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Item 2.02. Results of Operations and Financial Condition.

On May 1, 2025, Medical Properties Trust, Inc. issued a press release announcing its financial results for the three months ended March 31, 2025. 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 May 1, 2025 reporting financial results for the three months ended March 31, 2025
99.2 Medical Properties Trust, Inc. 1st Quarter 2025 Supplemental Information

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

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

MEDICAL PROPERTIES TRUST, INC.

By:  /s/R. Steven Hamner

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

Date: May 1, 2025



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 FIRST QUARTER RESULTS

Results Consistent with Expectations Following Mid-Quarter Debt Refinancing

Birmingham, AL — May 1, 2025 — Medical Properties Trust, Inc. (the “Company” or “MPT”) (NYSE: MPW) today announced financial and operating
results for the first quarter ended March 31, 2025, as well as certain events occurring subsequent to quarter end.

Net loss of ($0.20) and Normalized Funds from Operations (“NFFO”) of $0.14 for the 2025 first quarter on a per share basis. First quarter
net loss includes approximately $73 million ($0.12 per share) in impairments and fair market value adjustments related to Prospect
Medical Group (‘“Prospect”) and PHP Holdings (“PHP”);

Realized a 2.3% weighted average year-over-year inflation-based rent escalator for stabilized tenants;
Commenced scheduled collection of cash rent from replacement operators at hospitals in Florida, Texas, and Louisiana;

Completed a well-oversubscribed private offering of more than $2.5 billion of senior secured notes due in 2032 at a blended coupon rate of
7.885% and simultaneously amended its approximately $1.3 billion revolving line of credit, with a fully extended (at MPT’s option)
maturity, in June 2027, to share in the related collateral; and

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

Edward K. Aldag, Jr., Chairman, President and Chief Executive Officer, said, “Our first quarter transactions and results are the culmination of two years

of successful efforts to reduce debt, extend maturities, capture unrealized value and re-tenant hospital real estate at attractive and sustainable rents. MPT

is well positioned to grow earnings from our existing in-place real estate portfolio, access capital for accretive growth in a uniquely attractive market and
deliver growing dividends and other returns to our shareholders.”

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 to NFFO, including per share amounts, all on a basis comparable to 2024 results.
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PORTFOLIO UPDATE

Medical Properties Trust has total assets of approximately $14.9 billion, including $8.7 billion of general acute facilities, $2.4 billion of behavioral
health facilities and $1.6 billion of post-acute facilities. As of March 31, 2025, MPT’s portfolio included 393 properties and approximately 39,000
licensed beds leased to or mortgaged by 53 hospital operating companies across the United States as well as in the United Kingdom, Switzerland,
Germany, Spain, Finland, Colombia, Italy and Portugal.

Across regions and asset types, operators are reporting solid top-line growth and stable EBITDARM coverage on both a year-over-year and sequential
basis.

In Europe, hospitals continue to benefit from strong reimbursement and patient acuity trends. In the United Kingdom, three operators in MPT’s portfolio
have been nominated for Health Investors’ Private Hospital Group of the Year — Circle Health, Priory, and Ramsay. In April, MPT agreed to fund its pro
rata share of a modest new investment made by Infracore, its Swiss joint venture.

Performance in the United States continues to be driven by increased admissions in both general acute care facilities and behavioral care settings.

MPT remains encouraged by the performance of the new tenants to which it has transferred the operations of properties in Florida, Texas, Arizona,
Louisiana and Pennsylvania. These operators remain focused on ramping capacity, driving higher volumes, and upgrading facilities. Through the first
quarter, and with the exception of approximately $100,000 in rent related to two Ohio facilities, MPT has collected all cash rent owed by these tenants.

Prospect’s in-court restructuring process which commenced in January remains underway. In March, the Bankruptcy Court approved a settlement
agreement between MPT, Prospect and certain other parties that will enable Prospect to sell its hospitals and the related real estate with MPT’s
cooperation. First quarter impairments and fair market value adjustments related to Prospect and PHP are based on third party appraisals and approved
restructuring terms, and MPT’s actual recoveries may ultimately differ from the adjusted book values.

OPERATING RESULTS

Net loss for the first quarter ended March 31, 2025 was ($118 million) (($0.20) per share), compared to a net loss of ($876 million) (($1.46) per share) in
the year earlier period.

NFFO for the first quarter ended March 31, 2025 was $81 million ($0.14 per share), compared to $142 million ($0.24 per share) in the year earlier
period. Compared to 2024°s fourth quarter results, NFFO for 2025’s first quarter reflects an increase in interest expense approximating $14 million
($0.025 per share) related to the previously described $2.5 billion secured notes financing and a decrease in cash rent due to a catch-up of $10 million
($0.015 per share) cash rent received from an in-default tenant late in 2024’s fourth quarter.

