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Item 7.01. Regulation FD Disclosure.

Beginning on June 9, 2021, Medical Properties Trust, Inc. (the “Company”) intends to use the presentation attached to this Current Report on Form 8-K
as Exhibit 99.1 in discussions with investors. The presentation was also posted on the Company’s website, www.medicalpropertiestrust.com, on June 9,
2021.

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

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits

Exhibit No. Description

99.1 Investor Presentation dated June 9, 2021

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



SIGNATURES

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

MEDICAL PROPERTIES TRUST, INC.

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

Date: June 9, 2021
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AT THE VERY HEART OF HEALTHCARE"



FORWARD-LOOKING STATEMENTS




MPT AT THE VERY HEART OF HEALTHCARE

EXCLUSIVE FOCUS ON HOSPITALS 2019 U.S. NATIONAL HEALTH EXPENDITURES
SUCH AS:

- General Acute Care
- Inpatient Rehabilitation

. 0, 2. %
. Behavioral Health 28.8% 3. 4
Other Hospital Care

$3.8

Trillion

4. :j{}f}
Mursing Care Facilities
and CCRCs

5-3%
20.3%

Investment
—0 o - .
o [ﬂﬂg:hd C) . f /(‘1. Physician & Clinical Services
Equipment) . -
Retail Prescription

Drugs

Soure; CME.gov Notiona) Health Expencifure Datg and Amerigan Hogpital Azsariahion v






MPT AT THE VERY HEART OF HEALTHCARE

Tedo property couel as af Mavch 11, 2001 v
1 The Ewope propvtycovat ks odjusted for the Priony Group Transoction,




EXPERIENCED MANAGEMENT TEAM

OUR MANAGEMENT TEAM IS COMPRISED OF PEOPLE
WITH EXTENSIVE EXPERIENCE IN:

+ Hospital Acquisitions and Finance / Capital Markets + Physician Practice Management

Hospital Development and Construction + Hospital Leases
+ Hospital Operations + Real Estate Management
MPT's Senior Management Years of Experience  Areas of Expertise
Edward K. Aldag, Jr.
d Eld ., d g J s a5+ Hospital Ownership
R. Steven Hamner
e e 35+ Public Company Accounting & Finance
Emmett E. McLean - . . .
S e Ergio] 35+ Physician Practice Management & Ancillary Services
Rosa H. Hooper
ies President & M 25+ Post-Acute Operations
J. Kevin Hanna
e Bt i 25+ Public Company Accounting
Charles R. Lambert

dent, Treasurer & Managing Director, 20+ Capital Markets

R. Lucas Savage 20+ Corp. & Facility Acute Hospital Operations,

f Global Acquisitions Healthcare M&A Transactions
Thomas W, Schultz
el B 35+ Healthcare Operations



PREEMINENT GLOBAL HOSPITAL REAL ESTATE PLATFORM

FOCUSED ON INVESTMENTS IN LICENSED HOSPITALS, UNLOCKING VALUE AROUND THE GLOBE

TO DELIVER CONTINUED SHAREHOLDER GROWTH

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

* 415 properties in 9 countries and 33 U5,
states

* 51 total operaters, including leading not-
for-profit and for-profit systems in the U.S,
and abroad

Unlocking new global growth

opportunities

+ New and compelling international markets
[Australia, Switzerland, Colombia) enhance
existing global platform

+ 58.8 billion international investment base
accumulated since 2013

+ Leased to best-in-class intemational
hospital operators

Established source of capital
for leading hospital
operators around the globe

* Mearly $21 billion gross investments
worldwide

+ Roughly 55 billion new investments in
2020 and early 2021 at a blended GRAP
yield exceeding 8%

Strong track record of
prudent balance sheet

management

+ Successfully increased scale and
diversified portfolio, while maintaining
conservative leverage and lowering
averall cost of capital

+ Met debt to EBITDA target of ~5.5x

Sowrces: Company flimgs end S8 Flaanckal 8
Wote: No aidurances can be made thal anmdunced n’ﬂﬂ'ﬂﬁ'ld'l'ng Frovasaclicns will close on the teoms indrcated or atalil Fl'g'\wﬂ g forrma for newly anndwited eogquiitions.



