimbursement
rates. Further, coverages in MPT’s behavioral portfolio continue to improve due to steadily rising volumes, reduced utilization of contract labor and the
ramp-up of expanded facilities. MPT’s portfolio of general acute hospitals operated by Lifepoint Health continues to demonstrate accelerating
profitability as the operator’s self-funded expansion of Conemaugh Memorial Medical Center in Johnstown, Pennsylvania has driven significantly
higher volumes while labor costs have continued to moderate. Overall performance of the post-acute segment, which combines inpatient rehabilitation
(“IRF”) and long-term acute care (“LTACH”) facilities, remained stable.

During the third quarter of 2024, Prospect did not pay cash rent related to the six California properties it leases from MPT. Prospect’s California
properties continue to report improving facility level EBITDARM coverage trends. However, Prospect’s operating losses in multiple east coast markets
that it is attempting to exit — including Pennsylvania and Rhode Island (a state where MPT does not have any real estate investments) — have adversely
impacted overall liquidity. Prospect expects to receive $100 million of quality assurance fund (“QAF”) payments in the first quarter of 2025.
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STEWARD UPDATE

MPT received approximately $10 million in consolidated cash rent from Steward in the third quarter prior to finalization of its global settlement
agreement with Steward and its creditors in September. This global settlement restored MPT’s control over its real estate, severed its relationship with
Steward, and facilitated the re-tenanting of 17 properties previously leased to Steward.

MPT reached definitive agreements with Healthcare Systems of America, HonorHealth, Quorum Health, Insight Health and most recently College
Health to lease and operate these 17 facilities. The five new tenants are in-place and executing on their transition strategies. Since the global settlement,
the Company has provided approximately $90 million in overall working capital loans to these operators and is receiving cash interest payments. The
short-term loans will provide liquidity until their facility-level receivables are sufficient to raise asset-backed loans. This represents a modest increase
versus the $80 million previously disclosed due to larger than expected legal and professional fees as well as other costs related to the hospital
operations transition process. MPT expects to begin to receive partial cash rental payments from the re-tenanted portfolio in the first quarter of 2025.

In October, MPT received approximately $45 million in cash related to Steward’s sale of three former MPT hospitals on Florida’s “Space Coast” to
Orlando Health for total consideration of approximately $440 million. As previously disclosed, Steward retained approximately $395 million of
proceeds from the sale as part of the global settlement agreement. In turn, Steward and its creditors relinquished all rights to any further allocation of
value from transactions related to any other hospital remaining in the portfolio and the parties agreed to mutually dismiss claims against each other and
exchange broad general releases.

OPERATING RESULTS

Net loss for the third quarter ended September 30, 2024 was ($801 million), or ($1.34) per share, compared to net income of $117 million, or $0.19 per
share, in the year earlier period. Net loss for the quarter ended September 30, 2024 included approximately $130 million in real estate gains resulting
from asset sale transactions, approximately $608 million of impairment charges, $131 million of net negative fair value adjustments and $137 million
accelerated non-cash amortization of in-place lease intangibles (included in real estate depreciation and amortization). These primarily consisted of:

. $425 million impairment of Steward working capital loans;

. $183 million of impairments, including $180 million of value in three “Space Coast” facilities transferred to Steward pursuant to the global
settlement and certain excess properties, with remaining charges for property taxes and other obligations (net of recovery);

. $115 million accelerated non-cash amortization of lease intangibles related to the termination of the former Steward master lease; and
. $134 million reduction in the fair value of MPT’s investment in PHP Holdings based on current market conditions.

NFFO for the third quarter ended September 30, 2024 was $94 million, or $0.16 per share, compared to $226 million, or $0.38 per share in the year
earlier period.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for November 7, 2024 at 11:00 a.m. Eastern Time to present the Company’s financial and
operating results for the quarter ended September 30, 2024. The dial-in numbers for the conference call are 877-883-0383 (U.S.) and 412-902-6506
(International) along with passcode 6768920. 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 November 21, 2024, using dial-in numbers 877-344-7529 (U.S.), 855-669-9658 (Canada) and 412-317-0088 (International) along with
passcode 6635503. 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 hospital real estate with 402 facilities and
approximately 40,000 licensed beds in nine countries and across three continents as of September 30, 2024. 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.

Forward-Looking Statements

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, asset sales and other liquidity transactions (including the use of
proceeds thereof), expected re-tenanting of vacant facilities and any related regulatory approvals, and expected outcomes from Steward’s Chapter 11
restructuring process, including the terms of the agreement described in this press release. 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 risk that the outcome and terms of the bankruptcy restructuring of Steward will not be consistent with
those anticipated by the Company; (ii) the risk that the Company is unable to successfully re-tenant the Steward portfolio hospitals, on the terms
described herein or at all; (iii) the risk that previously announced or contemplated property sales, loan repayments, and other capital recycling
transactions do not occur as anticipated or at all; (iv) the risk that MPT is not able to attain its leverage, liquidity and cost of capital objectives within a
reasonable time period or at all; (v) MPT’s ability to obtain debt financing on attractive terms or at all, as a result of changes in interest rates and other
factors, which may adversely impact its ability to pay down, refinance, restructure or extend its indebtedness as it becomes due, or pursue acquisition
and development opportunities; (vi) the ability of our tenants, operators and borrowers to satisfy their obligations under their respective contractual
arrangements with us; (vii) the ability of our tenants and operators to



operate profitably and generate positive cash flow, remain solvent, comply with applicable laws, rules and regulations in the operation of our properties,
to deliver high-quality services, to attract and retain qualified personnel and to attract patients; (viii) the risk that we are unable to monetize our
investments in certain tenants at full value within a reasonable time period or at all, (ix) our success in implementing our business strategy and our
ability to identify, underwrite, finance, consummate and integrate acquisitions and investments; and (x) the risks and uncertainties of litigation or other
regulatory proceedings.

