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Item 1.01. Entry into a Material Definitive Agreement.

Acquisition of IASIS Healthcare Hospital Portfolio

On May 18, 2017, affiliates of Medical Properties Trust, Inc. (the “Company”) entered into definitive agreements pursuant to which affiliates of the
Company will invest in a portfolio of ten acute care hospitals and one behavioral health facility currently operated by IASIS Healthcare (“IASIS”) for a
combined purchase price and investment of approximately $1.4 billion. The portfolio will be operated by Steward Health Care System LLC (“Steward”),
which separately announced its simultaneous merger transaction with IASIS, the completion of which is a condition to the Company’s investment.

Pursuant to the terms of an asset purchase agreement with IASIS and its affiliates, dated May 18, 2017, subsidiaries of the Company’s operating
partnership will acquire from IASIS and its affiliates all of their interests in the real estate of eight acute care hospitals and one behavioral health facility for
an aggregate purchase price of approximately $700 million. At closing, these facilities will be leased to Steward pursuant to the existing master lease
agreement. In addition, pursuant to the terms of the agreement, subsidiaries of the Company’s operating partnership will make mortgage loans in an aggregate
amount of approximately $700 million, secured by first mortgages in two acute care hospitals. The real estate master lease and mortgage loans will have
substantially similar terms, which has an initial fixed term expiration of October 31, 2031 and includes three 5-year extension options, plus annual inflation
protected escalators. The Company expects that the initial GAAP yield for the properties under the master lease to be approximately 10.2%.

The table below sets forth pertinent details with respect to the hospitals in the IASIS portfolio:
 

Hospital   Location    
Form of

Investment    
Licensed

Beds  
Davis Hospital and Medical Center    Layton, UT     Mortgage    220 
Jordan Valley Medical Center    West Jordan, UT     Mortgage    171 
Odessa Regional Medical Center    Odessa, TX     Lease     225 
Salt Lake Regional Medical Center    Salt Lake City, UT    Lease     158 
St. Luke’s Medical Center    Phoenix, AZ     Lease     219 
St. Luke’s Behavioral Health Center    Phoenix, AZ     Lease     124 
Southwest General Hospital    San Antonio, TX     Lease     327 
Wadley Regional Medical Center at Hope    Hope, AR     Lease     79 
Tempe St. Luke’s Hospital    Tempe, AZ     Lease     87 
St. Joseph Medical Center    Houston, TX     Lease     790 
Mountain Point Medical Center    Lehi, UT     Lease     40 

Total Licensed Beds        2,440 

In addition, in conjunction with the real estate and mortgage loans transactions described above, a subsidiary of the Company’s operating partnership
will also invest approximately $100 million in minority preferred interests of Steward. The Company will have no management authority or control of
Steward except for certain protective rights consistent with a minority passive ownership interest, such as a limited right to approve certain extraordinary
transactions.

Subject to customary closing conditions, the Company expects to consummate the transactions described above in the second half of 2017.

The Company intends to finance the transaction with all-debt financing, which may include borrowings under the Company’s revolving credit facility
(of which approximately $1 billion is currently available), borrowings under a new fully committed $1.0 billion term loan facility with a term of up to two
years, the issuance of unsecured debt securities, or a combination thereof.

 
Item 7.01. Regulation FD Disclosure.

On May 19, 2017, the Company issued a press release announcing the transactions with IASIS and Steward described above in Item 1.01 of this Current
Report on Form 8-K. A copy of the press release is furnished as Exhibit 99.1 hereto and incorporated herein by reference.

In addition, in connection with the IASIS and Steward transaction described above in Item 1.01 of this Current Report on Form 8-K, the Company has
prepared an investor presentation for use with analysts and investors beginning on May 19, 2017. A copy of this presentation is attached hereto as Exhibit
99.2 and is incorporated herein by reference. The presentation may also be viewed on the Company’s website at www.medicalpropertiestrust.com.

The information contained in this Item 7.01 and exhibits thereto is being “furnished” and shall not be deemed “filed” for purposes of Section 18 of the
Securities Exchange Act of 1934 or otherwise. The information in this Item 7.01, including the exhibits thereto and referenced materials posted to the
Company’s website, shall not be incorporated by reference into any registration statement or other document pursuant to the Securities Act or into any filing
or other document pursuant to the Securities Exchange Act of 1934, as amended, except as otherwise expressly stated in any such filing.
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Item 9.01. Financial Statements and Exhibits.
 