WELL-DIVERSIFIED PORTFOLIO

GLOBAL PORTFOLIO MIX - COUNTRIES

425
properties

(% Germany
(o, Switzertand

5% Australia
1% Spain
RERaLIE 1%, other Countries
1%, Other Assats

~44,000

beds
GLOBAL PORTFOLIO MIX - PROPERTY TYPE
................ £ ML)

r r
3 3 515,164 m General Acute Care
_ B |npatient Rehabilitation {IRF)
LLS, stares m Belavioral Health
| | Lﬂﬂg—T{fM Acute Care
................ ® Freestanding ER/Urgent Care

9
52,129 $1,730

COUmErics - £33 300

Praforma portfolio os of March 31, 2020

GLOBAL PORTFOLID MIX - OPERATOR
8%




OPERATORS

Steward Health Care
(United States)

Circle Health
(United Kingdom)

Prospect
Medical Holdings
(United States)

Priory Group
(United Kingdom)

Swiss Medical
Metwork
|Switzerland)

456 OTHER
OFERATORS

(U.5., Germany, Spain,
Italy, Colombia, Australia,
Partugal)

WELL-DIVERSIFIED PORTFOLIO

MPT'S LARGEST 5 OPERATORS' INDIVIDUAL FACILITIES
AS APERCENTAGE OF TOTAL PRO FORMA GROS55 ASSETS

1.2%
0.6%

0.8%

HEALTH CARE
26 PROPEATIES

CIRCLE
HEALTH
3% PROPERTIES

\

"\PRGSPECT
_MEDICAL
HOLDINGS
16 PROPERTIES

PRIORY

GROUP
15 PROPERTIES

1T PROFERTIES

v |



OPERATOR UPDATE

STEWARD HEALTH

«  Strong liquidity position, $500 million as of March 2021

= Admissions have remained between 93-108% of prior-year levels since June of 2020 (thru March "21)

*  Largest physician-owned private, tax-paying health care system in the U 5.

+  Diversified across six distinct markets

= Mo individual market represents more than 33% of $teward’s total revenue

+ Mo individual hospital represents more than % of Steward's total revenue

MPT Total Investment

| $4.5 billion (3/31/2021)

6,300+ (5,978 at MPT

2020 EBITDAR Reconciliation
(% in millions)

Met loss 5 (407.8)
Income tax benefit 58.2)
Non-operating Income/{loss), net 14.7
Gain on sale (3.8)
Depreciation and amortization 206.3
Interest 726
Operating leases 385.2

EBITDAR & 209.2
Staffing optimization 637
Electronic health record conversion impact 52.1
Integration/Rationalization cost 787
COVID-1% inflationary and response costs 199.8
Other non-recurring 795

Adjusted EBITDAR § 723.0

MPT Coverage Rent/Interest 1 300.1

Consolidated Adjusted EBITDAR Coverage 2.41x

MPT did

Mot Seeward H

Care Systom information provided by Steward Health Care System.
siuaration of Ehi infarmation

irticicate

Assets - Largest Facility

ST facilities)
# of Facilities | 39 (36 MPT-owned)
Percentage of MPT Total Gross 2 8%



MPT'S ABSOLUTE NET LEASE MODEL

LEASE STRUCTURE

1 i o ¥ Y - 1l
wonlls o i f a RN P
Ao e m L

Tenant bears all costs, 10-year to 20-year initial 99% of leases have inflation- Ower 95% of properties
including maintenance terms with multiple 5-year based or fixed annual rent are master leased, cross-
and repairs, utilities and extensions in U.S,; longer escalators; CP floors in defaulted and/or with a
taxes terms internationally materially all inflation-based parent guaranty

leases

SALE-LEASEBACK APPEAL TO HOSPITAL OPERATORS




INFLATION-PROTECTED LEASES

~90% OF AGREEMENTS PROVIDE FOR CPI-BASED ESCALATORS
o Materially all such contracts include minimum escalators averaging nearly 2% annually
o ~75% of CPl-based arrangements include inflation ceilings averaging approximately 4.5% annually

