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Infra(ud)core 
Infracore, a 70% MPW owned, unconsolidated JV,  has round tripped >90% of revenues back to 

its only major tenant and related party, Swiss Medical Network, for over two years.  

PLEASE READ IMPORTANT DISCLAIMER – PAGE 3 

September 26, 2023 – Among many of MPW’s off-balance sheet investment vehicles sits the Swiss entity, 

Infracore. MPW owns 70% of the economic interests in Infracore, who’s almost-sole tenant is Swiss Medical 

Network (SMN): MPW’s 4th largest tenant on a “adjusted gross asset basis”. 

By our calculations: MPW & Infracore have thrown CHF 764m (~$850m) of cash at SMN and its ultimate 

beneficial owner, Aevis Victoria, since 2019. Despite this, Infracore has round tripped substantially all of the 

rent it receives from SMN back to Aevis Victoria since 2021. 

This report follows over a dozen other reports detailing what we believe to be accounting gimmickry and fraud 

at MPW. All of our reports can be found in the below link: 

https://viceroyresearch.org/category/medical-properties-trust-nasdaqmpw/ 

We believe MPW is a donut, and that since our first report on January 26, 2023, the interest of shareholders 

(and the general public) would have been better served by a competent and clean management team with skin 

in the game. The market agrees. 

The Round Tripping 

Swiss Medical Network has accounted for 92% of Infracore’s revenue since 2021: 

 
Figure 1 – Viceroy Analysis 

94% of the rent paid by Swiss Medical Network since 2021 has round tripped back to SMN’s ultimate beneficial 

owner, Aevis Victoria, through Infracore loans and cash pooling arrangements.  

 
Figure 2 – Viceroy Analysis 

This report will document all of the round tripping transactions as per local Infracore financial statements, and 

supported by Aevis Victoria financial statements. 

  

Viceroy Analysis - Infracore Round Tripping(CHF 000's)

Period Revenue SMN Proportion Revenue from SMN

2021 58,866                           92% 53,980                           

2022 59,871                           92% 55,081                           

H1 2023* 31,006                           92% 28,526                           

Total 137,587                       

Round tripped loans 128,932                       

% Round tripped 94%

Date From To Investment CHF

Q2 2021 Infracore Aevis Victoria Loan - Revenue round trip 30                

Q4 2021 Infracore Aevis Victoria Loan - Revenue round trip 46                

Q2 2022 Infracore Aevis Victoria Loan - Revenue round trip 14                

Q4 2022 Infracore Aevis Victoria Loan - Revenue round trip 39                

Q2 2023 Infracore Aevis Victoria Loan - Revenue round trip* 16                

* Estimate, from MPW Infracore balance sheet Q2 Supplemental Total 129            

Current CHF:USD 1.11           

Total USD 143            

https://viceroyresearch.org/category/medical-properties-trust-nasdaqmpw/


 

Viceroy Research Group 2 viceroyresearch.org 

The Counterparty 

Aevis Victoria is a highly leveraged investment company. It is also in the midst of a massive operational 

downturn. In H1 2023, its EBITDA fell 64% y/y, and it generated net loss for the period weighed down by quickly 

rising costs of capital. 

Aevis Victoria is in no place repay its debts, and as a matter of perspective, appears distressed. Despite this, 

Aevis Victoria paid CHF 84m in dividends to its shareholders in 2022. It is 75% owned by its founder. 

The Off-Balance-Sheet Debt 

Given that SMN accounts for 92% of Infracore’s revenues, Infracore had mortgaged properties en-masse in order 

to be able to facilitate loans to its tenant, and pay exorbitant dividends to its majority owner: MPW.  

 
Figure 3 – Viceroy Analysis 

The Other Accounting Gimmicks 

▪ The long/short-dated nature of Infracore’s loans to SMN do not reconcile between the accounts of Aevis 

Victoria and Infracore.  

▪ The Infracore 2022 cash flow statement does not reconcile against balance sheet movements. We believe 

this is intentional, and hides the fact that Infracore hemorrhages cash. 

▪ Infracore appears to unjustly inflate asset values against long-dated contract extensions, and then borrows 

against this to loan its tenant money, thus subsidizing rent. 