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 most recent Annual Report on Form 10-K and our Form 10-Q, and as may be
updated in our other filings with the SEC. 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.
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MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Consolidated Balance Sheets

(Amounts in thousands, except for per share data)

Assets

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

Cash and cash equivalents
Interest and rent receivables
Straight-line rent receivables

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

Investments in unconsolidated real estate joint ventures

Investments in unconsolidated operating entities

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 - 600,229
shares at September 30, 2024 and 598,991 shares at December 31, 2023

Total Liabilities and Equity

Additional paid-in capital

Retained deficit

Accumulated other comprehensive income
Total Medical Properties Trust, Inc. Stockholders’ Equity

Non-controlling interests

Total Equity

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

September 30, 2024

December 31, 2023

(Unaudited) A)
$ 11,653,954 $ 13,237,187
1,184,992 1,231,630
85,000 —
298,221 309,315
13,222,167 14,778,132
(1,423,702) (1,407,971)
11,798,465 13,370,161
275,616 250,016
35,142 45,059
685,742 635,987
1,242,772 1,474,455
508,227 1,778,640
155,889 292,615
534,303 457911

$ 15,236,156

$ 18,304,844

$ 9,215,751 $ 10,064,236
418,339 412,178
24,332 37,962
136,635 156,603
9,795,057 10,670,979
600 599
8,578,355 8,560,309
(3,197,505) (971,809)
57,114 42,501
5,438,564 7,631,600
2,535 2,265
5,441,099 7,633,865

$ 15,236,156

$ 18,304,844




MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

(Amounts in thousands, except for per share data)

Revenues
Rent billed
Straight-line rent
Income from financing leases
Interest and other income
Total revenues

Expenses
Interest
Real estate depreciation and amortization
Property-related (A)
General and administrative
Total expenses

Other (expense) income
Gain (loss) on sale of real estate
Real estate and other impairment charges, net
Earnings (loss) from equity interests
Debt refinancing and unutilized financing (costs)
benefit
Other (including fair value adjustments on
securities)
Total other (expense) income
(Loss) income before income tax
Income tax (expense) benefit
Net (loss) income
Net income attributable to non-controlling interests
Net (loss) income attributable to MPT common
stockholders
Earnings per common share - basic and diluted:
Net (loss) income attributable to MPT
common stockholders
Weighted average shares outstanding - basic
Weighted average shares outstanding -
diluted
Dividends declared per common share

Consolidated Statements of Income

(Unaudited)

For the Three Months Ended

For the Nine Months Ended

September 30, 2024

$

169,721
36,602
9,798
9,706

225,827

106,243
204,875
4,994
36,625
352,737

91,795

(607,922)
21,643

(713)

(169,790)

(664,987)

(791,897)

(9,032)

(800,929)
(234)

(801,163)

(1.34)

600,229

$

600,229
0.08

September 30, 2023 September 30, 2024 September 30, 2023
$ 229,306 $ 552,784 $ 724,954
21,511 119,719 38,875
26,066 53,832 107,729
29,693 37,368 122,624
306,576 763,703 994,182
106,709 316,358 308,833
77,802 382,701 526,065
6,483 17,475 38,269
38,110 105,300 115,438
229,104 821,834 988,605
20) 475,196 209

(3,750) (1,438,429) (93,288)
11,264 (369,565) 34,840
862 (3,677) 46
41,125 (566,821) 25,447

49,481 (1,903,296) (32,746)

126,953 (1,961,427) (27,169)
(10,058) (34,538) 134,661
116,895 (1,995,965) 107,492

(185) (1,458) 25)
$ 116,710 $  (1,997,423) $ 107,467
$ 0.19 S (3.33) $ 0.18
598,444 600,197 598,363
598,553 600,197 598,406
$ 0.15 $ 0.38 $ 0.73

(A) Includes $2.6 million and $3.3 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 September 30, 2024 and 2023, respectively, and $9.8 million and $28.6 million for the nine months ended

September 30, 2024 and 2023, respectively.



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES
Reconciliation of Net (Loss) Income to Funds From Operations (Unaudited)

(Amounts in thousands, except for per share data) For the Three Months Ended For the Nine Months Ended
September 30, 2024 September 30, 2023 September 30, 2024 September 30, 2023

FFO information:
Net (loss) income attributable to MPT common

stockholders $ (801,163) $ 116,710 $  (1,997,423) $ 107,467
Participating securities’ share in earnings (153) (311) (807) (1,295)
Net (loss) income, less participating securities’ share in

earnings $ (801,316) $ 116,399 $  (1,998,230) $ 106,172
Depreciation and amortization 218,646 96,280 430,128 580,484
(Gain) loss on sale of real estate (91,795) 20 (475,196) (209)
Real estate impairment charges 179,952 3,750 679,276 55,854

Funds from operations $ (494,513) $ 216,449 $  (1,364,022) $ 742,301
Write-off of billed and unbilled rent and other (159) 52,742 2,846 150,576
Other impairment charges, net 427,970 — 1,169,943 37,434
Litigation and other 28,899 2,759 46,507 12,987
Share-based compensation adjustments — 1,243 — (3,120)
Non-cash fair value adjustments 130,949 (46,815) 511,472 (42,562)
Tax rate changes and other 8 — 4,596 (164,535)
Debt refinancing and unutilized financing costs

(benefit) 713 (862) 3,677 (46)

Normalized funds from operations S 93,867 $ 225,516 $ 375,019 $ 733,035

Certain non-cash and related recovery information:
Share-based compensation $ 14,427 $ 10,210 $ 30,581 $ 32,839
Debt costs amortization $ 4,994 $ 5,016 $ 14,769 $ 15,340
Non-cash rent and interest revenue (A) $ — $ (31,323) $ — $ (181,680)
Cash recoveries of non-cash rent and interest revenue

B) $ 552 $ 2,351 $ 6,840 $ 36,087
Straight-line rent revenue from operating and finance

leases $ (41,363) $ (61,003) $ (129,395) $ (184,417)

Per diluted share data:
Net (loss) income, less participating securities’
share in earnings $ (1.349) $ 0.19 $ (3.33) $ 0.18
Depreciation and amortization 0.37 0.16 0.72 0.97
(Gain) loss on sale of real estate (0.15) — (0.79) —
Real estate impairment charges 0.30 0.01 1.13 0.09

Funds from operations $ (0.82) $ 0.36 $ (2.27) $ 1.24
Write-off of billed and unbilled rent and other — 0.09 — 0.25
Other impairment charges, net 0.71 — 1.94 0.06
Litigation and other 0.05 0.01 0.08 0.02
Share-based compensation adjustments — — — (0.01)
Non-cash fair value adjustments 0.22 (0.08) 0.85 (0.07)
Tax rate changes and other — — 0.01 0.27)
Debt refinancing and unutilized financing costs

(benefit) — — 0.01 —

Normalized funds from operations $ 0.16 $ 0.38 $ 0.62 $ 1.22

Certain non-cash and related recovery information:
Share-based compensation $ 0.02 $ 0.02 $ 0.05 $ 0.06
Debt costs amortization $ 0.01 $ 0.01 $ 0.02 $ 0.03
Non-cash rent and interest revenue (A) $ — $ (0.05) $ — $ (0.30)
Cash recoveries of non-cash rent and interest revenue

B) $ — $ — $ 0.01 $ 0.06
Straight-line rent revenue from operating and finance

leases $ (0.07) $ (0.11) $ (0.22) $ 0.31)

Notes:

Investors and analysts following the real estate industry utilize funds from operations (“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,
including amortization related to in-place lease intangibles, and after adjustments for unconsolidated partnerships and joint ventures.