~9% CONTAIN FIXED ESCALATORS AVERAGING 2.3% ANNUALLY

CONSUMER PRICE INDEX SENSITIVITY

HOSPITAL REIMBURSEMENT RATES HAVE CONSISTENTLY QUTPACED COST INFLATION
o Rates negotiated between hospitals and commercial payors are informed by inflationary conditions
o CMSinpatient PP5 rate CAGR has exceeded inflation by 40bps from FY05-FY21
o Medicare spending on hospitals has declined enly once in last 35+ years

Sowcer Bpreou of Lobor Sotintcs, (VS



A PROVEN GROWTH STRATEGY

ACUTE CARE REAL ESTATE OPPORTUNITY IS RAPIDLY EXPANDING

Further Accretive
Opportunities in
1H 2021 and Beyond
* Substantial domestic and * Consolidation of hospital * ~T75% of all community * ~58.7 billion invested since
international potential systemns continues, hospitals in the U.5, are the end of 2018 while
acquisition targets searching for cost owned by not-for-profit supparting growth of best-
* Estimated $500-5750 efficiencies, competitive ("NFP") operators in-class operators
billion of operater-owned advantages, and * Leading HFP operators = MPT's platform is
hospital real estate in .5, economies of scale continue building positioned to continue
* additional opportunities in * Increasing ownership of relationships with private growing in the acute care
attractive markets hospitals by for-profit real estate owners and space in the remainder of
throughout the werld systems established in REITs to leverage their scale 2021 and beyand
the past decade (e.g., and cost of capital

Steward, Prospect) and
increasing investment
from global private equity
(e.g., Apello, Waterland,
Brookfield)



HOSPITAL EXPERTISE ESSENTIAL TO UNDERWRITING

222 Market

&

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

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

Physicians

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

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

Opcr ator

+ MPT seeks to be aligned with proven operators
having a successful track record and
demonstrating market leadership.

+ Skilled operators are able to successfully deploy
MPT's capital to improwve patient outcomes,
increase EBITDA and expand margins.

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




PROFILE OF AN MPT INFRASTRUCTURE HOSPITAL

Community Need Contributes to Stable and Naturally Diverse Revenue Base

¥ Positive population growth, density and/or aging trends ¥ Diversified referral base, by both practice and specialization

¥ Accommodating economic/political conditions +  Physicians communicate favorable bias toward facility

¥ High barriers to entry for new development and no local * Documented history of profitability, regardless of payor mix
substitute hospital

I ¥ Attractive to multiple local, regional, or national operators

Attractive Setup for QOperator Profitahility MPT SAME-STORE GENERAL ACUTE CARE
+  If MPT facility underwriting is correct, a path to mid-to-high FY2020 HOSPITAL AVERAGES

teens EBITDARM margin exists )
*  Leaszes allew for operator change in event of default and for entire master lease et —a
or other cross-defaulted agreement with operator, if applicable EBITDARM $22 million
EBITDARM Margin 19.5%
Payment to MPT 56.4 million
Payments to MPT Are Not “Controllable” Expenses :W"'““'”"‘""‘m“"““ Under 6%
*  Rentfinterestis a small, fixed expense within hospital cost structures
dominated by highly variable and proactively managed wage, salary, and Master Leaze and/or Cross-Defaulted
: Agreements - Percentage of BE%
benefit costs equal to ~50% of operating expenses Payments

= Rentfinterest is functionally senior to parent creditor obligations

= Inevent of default, all stakeholders, including the community itself,
depend on continuous hospital operations

w 16
* Bepresentative of weme-stone MIPT gereral soete hoapdtaly based on TTH L2/X1/2000 operating dats inchsfing CARES Act grand fund s distributed to offust expenaes snd & taon related fo ¥
duderead of wectier procedunes due 10 ehe COVID:19 pandemic. For nelerence, 1119 EBITOARM coverage wirs similar a1 2 8u, and rents due 00 NPT 252 pevcentage Of Operalon nit nraesues were in mid-5% range.