CONFERENCE CALL AND WEBCAST

The Company has scheduled a conference call and webcast for May 1, 2025 at 11:00 a.m. Eastern Time to present the Company’s financial and
operating results for the quarter ended March 31, 2025. The dial-in numbers for the conference call are 800-715-9871 (North America) and
646-307-1963 (International) along with passcode 5278552. 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 May 8, 2025, using dial-in numbers 800-770-2030 (North America) and 609-800-9909 (International) along with passcode 5278552. 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 393 facilities and

approximately 39,000 licensed beds in nine countries and across three continents as of March 31, 2025. 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 facilities and any related regulatory approvals, and expected outcomes from Prospect’s Chapter 11
restructuring process. 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 Prospect will not be consistent with those anticipated by the Company; (ii) our success in implementing our
business strategy and our ability to identify, underwrite, finance, consummate and integrate acquisitions and investments; (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 or
modify the terms of 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; and (ix) 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 Annual Reports on Form 10-K and our Quarterly Reports on 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) March 31, 2025 December 31, 2024
(Unaudited) (A)
Assets
Real estate assets
Land, buildings and improvements, intangible lease assets, and other $11,506,407 $ 11,259,842
Investment in financing leases 1,004,228 1,057,770
Real estate held for sale 22,754 34,019
Mortgage loans 121,442 119,912
Gross investment in real estate assets 12,654,831 12,471,543
Accumulated depreciation and amortization (1,497,033) (1,422,948)
Net investment in real estate assets 11,157,798 11,048,595
Cash and cash equivalents 673,482 332,335
Interest and rent receivables 26,695 36,327
Straight-line rent receivables 755,585 700,783
Investments in unconsolidated real estate joint ventures 1,189,238 1,156,397
Investments in unconsolidated operating entities 418,074 439,578
Other loans 127,279 109,175
Other assets 505,729 471,404
Total Assets $14,853,880 $ 14,294,594
Liabilities and Equity
Liabilities
Debt, net $ 9,465,400 $ 8,848,112
Accounts payable and accrued expenses 451,269 454,209
Deferred revenue 25,481 29,445
Obligations to tenants and other lease liabilities 149,652 129,045
Total Liabilities 10,091,802 9,460,811
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 - 600,595 shares at

March 31, 2025 and 600,403 shares at December 31, 2024 600 600

Additional paid-in capital 8,590,422 8,584,917
Retained deficit (3,825,178) (3,658,516)
Accumulated other comprehensive loss (4,820) (94,272)

Total Medical Properties Trust, Inc. stockholders’ equity 4,761,024 4,832,729

Non-controlling interests 1,054 1,054

Total Equity 4,762,078 4,833,783

Total Liabilities and Equity $14,853,880 $ 14,294,594

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



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 from equity interests

Debt refinancing and unutilized financing costs
Other (including fair value adjustments on securities)

Total other expense
Loss before income tax
Income tax expense
Net loss

Net income attributable to non-controlling interests
Net loss attributable to MPT common stockholders

Earnings per common share - basic and diluted:

Consolidated Statements of Income
(Unaudited)

Net loss attributable to MPT common stockholders

Weighted average shares outstanding - basic
Weighted average shares outstanding - diluted

Dividends declared per common share

(A) Includes $1.9 million and $2.3 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 March 31, 2025 and 2024, respectively.

For the Three Months Ended

March 31, 2025

March 31, 2024

$ 165190 $ 199,299
40,127 44,736
9,905 16,393
8,577 10,888
223,799 271,316
115,801 108,685
64,572 75,586
7,035 4818
41911 33,348
229,319 222,437
8,059 (1,423)
(76,102) (693,088)
13,986 10,549
(3.796) —
(45,206) (229,345)

(103,059) (913,307)
(108,579) (864,428)
(9,437) (10,949)
(118,016) (875,377)

(259) (248)

$ (118275) $ (875,625)

$ 020) S (1.46)
600,594 600,304
600,594 600,304

$ 0.08 § —



MEDICAL PROPERTIES TRUST, INC. AND SUBSIDIARIES

Reconciliation of Net Loss to Funds From Operations

(Unaudited)
(Amounts in thousands, except for per share data) For the Three Months Ended
March 31, 2025 March 31, 2024
FFO information:
Net loss attributable to MPT common stockholders $ (118,275) $ (875,625)
Participating securities’ share in earnings (117) —
Net loss, less participating securities’ share in earnings $ (118,392) $ (875,625)
Depreciation and amortization 76,891 94,243
(Gain) loss on sale of real estate (8,059) 1,423
Real estate impairment charges 65,683 —
Funds from operations $ 16,123 $ (779,959)
Other impairment charges, net 13,898 694,905
Litigation, bankruptcy and other costs 10,047 5,870
Share-based compensation (fair value adjustments) (A) 9,527 —
Non-cash fair value adjustments 26,609 221,276
Tax rate changes and other 1,102 (307)
Debt refinancing and unutilized financing costs 3,796 —
Normalized funds from operations $ 81,102 $ 141,785

Certain non-cash and related recovery information:

Share-based compensation (A) $ 8,138 $ 7,633
Debt costs amortization $ 6,006 $ 4,839
Non-cash rent and interest revenue (B) $ — $ —
Cash recoveries of non-cash rent and interest revenue (C) $ 526 $ 5,748
Straight-line rent revenue from operating and finance leases $ (42,619 $ (47,246)
Per diluted share data:
Net loss, less participating securities’ share in earnings $ (0.20) $ (1.46)
Depreciation and amortization 0.13 0.16
(Gain) loss on sale of real estate (0.01) —
Real estate impairment charges 0.11 —
Funds from operations $ 0.03 $ (1.30)
Other impairment charges, net 0.02 1.16
Litigation, bankruptcy and other costs 0.02 0.01
Share-based compensation (fair value adjustments) (A) 0.02 —
Non-cash fair value adjustments 0.04 0.37
Tax rate changes and other — —
Debt refinancing and unutilized financing costs 0.01 —
Normalized funds from operations $ 0.14 $ 0.24
Certain non-cash and related recovery information:
Share-based compensation (A) $ 0.01 $ 0.01
Debt costs amortization $ 0.01 $ 0.01
Non-cash rent and interest revenue (B) $ — $ —
Cash recoveries of non-cash rent and interest revenue (C) $ — $ 0.01
Straight-line rent revenue from operating and finance leases $ (0.07) $ (0.08)

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 from equity interests” line on the consolidated statements of income.