In addition to presenting FFO in accordance with the Nareit definition, we 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 (if any not paid by our tenants) 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.

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 all activity of our equity interests in the “Earnings (loss) from equity interests” line on the consolidated statements of income.

(A) Includes revenue accrued during the period but not received in cash, such as deferred rent, payment-in-kind (“PIK”) interest or other accruals.

(B) Includes cash received to satisfy previously accrued non-cash revenue, such as the cash receipt of previously deferred rent or PIK interest.
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K. Steven Hamner Exveutive Vice President and Chicf Financial Officer

J. Kevin Hanna Senior Viee President, Coneroller and Chief Accounting Offrcer
Rosa H. Hooper Senior Vice President of Operations and Secreeary

Larry H. Portal Senior Viee President, Senior Advisor to the CEO

Charles R. Lambert Senior Viee President of Finance and Treasurer

R. Lucas Savage Vice President, Head of Global Acquisitions

Board of Directors

Edward K. :Hdag. Ir.

G. Steven Dawson

K. Steven Hamner
Caterina A. Mezingo
Emily W. Murphy
Elizabeth N. Pitman

D. Paul Sparks, Jr.

Michael G. Stewart

C. Reynolds Thompson, 11

Corporate | !'L'ml'qmrrn'rs

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

{205) 969-3755
{205) 969-3756 (fax)

www.medicalpropertiestrust.com
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INVESTOR RELATIONS

Drew Babin T'im Berryman

Head of Financial Strategy and Invester Relations Managing Directer of Invester Relations
(646) 884-9809 dbabin@medicalpropertiestrust.com (205) 397-8583 tberryman@medicalpropertiestrust.com

_C;E L Ft_'L_' IZ‘,TL']IJ;I ”."!rt-

Listing and

MPW

LISTED

Trading Symbol

Equiniti Trust Company, LLC Mew York Stock Exchange

6201 15th Avenue {NYSE): MPW N Y S E
Brooklyn, NY 11219

https://equiniti.com/fus

CUF Visey Hoapetal - Viseu, Portugal - Operabed by CUF
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FINANCIAL INFORMATION

RECOMCILIATION OF NET (LOSS5) INCOME TO FUNDS FROM OPERATIONS

{Linoudtited]
dAmourds da thousands, excepl per shove dafo)

For the Thres Months Ended For the Nine Months Ended

0, M 30, 20 30, 134 30, 203
FFO INFORMATION!
Wt [Baan] Incame stivibutable fa MPT comman stockbald e k2 [ELEET U 3 (1957 435) & 167 447
Participating wecarfiey thare in sarning {158 _ imem 1,298
e (fass| Income, bess participating securitien” shans in ramings 5 BOLIVE 5 5 11,990,138 5 196113
Dwprecisbion sed amartication agds 430,118 SA0.484
[Gain} loss o sale of realestate @755 AT (209
Real estute impalment charges TSN STRITE BEA
Fundi frem opevaticns H “ [ [ l"i_m £ m
Weiig-oll of bilked and uridlied rest and other (15 ) TG L3576
Crihear empairmant charges, net 437370 LEER Y 1AM
Litigation snd other A T 8T AT
Share-based compesaation adustments - 1,345 - [FE -0
Wan-cath tairvalue sdustments 19,540 HEBLS) $11AT2 2882}
Tax rate changes andcther 8 . &5 {ub4, 5%
Dtk retnasding and uratilized finanong coss [benefit] 713 Iﬂ !E ﬁ
Homalized funds fram operatians H SO.MT 5 JIRSIE H FE T 5 TN
Cartuin non-caih and related recevery informatians
Share-based comperastion 1 14437 5 H¥s ma § FLENS
oSt COLTE AmGtaticn ) ay § I0E 5 umee EER L
een-cath rentand iterest reeenue H - % [LEE LR § - 5 [1ELE-
Canh revoverses of nos-cash rent and interest revesue L] L. ] LT ) LE H
Straight-lise rend and L] 41,363 3 Hwmy % f1rams) b (L ALT)
FER DILUTED SHARE DATA:
Nat (faan] income, beus participating securition share in samings § 4 RTINS §
[Gain} bass oo sale of rewlestane (1] ! Cx] !
Aralestats mpairment charges i.i oa3 113 o0s
Fundi fram aperations Fl m £ [N m £ 1 E
Write-alf of Billed and unbilled rest and ather - o - 023
Db impairment dharged, het [-%:% N 18 a8
Litigation snd other (1] (L] (1] L
Share-based compeaation sdustments - - 5 map
Ken-cuth tairvalue sfustments [-Fr] (o.oa) s a7
Tax rate changes and gther - . (T an
st rednancing and ueutilised finarsing eosta [benefit - - 881 :
Hommalized furds from operations El G.E § 9.1 8 ﬂ.& H I.I'2-
Certaln non-cash and related recovery information:
Share-based compesaation H L1 % L LT3
Do Cotts amoitization & " 5 any % (1 S [L]
ean-carth rent and mEETes revenue E E 1 s - £ (5]
Caih revineries ol s cash ieat and iMerest revesue ™ 4 = 3 - L] s 4 a5
Straight-line rent reswnue from cperating and firance inasey 5 =T . wam b (R H]

imwetton srd srabyuin doiloang the resl svire induury utilos fenda hom opeeatom TFFCT) L 8 sepplemetsl pedormuncs mesacrs. FRO, reflecting the sumgrton that resl sstme 2t valsn ri of [ed et market condtione,

wad ackading i b, 5nd sRes sy, A [ TR

I ebdition ta presesting FID in scturdance with the Maredt cafinticn, s diclo normalizes FIC, mhich adeets FRO%or bems that relats b0 unasticionted o ron-con avents o scthvites o accounteg chanpr thit, B rot noted, wouls make
R 18 e el At AT ] PRSTST # wyie TATR . b Pt s B 1L ] SAATR B Dbt TUBY Tk b OF BB, Jiniiraied Wiy TR et 8 AR [ -llpvmﬂ 1 1 L L PR
Imeriion and the ute of normalied FRO Mt comparion of ser opetrting reudts with priod paniodh snd other comp. o Whila FRO e ity r-nunn‘qnuug
el Pirusncial parkaonance of BEITR, thiry thouldl sot Be vemssd 5z 8 ssbettuts masss of our opsating perfornmance Lnce S masins da nok pelect sther ‘-nrhllﬂii pital el bening
Gt (# iy el i By ot 18R AL 1B Farin. e Ot oL e e rbin maiers o o dod frnfa L sl i Doy Haad 8 i vt (rHs TR Hmm:wlmﬂ peTelies FRD arel adrmabind IO thinlel gl bnf dirvisbesnd afr
sitmrmative to e incoms (ks (computed in, mith GANP) 1 Ingficabon of cur or $a-cash flow rom cpeafing mith GAAP) . an inchcator = cur liquidity

Conen bne e sboer (axh i tep out share of wath ' o ventune. Thene amownts dne rchaded with ol sctrity of owt eguity teTets in The “Litrings foat) from

Mwmumwmum
4} inuies nevmsue sxcesed dusing the paried but ot recssesd in Gk, tuch i cefarTed nne, pymest <n-kind (990°] isteent or sther soomusts.

