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Registration No. 333-121883
As filed with the Securities and Exchange Commission on January 10, 2006.

SECURITIES AND EXCHANGE COMMISSION
Washington, D.C. 20549

Post-Effective
Amendment No. 2 to
Form S-11
FOR REGISTRATION UNDER THE SECURITIES ACT OF 1933
OF SECURITIES OF CERTAIN REAL ESTATE COMPANIES

Medical Properties Trust, Inc.
(Exact name of registrant as specified in its governing instruments)
1000 Urban Center Drive, Suite 501, Birmingham, Alabama 35242
(205) 969-3755
(Address, including zip code, and telephone number, including area code, of registrant s principal executive offices)
Edward K. Aldag, Jr.
Chairman, President, Chief Executive Officer and Secretary
Medical Properties Trust, Inc.
1000 Urban Center Drive, Suite 501, Birmingham, Alabama 35242
(205) 969-3755
(Name, address, including zip code, and telephone number, including area code, of agent for service)
with a copy to:

Thomas O. Kolb
Matthew S. Heiter
Irene Graves
Baker, Donelson, Bearman, Caldwell & Berkowitz, PC
Suite 1600
420 20th Street North
Birmingham, Alabama 35203
(205) 328-0480

Approximate date of commencement of proposed sale to the public: As soon as practicable after this
registration statement becomes effective.

If any securities being registered on this form are to be offered on a delayed or continuous basis pursuant to
Rule 415 under the Securities Act of 1933, check the following box: p

If this Form is filed to register additional securities for an offering pursuant to Rule 462(b) under the Securities
Act, please check the following box and list the Securities Act registration statement number of the earlier effective
registration statement for the same offering: o

If this Form is a post-effective amendment filed pursuant to Rule 462(c) under the Securities Act, check the
following box and list the Securities Act registration statement number of the earlier effective registration statement
for the same offering: o

If this Form is a post-effective amendment filed pursuant to Rule 462(d) under the Securities Act, check the
following box and list the Securities Act registration statement number of the earlier effective registration statement
for the same offering: o

If delivery of the prospectus is expected to be made pursuant to Rule 434, please check the following box: o
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The Registrant hereby amends this Registration Statement on such date or dates as may be necessary to
delay its effective date until the Registrant shall file a further amendment which specifically states that this
Registration Statement shall thereafter become effective in accordance with Section 8(a) of the Securities Act of
1933 or until this Registration Statement shall become effective on such date as the Securities and Exchange
Commission, acting pursuant to said Section 8(a), may determine.
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Filed pursuant to Rule 424(b)(3)
Registration No. 333-121883
PROSPECTUS
25,411,039 Shares of Common Stock

This prospectus relates to 25,411,039 shares of common stock of Medical Properties Trust, Inc. that the selling
stockholders named in this prospectus may offer for resale from time to time. The registration of these shares does not
necessarily mean the selling stockholders will offer or sell all or any of these shares of common stock. We will not
receive any of the proceeds from the sale of any shares of common stock by the selling stockholders, but will incur
expenses in connection with the offering.

The selling stockholders from time to time may offer and resell the shares held by them directly or through agents
or broker-dealers on terms to be determined at the time of sale. To the extent required, the names of any agent or
broker-dealer and applicable commissions or discounts and any other required information with respect to any
particular offer will be set forth in a prospectus supplement that will accompany this prospectus. A prospectus
supplement also may add, update or change information contained in this prospectus.

Our common stock is listed on the New York Stock Exchange under the symbol MPW. The last reported sales
price on January 6, 2006 was $10.08.

See Risk Factors beginning on page 17 of this prospectus for the most significant risks relevant to an
investment in our common stock, including, among others:

We were formed in August 2003 and have a limited operating history; our management has a limited history of
operating a REIT and a public company and may therefore have difficulty in successfully and profitably
operating our business.

We may be unable to acquire or develop the facilities we have under letter of commitment or contract or facilities
we have identified as potential candidates for acquisition or development as quickly as we expect or at all, which
could harm our future operating results and adversely affect our ability to make distributions to our stockholders.