(A) Total share-based compensation expense is $17.7 million for the quarter ended March 31, 2025 (including certain awards that are to be settled in
cash). Cash-settled awards are typically recorded in accordance with GAAP at fair value and measured at each balance sheet date until settlement.
The resulting fluctuations, which are primarily driven by changes in our stock price rather than operational performance, can introduce significant
volatility in our earnings. To enhance comparability and provide a more stable view of performance over time, NFFO reflects a $9.5 million
adjustment this quarter to arrive at total share-based compensation expense using grant date fair value for all awards (including cash-settled
awards) of $8.1 million.

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

(C) 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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Depeaciation and smotication 13 [T
[(Gain] loss on wale of resl estate fouon) -
Rl ELALE BT Chiigis 0.11 -

Funds fram cperations 3 Loy 3 L300
Other impainment charpes, net (T3 116
Litigation, Bankiuptcy and sthes costs o an
Share-Based ation (fair vl adj p o -
Moi-cadl Taif value Sdpitments .04 aar
Tax rate changes and other - -
Dbt iy aned unutiined Erancng costs 200 =

Neorenalized Tunds from operations [] 018 3 0.24

Certain mon-cash and related recovery information:
Share-based compersation ™ 5 oo 3 am
Diebd cosis amortization g [T T ool
Mon-cash nent and interest nevenue™ 5 - 4 .
Cash ies o non-cash rent and = 5 = 4 o0L
Straight-ling rent reverse b i d fi leases. 5 oon % .08
Mobi
rrenstors and snulbysts foliowing the Y Fundh, PO} as. sl e, 110, the el Late ancer vy Pl with
marke® condition, peincipally adjusts for the sffect of 7 andd ol real state aviety, wiich siusrran S the vales of real sutate diminishen prediciably v e, We compete FIO in
wilh Lha definition ol Bl Trasits, of Madeit, whith nignients el iscome (lods) [oormpubid in icordints with GO, eecheding piifr (edses)
on il of real sstate and impalrment changes on real itabe asieti, pluk real st d and Inchuding pelited 10 in-place lnase inlangble, snd diter sditmenti. for

wrtiarriod i did parTrsershage. sl gl vl

W R 10 preteating TR0 0 acoondands with e Rasen tefirdton, we dibose normakized FRO, mid0n sifests FRO 0 i That redale 10 unanGopatid of e O00e deenis of 20T o BIOMSUSE Changes
Mnmmmm:muwmnmmmmmqummm»mmmmalmmmmmum

shnce the o et reflect wither depreciation snd smortinetion costs of Bhe level of capital sxpersiture sned inasing conts [H sy son paid by cur sesnts) 1o mainlsin the operting
mmqrummmm;nmwmm:mm:mmmmmw £ FFO el hoed FFO shansbl Firt e bikired 3 BREITUR A L0 ARl DT
it GANF), Wil oaar resa ol L O opEranng acthaties with AR 3 o oot gty

Cortain line Rema shove |uxch s and rachuch tham of sech s froam wertare. Thess smounts e induded with all activity ol cur squity iInberests
i thee "Earmings Irom equeity nteresis” line on the consadidated statermests. of ingome,

) Total thate s Compraation eapsnis it 51 7,7 million S0 ch quarter #naed March 31 7025 (ke (TSN Jeach (708 a1 03 e settled in cash), Cash-uetthed swards ane fypecally seronded in
ardance with GAAR a1 lak valee and rrvasueed at each balare sheet date sl settiereni. The resdting Tucisstons, which are primarily drven by changes in our stodk price rathey than aperational
periormance, £an infrode s dgnific snt volstiy in our esmingy. To enhanos comparsbility sad peovide 3 moee siabls wiew of perlormance cwer time, WFFD eflacts 3 395 milllios. sdjertmant thin gearter to smie
AT BRG] DOTRHHRT0N ST g Bt G0 136 wade i8S Fecar . (bl iading Caah g Jearthy) of S ] malion.

8 inclisdes. revenass 30rrssd during the period Bt not recskad in cath, wch 2. delemed rest, payment in-iind (P interett or othes socnuale.

€} Inchuden canh ety socrged anh wach ax the cath receipt of previoundy delemed rent or I ingerest.
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FINANCIAL INFORMATION

[As of March 31, 2025)

i omannts in thousands)

DEET SUMMARY

Debt Instrument Rate Type

2026 Secured Cradit Facility Revolver™ Variable BERAY § 643,160
2007 Secured Term Loan Wariable EETSH 200,040
0.993% Moles Due 2006 (e500M)™ Fiseel 0.593% 540,800
5.000% Motes Due 2027 Fisiel 5.000% 1,800,000
3,692% Notes Due 2028 [peoom)™ Fixed 3692 775,060
4, 625% Notes Due 2009 Fised 4.625% S00,000
3.375% Motes Due 2080 (£3500)™ Fiznd 3.375% 452,130
3.500% Nates Due 2031 Fixed 3500% 1,300,000
7.000% Secured Notes Due 2032 (€18)™ Fisiel 7.000% 10R1,G00
8.500% Secured Notes Due 2032 Fizeel BE00 1,500,004
2034 Secured GBP Term Loan (E631m)™ Fixeeel GETTY 815,616

H 0,608,386
Dbt issuance costs and discount (142,366

R — m

Wariable

(A} A part of pur Credit Foclify omendment on February 13, 2035, we provided notice fo exdend the motuily to Juoe 35, 3007, subject fo fhe satisfoction of certain ether conditions.