(B0 Wal bl s {0 Peend 1 1atiily vty BOLRi s 850 vt el 85T Cabh i o ety v A0l a4 PR e
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FINANCIAL INFORMATION

s ufSeln!fmbfrjﬂ, 024
(5 amounts in thowsamnd's]

DEBT SUMMARY

Rate T!IP-!

2026 Credit Facility Revolves™™ Variable 63TE%-B211% § 397,391
2027 Term Loan™ Variable 7.845% 200,000
3.325% Notes Due 2025 (£500M)™ Fhoed 23255 556,750
2025 GBP Term LnanleE:‘!M]v" Fixed ™ 3.699% 99,502
0.993% Notes Due 2026 (£500M)™ Fined 0.993% 856,750
5,250% Notes Due 2026 Fixed 5.250% 500,000
2.500% Nates Due 2026 (ES00M]™ Fived 2 500% 68,750
5.000%: Nates Due 2027 Flued 5.000%: 1,400,000
3,692% Motes Due 2028 (E600M)™ Fixed 1600% 02,500
4,625 Naotes Due 2025 Fimed 4.635% 200,000
3,375% Notes Dus 2030 (E350M)™ Fixed 2375% 468,125
3.500%% Naotes Due 2031 Fiwed 3.500%: 1,200,000
2034 Socured GBP Term Loan (£631M)™ Fixed 68T B44 AT

5 5,294,248
Debit issuance costs and discount (T8.497)

T —— “ m

Wariabhe
B%

51

A Now-LISl dancrmingfed dedd converted to U5, dollors o Sepdember 30, 700

(B Amendad Creait Faolity agresment on August &, M0d which, smang other thingd, reduced taeal revaliing commitments b 51 32 bilios and inersased bavrouing spreods e 300 hati padnts
wifective Juse 39, 2024 diving fe Modified Covenant Period.

) Wi dvtanad inif o alivil fale Siap hevadtion, alfectie Mareh 8, 2000, 1e e the banchasavk vaviabis intaneal rate of the [oos. Effectie June B0, W04, the rede insrsaied to 3 659% during the
Mockfied Covenant Peviod,
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FINANCIAL INFORMATION

(4s of September 30, 2024)
% amawats i thousands)

DEBT MATURITIES

2024

205 56,750 693,512 1,256,263 13.5%
2036 1,735,500 357,331 7,132,891 11.5%
2007 1,400,000 200,000 1,600,000 1T.3%
2028 B2, 500 803 500 E5%
2029 900,000 - S0, 000 9T
2030 468,125 - 468,125 Sl
2031 1300000 = 1,300,000 140
2022 - - - L
2033 . - . 0.0

B4 4TD 844,470 2.1%

DEET BY LOCAL CURRENCY

Senior Unsecured
e Term Loans/Revolver Total Debt % of Total

Uriited States 5 4,100,000 5 260,000 4,360,000
Ur!iud Kinudum 1,939,375 L,S-!IQDI 3,483,357 JJ'.SM
1 IlS,SW 1,450,891 156%

DEBT METRICS

Sq)-l:mb:r 30, 2024

Adjusted Net Debt to Annualized EMTDAre Ratios:

Addjusted Net Dbt 5 8,453,402
Adjusted Annualiced EBTDe

AT7,240
Adjusted Net Debt (o Adjusted Annualiced EBITDAR Ratio n

Adjusted Net Debt 5 B,A53,402
Trangactsan Adjuited Anmualized ERITDAR 38,156
Adjusted Net Debt to Transactlon Adjusted Annualized EBITDAN Ratlo
Lewerage Ratio:
Unsecured Debt H B, 445,778
Secured Deba B44.4TD
Tetal Debt H 5,254,248
Total Gross Asseis™ 16,855 B5E
Fench everae T
Interest Comerage Ratio:
Interest Experne 13 10e5 2483
Capitalized Interess 2,006
Deba Casts Amartiation [4,TTT)
Tetal Intenest 5 103 AT2
Adjusted EBITDAe 5 219,310

Adjusted Interest Coverage Ratio

(A Taral Grads Aiiets equali taral aidets plat accumuloted depreciotion aad amartitation

Ses appendia fov reconaivalion af Nan-GAAP Dnonclal measuves.
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PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE "

F amounts in thowsands)

Percentage of Total

: ] : . E : o)

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

Base Rent/Interest

2024 3 5 3452 0.7%
102% 3 4,967 0.5%
2026 2 1,152 0.1%
Flerdy 3 5,088 0.4%
2028 L] 20,880 1.9%
1029 & 16,269 1.5%
2030 ] 6,205 0.6%
2031 4 4919 0.4%
2032 EF 53128 4.59%,
2033 5 6,201 06%
Thergafter 311 972582 BE %

Percentage of kotal
biase rentinlerest

-

ERERERREREE.

0.3% 0.5% 0.1% 0.4% 1.9% 1.5% 0.6% 0.4% 0.6%

E A S S g‘f

A} Schedule includes leases and movtgoge ioans and reloted ferms o5 of Sepdember 30, 7024,

(5] Lease/Loan expivation i based an the foed ferm of the leaseToon and does nat foctor in podentiol renewal o aliver options provided for in cor ogreements,

fC7 Relects all propertied, imchicding thape that are part of jaint wenlores, excepd vocant prapeties [Tess than 19 of doral asiers), focilities dhat are under development, god randiicmng
Properies

(D) Repvesenis base rentinterest incomee controciually owed per the frase/Toan agreements on an aassalized bosis o1 of peviod end [nclediog fovekgn currency exchange rates) but does nor
daclude tenant recoveries, odditional renks and adher Frase-refated odjusiments fo reveroe (Le., siraight-dine rents and deferred revenues), O I ESEVES or wride-offs.