▪ MPW accounts for its interest in Infracore “JV” under the equity method. This effectively means that 

Infracore is carried at cost, and adjusted accordingly for income in every given period.  

o This does not accurately reflect the value of the investment, nor does it acknowledge that Infracore 

is round tripping revenue back to its only tenant. We make a case for consolidation. 

 
Figure 4 – Viceroy Analysis 

Infracore Debt (CHF 000's) 2020 2021 2022 H1 2023*

Mortgage Loans 92,287      13,812      14,187      

Bonds -            -            100,000    

Current financial liabilities 92,287      13,812      114,187    

Mortgage loans 319,696    492,859    504,792    

Bonds 100,000    100,000    -            

Non-current financial liabilities 419,696    592,859    504,792    

Total financial liabilities 511,983    606,671    618,979    683,930    
*H1 2023 figures pulled from MPW Q2 2023 supplemental report
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Attention: Whistleblowers 

Viceroy encourage any parties with information pertaining to misconduct within [company], 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. 

 

  

mailto:viceroy@viceroyresearch.com
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1. Structure of Infracore, SMN & Aevis Investments 

Aevis Victoria is a publicly traded investment company listed on the SIX Swiss Exchange. Its investment focus is 

in healthcare, lifestyle and infrastructure assets. It previously held a sole controlling interest in Swiss Medical 

Network (SMN) – a private hospital operator - and Infracore, who own the hospital real estate in which SMN 

operate. 

In 2019, Aevis Victoria highlighted its intention to spin-off Infracore1.  

As of H1 2023, MPW owns 50% of Infracore voting rights and 70% of equity via a dual class holding structure, 

acquired at a total cost of ~ CHF 444 (~US$ 490m). 

Over time, MPW has also “invested” a further CHF 192m in Aevis Victoria through: 

- A 4.6% holding in Aevis Victoria through a purchase of treasury shares – CHF 47m 

- A 10% interest in Swiss Medical Network from Aevis Victoria – ~CHF 100m2 

- A loan to Swiss Medical Network – CHF 45m 

In Q3 2023, SMN issued 11.1% new equity to Visana Beteiligungen AG, diluting MPW’s stake to 8.9%, and Aevis’ 

stake to 80%. This raised CHF 150m for SMN.  

A timeline of these transactions can be found in Annexure 1. 

The case for consolidation 

MPW accounts for its interest in Infracore “JV” under the equity method. This effectively means that Infracore 

is carried at cost, and adjusted accordingly for income in every given period.  

This does not accurately reflect the value of the investment, nor does it acknowledge that Infracore is round 

tripping revenue back to its only tenant. 

Viceroy believe there is a case to be made for the consolidation of Infracore. We note the following: 

▪ The Infracore JV partners are MPW associates in which MPW holds significant financial interest, including 

equity and debt, and can influence some control. The JV partner is not an unrelated third party. 

▪ Infracore board meeting drafts sent to us by whistleblowers show that the deciding vote cast in support or 

against major financial decisions, including the quantum of dividends, is made by MPW CEO, Ed Aldag, as a 

board member of the company. We will make this document available to sight for the press. 

 

  

 
1 https://www.laingbuissonnews.com/healthcare-markets-international-content/news-healthcare-markets-international-
content/switzerland-aevis-victoria-to-spin-off-infracore/  
2 This is poorly disclosed by MPW, who bundles the CHF 145m investment with a CHF 45m loan to SMN. We logically 
deduce that MPW acquired a 10% stake in  

https://www.laingbuissonnews.com/healthcare-markets-international-content/news-healthcare-markets-international-content/switzerland-aevis-victoria-to-spin-off-infracore/
https://www.laingbuissonnews.com/healthcare-markets-international-content/news-healthcare-markets-international-content/switzerland-aevis-victoria-to-spin-off-infracore/
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2. Rent Round Tripping 

Substantially all the rent that Infracore has received from SMN since the start of 2021 has been round tripped 

back to Aevis Victoria in the form of loans, including a cash pooling agreement of which we have received drafts 

from whistleblowers. 

SMN accounts for 92.1% of Infracore’s revenues, meaning that substantially all its income is being round tripped 

back to Aevis Victoria, who controls SMN. It has subsidized these outflows, and its dividends to MPW, by 

mortgaging its properties.  

 
Figure 5 – Infracore Tenants list 2022 

The Devil is in the Details 

Infracore disclosed a CHF 30m “Loan to shareholder (AEVIS VICTORIA)” in its balance sheet in H1 2021. 