INTERNATIONAL INVESTMENT ATLAS: UNITED STATES

% of MPT Total Pro Forma Gross Assets ) /-0 70

— gl
l

Healthcare Spending As % of GDP 1 /. /70

UNITED

- :,U\
Population 32« M STATES

Median Age 'BH_] -
£

GDP Per Capita (USD) & 3-Year CAGR 505,200/ +1.8% f

E NATIONAL HEALTH LANDSCAPE INVESTMENT OPPORTUNITY

Global standard for quality of hospital care and US hospital real estate market, with 6,000+
immediacy of access to advanced medical procedures facilities, estimated to exceed 51 trillion

-

Private insurance, often employer-sponsored and both Consolidation of market into large, expanding

employer- and employee-funded, covers meost citizens health systems creates appetite for capital
+ Health of seniors and at-risk populations stabilized by + Monetization of health care facilitiesis a

tax-funded Medicare and Medicaid growing trend
Sourge: MPT QI J02] supplemenral regort, Woeda Bonk, TMS gov, American Hospital Assocradion, US Ceasus, Cid World Foctbook W 1T
Wi Reconciliation of MPT tarel profonmae gross a3sels of Movoh 31, 2021 provivked on slide 35



INTERNATIONAL INVESTMENT ATLAS: UK.
% of MPT Total Pro Forma Gross Assets 224 /0
Healthcare Spending As % of GDP 10.0%
Population (f;.\]

Median Age 40.6 /

N r r . [ Fy
GDP Per Capita (USD) & 3-Year CAGR 542,329/+0.9%

e
= NATIONAL HEALTH LANDSCAPE INVESTMENT OPPORTUNITY
b [ S
» Overall quality of care very well-regarded in terms of key + Robust investment spreads considering 6th
indicators largest GDP in world & sociopelitical stability
« Private insurance supplemental to tax-funded National + Dominant acute care operators seeking
Health Service (NHS) care for which wait times are funding to further conzolidate market

increasingly problematic

Sophisticated operators aware of advantages
+ Private hospitals provide expedited access to quality of sale-leaseback concept, as well as cost of
health care and are dominant in specialized medicine capital MPT offers

Sourge: MPT QI J02] supplemenral regort, Woeda Bonk, TMS gov, American Hospital Assocradion, US Ceasus, Cid World Fogtbook
Wede: Reconciligtion of MPT farel pro fanmo gross assels of Movch 31, 2021 peevided an slide 25




INTERNATIONAL INVESTMENT ATLAS: GERMANY

% of MPT Total Pro Forma Gross Assets ("2) 0

- [}
Healthcare Spending As % of GDP 1.4 /0

GERMANY
Population 8 1,.\1 -

Median Age 1-:&L“' )

GDP Per Capita (USD) & 3-Year CAGR . Jrfw__ L{aﬁ;’ +

- NATIONAL HEALTH LANDSCAPE INVESTMENT OPPORTUNITY

+ Returns attractive considering sociopolitical stability
and 4th largest GOP in world

Excellent quality and outcomes provided in state-of-the-
art facilities

Fragmented general acute and rehab hospital operators
consolidating and evaluating funding opticns

-

Federally-mandated universal health care coverage
funded by employer and employee contributions to

national insurance and pension plans + Mature and well-established private equity owners

monetizing hospitals and aware of MPT leading sale-
leaseback capabilities

Kl

Private health insurance available for those wha opt out
of public system

Sourge: MPT QI J02] supplemenral regort, Woeda Bonk, TMS gov, American Hospital Assocradion, US Ceasus, Cid World Fogtbook W
Wede: Reconciligtion of MPT farel pro fanmo gross assels of Movch 31, 2021 peevided an slide 25