(d) Exhibits
 
Exhibit

No.   Description

 99.1   Press Release dated May 19, 2017

 99.2   Investor Presentation dated May 19, 2017
 

3



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: May 19, 2017
 
MPT OPERATING PARTNERSHIP, L.P.

By:  /s/ R. Steven Hamner
Name:  R. Steven Hamner
Title:

 

Executive Vice President and Chief Financial Officer
of the sole member of the general partner of MPT
Operating Partnership, L.P.

Date: May 19, 2017
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5



Exhibit 99.1
 

Contact: Tim Berryman
Director – Investor Relations
Medical Properties Trust, Inc.
(205) 969-3755
tberryman@medicalpropertiestrust.com

MEDICAL PROPERTIES TRUST, INC. TO INVEST $1.4 BILLION IN
TEN ACUTE CARE HOSPITALS AND ONE BEHAVIORAL HEALTH FACILITY

Acquisitions Immediately Accretive to Normalized FFO by Approximately $0.10 Per Share

Birmingham, AL – May 19, 2017 – Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced that it has signed definitive
agreements to acquire the real estate interests of ten acute care hospitals and one behavioral health facility currently operated by IASIS Healthcare (“IASIS”)
and to be operated by Steward Health Care System LLC (“Steward”) when the transaction is completed. The $1.4 billion real estate transaction will be
immediately accretive to normalized FFO per share by approximately $0.10 (and to net income by $0.05 per share) in 2018 assuming all debt financing.
Steward and IASIS separately announced a simultaneous merger transaction, completion of which is a condition of MPT’s investment.

Benefits to MPT’s Portfolio
 

 •  Increases Critical Mass. This transaction increases MPT’s pro forma total gross assets by approximately 20% to almost $9 billion. Further, it
adds 11 outstanding hospitals and over 2,400 beds to MPT’s portfolio, increasing the total number to 269 and 31,266, respectively.

 

 •  Attractive Markets. Community-focused hospitals clustered primarily within large metropolitan areas in high-growth urban and suburban
markets in the states of Utah, Arizona, Texas and Arkansas offer suitable payor mixes.

 

 •  Increased Acute Care Percentage. Acute care hospitals increase to 72.5% of MPT’s total portfolio and 84.0% of the U.S. portfolio, an increase
from 66.9% and 79.9%, respectively.

 

 •  Decreased LTACH Percentage. Long-term acute care hospitals decrease to 4.2% of MPT’s total portfolio and 5.0% of the U.S. portfolio, a
decline from 5.0% and 6.3%, respectively.

 

 •  Single Largest Hospital Exposure. The largest hospital in MPT’s pro forma portfolio represents just 3.9% of MPT’s total real estate investments
with this transaction.
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•  Expands Steward Relationship. MPT expands its relationship with an innovative, forward-thinking operator in Steward, which will become the
largest private, for-profit hospital operator in the United States. With this transaction, Steward will have nearly 7,500 patient beds in 36 hospitals
across ten states. Steward’s integrated model, including 1,800 directly employed multi-specialty physicians and several thousand aligned
physicians, shifts healthcare delivery to a more cost-effective, local coordinated approach emphasizing quality care and wellness. The merging of
the managed care operations of Steward and IASIS will result in more than 1.1 million covered lives.

“We are very excited about this opportunity to grow with one of the top hospital operators in the country,” said Edward K. Aldag, Jr., MPT’s Chairman,
President and Chief Executive Officer. “MPT has grown its assets by approximately 31 percent annually since 2013, compared to 15 percent for our
healthcare REIT peers, and with this transaction, we eclipse our previous record 2016 acquisition total. This phenomenal growth, even as we sold almost
$800 million of assets in the first half of 2016 to reduce leverage, has resulted in our normalized FFO per share growing over 10% annually compared to 6.7%
for our peers for the period. Our dividend growth of 4% annually has also outperformed while our dividend payout ratio declined from 83% to 70% of
normalized FFO.

