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MPW Case Study – Tenet Florida Hospitals 
MPW overpaid for Florida Hospitals to the tune of ~$650m (2.4x fair  value). Overpayment 

subsidized Steward investments in Florida  

PLEASE READ IMPORTANT DISCLAIMER – PAGE 3 

February 15, 2023 – MPW’s purchase of 5 Florida Hospitals in 2021 was another Steward subsidy at MPW 

shareholder’s expense. 

In August 2021 MPW acquired 5 Florida Hospitals (“the Florida Hospitals”) for $900m.  

 
Figure 1 – MPW Q2 2021 10-Q 

MPW drew $650m from an credit facility to complete the transaction.  

 
Figure 2  – MPW Annual Report 2021 

The acquisition of the Florida Hospitals forms part of Steward’s greater $1.1b acquisition of Tenet 

Healthcare’s Southeast Florida hospitals and operations. We can see from Tenet’s 2021 annual report that 

this sum includes the $900m MPW section of the purchase meaning Steward only had to put forward ~$200m. 

 
Figure 3  – Steward Health Care to Acquire Five Hospitals in the Miami Area1 

What were the Florida Hospitals Worth? 

The Florida Hospitals were held-for-sale in Tenet’s 2021 financial accounts, valued at only $371m.  

 
Figure 4 – Tenet Healthcare Q2 2021 10-Q 

To our knowledge: MPW did not identify what specific hospitals they purchased in Florida, only the 

counterparty2.  

 
1 https://investor.tenethealth.com/press-releases/press-release-details/2021/Steward-Health-Care-to-Acquire-Five-Hospitals-in-the-
Miami-DadeSouthern-Broward-Area-From-Tenet-
Healthcare/default.aspx#:~:text=Under%20the%20terms%20of%20the,Center%20and%20Palmetto%20General%20Hospital.  
2 https://www.businesswire.com/news/home/20210623005922/en/Medical-Properties-Trust-Agrees-to-Acquire-Five-General-Acute-
Hospitals-in-South-Florida  

https://investor.tenethealth.com/press-releases/press-release-details/2021/Steward-Health-Care-to-Acquire-Five-Hospitals-in-the-Miami-DadeSouthern-Broward-Area-From-Tenet-Healthcare/default.aspx#:~:text=Under%20the%20terms%20of%20the,Center%20and%20Palmetto%20General%20Hospital
https://investor.tenethealth.com/press-releases/press-release-details/2021/Steward-Health-Care-to-Acquire-Five-Hospitals-in-the-Miami-DadeSouthern-Broward-Area-From-Tenet-Healthcare/default.aspx#:~:text=Under%20the%20terms%20of%20the,Center%20and%20Palmetto%20General%20Hospital
https://investor.tenethealth.com/press-releases/press-release-details/2021/Steward-Health-Care-to-Acquire-Five-Hospitals-in-the-Miami-DadeSouthern-Broward-Area-From-Tenet-Healthcare/default.aspx#:~:text=Under%20the%20terms%20of%20the,Center%20and%20Palmetto%20General%20Hospital
https://www.businesswire.com/news/home/20210623005922/en/Medical-Properties-Trust-Agrees-to-Acquire-Five-General-Acute-Hospitals-in-South-Florida
https://www.businesswire.com/news/home/20210623005922/en/Medical-Properties-Trust-Agrees-to-Acquire-Five-General-Acute-Hospitals-in-South-Florida
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What are the Florida Hospitals worth today? 

A search of county appraisal district databases identifies MPW’s $900m purchase of the Florida Hospitals. 

The 2022 appraised values for the same hospitals are ~70% below MPW’s outlay3. Note that the assessed 

values are stated to represent “…market value minus any assessment reductions…”. 

 
Figure 5 – MPW Florida Hospitals Purchase Analysis – Viceroy Research 

MPW’s purchase of 5 Florida hospitals leased to Steward for $900m is nothing more than more acquisition 

financing for a subs. MPW is effectively subsidizing Steward’s return on investment at the expense of its own 

shareholders. 

This transaction is completely uncommercial.  

MPW appears to have paid 2.4x fair value for Tenet’s Florida Hospitals.  

Investors should question MPW on the reasoning and due diligence carried out as part of this transaction. 

Hospital Income 

The Florida Hospitals generated annualized income of $68m as at Q2 2021. This appears to make the purchase 

a great investment for Steward at their $200m outlay. MPW, on the other hand, have paid $900m for $371m in 

assets. 