{5 Non-LSD denaminated detd comverted fo UL doffars af March 31, 7025,

M DOCAL FROPTRTITS TRUST | SUPPLIMINTAL IFORMATION | 1 2025



FINANCIAL INFORMATION

(As of March 21, 2025)
(% amounts in thousands)

DEBT MATURITIES
==

2025 5 :

2026 540,800

2027 1,400,000

2008 775,080

2029 00,000

2030 453,130

2031 1,300,000

2002 2581, 600

2033

2024 815,616
% 7,940,610 | & 1,658,776

TH5,000 1
a15,616
108,160

S 100, 000
121,010
1622400

7,949 610

United Kingdom
Eurape
;

DEBT METRICS ©

Adpusted Net Dabt ta Annualized EBITDMe Ration:
Adjusted Net Debit

Adjusted Annualized EBITDAR

Adjusted Net Dabt to Adjurted Annualized EBITDA Ratic

Adjusted Net Debt
Transsction Adjusted Ananusliced EBITDAe
Adjusted Net Dabt ta Transaction fdjusted Annualited EMTDAr Ratio

Levarage Ratio:
Urgcurad Dabt
Secured Debit

Tatal Debt
Total Gross Assets’™
Financial Lavarigs

Interest Coverage Ratho;
Inferest Expense
Capitalized Interest
Debit Costs Amortization
Tertald Ietenest
Adjusted EBITDAM
Adjusted Interast Coversgps Ratio

4]} Az port of our Credit Focility amendment an Febroary 13, 2025, we provided notice to extend the maturity fo fume M 2027, spbject to the sofisfoction of cerfain other

conditions.
(8] Nar inteaded fo reflect covenants per dedd ogresmenrs.
(€] Talal Grass Assers eguals roral assels plus accomwlaned depreciation and amaniinanan,
See appendix for reconcifation of Mon-EAAFR financiol measures,
M DeCAL FROPTETIDS TRUST | SUPPLIMINTAL MPORBATION | §1 2025

1,183,960
1,600,000
775,080
900,000
452,130
1,300,000
2,581,600

BIS616

Total Debt

8,835,000
2,042 826
1,730,560

m
5 - 0.0%

12.3%
16.6%
8.1%
9.4%
4.7%
13.5%
26, 9%
0.0%
8.5%

% of Total

60,75
21.3%
18,0%

March 31, 3023
5 B, 319,06%
£39,245
% 8,319,085
5 B30,968

£ 5,368,000
4,240,376
5,508,385
16,350,913

I*

5 115,800
2,630
15,796]
£ 112,635
] 209,812



PORTFOLIO INFORMATION

LEASE AND LOAN MATURITY SCHEDULE "

I8 arrreits i Movcianas)

) Percentage of Total

Years of Maturities'™ Rent/Interest’™

tal Propertie
Total Propertie T e —

4,881 0.4%
3,085 L1%
16,633 155
6,260 0.6%
6,285 6%
58,035 5.3%
6,201 .65
2034 107,543 0.8%
Therealter 68,609 TE.T¥
1,103,600
Percentage of total
bage rentinterast
1003
S0%
78.7%
B0% -
To%
G0
508 -
A%
30% -
2006 -
2.8%
108 5.3%
0.4% 0.0% 0.4% 1% 1.5% 0.6% 0.6% 0.6%
0%

ﬁﬁﬁ#ﬁe‘?@‘a"—?’e"gf

A} schedule inclides keases and movtgage foons and refated terms os of Mavch 21, 2005,

{B) Leasey/Toan expieation is based on the foed term of the leoseToan and does nal foctor in podentiol renewol or ofber sptions prowvided for inow ogreements.

€ Reflects all propevties, including those Haad ove porf of joint venfuwres, excepd voront propesties (Tess than 1'% of fofol ossefs), fooilities thot ore under development, ond tronsitioning
properties.

{0 Repvesents base rentinterest income confrociuaily swed per the fease,Toon ogreements o an annuallzed basks os of penod end frnemd.-ngﬁofr.-gn curendy exchange rates) but dees not
Include tenant recoveries, additional rents and otfier Irase refated odjusments fo revense [Le., stroight-lne rents ond deferred revenues), or any reserves or witie-offs.
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PORTFOLIO INFORMATION

TOTAL ASSETS AND REVENUES BY ASSET TYPE
(March 25, 3025)
{5 amounits fa thousands)

P s Tniulrl.:.::::f F‘E'j..'enu :: Qip'.;\'.'l .!:I::'.Eenl:!:
General Acute Cane Hospitals 8,601,253
Behavioral Health Facilities 5] 2,419,993 16.3% 1,500 33,0
Post Acute Care Facilities 130 1633653 10.99% 15,256 15.6%
Freestanding ERfUrgent Care Facilities il 116,457 0.5% 2004 0.9%
Orther 2092518 14.1%

- I CH I ] I

TOTAL ASSETS BY ASSET TYPE TOTAL RE

General Acute Care Hospitals

®m Behavioral Health Facilities

¥ Post Acute Care Facilities
Freestanding ER/Urgent Care Facilities

u Other

MESTIC REVENUES BY ASSET TYPE

General Acute Care Heapitals

® Bchavioral Health Facilities

B Pest Acute Core Facilitios
Freestanding ER/Urgent Care Facilities

® Other

Nk irrafirasmls &9 apserafingg emiine e sllocal peo rats Based o P groas bood value of Mhe feal etare. Sl pro rabl slocations are solfect fo s o panad o pariod

{A) Reffacts toty pssats o our consadidated batance sheels.