“Steward has similarly achieved remarkable success in growing its company starting with the turnaround of a struggling not-for-profit hospital system in
eastern Massachusetts. As Steward implemented its strategic plan to develop an integrated network with various access points along the healthcare
continuum, the results were improved outcomes and reduced costs. The combined capabilities of Steward and IASIS will create the largest private for-profit
hospital operator in the United States with projected revenues of almost $8 billion in 2018, the first full year of consolidated operations. Consolidation will
continue in this dynamic healthcare environment and Steward is in a good position to capitalize on this trend,” added Aldag.

Transaction Summary

MPT’s interests in the hospitals to be acquired will be subject to a master lease and mortgage loan arrangements with cross default provisions and backed by
a corporate guaranty. Nine hospitals will be purchased for $700 million and leased back to Steward under the master lease, which has an expiration date of
October 31, 2031, and includes three five-year extension terms, resulting in a GAAP yield of 10.2%. The new mortgage loans, also aggregating $700 million,
have the same contractual terms as the leases. Additionally, MPT is making an attractive $100 million preferred equity investment in Steward, which will
provide low risk equity-like returns.

MPT’s pro forma investment of $3.3 billion in Steward real estate will include MPT’s existing investment in hospital real estate leased to IASIS, and generate
approximately $298 million in annual revenue split 67% rental income and 33% interest income from mortgages. Expected 2018 EBITDAR rent and interest
coverage for all Steward hospitals is 2.8 times.

The transaction is expected to close by September 30, 2017, subject to customary approvals and consents. MPT expects to finance the acquisitions with
proceeds from a combination of a fully
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committed $1.0 billion term loan with a term up to two years, its revolving credit facility with present availability of approximately $1.0 billion and the
possible issuance of long-term unsecured notes. The Company intends to maintain its prudent leverage position and does not expect net debt to adjusted
EBITDA to exceed 5.7 times.

Investor Presentation

The Company has posted a presentation regarding the Steward transaction, including a reconciliation of pro forma FFO per diluted share to Net Income, the
most comparable GAAP measure, on the Investor Relations page of the Company’s website, www.medicalpropertiestrust.com under Webcasts &
Presentations.

Medical Properties Trust, Inc. is a Birmingham, Alabama based self-advised real estate investment trust formed to capitalize on the changing trends in
healthcare delivery by acquiring and developing net-leased healthcare facilities. MPT’s financing model allows hospitals and other healthcare facilities to
unlock the value of their underlying real estate in order to fund facility improvements, technology upgrades, staff additions and new construction. Facilities
include acute care hospitals, inpatient rehabilitation hospitals, long-term acute care hospitals, and other medical and surgical facilities. For more information,
please visit the Company’s website at www.medicalpropertiestrust.com.

The statements in this press release that are forward looking are based on current expectations and actual results or future events may differ materially.
Words such as “expects,” “believes,” “anticipates,” “intends,” “will,” “should” and variations of such words and similar expressions are intended to
identify such forward-looking statements. Forward-looking statements involve known and unknown risks, uncertainties and other factors that may cause the
actual results of the Company or future events to differ materially from those expressed in or underlying such forward-looking statements, including without
limitation: our ability to successfully consummate the Steward/IASIS transactions discussed in this press release; the satisfaction of all conditions to, and
the timely closing (if at all) of pending transactions; net income per share; Normalized FFO per share; the amount of acquisitions of healthcare real estate,
if any; results from the potential sales, if any, of assets; capital markets conditions; estimated leverage metrics; the repayment of debt arrangements;
statements concerning the additional income to the Company as a result of ownership interests in certain hospital operations and the timing of such
income; the payment of future dividends, if any; completion of additional debt arrangements, and additional investments; national and international
economic, business, real estate and other market conditions; the competitive environment in which the Company operates; the execution of the Company’s
business plan; financing risks; the Company’s ability to maintain its status as a REIT for income tax purposes; acquisition and development risks; potential
environmental and other liabilities; and other factors affecting the real estate industry generally or healthcare real estate in particular. For further
discussion of the factors that could affect outcomes, please refer to the “Risk factors” section of the Company’s Annual Report on Form 10-K for the year
ended December 31, 2016 and as updated by the Company’s subsequently filed Quarterly Reports on Form 10-Q and other SEC filings. Except as otherwise
required by the federal securities laws, the Company undertakes no obligation to update the information in this press release.