Our real estate investments are concentrated in net-leased healthcare facilities, making us more vulnerable
economically than if our investments were more diversified across several industries or property types.

Our facilities and properties under development are currently leased to eight tenants, five of which were recently
organized and have limited or no operating histories, and the failure of any of these tenants to meet its obligations
to us, including payment of rent, payment of commitment and other fees and repayment of loans we have made or
intend to make to them, would have a material adverse effect on our revenues and our ability to make
distributions to our stockholders.

Development and construction risks, including delays in construction, exceeding original estimates and failure to
obtain financing, could adversely affect our ability to make distributions to our stockholders.

Reductions in reimbursement from third-party payors, including Medicare and Medicaid, could adversely affect
the profitability of our tenants and hinder their ability to make rent or loan payments to us.

The healthcare industry is heavily regulated and existing and new laws or regulations, changes to existing laws or
regulations, loss of licensure or certification or failure to obtain licensure or certification could result in the

inability of our tenants to make lease or loan payments to us.

Loss of our tax status as a REIT would have significant adverse consequences to us and the value of our common
stock.
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Our loans to Vibra could be recharacterized as equity, in which case our rental income from Vibra would not be
qualifying income under the REIT rules and we could lose our REIT status.

Common stock eligible for future sale, including up to 25,411,039 shares of common stock that may be resold by
our existing stockholders upon effectiveness of the resale registration statement of which this prospectus is a part,
may result in increased selling which may have an adverse effect on our stock price.

Neither the Securities and Exchange Commission nor any state securities commission has approved or
disapproved of these securities or determined if this prospectus is truthful or complete. Any representation to
the contrary is a criminal offense.

The date of this prospectus is January 10, 2006.
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SUMMARY

The following summary highlights information contained elsewhere in this prospectus. You should read the entire
prospectus, including Risk Factors and our financial statements and pro forma financial information and related
notes appearing elsewhere in this prospectus, before making a decision to invest in our common stock. In this
prospectus, unless the context suggests otherwise, references to MPT,  the company, we, us and our mean Medic
Properties Trust, Inc., including our operating partnership, MPT Operating Partnership, L.P., its general partner and
our wholly-owned limited liability company, Medical Properties Trust, LLC, as well as our other direct and indirect
subsidiaries.

Our Company

We are a self-advised real estate company that acquires, develops and leases healthcare facilities providing
state-of-the-art healthcare services. We lease our facilities to healthcare operators pursuant to long-term net-leases,
which require the tenant to bear most of the costs associated with the property. From time to time, we also make loans
to our tenants and other parties. We were formed in August 2003 and completed a private placement of our common
stock in April 2004 in which we raised net proceeds of approximately $233.5 million. In July 2005 we completed the
initial public offering of our common stock in which we raised net proceeds of approximately $125.7 million, after
deducting the underwriting discount and offering expenses. Our current portfolio consists of 14 facilities that are in
operation and three facilities that are under development.

We focus on acquiring and developing rehabilitation hospitals, long-term acute care hospitals, regional and
community hospitals, women s and children s hospitals, skilled nursing facilities and ambulatory surgery centers as
well as other specialized single-discipline and ancillary facilities. We believe that these types of facilities will capture
an increasing share of expenditures for healthcare services. We believe that our strategy for acquisition and
development of these types of net-leased facilities, which generally require a physician s order for patient admission,
distinguishes us as a unique investment alternative among real estate investment trusts, or REITs.

We believe that the U.S. healthcare delivery system is becoming decentralized and is evolving away from the
traditional one stop, large-scale acute care hospital. We believe that this change is the result of a number of trends,
including increasing specialization and technological innovation within the healthcare industry and the desire of both
physicians and patients to utilize more convenient facilities. We also believe that demographic trends in the U.S.,
including, in particular, an aging population, will result in continued growth in the demand for healthcare services,
which in turn will lead to an increasing need for a greater supply of modern healthcare facilities. In response to these
trends, we believe that healthcare operators increasingly prefer to conserve their capital for investment in operations
and new technologies rather than investing in real estate and, therefore, increasingly prefer to lease, rather than own,
their facilities. Given these trends and the size, scope and growth of this dynamic industry, we believe that there are
significant opportunities to acquire and develop net-leased healthcare facilities at attractive, risk-adjusted returns.