M DOCAL FROPTRTITS TRUST | SUPPLIMINTAL IFORMATION | 1 2025 10



PORTFOLIO INFORMATION

TOTAL ASSETS - LARGEST INDIVIDUAL FACILITY
(Manch 31, 2025)
COMPREHENSIVE PROPERTY-LEVEL UNDERWRITING FRAMEWORK

Largast | MPT invests in real estate, not the consolidated fnancial performance of fts
Facility as a Percentage tenants. Each facility is underwritten for choracteristics thot make the
infrastructure attroctive to any experienced, competent operator - not just
the current tenant. IF we have underwritten these correctly, then coupled
with our absolute net master lease structure, our real estate will be

Operaters
of Total As:

Cirche Halth X .

) - attractive to a replocement operator, should we find it necesssary to
Priary Group ' transition. Such underwriting characteristics include:
Healthcare Systems of America 1.5%

Lifepoint Behavioral Health 0.5%
Swiss Medical Network LE% Physical Quality Competition
4B operatons. 1.6%

Largest Individual Facility Investment is Less Than

2% of MPT Investment Portfolio Demographics @ Financial
and Market

TOTAL ASSETS AND REVEMUES BY OPERATOR

il 31, 2025)
5 armounts in thowsands)
Ern lian : F‘cf:cnt.ﬁge of
Revenues Q1 2025 Revenues
Cirche Health 2078587
Prioy Groug v 1266770 a.5% 24,941 11.1%
Healthcare Systems of America L] 1205404 al% 1,685 5%
Lifepoint Behavioral Health L] 17561 550 20294 9_1%
Swwiss Medical Network 19 T2EETA 4.9 150 0.1%
Praspact Medical Hﬂldiﬂp 13 B30 TR 4.2 - 0L
MEDIAH Bl ety 4.3 T BT 19%
Erneest Health 29 617,084 4.2 19,010 B.5%
Lifepoint Health B AT} E3E 3% 15,301 (42
Ramsay Health Care B 3096639 2.T% 6,350 1.8%
A% operaton 115 3923322 6 A% TTAT0 34.6%
other . 2092.518™ 14.1% . .
Total

Note: Investmenis \n operabng anfites are atincated pro rata based on the pross book vaiue of fve real esfate. Soch pro rata aiocatons are subect fochange from penad to persod.
(A Reects fbota peseis o our covsoldiad balance sheels.
B ot e BHIP Heldbngs Rnvestmem! of appronmanely $1 81 milion,

M DOCAL FROPTRTITS TRUST | SUPPLIMINTAL IFORMATION | 1 2025 11



PORTFOLIO INFORMATION

TOTAL ASSETS AND REVEMUES BY U.5. 5TATE AND COUNTRY
el 31, 20251
¥ amounts in thousands)

Percentage of

U.5. States and Other Countries Propert
ates an er Countrie ropr Total/

Tewas 1,426 A0 10.6%:
California 1T 932,142 6.3% 13,043 5.9%
Flarida [ BS0, 384 5.7% 1,101 0.5%
Angona 10 53,062 1.6% .382 4. 3%
Ohia 9 334,589 2.7% 6466 29%
26 Other States &1 2,503,144 17.5% 63,108 28.1%
Other - 1,353,075 9,1% - -
United States i7a & TAT3 016 B10% % 116,840 £2.2%
United Kingdom 52 % 4,085,957 FIL o B5.553 39/6%
Switzerland 19 TI8,8T4 A4.5% 150 0.1%
Germany &S 6o 425 4. 7% 9.889 4.4%
Spain q 259,033 1.7% 2904 1.3%
Other Countries 18 465,202

Other + 739,443

International 223 & 6,979,564

Total

Note; Davestaenls i operating ealites ae atiocated pro rints baied o e grois book value of e real eetale, Soch peo cala alfog ations dre slyect fo change from period 1o perrad,
A Refexts Botal wiseti o our Eowialidited Baliace theels,

OTAL ASSETS BY COUNTRY TOTAL REVENUES BY COUNTRY

% ggi, 1% guy

]
United States

= United Kingdam

m Switzerland
Gormany

= Spain

m Other Cowntries
Other

ASSETS BY UL5. STATE RE

HUES BY U.5 STATE
Toxas
m california
Florida
Arizona 28%
Ohie
26 Other States ey
u Other A%

M DICAL PROPTRTIES TRUST | SUPPLIMINTAL BIFORMATION | g1 2025 12



PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM™'™® RENT COVERAGE
Yo and SEQUENTIAL QUARTER COMPARISONS BY PROPERTY TYPE

EBITDARM Rent Coverage

LR
.50
200
1.50m
L0
0.50m
000
enieral Aoube Cane Hospitals Past Acute Care Facilities. ™ Bahavioral Hisalth Total Partfalio
Facilities
= (4 2023 TTM u Q3304 TIM B0 2024 TTM
5% of Tokal Assets
57.9% 10.9% 16.3% 85.1%

Mot Al dote presended 5 00 0 rexiveg twedvr mondh [TTTHT) baws Hmwm e preceding Dvefve montis, dote & for (e peviod Between MPT cogarsition ond Decender 35, 4.