 
Figure 6 – Infracore H1 2021 Annual Report 

This balance had grown to ~CHF 145m by the end of 2022. We also note the Infracore renamed the line item 

“Other Receivables” by Q4 2022. 
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Figures 7, 8 & 9 – Infracore Annual Report extracts: 2021, H1 2022 & 2022 respectively 

While Infracore’s financial statements for H1 2023 have not been published, we note that a limited balance 

sheet of Infracore provided by MPW (we do not know why it is labelled “Swiss Medical Network”) shows this 

balance has continued to rise in 2023: 

 
Figures 10 & 11 – MPW Supplemental Report extracts: Q4 2022 and Q2 2023 respectively 

Infracore has round tripped ~CHF 129m (~US$143m) back to the UBO of SMN: Aevis Victoria in the form of loans. 

 
Figures 12 & 13 – MPW Supplemental Report extracts: Q4 2022 and Q2 2023 respectively 

Over the same period, SMN generated CHF 137m revenues for Infracore, suggesting that 94% of revenues have 

been round tripped back to Aevis from Infracore.  

 
Figure 14 – Viceroy Analysis 

This does not include MPW’s CHF 45m loan made to SMN in 2020.  

Date From To Investment CHF

Q2 2021 Infracore Aevis Victoria Loan - Revenue round trip 30                

Q4 2021 Infracore Aevis Victoria Loan - Revenue round trip 46                

Q2 2022 Infracore Aevis Victoria Loan - Revenue round trip 14                

Q4 2022 Infracore Aevis Victoria Loan - Revenue round trip 39                

Q2 2023 Infracore Aevis Victoria Loan - Revenue round trip* 16                

* Estimate, from MPW Infracore balance sheet Q2 Supplemental Total 129            

Current CHF:USD 1.11           

Total USD 143            

Viceroy Analysis - Infracore Round Tripping(CHF 000's)

Period Revenue SMN Proportion Revenue from SMN

2021 58,866                           92% 53,980                           

2022 59,871                           92% 55,081                           

H1 2023* 31,006                           92% 28,526                           

Total 137,587                       

Round tripped loans 128,932                       

% Round tripped 94%
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3. Making Ends Meet – Off-Balance-Sheet Debt 

In order to make ends meet, Infracore has mortgaged its properties at an increasing rate.  

 
Figure 15 – Viceroy Analysis 

We also note that 0.8% - 1.6% interest rates Infracore enjoyed in 2021 rapidly rose to 1.5% - 2.9% in 2022. We 

expect these rates will keep rising in the short term, and especially so as the company increases its LTV and 

refinances bonds. 

It is preposterous that Infracore is mortgaging its own properties in order to lend money to its tenant’s UBO.  

We also note that Infracore has also financed the payment of its dividends to MPW (70%) and Aevis Victoria at 

a rapidly increasing rate. There is a limited runway of growth in these dividends at the current rate. 

 
Figure 16 – Viceroy Analysis 

The Financial Health of Counterparties 

Aevis Victoria is a highly leveraged investment company. It is also in the midst of a massive operational 

downturn. In H1 2023: 

▪ Operating revenues fell ~10% y/y 

▪ Substantial portions of COGS and expenses appear to be overheads, therefore EBITDA fell 64% y/y 

▪ Ballooning interest expenses from increases in debt and cost of capital generated a net loss for the period. 

As a matter of perspective: this is not a safe counterparty. We believe this debt is substantially at-risk. Annotated  

Aevis H1 2023 financial statements can be found in Annexure 2. 

Despite this, Aevis Victoria paid CHF 84m in dividends to its shareholders. Aevis Victoria is majority owned and 

controlled by its founders, Antoine Hubert & Michel Reybier, who hold ~75% of share capital. The second largest 

shareholder is MPW with 4.6%. 

Mr. Hubert also has outstanding CHF 7m loan account with Aevis.  