Our management team has extensive experience in acquiring, owning, developing, managing and leasing
healthcare facilities; managing investments in healthcare facilities; acquiring healthcare companies; and managing real
estate companies. Our management team also has substantial experience in healthcare operations and administration,
which includes many years of service in executive positions for hospitals and other healthcare providers, as well as in
physician practice management and hospital/physician relations. We believe that our management s ability to combine
traditional real estate investment expertise with an understanding of healthcare operations enables us to successfully
implement our strategy.

We have made an election to be taxed as a REIT under the Internal Revenue Code, or the Code, commencing with
our taxable year that began on April 6, 2004 and ended on December 31, 2004.
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Our principal executive offices are located at 1000 Urban Center Drive, Suite 501, Birmingham, Alabama 35242.
Our telephone number is (205) 969-3755. Our Internet address is www.medicalpropertiestrust.com. The information
on our website does not constitute a part of this prospectus.

Our Portfolio

Our Current Portfolio of Facilities

Our current portfolio of facilities consists of 17 healthcare facilities, 14 of which are in operation and three of
which are under development. Four rehabilitation hospitals and two long-term acute care hospitals that are in
operation were acquired in 2004 and are leased to subsidiaries of Vibra Healthcare, LLC, or Vibra, formerly known as
Highmark Healthcare, LLC, a recently formed specialty healthcare provider with operations in six states. We refer to
these facilities in this prospectus as the Vibra Facilities. A seventh facility in operation, a community hospital which
has an integrated medical office building, is leased to Desert Valley Hospital, Inc., or DVH. We refer to this facility in
this prospectus as the Desert Valley Facility. Another facility in operation, a long-term acute care hospital facility, is
leased to Gulf States Long Term Acute Care of Covington, L.L.C., or Gulf States of Covington. We refer to this
facility in this prospectus as the Covington Facility. Our ninth facility in operation, a rehabilitation hospital, is leased
to Northern California Rehabilitation Hospital, LL.C, a Vibra subsidiary. We refer to this facility in this prospectus as
the Redding Facility. Our tenth facility in operation, a long-term acute care hospital, is leased to Gulf States Long
Term Acute Care of Denham Springs, L.L.C., or Gulf States of Denham Springs. We refer to this facility in this
prospectus as the Denham Springs Facility. Our eleventh facility in operation, a community hospital, is leased to an
affiliate of DVH, Veritas Health Services, Inc., or Veritas. We refer to this facility in this prospectus as the Chino
Facility. Our twelfth facility in operation, a community hospital, is leased to another affiliate of DVH, Prime
Healthcare Services 11, LLC, or Prime II. We refer to this facility in this prospectus as the Sherman Oaks Facility. All
of the leases for the hospitals described above have initial terms of 15 years.

Our current portfolio of facilities also includes a community hospital, which we refer to in this prospectus as the
West Houston Hospital, and an adjacent medical office building, which we refer to in this prospectus as the West
Houston MOB, each of which we developed. We refer to the West Houston Hospital and the West Houston MOB
together in this prospectus as the West Houston Facilities. The West Houston Facilities are leased to Stealth, L.P., or
Stealth, a recently organized healthcare facility operator. The initial lease term for the West Houston Hospital began
when construction commenced in July 2004 and will end in November 2020. The initial lease term for the West
Houston MOB began when construction commenced in July 2004 and will end in October 2015.