W EE s, cepreckation, fees. EBT epoy cosis. FETIARM
choes ol grve effect for copilolined expencitones Mmﬁﬁwmnﬁrmﬁmﬂm mmdh’rm The mafoniy of these Gpes of copitod expenditunes are
Sranoed ond do not furve on immediote oo impoct. AT rent has o I kit wmmmmmmmwmm
MWNMMHMMWNMMWM-H"' ki ol i bt chod by MPTs
fenats, MPT bas not i : mmmmmmmumsmnqmm TTM Comeerag '"--dmm
mm.u-uumdnmmmmwmmmmmmmmm

- FRITEMARM figoars fowr ol Rcripilindt ing fucke oot spe e [o B ecesd uncher thee hospitel Quciily. oo (HIGAF ] Progr The HOAF awmurts, ‘0 [ carrerst Doyt
el from the Coltornio Meypitol Associotion wisich wos opproves by (M3 on December 19, 20010

8] Gemenol Ante O g, and Totol Porifodo e e P Moo [PREH) i restruciuring, and foames Steword Reaih
T Focilitres dlont 10 - Tevaoniling.

) Post At Core Focilities properfy tipe incluses bt inpotient Rehobiiotion Mosptinks ond Long Ferm Ame Core Hospitols
0 Reflects perceninge of fofol oxsets on Morch 31, 2005 bolonoe sheet.

T DCAL FROPTRTINS TRUST | SUPPLIMINTAL BPORMATION | 1 2005



PORTFOLIO INFORMATION

TOTAL PORTFOLIO TTM EBITDARM RENT COVERAGE

Het Investment

Tenant i s Primary Froperiy Type TTH EBITDARM Rent Coverage
{in thousands)
Prigry G i 5 1,736,315 Bahuawioral 2.3x
HEMAH BITEIE Peait Acute LBx
Ermest Health 617,084 Poat Acute Llx
Aspuis Children’s Services 41613 Behaviorsl L
Surpery Parkners 217034 Garueral ALt 75K
Pipstling Hialih Symbem 0T EAD Ganeral At PR
Vibra Healtheare 185,540 Post Acute Lix
Prime Healthcare 160,008 General Acule L7k
IMED Hospitales 125676 General Acute Low
Cordiant Healthcare Services B5.597 General Arute GE
DOther Repoiing Tenants A5 ATH Various 1.0x

Het Investment

y SN Primary Property Type TTH EBITDARM Rent Coverage
{in thousands)

Intemational Operator 1 3 General Aute 2.6

Dsrnaeatic Opserales 1 Gansral ALl PR

Domestic Operatos ¥ Ganeral Arute Low

Domestic Operatos X Beharvioral L.Bx

Domestic Dperaior 4 General Auute 7.8

ANDOR HOT &)

Het Investment

Tenant Primary Property Type Comimeents

" S
{in thousands)™

LL5. hospstal aperaton with sight comamunity heapitals acnoss

Healthcare Systems of America & 1133 554 General Acube thees sates
Prospect Medical Holdings 30,763 General Bcute Ir court restruchuring ongoing
Swiss Medical Network AIEIAT General Acube Second larpest group of private honpitals in Switzerland
O of Eha Largest Bealthchn aperstors in the warld: Parent
I
Rameay Health Care U FRE620 General ALl guscIty: p raded
Pihlajalinna 204,981 General Aoute One of Finland's leadirg, proseders of social and kealth serdces
Quarum Health 141,378 s P U.S.hosp'blnp-efmm!h.hudw ommuanity hospitals scross
ninz states
Dine of Arizona's larpest nenprofit bealthcare systems;
HonarHealth 135543 General Acute Irvestment gradk-rated
Saint Lubke's - Kansas City 1023 General Acute lervestreenl gracde-rated
e ol I redit heal I i bh C
Com pirit h 118179 Conaral ket ‘One ol the larpest nonguodit healthcare cperatons in the WS
Irveestmend grade-rabed
HHS 85,191 Gensral Aoute Single-paryor povernment entity in UK
Insight Health 6,788 . LS. hospital operator with nine medical ceners acroes four
states
. L% hospital operator with four hospitals in Scuthem
Collegn Health 05 Behavioral Caliorals and onein Adsons
HeuraParchistrie Hospitals 454 Bahwcrl L% hospital operator with nine behavioral health hospitals;
Parend guaranty
Pubdschy-traded L5, hospital operabor with sabstantial
Community Health Systers 4,956 General Acste ¢ P

operating history

Abowe data represents approximately 32% of MPT Total Real Estate investment

Mo AN dofio presented iz on o troding feesbee manth {*TTRY baun. For properties coquined in e precediog fuekes monthe, dato iz for the periad between MPT ocguisition and December 31, 2004,

() vt Bgures seckods squity inveatmsnty, non-reod ewtote loony, feestonding E8urgent core fovilitien, and faciities onder devslopmasnt.
B Gavenviad Acwte Core covirages, Babavoral Heolth coveroged and' Toral Pomialo covivages de nat inokede Prodpect Medicol Hoddings [PRMH] foolitee dus 1o resirociucnsg, and forssy Soewarnd’
Meailth Cave fociitam due 1o o v

M DOCAL FROPTRTITS TRUST | SUPPLIMINTAL IFORMATION | 1 2025
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PORTFOLIO INFORMATION