# # #
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ME D IC A L  P R O P E R T IE S  T R U S T  $ 1 .4  B IL L IO N  H O S P IT A L  R E A L  E S T A T E  IN V E S T ME N T  A N D  L O N G -T E R M L E A S E /L O A N  T O  S T E WA R D  H E A L T H C A R E  MA Y  1 9 , 2 0 1 7  E x h ib it 9 9 .2



A t th e V ery  H eart o f H ealth care



F O R WA R D -L O O K IN G  S T A T E ME N T S  T h is p resen tatio n  in clu d es “fo rw ard -lo o k in g  statem en ts” w ith in  th e m ean in g  o f secu rities law s o f ap p licab le ju risd ictio n s. F o rw ard -lo o k in g  statem en ts can  g en erally  b e id en tified  b y  th e u se o f fo rw ard -lo o k in g  w o rd s su ch  as “m ay ”, “w ill”, “w o u ld ”, “co u ld ”, “ex p ect”, “in ten d ”, “p lan ”, “aim ”, “estim ate”, “targ et”, “an ticip ate”, “b eliev e”, “co n tin u e”, “o b jectiv es”, “o u tlo o k ”, “g u id an ce” o r o th er sim ilar w o rd s, an d  in clu d e statem en ts reg ard in g  MP T ’s p lan s, strateg ies, o b jectiv es, targ ets, fu tu re ex p an sio n  an d  d ev elo p m en t activ ities an d  ex p ected  fin an cial p erfo rm an ce. T h ese fo rw ard -lo o k in g  statem en ts in v o lv e k n o w n  an d  u n k n o w n  risk s, u n certain ties an d  o th er facto rs, m an y  o f w h ich  are o u tsid e th e co n tro l o f MP T , an d  its o fficers, em p lo y ees, ag en ts o r asso ciates, su ch  as: o u r ab ility  to  su ccessfu lly  co n su m m ate th e S tew ard /IA S IS  tran sactio n  d iscu ssed  in  th is p resen tatio n ; n atio n al an d  lo cal an d  fo reig n  b u sin ess, real estate, an d  o th er m ark et co n d itio n s, th e co m p etitiv e en v iro n m en t in  w h ich  w e o p erate, th e ex ecu tio n  o f o u r b u sin ess p lan , fin an cin g  risk s, acq u isitio n  an d  d ev elo p m en t risk s, in clu d in g  risk s aro u n d  th e clo sin g  an d /o r tim in g  o f th e clo se o f S tew ard /IA S IS  tran sactio n , p o ten tial en v iro n m en tal co n tin g en cies, an d  o th er liab ilities, o th er facto rs affectin g  th e real estate in d u stry  g en erally  o r th e h ealth care real estate in d u stry  in  p articu lar, o u r ab ility  to  m ain tain  o u r statu s as a R E IT  fo r fed eral an d  state in co m e tax  p u rp o ses, o u r ab ility  to  attract an d  retain  q u alified  p erso n n el, fed eral an d  state h ealth care an d  o th er reg u lato ry  req u irem en ts, U .S . n atio n al an d  lo cal eco n o m ic co n d itio n s, as w ell as co n d itio n s in  fo reig n  ju risd ictio n s w h ere w e o w n  h ealth care facilities w h ich  m ay  h av e a n eg ativ e effect o n  th e fo llo w in g , am o n g  o th er th in g s: th e fin an cial co n d itio n  o f o u r ten an ts, o u r len d ers, an d  in stitu tio n s th at h o ld  o u r cash  b alan ces, w h ich  m ay  ex p o se u s to  in creased  risk s o f d efau lt b y  th ese p arties; o u r ab ility  to  o b tain  d eb t fin an cin g  o n  attractiv e term s o r at all, w h ich  m ay  ad v ersely  im p act o u r ab ility  to  p u rsu e acq u isitio n  an d  d ev elo p m en t o p p o rtu n ities an d  refin an ce ex istin g  d eb t an d  o u r fu tu re in terest ex p en se; an d  th e v alu e o f o u r real estate assets, w h ich  m ay  lim it o u r ab ility  to  d isp o se o f assets at attractiv e p rices o r o b tain  o r m ain tain  eq u ity  o r d eb t fin an cin g  secu red  b y  o u r p ro p erties o r o n  an  u n secu red  b asis, an d  th e facto rs referen ced  u n d er th e sectio n  cap tio n ed  “Item  1 .A  R isk  F acto rs” in  o u r an n u al rep o rt o n  F o rm  1 0 -K  fo r th e y ear en d ed  D ecem b er 3 1 , 2 0 1 6  an d  in  o u r F o rm  1 0 -Q  fo r th e q u arter en d ed  March  3 1 , 2 0 1 7 . A ctu al resu lts, p erfo rm an ce o r ach iev em en ts m ayv ary  m aterially  fro m  an y  p ro jectio n s an d  fo rw ard  lo o k in g  statem en ts an d  th e assu m p tio n s o n  w h ich  th o se statem en ts are b ased . R ead ers are cau tio n ed  n o t to  p lace u n d u e relian ce o n  fo rw ard -lo o k in g  statem en ts, an d  MP T  d isclaim s an y  resp o n sib ility  to  u p d ate su ch  in fo rm atio n .