One facility under development is a women s hospital with an integrated medical office building, which we refer to
in this prospectus as the Bucks County Facility, and is leased to Bucks County Oncoplastic Institute, LLC, or BCO, a
recently organized healthcare facility operator. The initial lease term for the Bucks County Facility will begin when
construction commences and will end 15 years after completion of construction. We target completion of construction
for the Bucks County Facility for August 2006. Our second facility under development is a community hospital,
which we refer to in this prospectus as the Monroe Facility, and is leased to Monroe Hospital, LLC, or Monroe
Hospital, a recently organized healthcare facility operator. The initial lease term for the Monroe Facility began when
construction commenced in October 2005 and will end 15 years after completion of construction. We target
completion of construction for the Monroe Facility for October 2006. With respect to our third facility under
development, we have entered into a ground sublease with, and an agreement to provide a construction loan to, North
Cypress Medical Center Operating Company, Ltd., or North Cypress, a recently-organized healthcare facility operator,
for the development of a community hospital. The facility will be developed on property in which we currently have a
ground lease interest. We refer to this facility in this prospectus as the North Cypress Facility. We expect to acquire
the land we are ground leasing after the hospital has been partially completed. Upon completion of construction,
subject to certain limited conditions, we will purchase the facility for an amount equal to the cost of construction and
lease the facility to the operator
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for a 15 year lease term. In the event we do not purchase the facility, the ground sublease will continue and the
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construction loan will become due. In that event, we expect to seek to convert the construction loan to a 15 year term
loan secured by the facility. We anticipate the North Cypress Facility will be completed in December 2006. The leases
for all of the facilities in our current portfolio provide for contractual base rent and an annual rent escalator. The leases

for the Vibra Facilities and the Bucks County Facility also provide for percentage rent,
to base rent, we will receive periodic rent payments based on an agreed percentage of the tenant s gross revenue.
The following tables set forth information, as of the date of this prospectus, regarding our current portfolio of

facilities:
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(1) Based on the number of licensed beds.
(2) Based on leases in place as of the date of this prospectus.
(3) Includes acquisition costs.

(4) Seventy-one of the 105 beds will be acute care beds operated by Stealth, L.P. and the remaining 34 beds will be
long-term acute care beds operated by Triumph Southwest, L.P.

(5) Based on leases in place as of the date of this prospectus and estimated total development costs. Does not include
rents that accrued during the construction period and are payable over the remaining lease term following the
completion of construction.

(6) Estimated total development costs.

(7) At any time during the term of the lease, the tenant has the right to terminate the lease and purchase the facility
from us at a purchase price equal to the greater of (i) that amount determined under a formula which would
provide us an internal rate of return of at least 18% or (ii) appraised value assuming the lease is still in place.

(8) The tenant in each case is a separate, wholly-owned subsidiary of Vibra Healthcare, LLC.

(9) Our interest in this facility is held through a ground lease on the property. The purchase price shown for this
facility does not include our payment obligations under the ground lease, the present value of which we have
calculated to be $920,579. The calculation of the base rent to be received from Vibra for this facility takes into
account the present value of the ground lease payments.

(10) Thirty of the 76 beds are pediatric rehabilitation beds operated by HBA Management, Inc.

(11) At any time after February 28, 2007, the tenant has the option to purchase the facility at a purchase price equal to
the sum of (i) the purchase price of the facility, and (ii) that amount determined under a formula that would
provide us an internal rate of return of 10% per year, increased by 2% of such percentage each year, taking into
account all payments of base rent received by us.

(12) Our interest in this facility is held in part through a ground lease on the property. During the term of the ground
lease, the tenant will pay the ground lease rent directly to the ground lessor or, at our request, directly to us.

(13) Of the $20,750,000 million purchase price for this facility, payment of $2.0 million is being deferred pending
completion, to our satisfaction, of a conversion of certain beds at the facility to long-term acute care beds and an
additional $750,000 of the purchase price is being deferred and will be paid out of a special reserve account to
cover the cost of renovations. The 2005 contractual base rent and the 2006 contractual base rent are calculated
based on a purchase price of $18.0 million.