ML DICAL FROPERTIES THUST | SUPPLUMERTAL BTORMATION | 01 2024 9



PORTFOLIO INFORMATION

TOTAL ASSETS AND REVEMUES BY ASSET TYPE
(Saptember 30, 2024
{5 amounts i tousands)

Asset Types Properties ; Percentage of 203 Percentage of
- Total d b 3 2024 Revenues
General Acute Care Hospitals 1T %5 9,308,736 ElI1% 5§ 1F.07% 61.8%
Behavioral Health Facifities L] 2,467 561 16.3% 52,799 13.4%
Past Acute Care Facilities 133 1,678,426 11.086 0,278 13.4%
Freestanding ERUTrgent Care Facilities 23 126,210 D.5%% 3,675 1.6%
Other 1637423 ™ 1084 . .

5BY ASSET TYPE

Y ASSET TYPE

General Acute Care Hospitals

B Behavioral Health Facilities

= Post Acute Care Facilities
Freestanding ER/Urgent Care Facilities

= Other

DOMESTIC ASSETS

1%

General Acute Cane Hogpitals

m Behavioral Health Facilities

® Post Acute Core Facilities
Freastanding ER/Urgent Care Facilities

u Other

Note: irvesiments in operating evtiies are altocated pro rade based on he gross book valoe of the real extate. Such prosats slocations are subject fo change from peviod to period.

(A Refecrs redal aisid 80 our coviioddlated Balines Jfeeri
(8] Wl dwr PHOP Haldings imveitmst of apprasimarely S207 millian

ML DICAL FROPERTIES THUST | SUPPLUMERTAL BTORMATION | 01 2024 10



PORTFOLIO INFORMATION

TOTAL ASSETS - LARGEST INDIVIDUAL FACILITY
(September 30, 2024]

COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

Largest Individual MPT invests in real estate, not the consolidated financial performance of its
Facility as a Percentage tenarts. Each focility i underwritten for chavocteristics that moke the
infrastructure attractive to any experienced, competent operator - not just
the current tenant. If we have underwritten these correctly, then coupled
1.4% with oir abiolite net moster lease structure, our real estate will be

Operators

of Total Assets™

Cincle Health 3 5 .

G attractive to o replocement operator, should we find it necesssary to
Prionf araup bl transition. Such underwriting choracteristics include:
Healtheare Systams of Americs 1.8%

Fraospect Medical Holdings 1.3%
Lifepoint Bahavigral Health 0.5% Physical Quality Competition
Sl operators 1%

Largest Individual Facility Investment is Less Than

236 of MPT Investment Partfolio Demographics E Finaneial
and Market

TOTAL ASSETS AND REVENUES BY OPERATOR
(Septemaber 30, 2024)
% amouwmts in Bhausands)

= Percentage of
Properties

Q3 2024 Revenues

Ciecle Heatth 5 2,173,505 3% 4 STAIT 13.3%
Priary Groug a7 1315408 B.7% 25934 11.5%
Healthcare Systems of America ] 1,176,533 1.78% - .08
Prospect Medical Holdings 13 1,042,343 b.8% . 0.0
Lifepaint Behavioral Health 13 815439 54% 0,117 8.9%
Swiss Medical Netwark 19 TEd 822 5.0%% T80 0.1%
MEDUAN &1 658545 4.3% Bra2 ENL
Ernest Health 3 G743 4.1% 15650 8.3%
Lifapaint Health 8 452,710 1.1% 15,211 6.7%
Ramsay Health Care B 415426 2.T% 6591 3.0
45 aperators 144 4,115,789 2105 TE 245 3465
Other 1,537,423 10.8%

Mofe: invesfments iy operaing embibles ace sllocated pro raks based on the grosr book valee of the real estate. Sock pro raba allacations soe suliiect fo chanpe from peviad fo peviad,
A Bellecis tofal assets oot oo comsalidaind balince shevls

ML DICAL FROPERTIES THUST | SUPPLUMERTAL BTORMATION | 01 2024
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVEMUES BY U.5. STATE AND COUNTRY
(Feprember 30, J0M)
% amoweds fn Ehowsamds]

Tatal Percentage of 3 Percantage of

tates and Other Countries Properties i
Assets - Total Assets 14 1 Q3 2024 Revenues

Texas 1,357,532

Calilorria 1,051,443
Florida a B90,BTH
Pennsybvania g 455 757
Arizana 10 Jag, 756
26 Other SLates A3 2,890,763
Other * B58, 750
United S1ated ire % T.098.280
United Kingdem - r 4,283 BOO
Switzerland 18 T 821 55% 0.1%
Germany L] 733,489 4.5% 46%
Spain ) 265,574 L% 148%
Other Countries 18 514,439 1d% 4,713 2.1%
Othes - 178,673 5.0% H

International ¥ 7,339,876 48.0% § 110,167

I3 48.8%
T G S 2551 | N 555

re: IVEETTHANLS A7 DDSYRINT STTEET IV MIOCITED B0 FRe Dased on the gross Book value of the real estate. SUTH DrT AL SRGCIAONE S0 SUDRRCE 0 DN e SO Devana' i period.
(A Belect toral sxsets o oo covasalidaled Salince 2hewls

TOTAL ASSETS BY COUNTRY TOTAL REVINUES BY COUNTRY

g

™
%

United States

B United Kingdom

m Switnerland
Geremany

= Spain

m Dther Cownfries
Orther

Texas
u California
Florida
Pennsyhvanis
Arizona
i 26 Other States
% u Other

JES BY U.5. STATE

ML DICAL FROPERTIES THUST | SUPPLUMERTAL BTORMATION | 01 2024
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM ™™ RENT COVERAGE
YoY and SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

EBITDARM Rent Coverage

300

250

100

General Acute Care Mospitals Post Acute Care Facilities ™ Behavioral Mealth Tatal Portfolio
Faezilitas

wQITITIM Q12004 T G 0k TTH

% of Total Assets

B1.1% 11.0% 16.3% Bl

Matew Al data presented i o0 a froding hewive manth (“TTM) bouin. For properhen orquied b he preceding fulve manths, data v far dhe penod Befuween BPT orquintion oad Jure 30, 2804
A} EAITOARW fu fociliy-fevel ingt befare inteeeat, fawes, iark ion, et and S FSTOARM inciude i G apened ma regai confy. ESVTOARM
dors nat give efnct for copifalined erpraditare thot axtend fhe il ar improve e Excility snd rqu fok pveniues af Bhe focilfty, The majority of Fiese dppes of copial expendifunrs are feasced
and do naf bave an inmadioty cosbimpact. MPF s sent hor priceity ond It not subondingte fo copifollyed erpensee in oddition, FRITEARM doss naf seprrient properfy et incoome or conf s fom