INTERNATIONAL INVESTMENT ATLAS: SWITZERLAND

h)
% of MPT Total Pro Forma Gross Assets 6.0%

Healthcare Spending As % of GDP 11 -")“'-‘
SWITZERLAND

Population ‘J.\l -

Median Age 4.2.7/

GDP Per Capita (USD) &3-Year CAGR $OT,989/+1.0%

n NATIONAL HEALTH LANDSCAPE INVESTMENT OPPORTUNITY

+ Aging of papulation increases demand for

+ High quality system with virtually no wait times, ample ’
1 quality system with virtually no wait t P acute and post-acute facilities

consumer choice, and low avoidable admissions

+ =300 public and private hospitals with

« Universal, mandatory, and tax-funded system g -
iy ¥ significant underlying real estate value

administered by individual cantons (states)

+ Fragmented operator landscape conducive to
future consolidation for which new capital
will be required

« Swiss government subsidizes premiums for 30% of
population to ensure broad access

Sourge: MPT QI J02] supplemenral regort, Woeda Bonk, TMS gov, American Hospital Assocradion, US Ceasus, Cid World Foctbook W i)
Wede: Reconciligtion of MPT farel profanmo gross assels of Movch 31, 2021 peevided an slide 35



INTERNATIONAL INVESTMENT ATLAS: AUSTRALIA

9% of MPT Total Pro Forma Gross Assets ‘I FE

Healthcare Spending As % of GDP ).} /0

]

Population 25 M

Median Age 3 /.9

GDP Per Capita (USD) & 3-Year CAGR 555,0 Y

ﬂ NATIONAL HEALTH LANDSCAPE INVESTMENT OPPORTUNITY

+ Growing and aging population drive need for more

» Ranks among global leaders in health care quality hospitals and/or facility expansion projects

+ Federally-funded Medicare available to all citizens, but

private insurance is gaining appeal + Private hospitals gaining market share due to

referrals from capacity-constrained public
« Complementary relationship between public and private hospitals

hospitals
P + Consolidating market resulting in sale of not-for-

profit systems

Sourge: MPT QI J02] supplemenral regort, Woeda Bonk, TMS gov, American Hospital Assocradion, US Ceasus, Cid World Fogtbook
Wede: Reconciliation of MPT ranal pre forma gross oisels of Movch 31, 2021 prowiched an slige 25,

21



2020 INVESTMENTS — INCREASING DIVERSIFICATION & SCALE

$3.6 BILLION

of Investments in 2020

ite Care

and IRF

Circle
Health/BMI

Switzerland Colombia

sz.0B s2313M $zooM s135M $96M

" Completed o Completed o Completed " Completed 7 Completed + Completed o Underway

~-8.5% Weighted Average GAAP Rate

$3.6 billion otal inchades non-cisclosed tenant capdtol expenciicre profects o well os a e
loan ivestments not directly refoted to real estote



ACQUISITION OF PRIORY BEHAVIORAL
HEALTH PORTFOLIO

TRANSACTION UPDATE
+ OnJanuary 6, 2021, MPT announced the acquisition of a portfolio of behavioral
health facilities owned and operated by the Priory Group ("Priory’), a leading
UK. -based private behavioral health service provider for £800 million,
+ Two phases of the fransaction

1. On January 19, 2021, Waterland Private Equity acquired Priory from
Acadia Healthcare Company, with proceads from MPT's £800 millon
Sale / Leasaback Loan and £250 million shori-term Acquisition Loan

2 The Sale / Leaseback Loan will be satisfied with freehold property
interest in 35 facilities, and the Acquisition Loan will be fully repaid in
cash

+  Key terms of the Priory lease include:

— Master sale-leaseback structure with an initial term of 25 years and two
10-year extension oplions

— Annual rent escalator linked to LK. inflation, subject to a 2.0% fleor
+ Expected GAAP Yield: 8.6%

+ Expected Closing: Phase two real estale sale-leaseback transactions during
Q2 of 2021

TRANSACTION BENEFITS TO MPT

v Expanded international presence

¥ Strengthens U.K. market footprint

v Greater operator diversification




PRIORY GROUP IS AN ESTABLISHED BEHAVIORAL HEALTH
SERVICES PROVIDER

QUALITY U.K. BEHAVIORAL HEALTH PLATFORM GEOGRAPHIC FOOTPRINT?