S T E WA R D /IA S IS  A C Q U IS IT IO N  Med ical P ro p erties T ru st h as en tered  in to  a d efin itiv e ag reem en t to  acq u ire th e real estate in terests o f ten  acu te care h o sp itals an d  o n e b eh av io ral h ealth  facility  cu rren tly  o p erated  b y  IA S IS  H ealth care an d  to  b e o p erated  b y  S tew ard  H ealth  C are $ 1 .4  b illio n  tran sactio n  $ 7 0 0  m illio n  sale leaseb ack  $ 7 0 0  m illio n  m o rtg ag e in v estm en t $ 1 0 0  m illio n  m in o rity  p referred  eq u ity  in v estm en t A cq u isitio n s im m ed iately  accretiv e to  N o rm alized  F F O  b y  ap p ro x im ately  $ 0 .1 0  p er d ilu ted  sh are (an d  to  n et in co m e b y  $ 0 .0 5  p er sh are) S tew ard  w ill b eco m e th e larg est p riv ate fo r-p ro fit h o sp ital o p erato r in  th e U .S . w ith  alm o st $ 8  b illio n  in  p ro jected  2 0 1 8  rev en u es S tew ard  is b ack ed  b y  C erb eru s, a p riv ate eq u ity  firm  w ith  $ 3 0  b illio n  u n d er asset m an ag em en t L arg est h o sp ital in  MP T ’s p ro  fo rm a p o rtfo lio  rep resen ts less th an  4 %  o f MP T ’s to tal real estate in v estm en ts G reatly  in creases MP T ’s ten an t rev en u es d riv en  b y  rap id ly  ev o lv in g  “p o p u latio n  h ealth ” strateg ies an d  b eg in s to  cap italize o n  th e sh ift fro m  fee-fo r-serv ice to  v alu e-b ased  reim b u rsem en t P ro v id es fu tu re o p p o rtu n ities fo r co n tin u ed  g ro w th  w ith  o p erato rs o th er th an  S tew ard  O ffers o p p o rtu n ities fo r sy n erg ies in  m ajo r MP T  m ark ets in clu d in g  T ex as, A rizo n a an d  U tah  MP T  o p erato rs h ig h lig h ted  in  g reen . (1 ) S tew ard  is sh o w n  p ro  fo rm a fo r th e IA S IS  tran sactio n . P rim e H ealth care S erv ices is sh o w n  ex clu d in g  P rim e’s 1 2  n o t-fo r-p ro fit fo u n d atio n  h o sp itals. N o te: F F O  accretio n  p er d ilu ted  sh are h as b een  reco n ciled  to  N et In co m e, th e m o st co m p arab le G A A P  m easu re o n  p ag e 1 5  in  th e ap p en d ix . S o u rce: B eck er’s H o sp ital R ev iew , 1 /1 3 /2 0 1 7 , an d  co m p an y  rep o rts



