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MPW Case Study – Neuropsychiatric Hospitals  
MPW pay a 200% premium for newly built  Neuropsychiatric Hospital. Loss-making tenant 

consistent with revenue round-tripping model.   

PLEASE READ IMPORTANT DISCLAIMER – PAGE 4 

February 1, 2023 – In October 2019 MPW committed $27.5m to develop a NeuroPsychiatric Hospital for the 

development of a 92-bed facility in Clear Lake, Texas. The facility was estimated to open in Q3 2020. 

 
Figure 1 – Q3 2019 earnings call 

MPW’s Q3 2020 supplemental information report also shows cash costs incurred on the still incomplete project 

as of reporting date.  

 
Figure 2 – Q3 2020 supplemental information report 

In MPW’s 2021 10-K, we learn that the project “commenced rent” on December 18, 2020. A subsequent 8-K 

filed in October 27, 2022, we learn that the committed investment amount increased to $28.5m. 

The Real Construction Costs & Property Appraisal 

Project details of the Neuropsychiatric Hospital were submitted to the Texas Department of Licensing and 

Regulation, which show estimated project costs to be $7.00m. 

 
Figure 3 – Extract from TDLR1 

 
1 https://www.tdlr.texas.gov/TABS/Search/Project/TABS2019016744  

https://www.tdlr.texas.gov/TABS/Search/Project/TABS2019016744
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Further, Harris County appraisal district ownership history shows that MPT bought the site from Medistar on 

October 25, 2019 when the appraised valued was listed as $2.1m. Post completion of the development, it was 

appraised at $8.8m. 

 
Figure 4 – HCAD Ownership History extract2 

 

 
Figure 5 – HCAD Appraised Value extract3 

 

It is completely unfathomable that MPW claims to have spent $28.5m on the development of the 

Neuropsychiatric Hospital given that the cost of development and market value of the land was combined total 

of $9.1m.  

Further, we question how MPW has accounted for the value of this facility in its books, given that its appraised 

value is 72% less than the capitalized cost of the facility. 

MPW has paid over 3x the market value for the Neuropsychiatric Hospital. 

Obscure Structure & Distressed Tenant 

Neuropsychiatric Hospitals is the tenant of the Texas Clear Lake facility, however it does not lease the facility 

from MPW, but from Medistar Corporation. 

Medistar were the original owners of the site, conceived the plan for its development into a 92 bed facility, and 

lodged the project details with the Texas Department of Licensing and Regulation, per Figure 3 above. 

Medistar appear to have sold the site prior to development to MPW on leaseback terms. Medistar subsequently 

leases the site to Neuropsychiatric Hospitals. This is disclosed in a joint press release by Neuropsychiatric 

Hospitals and Medistar in December 2019,  after MPW’s acquisition of the site in October 2019. 

 
Figure 6 – NPH & Medistar press release 30 Dec 20194 

 

 
2https://public.hcad.org/records/Ownership.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%9E%99%A2%D3%89%9
5%C2e%7CU%8A%85  
3https://public.hcad.org/records/HistoryValue.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%8D%AD%9C%CC%89
%A2%C4%9C%AB%9D%D2%B1%C1%CF%87hy%7B%60  
4 https://www.neuropsychiatrichospitals.net/medistar-corporation-and-neuropsychiatric-hospitals-announce-the-development-of-
medical-behavioral-hospital-of-clear-lake-in-houston-tx/ 

https://public.hcad.org/records/Ownership.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%9E%99%A2%D3%89%95%C2e%7CU%8A%85
https://public.hcad.org/records/Ownership.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%9E%99%A2%D3%89%95%C2e%7CU%8A%85
https://public.hcad.org/records/HistoryValue.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%8D%AD%9C%CC%89%A2%C4%9C%AB%9D%D2%B1%C1%CF%87hy%7B%60
https://public.hcad.org/records/HistoryValue.asp?crypt=%94%9A%B0%94%BFg%84%96%85%7Dhf%8El%87tXtYW%8D%AD%9C%CC%89%A2%C4%9C%AB%9D%D2%B1%C1%CF%87hy%7B%60
https://www.neuropsychiatrichospitals.net/medistar-corporation-and-neuropsychiatric-hospitals-announce-the-development-of-medical-behavioral-hospital-of-clear-lake-in-houston-tx/
https://www.neuropsychiatrichospitals.net/medistar-corporation-and-neuropsychiatric-hospitals-announce-the-development-of-medical-behavioral-hospital-of-clear-lake-in-houston-tx/
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Viceroy have obtained 2021 financial data for the underlying tenant, Medical Behavioral Hospital of Clear Lake. 

It shows a severely loss-making operator burdened by debt.  

 
Figure 7 – 2021 Financial Summary of Medical Behavioral Hospital of Clear Lake 

Medical Behavioral Hospital of Clear Lake reported a $8.5m operating loss in 2021. 

Its liabilities exceed assets by over $2m. 

Key Takeaways 

We reiterate our belief that MPW engages in pervasive revenue round-tripping schemes. It is clear that MPW 

vastly overpaid for this facility, with appraisals and state filings directly contradicting statements from MPW. 

The tenant, Medistar Corporation, is subletting this property to a distressed client. We believe this is consistent 

with round-tripping behavior.  

MPW overpaid for the Neuropsychiatric Hospital facility by 3x. It capitalizes these absurd overpayments, and 

proceeds to borrow more money to make more uncommercial investments. 
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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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