Comprehensive service offering leading positions in all areas of
behavioral health, in both adults and children, and across the entire
care pathway'

@ Aftractive geographic footprint: nationwide coverage offering .
specialist centers of excellence in local markets?

@ Excallant clinical outcomas reinforcing premium brand reputation®

Healthcare .
- " ST
Fehab & Recovery Forensic Acute o e
.

LU

Adult Care

Leaming _'«-'-‘.*.~ 2%
s e S B o

s
2
5
E
i
H

ohansive

Education & Children’s Services ..-.. ‘,."E‘ .
‘"}' f"--" iu.
- O,
m it M . “‘"ﬁa- : .::.ir
o yi&%*_' e
. : z e o '1._ h','k" g
L edwvow ] e o
5y e e
-v- : .-&%‘ ok
@ Healthcare BRA
fani
(1 MPT assets will bo heavily weighted (~80%) toward healthcare ®  Adur Care
@ Education & Children
Source: Acadia Healthcare
" According to Acadia Healthcare W 24
2 Indudes approximalely 35 Pricny facilities thal MPT eapects: fo acquing,



PRIORY HAS A LEADING MARKET POSITION IN THE U.K.

BEHAVIORAL HEALTH MARKET SHARE!

26%

- 0
PRIORY (Cygnet e 2am=e 8

i) Wewo-dmabdty  BARCHESTER, LUDLOW STREET
ey aburating B HEALTHC ARE

Sowce: LongBwsson LK Morkel Revew (23nd Edinon] pubivibed September 2020
I Bepresents 2018 mavket shave based an reveaue of the fop § operators in e UL mentol health haspltolmarket. v ‘ 5



SUSTAINED TSR OUTPERFORMANCE

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

555%
387%
328%
283%
233%
215%
121% 105% 131%
85% T
64%
“u - -
SHL MSCI  SLPS00 MPW SHL MsCl SLPs00  MPW SML M3CI SEPS00 MPW SNL M50 SEPS00 MPW
3-YEAR PERIOD 5-YEAR PERIOD 10-YEAR PERIOD SINCE IFO
JULY T, 2005

Sowcps: FoctSal and SEP Globol Market intelligence; os of §21,/2001 W ‘ 65



TRANSFORMATIVE INVESTMENTS
DRIVING MPT'S EXTRAORDINARY GROWTH

GROSS ASSETS ($ in millions)

Completes the acquisition of 30 aoute care
hospitals in the UK. from B3I Healthcare for
approximately $2.0 billion.

Completes joint 520,430
wenture with Prncdial
Group for 71 Genman
post-scute baspitals
valised at €163 billion, | $16,529

Acguines real
wstata of Priory
Group in UK. for
Mwmwﬂmmlomlmwl EBOD millign,
hespitals eperated by MEGUAN Kliniken,