T R A N S A C T IO N  H IG H L IG H T S  S tro n g  F F O  an d  co v erag e accretio n  P ro  fo rm a S tew ard  p o rtfo lio  to talin g  $ 3 .3  b illio n : G en erates ap p ro x im ately  $ 2 9 8  m illio n  in  an n u al rev en u es sp lit 6 7 %  ren tal in co m e an d  3 3 %  in terest in co m e fro m  m o rtg ag es S tew ard  H ealth  C are acq u irin g  IA S IS  H ealth care o p eratio n s N ew  MP T  $ 1 .4  b illio n  in v estm en t in  IA S IS  real estate to  b e co m b in ed  in  m aster lease an d  m o rtg ag e lo an  ag reem en ts w ith  MP T ’s ex istin g  $ 1 .5 B  S tew ard  an d  $ 0 .4 B  IA S IS  real estate P re-eq u itized  w ith  recen t $ 5 7 0  m illio n  o fferin g  E x p ect to  fin an ce acq u isitio n  w ith  u n secu red  b o n d s an d  p o ssib ly  jo in t v en tu re cap ital MP T  is at lo w est lev erag e lev els in  m o re th an  fiv e y ears at 4 .5 x  N et D eb t / E B IT D A  an d  p ro  fo rm a lev erag e is estim ated  at b etw een  5 .2 x  to  5 .7 x  O b tain ed  a $ 1 .0  b illio n  co m m itm en t fo r a 2 -y ear term  lo an  as in terim  fin an cin g , if n ecessary  T ran sactio n  is su b ject to  reg u lato ry  ap p ro v al an d  is ex p ected  to  clo se b y  S ep tem b er 3 0 , 2 0 1 7  S trateg ies to  m itig ate o p erato r co n cen tratio n : Jo in t v en tu re/co -in v esto rs in  S tew ard  assets S tro n g  n o n -S tew ard  p ip elin e < 4 %  sin g le p ro p erty  ex p o su re



2 6 9  P ro p erties 3 0  O p erato rs 3 1 ,2 6 6  B ed s 2 9  S tates G lo b al P o rtfo lio  Mix  –  C o u n tries U .S . P o rtfo lio  Mix  –  P ro p erty  T y p e U .S . P o rtfo lio  Mix  –  S tates O p erates in  1 4  G erm an  states O p erates in  2 9  states d o m estically  5  C o u n tries S T R E N G T H E N E D  P O R T F O L IO  T X  1 4 .2 %  MA  1 4 .0 %  U T  1 1 .5 %  C A  6 .1 %  A Z  5 .7 %  N o n  R E  A ssets 3 .2 %  2 4  O th er U .S . S tates 2 8 .0 %  G en eral A cu te C are 7 2 .5 %  In p atien t R eh ab  1 9 .7 %  L o n g -T erm  A cu te 4 .2 %  N o n  R E  A ssets 3 .6 %  G en eral A cu te C are 8 4 .0 %  In p atien t R eh ab  7 .2 %  L o n g -T erm  A cu te 5 .0 %  N o n  R E  A ssets 3 .8 %  G lo b al P o rtfo lio  Mix  –  P ro p erty  T y p e N o n  R E  A ssets 0 .4 %  U .K ., S p ain  &  Italy  2 .1 %  U n ited  S tates 8 2 .7 %  G erm an y  1 4 .8 %



MP T  T O  MA N A G E  O P E R A T O R  C O N C E N T R A T IO N  C o n tin u ed  n o n -S tew ard  acq u isitio n s ü  P o ten tial jo in t v en tu re o f ex istin g  S tew ard  assets ü  Jo in t v en tu re o f ad d itio n al S tew ard  in v estm en ts ü  G o al is to  red u ce to  < 2 5 %  ü  MP T  h as a n u m b er o f altern ativ es to  m an ag e th e o v erall S tew ard  co n cen tratio n :



E X P E C T E D  T O T A L  S T E WA R D  R E N T  C O V E R A G E S  2 0 1 8 E  R E N T  C O V E R A G E S  E x istin g  S tew ard  P ro  F o rm a S tew ard  2 0 1 6 A  2 0 1 7 E  2 0 1 8 E  2 0 1 9 E  2 .0 3 x  2 .0 8 x  2 .8 3 x  3 .2 6 x