(Tl AP DL
m
Kansas 5 0,183

Lifepoint Beharrioeal

Surfly P ik 15,943 0960 (it ] Hus
Lifepaint Beharoral Anzona 185 1651 9,008 bR
LD Hosptales Spain 51,5TH A5SL AT e
IMED Hospat sl Spain AT 3152 BT Bk

(A} in addition to the above profects, the costs of wiich will be included In lease bases upon which the lessees will pay rent, we are
constructing two hospitals for which there is no prezentiy-identified lessee; these profects were both expected to be réplacement
hospitals leased to Steward Health Care System. We are presently completing construction to the stage where the buiiding is
“weathered in" and environmentally secure so as to physically protect our investment while we actively market the hospitals for sale
orlease, As of March 31, 2025, we estimate that the cost to complete construction to this stage, plus costs of additienal construction
that we believe will be more efficlent if completed in the near term, approximates 335 milllan. If we agree to lease terms for any
prospective tenant, we expect such terms will include construction specifications of such progpective lesses, and we may alect to fund
such completion for addition to the final fease base upon which we would be paid rent. Alternatively, we may elect to sell one or Both
of the facilities, in which case we would not expect to incur material additional costs.

Since approximately 2022, we have planned and commenced construction of a bullt-to-suit headguarters facilily and estimate its

completion and accupancy by 2025 's fourth quarter. Toltal costs fo complete, including Furnishings, Interior bufldout, relocation and
ether costs are estimated to be between 570 million and 580 militen.
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FINANCIAL STATEMENTS

CONSOLIDATED STATEMENTS OF INCOME

(Unaudited)
(Aenouts in thousands, excepd per share data)

REVENUES
Rent billed H 16505 & 1%5.299
HAraight-line rent &0,127 44,736
Income from firancing leases 9,905 15393
Interest and other incoms 8577 10,888
Total revenues 123,79 71316
EXPENSES
Irterest 115801 168 885
Real estate depreciation snd amortization 4572 75585
Property-retated Toas 4818
General and adeninistiative 41511 33348
Tetal expenses 229,319 233437
OTHER (EXPENSE] INCOME
Gain {losz] on sale of real estate BOAS (1,423)
Eeal estate and other impairment charges, net {76,102) (53088
Earnings from squaty infenests 13,585 10,540
Dbt refirancing and unidilised linanding coats {3,796) -
Otheer {inchuding fair value adjustnents on secunities) 45, 206 §2F3.345)
Total other expanas (103 gy $913,307)
Loas before inoome tax (L08,5TH BE4 438)
I i #xpena {9437y (10,040]
Mat lasz 1118,018) (873,377)
Hit ivcomne abtributable 1o non-conbrolbng inbenests 59 [2a8)
Mk loss aftributable to MPT common steckbaolders £ lu,l am & mﬁ

EARNINGS PER COMMON SHARE - BASIC AND LUTED

Het lass atiribudable ie MPT comman siechkalders 5 2y % (L4
WEIGHTED AVERAGE SHARES DUTSTAMDING « BASIC 600,594 €50 504
WEIGHTED AVERAGE SHARES DUTSTAMDING - DILUTED 00,504 €00 304
CIVIDENDS CECLARED FER COMMOMN SHARE 5 0.08 £ .

[A) Brschcdes 51,9 million sed 5203 million of prownd legse and other expenses (such g property taxes and insursnce) paid dinectly by ws snd reimbured by
aur tenants for the three monitfo ended March 31, 2025 and 2024, respectively,

T DCAL FROPTRTINS TRUST | SUPPLIMINTAL BPORMATION | 1 2005



FINANCIAL STATEMENTS

CONSOLIDATED BALAMCE SHEETS

(Ao nEs i) M ctdencls, execept por share aala)

ASSETS
Ri=al eskate assels
Land, buildings and improvements, intangible bease assets, and other
Investrent in financing leases
Real estate held for sale
Mortgage loans
Gross investment in real estate assets
Accurnilated depreciation and amortization
Net investrent in real estate assets

Cash and cash equivalents

Interest and rent recetvabiles

Straight-line réent receivables

Investments inunconsolidated real estate joint ventures.
Investments in unconsolidated operating entities

Other loans

Other assets

Totsl Assets

LIABILITIES AND EQUITY
Liabilities
Debl, net
Accounts payabde and accrued expenses
Defermed revenue
Obligations to tenants and other lease liabilities
Total Liabilities
Equity
Prelerred stock, $0.001 par value, suthaorized 10,000 shares;
nioshares outstanding
Common stock, 500001 par value, Authosized 750,000 shares;
issued and outstanding - 600,595 shares at March 31, 2025
andl G00,503 shares at Decerwber 31, 2004
helditianal paid-in cagital
Retained deficit
Accurmudated ather comprehensive loss
Tatal Medical Properties Trust, Inc. stockhobders' equity
Non-controlling interests
Total Equity

Total Liabilities and Equity

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

March 31, 20258

December 31, 2024

11,506,407 11,259,842
1,004,228 LUS7,770
12,754 34019
121,442 119,912
12,654,831 12,471,543
(1,457,033 [1,422,948)
11,157,758 11,048,595
673,487 133,135
6,695 36,327
755,585 00,783
1,189,238 1,156,397
418,074 430578
137,279 109,175

505,725

14,853 880

AT 4

14,294 594

B AES 400 8,848,112
451,269 454,209
5,481 20,445
149 653 129 045
10,091,802 5,460,811
E00 600
B500,422 8,584,917
(3.825,178) (3,658 516)
[4.520) [94.273)
4,761,004 4,833,729
1,054 1,054
4,762,078 4,823,783
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FINANCIAL STATEMENTS

IHVE NTS IN
(e o et e e Whrrr st pradded Massh N7, 2001
(Lpmlitedt]

13 vl i Pl

NCONSOLIDA

REAL ESTATE

13

i[all

NTURES

1

Grans 1l witile 1328,118 1EI0E4 3 1,264,850 18129 B, 198
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FINANCIAL STATEMENTS

Cerfe
profechions.