one of Germany'stop rehabhospital | *“Pocl JICSEIRCE | Selscommonequity
operatoe, for appeosimately 5900 million. | gy rsrd Mealth Care in Health at 13%
Massachusatts n $125 umlevered 19% Nosptas o afltes o
Acquines 11 properties in Gemmany from billion transaction. Healihscape Lid, lor 5859
RHM Klirik for 5245 million, representing £10,058 millian.
the firss hospital transaction outsid the 59,476 7’
United States by any U.S. REIT. Accpuines 16 acute care
s hospitals aperated by Prospect
Announces scquisition of a 18-property T’“ Acguires resl sstate Medical Holdings in Califomia,
portfolic operated by Emest Health, Inc., 55,3,57 imterestin 10 acutecare | Pennsyfaniaand Connectiout
far 5300 million and a $100 million hospltals andong for 51,55 billion,
irmestment in the aperatr. behaviors heslth facility
T 53000 T [ | i | s ecatono
s1600 $2:285 acausiion ol Copels | venn ancmrsanastor | ospials across ix .S, states
51,410 3L Healtheare and thereal | o1 pijicn For $700 midbian, bringing MPT's
estate of seven acutecare ' total ivvestmant in LifeRoint
haspatals for 5500 million. Facilities ta $1.2 billian.

2010 01l 012 2013 2004 2015 1016 07 2018 019 2020 0321

Sturee: Compeny Tings: Gross Assets derived from Company’s Balance Sheet far period 2010-2015 and represents atal sssers befare aeeumulited deprecintion cod ansontiztion; W 27
Pro Form Total Gross Assets for period 2016-2020 b5 further exploloed on pege 35



LEASES STRUCTURED FOR PREDICTABLE CASH FLOW

SAME STORE TTM EBITDARM™™ RENT COVERAGE INCLUSIVE OF CARES ACT GRANTS
YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

General Acute Care Hospitals Inpatient Rehabilitation Facilities  Long-Term Acute Care Hospitals Total Portfolic
= 04 2019 {YoY) W Q4 2020 (YoY) w03 2020 (QoQ) - Q4 2020 [QoQ)
Percentage oFtatal
baos remsinterest LEASE & MORTGAGE LOAN MATURITY SCHEDULE
100%
S0% B5. 9%
BOr¥
T0%
&0
5%
4%
30%
0%
e 0.2% i L1% 0.2 14% 0.7% 0.3% 0.5% 3.7% 0.4%
i A
PO A S A S S A f
Souroe: Compony's 10 2021 Supplamental. W
A} EBITOARM ociusted for non-necurring ems.



LEASES STRUCTURED FOR PREDICTABLE CASH FLOW

SAME STORE EBITDARMW RENT COVERAGE EXCLUDING ALL CARES ACT GRANTS
YOY AND SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

5.00%
4.00%
i - M ﬁ w M é
3.00x% = Mo =1 = - | =1 ~ M M
& 3 & 83 33 & & 44 S 53
2.00x -

General Acute Care Hospitals Inpatient Rehabilitation Facilities  Long-Term Acute Care Hospitals Total Portfolic
= 04 2019 {YoY) W Q4 2020 (YoY) w03 2020 (QoQ) - Q4 2020 [QoQ)
Percentage oFtatal
baos remsinterest LEASE & MORTGAGE LOAN MATURITY SCHEDULE
100%
S0% B5. 9%
BOr¥
T0%
&0
5%
4%
30%
0%
e 0.2% i L1% 0.2 14% 0.7% 0.3% 0.5% 3.7% 0.4%
i A
PO A S A S S A f
Souroe: Compony's 10 2021 Supplamental. W
A} EBITOARM ociusted for non-necurring ems.



LADDERED DEBT MATURITIES

DEBT MATURITY SCHEDULE

$1,551,310
$1,389,150  §1,400,000
51,300,000
£1,090,939
$8286,980
$586,500 $551,320
e

021 32 023 024 1025 2026 a0at 038 2029 2030 2031

3024 Credit Facility Revolver -zm'rm-n Loan [ +.000% Hotes Due 2022 2.550% Notes Due 2023 [0 2024 0D Term Loan

2.125% Hotes Due 2004 -znzs.n:an-rum Loan 5.250% Mates Due 2026 [ 2 s00% Notes bue 2026 -sm Notes Due 2027
Il 2 o motes e 202 I 550 otes e 2020 [l 2 275 otes bue 2030 1,500% Notes Due 2001