Facilities Under

Development
2004 2005 2006 Projected
Nu;%l;glﬁliulhctlﬁbntractual Development Lease
. (lpase Base @ ..
Location Type Tenant Beds Rent Rent Base Rent Cost Expiration
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Houston, North
Texas Cypress
Medical
Center
Operating
Community Company,
hospital Ltd. 64 % $»$ 3) $ 64,028,000 @
Bensalem, Bucks
Pennsylvania Women s County
hospital/medical Oncoplastic
office building  Institute,

®) LLC 30 © 1,627,820 38,000,000  August 2021
Bloomington, Monroe
Indiana Community Hospital

Hospital® LLC 32 ©9 954,063 35,500,000 October 2021 (10)
Total 126 $ $ $2,581,883  $137,528,000

(1) Based on the number of proposed beds.
(2) Includes acquisition costs.

(3) During construction of the North Cypress Facility, interest will accrue on the construction loan at a rate of 10.5%.
The interest accruing during the construction period will be added to the principal balance of the construction
loan. In addition, during the term of the ground sublease, North Cypress will pay us monthly ground sublease
rent in an annual amount equal to our ground lease rent plus 10.5% of funds advanced by us under the
construction loan.

(4) Expected to be completed in December 2006. If we purchase the facility upon completion of construction, we
will lease it back to North Cypress for an initial term of 15 years.

(5) Expected to be completed in October 2006.

(6) Based on the lease in place as of the date of this prospectus, estimated total development costs and estimated date
of completion. Assumes completion of construction in October 2006.

(7) Following completion, the lease term will extend for a period of 15 years.
(8) Expected to be completed in October 2006.

(9) Based on the lease in place as of the date of this prospectus, estimated total development costs and estimated date
of completion. Assumes completion of construction in October 2006.

(10) Following completion, the lease term will extend for a period of 15 years.

Our Current Loans and Fees Receivable

On December 23, 2005, we made a $40.0 million mortgage loan to Alliance Hospital, Ltd., or Alliance, an
unrelated third party. We refer to this mortgage loan in this prospectus as the Alliance Loan. The Alliance Loan is
secured by a community hospital facility located in Odessa, Texas, which is approximately 20 miles from Midland,
Texas. The facility is licensed for 78 beds, 28 of which are operated by HEALTHSOUTH Rehabilitation Hospital of
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Odessa, Inc. The Alliance Loan has a term of 15 years and is payable interest only during the term of the loan, with
the full principal amount due at the end of

Table of Contents

15



Edgar Filing: MEDICAL PROPERTIES TRUST INC - Form POS AM

Table of Contents

the 15 year term. The aggregate annual base interest is set at an initial annual rate of ten percent. Beginning on
January 1, 2007 and on each January 1 thereafter, Alliance will be required to pay additional interest equal to the
greater of (i) 3.5% or (ii) the rate of the CPI increase for the prior year multiplied by the previous year s annualized
base interest. As security for Alliance s obligations under the mortgage loan, all principal, base interest and additional
interest on the first $30.0 million of the loan amount is guaranteed on a pro rata basis by the shareholders of SRI-SAI
Enterprises, Inc., the general partner of Alliance, until such time as Alliance meets certain financial conditions.
Additionally, we have received a first mortgage on the facility and a first or second priority security interest in all of
Alliance s personal property other than accounts receivable, along with other security. The Alliance Loan is
cross-defaulted with all other agreements between us or our affiliates, on one hand, and Alliance or its affiliates on the
other hand. The Alliance Loan also contains representations, financial and other affirmative and negative covenants,
events of default and remedies typical for this type of loan. As consideration for entering into this arrangement,
Alliance paid us a commitment fee equal to one half of one percent of the loan amount on the closing date.