mat b o thioee i T TOARY fguren utited i caliuiating covernges prepented one bawed on fisancial infarmation proviced by MPT 8 fasands, MPT
s o inglep by vprifing iy ik \bat bar s nesaon ie beikeve this infarmation ik nenmenane v any maferis! regpect. TTM Coveropes ove cobosioted besed' oo exfond, unadusied FITOARR
pepuite an presented in fenont Bnoncisl reparfing and cesh et pasd fa MPT, sarapd o saded befow
= AT CARTS Aot Grants resbhoad by Tenoars hove Dt i oo the nasard s aparmed Snoncial repslis b the pbove Pime pevosi
= EBTTOARM Sguwres fov Calviarnaa hoapviols nclede amawsts expecied to Be recerved’ under e Meapmol Quadily Asiurpace Fee ["HGAFT] Program & The M0AF omoen s ore bosed o0 Dhe Current peyment
e Ao if CodiBprmig Hoapnal Aldimretinn shech wis ppvisved by CUS o Decaonber 19, 2235
(&) Gensml drule Care coneioges snd Torn! Pamiolo cowesnges S0 Aol molede Prossedt Med ol Holdwgs Consectu! aedities due 1o pesdiig sole, TES0M margope eS8l o Frosdedt bedan!
Haddings Penmpfvasse Seilitn, ond formey Seword Hralth Care focilities due po re-renosting.
(€7 Poit Acute Care Facilities propertly Brge mcludea Btk ingabient Refebiitotion Hopitali aed' Long Ferm Acvte Cosr Heaprraly
1B Ballacts e ol rodsd o b 33, 300 bal: i
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PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM RENT COVERAGE EXCLUSIVE OF ALL CARES ACT GRANTS

T ERTY

EBITDARM REMNT (

ERATORS WITH L REPORTING

Het Investment

Tenant b " Primary Property Type TTH EBITDARM Rent Coverage
fin thousands)]

Priary Group 5 1,383,738 Behavioral 23
HEDRLAN £54,545 Post Acute 17x
Emist Haalth Ei7.413 Pt Azube 20
Progpect Medscal Holdings™ 504,584 Genaral Acule 1
Aspris Childieen's Senvices I3 ETT Behavioral 2.3
Surgery Partnen ZL0,7THS Poat Acute T
Pipelire Health Sysbem 04,760 General Aute 240
Vibea Healtheare 154,759 General Acute L
Prima Hoalthsara 182,108 Ganaral Afute 1.1x
IMED Hospitales 130,701 Gandral Aoule 2lx
Lordiant Healthcare Serdces 115,761 General Acute 0
Ardent Health Services 83,437 Ganeral Acute

Qther Reporting Tenants 453,085 Varkous

Total

Het Investment

Tenant Primary Property Typs TTM EBITDARM Rent (o
Intermaticnal Operates 1 ] 13,706 General Acule 250
Domastic Oparatos 1 482,710 Ganaral Arute 1.5x
Daomestic Oiperatos 2 359,911  General Acube [ Post Acute 1.5x
Damestic Gperatos 3 Behavioral L.6x

FROPERTY-LEVEL REFORTING N

Net Investment

Tenant {in thousands)™ Primary Property Type Comments

1.5, haspital opesatar with & ty hospital ]
Healthears Systams of Amavics 5 1,131,511 Genaral Azute D et bl o i el

states
Swiss Medicsl Network 515,870 Genersl Acute Spcond largest group of privabe hospitals in Switzerland
Ol o largarst Bbalth care operatons in theworld: Pasent
4
Hamsay Mealth Cane UK. 15,826 General Acute irintty; ittt grambivrartial
Pihlajalimna G049 Gineral Azt O of Finland's leading providers of social and health services
LS. hospital operator with 12 community hospitals across 9
Quorum Health 143,457 General Acute " P ' states s
I A ’ it 3
Honar Hoalth 17,748 Gonoral Acita Oina @l roma’s larget nongialit ealtheane systema
Irvestmient grade-rated
Saing Lube's - Kangad City 124,048 Ginaral Azuta Irraestmient grade-rated
5 Owe of the Largest nonprofit heatth care operators in the LS
] T
CammonSaint Heal 119,708 General Acube ! Ament grade-sated
HHS 90,641 General Acute Single-paysr goverament eflity in UK
Insight Haalth TOEST  Ganaral Aoute | Past Acite LS, hospital operator with 9 medical centers across 4 states
One of the largest private hospital systems in Portugal with 30
aF g Samaraliarbe {acilities and 75+ year operating history
HeuraPeychiatric Hospitaly 26,404 Bahaviaral Panent guaranty
Community Haalth Systemy 25,441 General Acute U5, hospitsd operator with substantis] operating history
Total 5 o6

Abave data represents approximately 88% of MPT Total Real Estate Investment

Matew Al dato perienied inon a Broddng teelve mosth (“TTU°) boan For progesties ooquiced in the percrding lerfir mastba, data o far the penod Brfaren MPT ooquiution ond Juse 50, 2004,
(Al imvestreest Pguees erciude equdy Mmriiments, sos-resd eulote ivans, freestosdmg E& urgen! care odite, and foal 21 ander dnvelapment
1B) Proapact Medesl Halding cowroge isclude Califsn fsalite asfy.
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PORTFOLIO INFORMATION

SUMMARY OF INVESTMENTS
[For the nine manths ended September 20, 2024]

:

Warsous

(Arrornts i thowsands)

Commencement Date

Capital Additiens, Develapment and
Various

Other Funding for Existing Tenants™

SUMMARY OF CURRENT DEVELOPMENT PROJECTS AS OF SEPTEMBER 30, 2024
(Armraiats i thousands)

; 2 osts Incurred as of Estimated Construction
Location Commitment i daRET 7 :
September 30, 2024 Completion Date
]

IMED Hospitales Spain ELA-T 5 31,445 Q3 3025

IMED Hospitales Spain S3427 21,5084 Q3 2036

) Exrelilen Erpniaobion coirs, suel a5 real esfate bronasfer pvd abiver Lives, Amaumd Bsinmes erciimde srte o of the ievealamenl date.

(8] Reflects narmal capifal additions that extend the e or improve ERSIg Facllities on whiah we would sxpect fo receder 2 refurm equat Eo the lease sxfe for the respechive .’mm
Thiz inclvdes over 10 faollites and seven ciferent coevators,

Nafe: The Fexarkarna, Fexas developmen! and Nonveod redevelopment are amilifed from this schedule.