4 Q 1 6  H ealth care F acilities N et D eb t / (E B IT D A  –  N C I) S T E WA R D ’S  P R U D E N T  B A L A N C E  S H E E T  S o u rce: C o m p an y  rep o rts; L eerin k  P artn ers L L C  R esearch  E stim ates P ro  F o rm a Y E  2 0 1 8  ̀($ m m ) P ro  F o rm a Y E  1 2 /3 1 /1 8          Mo rtg ag e lo an s $ 1 ,4 3 4  C ap ital leases 7 5  A B L  o u tstan d in g  - G ro ss d eb t $ 1 ,5 0 9  A v ailab le cash  (5 7 ) N et d eb t $ 1 ,4 5 2  L ease ad ju stm en t 1 ,2 6 4  T o tal ad ju sted  n et d eb t    $ 2 ,7 1 6  E B IT D A R       $ 7 1 8  L ease co v erag e ratio       3 .7 8 x  L ease ad ju stm en ts S L B  ren t ex p en se (b ase) $ 1 1 9  A d d itio n al fro m  co n v ert Ig n ite leases - A d d itio n al fro m  co n v ert S H C  leases - E x istin g  Ig n ite S L B  ren t 3 9  T o tal ren t $ 1 5 8  C ap italizatio n  facto r 8 .0 x  L ease ad ju stm en t $ 1 ,2 6 4



O R IG IN A L  S T E WA R D  T R A N S A C T IO N  T o tal In v estm en t $ 1 .2 5  b illio n  fo r 9 (1 ) acu te care h o sp ital p ro p erties o p erated  b y  S tew ard  $ 6 0 0  m illio n  sale / leaseb ack  in  a Master L ease $ 6 0 0  m illio n  m o rtg ag es cro ss d efau lted  w ith  Master L ease $ 5 0  m illio n  in v estm en t in  o p eratio n s fo r 4 .9 %  o f co m p an y  E stim ated  lease / m o rtg ag e in terest co v erag e o f 2 .4 x  H o ly  F am ily  H o sp ital is co m p rised  o f tw o  cam p u ses th at o p erate u n d er o n e licen se. O rig in al S tew ard  9  F acilities in  MA  S ale L easeb ack  term s: Master lease h as ex p iratio n  d ate o f O cto b er 3 1 , 2 0 3 1 , an d  in clu d es 3  ex ten sio n  p erio d s o f 5  y ears each  1 0 %  p lu s G A A P  y ield  Mo rtg ag e T erm s: C ro ss d efau lted  m o rtg ag e lo an s h av e id en tical cash  rates an d  in clu d es C P I b ased  escalatio n s. D eal T erm s



MP T  / S T E WA R D  A C Q U IS IT IO N  O F  8  C H S  H O S P IT A L S  A cq u isitio n  In v estm en t $ 3 0 1  m illio n  sale/leaseb ack  fo r 8  ad d itio n al h o sp itals (in clu d in g  7  acu te care an d  1  in p atien t reh ab ilitatio n  h o sp ital) lo cated  in  th ree m ark ets L o catio n s: (3 ) O h io , (2 ) P en n sy lv an ia &  (3 ) F lo rid a O rig in al S tew ard  9  F acilities May  2 0 1 7  T ran sactio n  8  F acilities S ale L easeb ack  term s: Master lease h as ex p iratio n  d ate o f O cto b er 3 1 , 2 0 3 1 , an d  in clu d es 3  ex ten sio n  p erio d s o f 5  y ears each  1 0 %  p lu s G A A P  y ield  D eal T erm s



MP T  / S T E WA R D  A C Q U IS IT IO N  O F  IA S IS  H O S P IT A L S  A cq u isitio n  In v estm en t $ 1 .4  b illio n  fo r ten  acu te care h o sp itals an d  o n e b eh av io ral h ealth  facility  cu rren tly  o p erated  b y  IA S IS  an d  to  b e acq u ired  b y  S tew ard  H ealth  C are S y stem  L o catio n s: (4 ) U tah , (3 ) A rizo n a, (3 ) T ex as &  (1 ) A rk an sas P ro  fo rm a S tew ard  p o rtfo lio  to talin g  $ 3 .3  b illio n  in clu d es fo u r h o sp itals cu rren tly  leased  b y  MP T  to  IA S IS  > 6 0 %  o f o u r in v estm en t in  S tew ard ’s h o sp itals are u n d er a sin g le m aster lease an d  an n u al rev en u es sp lit 6 7 %  ren tal in co m e an d  3 3 %  in terest in co m e fro m  m o rtg ag es S ale L easeb ack  term s: Master lease h as ex p iratio n  d ate o f O cto b er 3 1 , 2 0 3 1 , an d  in clu d es 3  ex ten sio n  p erio d s o f 5  y ears each  1 0 %  p lu s G A A P  y ield  D eal T erm s