Breviaus onmey and nol o the femant, wad

= Typkaily, moad

FRCEPO

= Proven trock record of
Healtheare avad Springstone.

= Operobors ore vedted o povt of oor overall woderwiting process.

= Podenbiol for cutsired returns and organic growtih,

Invwestment

Includes caur passive equity ownership inferest, along with a CHF 3T million loan as part of 3 symdicated
loan facility.

Sz Medical Metwork LL

Includes a 5% equity ownership interest in, along with a loan convertible into PHIF Holdings, the
PHP Holdirgs 131,027 A9.0% mansped care business of Prospect. Both instruments are sccounded for under the Esir value cption
mathed. We expect (o chais the sabe of this investmant i 2025,

Includes sar pasiive equity ownership intenesl in Asvis, & public healihcars irsestment company, Our

A 53,569 4.6%
" " original imvestment of CHF 47 milion s marked-to-market quartedy,
Inorder bo chose the 2021 acquisition of 35 facilities, we made a passive equity investment and a koan to
Prinay Grown 40,460 9.7% Priory (& subsidiary of MEDIAN) peocesds of which were paid to the formier camer. The loan was sold in
thias Firsk quartes of 2004
Aspeis - gy Ml our pastive eduily awnership interest in A, & spin-all of Pricey's educalian and children's

services ling al business.

rml S - _
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APPENDIX - NON-GAAP RECONCILIATIONS

ADJUSTED NET DEET/ANNUALIZED EEBITDAre
ftinauefited)
(Amounes in Mhousards)

March 31, 2025
ADJUSTED EBITDAse RECONCILIATION
Net loss H (118,016)
Add back:
Interest 115,801
Income tax 9,437
Depreciation and amortization 65431
Gain on sale of real estate (8,058)
Feal estate impainment changes. 65,683
Adjustment to reflect MPTs share of unlevered EBITDAR
from unconsolidated real estate joint ventures™ 7,520
10 2025 EBITDAre ] 137,797
Share-based compensation 17,665
Other impaimment charges, net 13,898
Litigation, bankruptcy and other costs 10,047
Debit refinancing and unutilized financing costs 3,796
Hon-cash fair value adjustments 26,509
10 2025 Adjusted EBITDAr § 200812 5
Adjustments for mid-quarter investment activity™ 180

10 2025 Transaction Adjusted EBITDAre $ % 5 839,968

ADJUSTED NET DEBT RECOMCILIATION

Total debt at March 31, 2025 5 9,465,400
Less: Cash at March 31, 2025 6T3,482)
Less: Cash funded for development and capital

addition projects at March 31, 2025™ (472,845)

Adjusted Net Debt - w

Investors and anabysts Tollowing the real estfate industry utifice net debt [debt less cash) to EBTDAe a5 a meansrement of leverage that shows how many years it weould take for s fo
pay hack our debd, asiaming net debt and EBITDAe ane beld constant. In car caloulation, we start with EBTe | as defined by Haneit, which is net income belone interest expends,
Income tax expense, depreciation and izathon, | ins on disposition of deprediated property, I loszes, and to reflect cur share of EEITDNe from
unconsolidated real estate joint ventsnes. We then adjust EBITDWe for non-cash share-based compensation, non-cash fair value adjustments and other items that would make
companeon of our operating results with price periods and ofther companies more meaninghol, to derive Adjusted ERITDWe . We adjust net debt for cash hended for building
improvemeants in progress and construction in progress for which we are not yet receiving rent to desive Adjusted et Debd, 'We adpst Adjusted EBITDUe for the efects from
investmients and capital braractions that were completed dunng the peviod, assuming ssch traraactions were consisnmated Tully lursded a of the bq_inningnl e peiod o derhe
Transaction Adjusted EBITDW e . Althouph mon-GARP measures, we believe Adpsted Net Debt, Admisted EBITDAR , and Transaction Adgasted EBITDAM are weeful to investors and
analysts as they allow for a moee curment view of our credit quality and allow for the comparison of cwr credit strength between periods and to other real estate companies without the
effect of iters that by their nature are not comparabie from period to period.

(4] Briclisdin only the unbswned paition of cir shass of EBITINME traemn unconsolidsted real eitats joint ventures, i wi hnse excluded asy net debl fres our uncedisslidated real estats
point ventures inthe Adjusted Bet Debt line, We believe this sdjusbment o resded bo sppropnately rellect the relationship between ERITDA and net debd.

{B] Reflects & full quartsr wnpact from our mid-quarter investments, disposals, and loan payolfs.

(€] Reflect and capital inp wenit projects that ane in process and not yet generating a cash retum.
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Medical [’mptrtics Trust

1000 Urban Center Drive, Suite 501
Birmingham, AL 35242
(zos5) 969-3755 NYSE: MPW

wuwwmedicalproperticstrust.com

Congacr:

Drew Babin, Head of Financial Straregy and Investor Relarions
(646) 884-9809 or dbabin@medicalpropertiestrust.com

or

Tim Berryman, Managing Director of Investor Relations

{205) 397-8589 or therryman@medicalpropertiestrust.com