ML DICAL FROPERTIES THUST | SUPPLUMERTAL BTORMATION | 01 2024
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

(Limaatioedt)
fdmovnts in thousands, excegd per share gataf

September 30, 10714 September 3, 32033

REVENUES
Rent bilied 5 BTN 5 I 5 LLrh TIARH
Straight-kna rent R0 20,511 usne ImATE
insor Lo Rnandng leased BT 000 ESF i) 161,730
imteveat and other income T8 o L1 3T 564 1316314
Tatal revenuel 225,827 3095,5TE TE3,TOI 4,142
EXPENSIE
Irqerest AnE, 243 ki, 70% 31535 BRI
Real esiate depreciation and amortizaban 20 ETS TT A0 ML 526055
Property-ndabed ™ A5H &A48] 1TATS W6
Garseral and sdministrative IE2S 3018 10,300 115438
Tetal daparird 1T 2,104 ArLAM UAEES
OTHER (EXFEMSE] NCAME
Gain [loss] on sale of real estate 91,795 [F=] 75,1585 F- ]
Feal witate and other impainsent charpes, net et (3,35 namA (anIe
Earmings (loss] from equity interets 21,5643 1h364 C369.56%| B0
Doebit refinancing and unutilied Ainaencing (ooats) barafit [Tax D [AETT] a5
Dther (includng falr value sdusbments on secunties| 168,700 45,328 [HEATL) FLY TH)
Tetal ather (e penis] income ied BT w348 i ] Pl
[z imareumas Bbad i itaonan Lt {T1,ET) 26853 1961 43T} (AT 168)
Income T [expense] benelt 5,035 (10,058 14508 138661
et (bass) Income 400,913 116, B55 1,555,565) 107492
et iz aiitributaible b2 non-controlling interesis [FelT] [F1.14] [1.458) {151
ek (o33 Income sttributable to NPT commin storksaiden: 5 % ] 14710 & % ] 10T AGT
EAENIMGS FER COMMOMN SHARE - BASIC AND DILUTED
Het [0a3s) income sttributabide to WPT Commen stoCkiadders 5 w 5 0,19 H m 5§ 218
WEIGHTED AVERAGE SHARLS OUTSTANDING - BASIT 00,27 508444 600,157 538,363
WEIGHTLD AVERAGE SMARLS DUTSTANDING - DILUTED 00,278 558,553 600,197 598 406
DIVIDERDS DICLASID PER COMMON SHARL H L 5 n.1% $ nae 3 L5 ]

4] incluses SYE millisa and 53.3 millaa of ground lease and other @xpendss (Such i property Lioes and saurancs] pasd dinsctly by us and remburied by our tesanis for the three Soaths snded
‘Sepiember 3L 1024 prd 1073, respectively, and 55.8 milion and 5186 milion for the nine manths ended September 30, 2004 and 2023, respectively.

MALDACAL PROPERTIES THUST | SUPPLEWERTAL BFORMATION | O3 2024 16



FINANCIAL STATEMENTS

COMNSOLIDATED BALANCE SHEETS

{Arnavraes i dowsancs, excep! per share data)

ASSETS
Real estate assets
Land, buildings and imprevermnents, intangible lease assets, and other
Iveestment in financing leases
Real estate held for sale
Mortgage loans
Gross investment in real estate assets
Accurmulated depreciation and amontization
Nt investmant in real estate assets

Cash and cash equivalents

Interest and rent receivabdes

Straight-line rent receivables

Investments in unconselidated real estate joint ventures
Irvestments in unconsclidated operating entities

Other loans

Orthier assets

Total Assets

LIABILITIES AND EQUITY
Liabilities
Debt, net
Accaunts payable and acenied expenses
Deferred revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Prferred stock, $0.001 par value. Authorized 10,000 thares;
i shares outstanding
Caommon stock, $0.001 parvalue, Authorized 750,000 shares;
issugd and outstanding - 600,329 shares at Septomber 30, 2004
and 598 991 shares at December 31, 2023
Additional paid-in capital
Retained deficit
Accumulated ather comprehensive income
Tatal Medical Properties Trust, Inc. Stockholders’ Equity
Hon-controlling interests
Tatal Equity

Tetal Liabilities and Equity

IR Financials have been derved from the prior year audited financial statemants

Unauraifed)

5 11,653,954 13,237,187
1,184,992 1,231,630

85,000 y
258,331 30,315
13,222,167 14,778,132
(1,423,702) 11,407,971)
11,798,465 13,370,161
275,616 250,016
35,142 45,055
6B5, 742 635,987
1,242,712 1474455
508,237 1,778,540
155 B&5 293 615
534,303 457,911

18,304 844

5 5,215,751 10,064 235
418,330 412178
24,332 37,962
136,635 156,603
9,795,057 10,670,978
BO0 599

B5TB 355 8,560,305
{3,197,505) (971,509)
57,114 42,501
5,438 554 7,631,500
2,535 2,265
5,441,009 7,633,865
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FINANCIAL STATEMENTS

OLIDATED RE

(4o of and for e theee months ended September 50, 2534)

YEWTURES

[ L
[HE S R T

1 1887880 § 1284887 & a4 mages % 4,478,040

froas 1eal e1late i Laie T i 1188, 30%
Cash L W7 ] L& ] %57 54.51F EL
ADDPasLEL e DETPECUTON Bl STHATLIGN [Fe R ] () E [LLE 1] [aT2E [LLEEL RE=LR R
Crifay asnets #T.304 A 36T ASTE L Sy 133557 This
Tortad Baswtu ¥ LEEEY LEMSTT § 138 TEE § IEATE § ¥ERITE § SLILENE  § 1AM I
Dt friiad paty} i Eraf o I PodSoa 1 TR0 4 i FEE-10 T apaisie 3 ERTEE
Ok babities m.m‘ a0 i L] P EEE L) ETRMT
Equity snd tharehalder loans 8T LR 470437 LEL A 118273 14841755 L243,TT2
Total Linbiitrs and Equty 1 2,804 480 1] 1584877 4 [EL R 143,473 4 woIE i LREEL I 2804 308
MPT shate of resl estate i veniuee n Tn I ol a5t

Totsl ] ATLATG % BISETE % AT § LTS § 53,33 m

Tortad 1 R LA, 143 3 L § ELl § Lt I i S

Oritar gaperans lircomal:

Property-related H LR § 1Ml % . kL FL 1 3a% § 1538
imerest 13,563 8% 1a.raa L L] Theay 1133z
sl eitace depeeciaiian and smoriaation (T BEM - 1,581 L FIT T FIr e
Ceveral ard sdmirizinie 0 15 - a5y T Lo T
Fian wiloe sthuritmerss . . [E1EiE] . [LiE LR [RE 488
ORI LEREL EneErse L7y 1% 4
Income taars 1,586 T - - x4 LITT 100
Total other sxpanees (incoma) ¥ T 5 W 42908 5 1951 § e § s2s 5 b a3

Hat Incoma ] 5,818 ¥ ipdl 8 w41 3 arai 3 LU Tagn & a3,
MPT thare of resl eate joant vviee horsy T ELa L] L]

Earrangs favem sipaity inberesis ¥ T d41e 8 e § L] a1 m

i 108 el baas Fy
1B UPT mptapid setl viwios s of 1] ol Godmpn fad deet Toi) doot Pl beajad

i) fwpreants, camnarhip in iracors, mhich sl bane 4T & . e 3o have Iracore fack thy andher o

U1 A 13, 2320, o el & ] wes i ot P U e by P v o a8 2% VDL Yl T s Wt sty STl W0 0 I et bl e 8 4 ity Lit
bt The il ver 5 mpphy 1 i end reparting for corp Topic B4, the underiping srveatmenta of der vebes. For this quartar, sur thars of the joirt serhres
Faworubrie fak wnis sdjnirant wan 109 milion, primrily relsted io the sndedying resl mbste.