A p p en d ix



A C Q U IS IT IO N  A D JU S T E D  E B IT D A  R E C O N C IL IA T IO N  P R O  F O R MA  N E T  D E B T  / A N N U A L IZ E D  E B IT D A  (U n au d ited ) (A m o u n ts in  th o u san d s) F o r th e T h ree Mo n th s E n d ed  March  3 1 , 2 0 1 7  N et in co m e attrib u tab le to  MP T  co m m o n  sto ck h o ld ers $  6 7 ,9 7 0  P ro  fo rm a ad ju stm en ts fo r cap ital tran sactio n s an d  acq u isitio n s th at o ccu rred  after th e p erio d  ⁽A⁾ 4 8 ,6 6 0  P ro  fo rm a n et in co m e $  1 1 6 ,6 3 0  A d d  b ack :   In terest ex p en se 3 8 ,0 2 9  D eb t refin an cin g  co sts 1 3 ,6 2 9  D ep reciatio n  an d  am o rtizatio n  2 9 ,4 6 8  S to ck -b ased  co m p en satio n  1 ,9 7 1  Mid -q u arter acq u isitio n s / d iv estitu res 3 8 5  G ain  o n  sale o f real estate an d  o th er asset d isp o sitio n s, n et (7 ,4 1 3 ) A cq u isitio n  ex p en ses 2 ,7 6 7  In co m e tax  ex p en se 8 6 7  1 Q  2 0 1 7  P ro  fo rm a E B IT D A  $  1 9 6 ,3 3 3  A n n u alizatio n  $  7 8 5 ,3 3 2  T o tal d eb t $  3 ,2 7 7 ,9 8 6  P ro  fo rm a ch an g es to  d eb t b alan ce after March  3 1 , 2 0 1 7  (A ) 1 ,3 8 4 ,0 0 0  C ash  (A ) (2 0 0 ,7 4 0 ) N et d eb t $  4 ,4 6 1 ,2 4 6  N et d eb t / p ro  fo rm a an n u alized  E B IT D A  5 .7 x  (A ) R eflects n et p ro ceed s fro m  recen t eq u ity  o fferin g  an d  im p act fro m  p rev io u sly  d isclo sed  in v estm en ts, in clu d in g  tw o  R C C H  facilities, tw o  A lecto  facilities, 8  S tew ard /C H S  facilities, 1 4  facilities in  G erm an y  an d  th e S tew ard /IA S IS  tran sactio n .



N O R MA L IZ E D  F F O  T O  N E T  IN C O ME  R E C O N C IL IA T IO N  ME D IC A L  P R O P E R T IE S  T R U S T , IN C . A N D  S U B S ID IA R IE S  E stim ated  A n n u al A ccretio n  (1 ) (U n au d ited ) N et in co m e attrib u tab le to  MP T  co m m o n  sto ck h o ld ers $  0 .0 5  D ep reciatio n  an d  am o rtizatio n  0 .0 4  F u n d s fro m  o p eratio n s - accretio n  $  0 .0 9  A cq u isitio n  ex p en ses 0 .0 1  N o rm alized  fu n d s fro m  o p eratio n s - accretio n  $  0 .1 0  (1 ) T h e accretio n  estim ate is b ased  o n  cu rren t ex p ectatio n s an d  actu al resu lts o r fu tu re ev en ts m ay  d iffer m aterially  fro m  th o se ex p ressed  in  th is tab le, w h ich  is a fo rw ard -lo o k in g  statem en t w ith in  th e m ean in g  o f th e fed eral secu rities law s. P lease refer to  th e fo rw ard -lo o k in g  statem en t in clu d ed  in  th is p ress release an d  o u r filin g s w ith  th e S ecu rities an d  E x ch an g e C o m m issio n  fo r a d iscu ssio n  o f risk  facto rs th at affect o u r p erfo rm an ce.
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