At the time we acquired the Vibra Facilities, we made a secured acquisition loan to Vibra, the parent entity of our
current tenants in those facilities, to enable Vibra to acquire the healthcare operations at these locations. The principal
balance of this loan is approximately $41.4 million and is to be repaid over 15 years. Payment of the acquisition loan
is secured by pledges of membership interests in Vibra and its subsidiaries. In addition, we have obtained guaranty
agreements from Brad E. Hollinger, the principal owner of Vibra, Vibra Management, LLC and Senior Real Estate
Holdings, LLC, D/B/A The Hollinger Group, or The Hollinger Group, that obligate them to make loan payments in
the event that Vibra fails to do so. However, we do not believe that these parties have sufficient financial resources to
satisfy a material portion of the loan obligations. Mr. Hollinger s guaranty is limited to $5.0 million, and Vibra
Management, LL.C and The Hollinger Group do not have substantial assets. Vibra pays interest on this loan at an
annual rate of 10.25% with interest only for the first three years and the principal balance amortizes over the
remaining 12 year period. The acquisition loan may be prepaid at any time without penalty. In connection with the
Vibra transactions, Vibra agreed to pay us commitment fees of approximately $1.5 million. We also made secured
loans totaling approximately $6.2 million to Vibra and its subsidiaries for working capital purposes. The commitment
fees were paid, and the working capital loans were repaid, on February 9, 2005.

On June 9, 2005, in connection with our acquisition of the Denham Springs Facility, we made a loan of
$6.0 million to Denham Springs Healthcare Properties, L.L.C., $500,000 of which was held in escrow pending the
resolution of certain environmental issues related to the facility. The loan accrued interest at a rate of 10.5% per year,
adjusted each January 1 by an amount equal to the greater of (i) 2.5% or (ii) the percentage by which the CPI increases
from November to November, provided that the increase in CPI for 2005 was to be prorated. The loan was to be
repaid over 15 years with interest only during the 15 years and a balloon payment due and payable at the expiration of
the 15 years. On October 31, 2005, upon favorable resolution of the environmental issues related to the facility, we
purchased the facility for a purchase price of $6.0 million, which was paid by delivering the note evidencing the loan
and releasing to Denham Springs Healthcare Properties. L.L.C. the remaining balance of all funds escrowed under the
loan.

In connection with the development of the West Houston Facilities, Stealth has agreed to pay us a commitment fee
of approximately $932,125, to be paid over 15 years beginning in November 2005. The commitment fee is based on a
percentage of total development costs and may be adjusted upon determination of actual development costs. We have
agreed to make a working capital loan to Stealth of up to $1.62 million, to be repaid over 15 years. Stealth has
borrowed $1.3 million under this loan as of the date of this prospectus. The promissory notes evidencing the loan and
commitment fee provide for interest at an annual rate of 10.75% and are unsecured, but the promissory notes are
cross-defaulted with our related facility leases with Stealth. Stealth is obligated to pay us a project inspection fee for
construction coordination services of $100,000 in the case of the West Houston Hospital and $50,000 in the case of
the adjacent West Houston MOB. These fees are to be paid, with interest at the rate of 10.75% per year, over
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a 15 year period beginning in November 2005. The obligation to pay these fees is evidenced by promissory notes and
is unsecured, but the promissory notes are cross-defaulted with our related facility leases with Stealth. Any of the fees
or the working capital loan may be prepaid at any time without penalty, except that a minimum prepayment of
$500,000 is required for the working capital loan.

In connection with our development of the Bucks County Facility, BCO has agreed to pay us a commitment fee of
$345,000. The commitment fee is to be paid interest only beginning with the first calendar month following the
completion of construction, with a balloon payment 15 years later. BCO is also obligated to pay us a $75,000
construction inspection fee, which will be paid interest only beginning with the first calendar month following the
completion of construction, with a balloon payment 15 years later. Interest on these fees is set at 10.75% per annum.
We also loaned BCO approximately $4.0 million, the loan proceeds of which we hold in a separate account as security
for repayment of the loan and BCO s obligations under the lease. This loan is to be repaid no later than the date BCO
receives a certificate of occupancy for the Bucks County Facility, and bears interest at the rate of 20% per annum,
which interest is due monthly. The obligation to pay these fees is unsecured and the obligation to repay the loan is
secured by the loan proceeds which we hold in a separate account. The promissory notes evidencing the fees and the
loan are cross defaulted with our lease with BCO. These fees and loans may be prepaid at any time without penalty.