 
Figure 6 – Tenet Healthcare Q2 2021 10-Q 

  

 
3 https://bcpa.net/RecMenu.asp and https://www.miamidade.gov/Apps/PA/propertysearch/#/  

MPW Florida Hospitals Purchase Analysis - Viceroy Research 

MPW Subsidiary Hospital Folio Number Sale Price Sale Date 2022 Appraisal Value Beds Cost per bed

MPT of Coral Gables 03-4117-005-7550 4,860,636                        

03-4117-005-9010 33,627,202                     

MPT of Hialeah Exchange 04-3108-001-2700 289,680                           

04-3108-001-2880 336,600                           

04-3108-001-2710 285,150                           

04-3108-001-1380 395,850                           

04-3108-001-1790 133,735,300         7/31/2021 35,547,807                     

MPT of Hialeah Palmetto 04-2027-001-0610 23,809,775                     

04-2027-001-0660 8,735,824                        

04-2027-097-0030 6,002,810                        

04-2027-001-0611 19,100,000                     

04-2027-021-0010 1,950,251                        

04-2027-001-0622 14,097,769                     

04-2027-001-0620 13,013,551                     

MPT of Miami North Shore 30-3102-031-0010 162,000,000         7/31/2021 24,308,799                     357           453,782               

MPT of Lauderdale Lakes 494125000051  5,810,520                        

494125000052  120                                   

494125000055  1,074,030                        

494125410010  3,148,070                        

494125000080  66,202,150                     

494125000092  1,063,360                        

494125000056  1,111,630                        

Total 897,059,700         264,771,584                   Avg 504,805               

Coral Gables

Florida Medical Center

378           357,143               

360 875,000               

245 465,549               

459           372,549               171,000,000         7/22/2021

Palmetto

Hialeah

315,000,000         7/31/2021

1,264,800              7/31/2021

114,059,600         8/1/2021

https://bcpa.net/RecMenu.asp
https://www.miamidade.gov/Apps/PA/propertysearch/#/


 

Viceroy Research Group 3 viceroyresearch.org 

Attention: Whistleblowers 

Viceroy encourage any parties with information pertaining to misconduct within Medical Properties Trust, its affiliates, or 

any other entity to file a report with the appropriate regulatory body.  

We also understand first-hand the retaliation whistleblowers sometimes face for championing these issues. Where possible, 

Viceroy is happy act as intermediaries in providing information to regulators and reporting information in the public interest 

in order to protect the identities of whistleblowers. 

You can contact the Viceroy team via email on viceroy@viceroyresearch.com.  

About Viceroy 

Viceroy Research are an investigative financial research group. As global markets become increasingly opaque and complex 

– and traditional gatekeepers and safeguards often compromised – investors and shareholders are at greater risk than ever 

of being misled or uninformed by public companies and their promoters and sponsors. Our mission is to sift fact from fiction 

and encourage greater management accountability through transparency in reporting and disclosure by public companies 

and overall improve the quality of global capital markets. 

Important Disclaimer – Please read before continuing 

This report has been prepared for educational purposes only and expresses our opinions. This report and any statements 

made in connection with it are the authors’ opinions, which have been based upon publicly available facts, field research, 

information, and analysis through our due diligence process, and are not statements of fact. All expressions of opinion are 

subject to change without notice, and we do not undertake to update or supplement any reports or any of the information, 

analysis and opinion contained in them. We believe that the publication of our opinions about public companies that we 

research is in the public interest. We are entitled to our opinions and to the right to express such opinions in a public forum. 

You can access any information or evidence cited in this report or that we relied on to write this report from information in 

the public domain.  

To the best of our ability and belief, all information contained herein is accurate and reliable, and has been obtained from 

public sources we believe to be accurate and reliable, and who are not insiders or connected persons of the stock covered 

herein or who may otherwise owe any fiduciary duty or duty of confidentiality to the issuer. We have a good-faith belief in 

everything we write; however, all such information is presented "as is," without warranty of any kind – whether express or 

implied.  

In no event will we be liable for any direct or indirect trading losses caused by any information available on this report. Think 

critically about our opinions and do your own research and analysis before making any investment decisions. We are not 

registered as an investment advisor in any jurisdiction. By downloading, reading or otherwise using this report, you agree to 

do your own research and due diligence before making any investment decision with respect to securities discussed herein, 

and by doing so, you represent to us that you have sufficient investment sophistication to critically assess the information, 

analysis and opinions in this report. You should seek the advice of a security professional regarding your stock transactions.  

This document or any information herein should not be interpreted as an offer, a solicitation of an offer, invitation, marketing 

of services or products, advertisement, inducement, or representation of any kind, nor as investment advice or a 

recommendation to buy or sell any investment products or to make any type of investment, or as an opinion on the merits 

or otherwise of any particular investment or investment strategy. 

Any examples or interpretations of investments and investment strategies or trade ideas are intended for illustrative and 

educational purposes only and are not indicative of the historical or future performance or the chances of success of any 

particular investment and/or strategy. As of the publication date of this report, you should assume that the authors have a 

direct or indirect interest/position in all stocks (and/or options, swaps, and other derivative securities related to the stock) 

and bonds covered herein, and therefore stand to realize monetary gains in the event that the price of either declines.  

The authors may continue transacting directly and/or indirectly in the securities of issuers covered on this report for an 

indefinite period and may be long, short, or neutral at any time hereafter regardless of their initial recommendation. 
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