(£} Rmp 1hip in mght wat are fully lnased.

IF] Baprentets gwrsrabip i b Spuanah Drcbtie thas sre by lasas
6] Feriuadet seresiornon of #0uty Preriment Coat
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FINAMCIAL STATEMENTS

MPT's hospital expantias and compralanaive snderwniting process allows for opportunistic lnvestments in hoapital operations.

 Pogsieg investment fypically nesded in oroer §0 ocquive the korger neal eade Cartain of hede i b 40 Euriameny sty gl

franpctiong fro

i

+ Cash pery i G 82 Bfivicu Sulvie SV BOF 10 D RO Mo addeanal aperating bas Expadure BEpond SoT INVEeTmeL

ercepriong.

# recodd of susesdaiul
sed Springatone

e letiing Evr alth, Coge
+ Oiperators are vebied o pavt of sur ovevall undenvritieg prosess Inhuliog Gmt el

v g

or putrined netorar and argoasic o

InEludes & 4% squity ewnedahip inlenest in, sbaag with a loas eomvenibibe rta PHP Haldisgs, the

PHP Holdings 5 201,526 AW0%  managed care business of Prospect. Both instruments are sccounted for under the fair value option

meshod
Hedbial Le5 105 ah Includes our passive equity cwnership inberest, along with a CHF 37 million loan as part of a syndicated

toan faciity.

Aarela 378 a5 includes our passive squity ewnesship inberest in Arvis, & public healthears imesiment compasry. Our

* oripnal investment of CHF 47 million is marked-to-market quarterly.

Ini ordar toclose th 200 acquisition ol 35 facilities, we mads & passive squity ireestment and & bsan to

Pricry Group ALETD 9.2% Priony (& subsadiany of MEDUAM) procesds of which wene pald to the frmer cvmer. The [osn was seld i
the find quarier of 1004,

Raph 15558 2% Includes our passne squity ownesship interest in Aspra, a spin-ofl of Priory’s education and chldren’s
services line of buness,

. 150 L% Includes our passive equity ownership interest in Careman, a public care delivery system. Our original

Imvestment iy marked-bo-market quastedy,

includes our 49% equity cwnership interest andla loan made for the parpose of investing in telect
Intemational Jent Venbere = W oanm emationsl hogitsl cpsrations. The loss cairies & T.5% inteit rats snd & setuned By B remaining
ity ol the intemational pnt venbure s pusrantesd by the otiesr Souly camer.

W) As o Seppenier 30, 2004, this inveeatment i bullly resereed.
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APPENDIX - NON-GAAP RECONCILIATIONS

ADJUSTED NET DEET/ANNUALIZED EBITDAre
flinaudited!
fArmounts in ousancs)

o Th

a&mmu.:ul
ADJUSTED EBITDA v RECONCILIATION
Watloss 5 (800,929)
Add back:
Interest 106,243
Income tax 9,032
Depreciation and amortization 206,474
Gain on sale of real estate {91,795)
Real estate impairment charges 179,552
Adjustment ta reflect MPT's share of unlevered EBITDAq
from unconselidated real estate joint ventures™ 7,534
30 2024 EBITDARe [ (383 489)
Share-based compensation 14427
Write-off of billed and unbilled rent and other (159
Other impairment changes, met 427,970
Litigation and other 28,599
Dwbt refinancing and untilized financing costs 713
Mon-cash fair value adjustments 130,949
30 2024 Adjusted EBITDA 5 219310 % BT7,240
Adjustments fos mid-quartes investment activity™ 2,229

3Q 2024 Transaction Adjusted EBITDA i ma 5 BAG,156

ADJUSTED NET DEBT RECONCILIATION

Total debt at September 30, 2024 L 9,215,751
Less: Cash at September 30, 2024 (275,616
Less: Cash funded for building improvements in progress

and canstrsction in progress at September 30, 2024 [485,733)

Adjusted Net Debt i M

Investors and analysts following the real estats industry utfoe ret debd [debt less cash) to EBITDWe as a measuremant of leverage that shows how many years it would take for us to
pay back our debi, assuming net debt and EBITDAre are beld constant. In owr calculation, we start with ERTD&e . as defined by Hareit, which is net income before interest expense,
intome bin expense, depreciation and amartization, losses gaing on disposition of depreciated property, impaimment loties, sad adjustments to reflect car share of EBTDMe from
unconicldated red edtabe joint verlres, We then sdpist EBITDAe Toe nen-cadh share-based compendation, non-cath Tair value adpstments and other items that would make
comparison of our eperating results with price periods and cther companies mone g, 1o derive Adj EBITDAs . We adpust net debt Tor cash funded for building
improvements in progress and construction in progress for which we ame not yet recefving rent to derive Adjusted Net Debt. We adjust Adjusted EBITDAne for the effects from
linvestments and capital transactions that were completed during the period, assisming swch transactions were consummated fully funded a3 of the beginning of the period to derfve
Tramsaction Adjusted EBTDAR . Although non-GAAP measures, we believe Adjusted Net Debt, Adasted EBITDAre, and Transaction Adjusted EBITDWe are uweful to investors and
anabyits as they allow for o mees current view of our credit quality snd allow Tos the comparisen of cur credit sirength Between periods and to other real estate companies witkout the
wffect ol iteres that by their nature are not comparabie from pariod to pericd.

|A inclsdes only the unleversd portion of ouwr share of EBITDWe from unconsolidated real estate joint ventures, as we have excluded any net debt from our unconsolidated real estate
joint ventures in the Adjusted et Debt line, We believe this adstment i needed to sppropristely reflect the relationship between EBTOAe and net debt,

|B] Reflects o full quarter impact fram our mid-guarter investments, divposals, and loan payatfs.

1C) Exchuded and apital i WL PROJREES 1N 00 iN PRocess and not et genarating & cash retuem,
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Contact:
Drew Babin, Head of Finaneial Srracegy and Investor Relarions
(6.46) 884-9809 or dbabin@medicalpropertiestrust.com
or
Tim Berryman, Managing Divector of Investor Relarions
g ging _

(205) 307-8589 or therryman@medicalpropertieserusc.com
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