In connection with our development of the Monroe Facility, Monroe Hospital has agreed to pay us a commitment
fee of $177,500. The commitment fee is to be paid interest only beginning with the first calendar month following the
completion of construction, with a balloon payment 15 years later. Monroe Hospital is also obligated to pay us a
$55,000 inspection fee, which will be paid interest only beginning with the first calendar month following the
completion of construction, with a balloon payment 15 years later. Interest on these fees is set at 10.50% per annum.
The obligation to pay these fees is unsecured, but the promissory notes evidencing the fees are cross defaulted for our
lease with Monroe Hospital.

Our Pending Acquisition

We intend to expand our portfolio by acquiring an additional net-leased healthcare facility that we have under
letter of commitment and consider to be a probable acquisition as of the date of this prospectus, which we refer to in
this prospectus as our Pending Acquisition Facility. Under the terms of the letter of commitment relating to this
facility, we expect the lease for this facility to provide for contractual base rent and an annual rent escalator. Letters of
commitment constitute agreements of the parties to consummate the acquisition transactions and enter into leases on
the terms set forth in the letters of commitment subject to the satisfaction of certain conditions, including the
execution of mutually-acceptable definitive agreements. The following table contains information regarding our
Pending Acquisition Facility:

Operating Facility
Year One
Nur:fber Contractual Loan Lease
Location Type Tenant Beds(» Interest Amount Expiration
Hammond, Louisiana*® Long-ternilammond 40 $ 840,000 $ 8,000,000 June 2021
acute Rehabilitation

care Hospital,
hospital LLC

* Under letter of commitment.
(1) Based on the number of licensed beds.
(2) On April 1, 2005, we entered into a letter of commitment with Hammond Healthcare Properties, LLC, or
Hammond Properties, and Hammond Rehabilitation Hospital, LLC, or Hammond Hospital, pursuant to which we
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have agreed to lend Hammond Properties $8.0 million and have agreed to a put-call option pursuant to which,
during the 90 day period commencing on the first anniversary of the date of the loan closing, we expect to
purchase from Hammond Properties a long-term acute care hospital located in Hammond, Louisiana for a
purchase price between $10.3 million and $11.0 million. If we purchase the facility, we will lease it back to
Hammond Hospital for an initial term of 15 years. The lease would be a net lease and would provide for
contractual base rent and, beginning January 1, 2007, an annual rent escalator.

(3) Based on one year contractual interest at the rate of 10.5% per year on the $8.0 million mortgage loan to
Hammond Properties. We expect to exercise our option to purchase the Hammond Facility in 2006. For the one

year period following our purchase of the facility, contractual base rent would equal $1,079,925, based on 10.5%

of an estimated purchase price of $10,285,000.

Table of Contents

18



Edgar Filing: MEDICAL PROPERTIES TRUST INC - Form POS AM

Table of Contents

Our Acquisition and Development Pipeline

We have also identified a number of opportunities to acquire or develop additional healthcare facilities. In some
cases, we are actively negotiating agreements or letters of intent with the owners or prospective tenants. In other
instances, we have only identified the potential opportunity and had preliminary discussions with the owner or
prospective tenant. We cannot assure you that we will complete any of these potential acquisitions or developments.

Our Debt

We employ leverage in our capital structure in amounts we determine from time to time. At present, we intend to
limit our debt to approximately 50-60% of the aggregate cost of our facilities, although we may exceed those levels
from time to time. We expect our borrowings to be a combination of long-term, fixed-rate, non-recourse mortgage
loans, variable-rate secured term and revolving credit facilities, and other fixed and variable-rate short to
medium-term loans.