PERCENTAGE OF TOTAL DEBT

Variable

Fixed 96.2% 30%

W 30
Sowrce: Company's 1Q 2021 Supplementod; percentoge of total debr o3 of March 31, 2020, ‘



CORPORATE RESPONSIBILITY
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Environmental

ESG Committee formed in 2019 to drive environmental
performance improvements across all business functions

ESG performance metrics incorporated into executive
compensaticn program

Engaged with more than 80% of tenants regarding
enviranmental sustainability of their properties and operations

Environmentally responsible design features for development
projects

Secrce: Apeil 26, 2001 prowy filing, MPW iebsite and Andual Répeis
For more information regarding our sestodnabidity commitments, please visit our Website:
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» Saved over 200,000 kWh in energy usage in
2020 compared to 2019 at corporate
headquarters

« 2021 proxy statement reports environmental
initiatives and accomplishments of MPT
operators, including elimination of CO,
emissions, reduction in electricity demand and
water censumption, and improvements in
waste management

v |






CORPORATE RESPONSIBILITY

MPW BOARD COMPOSITION

Gender Tenure Age Minority

50% 59-4

(& vear
* et Awerage Ape
or liess h :

Key Director Skills
Executive Leadership Experience | Industry Experience | Finmancial & Accounting Experience | Investment Experience

§ directors outof & | edirectorsoutors | 5 directors outof | sdirectors outofs

e Governance

* Robust governance practices including, but not limited to:

o History of and commitment to Board diversity and refreshment = Opted out of the Maryland Unsaclicited Takeowver Act (*MUTA")
o Proxy access o Mo stockholder rights plan (*poison pill”)
o Majority voting for uncontested director elections = Regular executive sessions of independent Board members
Lead independent director
= . indepe ) o Mandatory director retirement age
o Active and responsive stockholder engagement _ )
o Stockholders' ability to amend Bylaws o Executives require prior autharization to purchase or sell our shares
o Anti-hedging and anti-pledging policies o Claw-back policy
o Unclassified Board of Directors o Ower 92% support of executive compensation program in each of
past four years
1. Ore MPT Director is Lating
Source: April 36, 2021 prouy filing, MPYY Website ond Annual Reports W ‘ 33

For more information regerding cer susmiabiity commitments, phease wisirour Website:
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TOTAL PRO FORMA GROSS ASSETS RECONCILIATION

Total Pro Ferma Gross Assets
(Unadited)

fmaurli i milfiand) Degirtier 31, 0016 Degermiser 31 2017 Decembsr 31, 2018 December 31, 2009 December 30 2020 March 31, 2021
Total Assets 56,419 59,000 58844 514,467 516,829 518746
Aadd:

Real estate commitments on new nvestments 158 18 BES 1,989 1,901 158

Unfundad amcunts on developmant deals and

commenced capital improvement projects 194 154 230 163 166 114

Accumulated depreciation and amenization s 456 465 50 a4 B04

Incremental gross assets of our |O|r||'h‘!|'|ﬂ.lr=l - - am 5hd 1,287 1,211

Procoeds [om nine debt 3nd Bquity § st eqisent 10 e iod-end v . b 928 1,480 .
Less:

Cash uded for Funding the IFansalions above
Total Pr
Pra fodena 1otal grods asiets is total assets before adcumidated depreciatiaonfamarti cation, assumes all real estate BEnding Comnmi bmems on niew s teents and unfunded amaunts o development deals
and commented capital improverent projects are fully Tusded, snd assumes cash an hand i3 hally uded in thete trardactions, We believe pro forma 1688 gross 83568 18 wiehal 19 invistors a8 it provides
a more current view of ouwr portiolic and allows for a better understanding of cur concentration levels as our birding commitments dlose and owr other commiiments are fully funded.

1 Adfwsted fo reffect our sbane af our joie! vwentures” gross assets. W a5

Mebe: MPT intianed of e foermd polal greds caserd in 200 7 fwith ovicfodere provicked fov 200 6],




AT THE VERY HEART OF HEALTHCARE"