In October 2005, we entered into a credit agreement with Merrill Lynch Capital which replaced the loan
agreement dated December 31, 2004 between us and Merrill Lynch Capital. The credit agreement provides for secured
revolving loans of up to $100.0 million in aggregate principal amount. The principal amount may be increased to
$175.0 million at our request. The amounts borrowed are secured by mortgages on real property owned by certain of
our subsidiaries and are guaranteed by us. The facilities that we use to secure the amounts under the credit agreement
make up the borrowing base. The borrowing base, and therefore borrowings, are limited based on (i) the appraised
value of the borrowing base and (ii) rent income from and financial performance of the operator lessees of the
borrowing base. Interest on borrowings under the credit agreement will accrue monthly at one month LIBOR (4.44%
at January 9, 2006), plus a spread which increases as amounts borrowed increase as a percentage of the borrowing
base. We must also pay certain fees based on the amount borrowed in any monthly period. The credit agreement
expires in October 2009, and may be extended by us for one additional year upon payment of a fee. The credit
agreement contains representations, financial and other affirmative and negative covenants, events of default and
remedies typical for this type of facility.

We have also entered into construction loan agreements with Colonial Bank pursuant to which we can borrow up
to $43.4 million to fund construction costs for the West Houston Facilities. Each construction loan has a term of up to
18 months and an option on our part to convert the loan to a 30-month term loan upon completion of construction of
the West Houston Facility securing that loan. Construction of the West Houston MOB was completed in October
2005, and construction of the West Houston Hospital was completed in November 2005. We have not yet exercised
the option to convert the construction loans to term loans. The loans are secured by mortgages on the West Houston
Facilities, as well as assignments of rents and leases on those facilities, and require us to comply with certain financial
covenants. The loans bear interest at one month LIBOR plus 225 basis points during the construction period and one
month LIBOR plus 250 basis points thereafter. The Colonial Bank loans are cross-defaulted. As of the date of this
prospectus, there is $35.5 million outstanding under the Colonial Bank loans.

Competitive Strengths
We believe that the following competitive strengths will enable us to execute our business strategy successfully:
Experienced Management Team. Our management team s experience enables us to offer innovative acquisition
and net-lease structures that we believe will appeal to a variety of healthcare operators. We believe that our
management s depth of experience in both traditional real estate investment and healthcare operations positions us
favorably to take advantage of the available opportunities in the healthcare real estate market.

Comprehensive Underwriting Process. Our underwriting process focuses on both real estate investment and
healthcare operations. Our acquisition and development selection process includes a

7
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comprehensive analysis of a targeted healthcare facility s profitability, cash flow, occupancy and patient and
payor mix, financial trends in revenues and expenses, barriers to competition, the need in the market for the type
of healthcare services provided by the facility, the strength of the location and the underlying value of the facility,
as well as the financial strength and experience of the tenant and the tenant s management team. Through our
detailed underwriting of healthcare acquisitions, which includes an analysis of both the underlying real estate and
ongoing or expected healthcare operations at the property, we expect to deliver attractive risk-adjusted returns to
our stockholders.

Active Asset Management. We actively monitor the operating results of our tenants by reviewing periodic
financial reporting and operating data, as well as visiting each facility and meeting with the management of our
tenants on a regular basis. Integral to our asset management philosophy is our desire to build long-term
relationships with our tenants and, accordingly, we have developed a partnering approach which we believe
results in the tenant viewing us as a member of its team.

Favorable Lease Terms. We lease our facilities to healthcare operators pursuant to long-term net-lease
agreements. A net-lease requires the tenant to bear most of the costs associated with the property, including
property taxes, utilities, insurance and maintenance. Our current net-leases are for terms of at least 10 years,
provide for annual base rental increases and, in the case of the Vibra Facilities and the Bucks County Facility,
percentage rent. Similarly, we anticipate that our future leases will generally provide for base rent with annual
escalators, tenant payment of operating costs and, when feasible and in compliance with applicable healthcare
laws and regulations, percentage rent.

Diversified Portfolio Strategy. We focus on a portfolio of several different types of healthcare facilities in a
variety of geographic regions. We also intend to diversify our tenant base as we acquire and develop additional
healthcare facilities.

Access to Investment Opportunities. We believe our network of relationships in both the real estate and healthcare
industries provides us access to a large volume of potential acquisition and development opportunities. The net
proceeds of our initial public offering will enhance our ability to capitalize on these and other investment
opportunities.

Local Physician Investment. When feasible and in compli