 

  

Infracore Debt (CHF 000's) 2020 2021 2022 H1 2023*

Mortgage Loans 92,287      13,812      14,187      

Bonds -            -            100,000    

Current financial liabilities 92,287      13,812      114,187    

Mortgage loans 319,696    492,859    504,792    

Bonds 100,000    100,000    -            

Non-current financial liabilities 419,696    592,859    504,792    

Total financial liabilities 511,983    606,671    618,979    683,930    
*H1 2023 figures pulled from MPW Q2 2023 supplemental report

Infracore Dividends (CHF 000's) 2020 2021 2022

Dividends paid 27,956      31,900      36,540      

Growth 14.1% 14.5%
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4. Financial Curiosities & Accounting Errors (?) 

Current vs Non-Current Nature of Loans to Aevis Victoria 

Infracore records all of its loan balance to SMN as current as of their most recent financial filings. In stark 

contrast, Aevis Victoria recorded CHF 60m as current and CHF 67.4m as non-current in their 2022 annual report. 

 

 
Figures 17 & 18 – Infracore Annual Report 2022 & Aevis Victoria Annual Report 2022 extracts 

Given Aevis allegedly co-controls Infracore, it is unfathomable that these details are not accurate, and that the 

auditor signed off on these accounts. 

We note that whistleblowers have informed Viceroy that the cash pooling agreement terms did not include any 

terms relating to maturity.  

Unreconcilable Cash Flows 

A back-envelope reconciliation of what should be a very straightforward cash-flow statement is not so. 

Specifically: Infracore records a positive cash movement of CHF 8.2m against “Other Receivables” and prepaid 

expenses in 2022. 

 
Figure 19 – Infracore 2022 Annual Report 

As already discussed, Other Receivables are cash loans made to Aevis Victoria. This is again verified in Infracore’s 

H1 2022 financial report, and in Aevis Victoria’s 2022 annual report, explicitly. This balance sheet line item 

increased (cash outflow) by CHF 53m in 2022.  
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Figure 20 – Infracore 2022 Annual Report 

There is no other plausible balance sheet item which can account for such a large discrepancy.  

In H1 2022, the reporting format shows a CHF 13.9m cash outflow as “Loan to shareholder (AEVIS VICTORIA)”. 

This exactly reconciles to balance sheet movements. This line appears to completely disappear from the 2022 

full year accounts: 

 
Figure 21 – Infracore H1 2022 Financial Report 

We request an explanation from Infracore and its auditors as to this discrepancy and believe that the cash flows 

(and perhaps other financial statements) cannot be relied upon. We believe this is an intentional omission to 

disguise that Infracore hemorrhages cash. 

Emphasis on Repayment 

MPW stated on 4 occasions in its Q2 2023 10-Q that Infracore had repaid a CHF 60m loan to MPW. Note that 

this report accounts for this repayment, and Infracore repaid this loan by mortgaging further properties as 

shown in the third-party debt increase in Figures 10 & 11. 

 

 

 

Figures 22, 23, 24 & 25 – MPW Q2 2023 10-Q 
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Inflating property values   

Infracore generated a significant earnings boost by extending leases early by a term of 15 years. This is noted in 

the valuer’s report which mentions this method only applying to some clinics. There was no such disclosure in 

previous years. 

 
Figure 26 – Infracore valuation report 

Whistleblowers have provided Viceroy with a table showing the possible valuation increases from 1-, 5- and 15-

year lease increases on a per-property basis. The document was created by Infracore’s valuer wüestpartner and 

dated September 9, 20203.  

The table has been annexed as Annexure 3. 

The result of this is a CHF76m positive fair value adjustment and, assuming a CHF16m baseline positive fair value 

adjustment, a CHF5/share increase in EPS for the year. These earnings would of course flow through to MPW’s 

bottom line. 

It is unfathomable that a valuer would allow these DCF valuation changes in light of Infracore round-trip 

transactions to Aevis Victoria. 

Cash pooling agreement 

Viceroy were informed by whistleblowers about the existence of a cash pooling agreement between Infracore 

and Aevis, effectively a comingling of funds.  

We have subsequently received a cash pooling agreement draft. This substantially forms part of the loans made 

to Aevis Victoria, and reiterates our belief that Infracore round-trips its revenues to its tenants. 

Viceroy is happy to make this document available to sight for members of the press. 

  

 
3 There is no indication as to why the company waited until 2022 to extend these leases. 
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Annexure 1: Timeline 

 
Figure 27 – Viceroy Analysis 

 

  

Date From To Investment CHF

27-May-2019 Medical Properties Trust Aevis Victoria Equity - 46% of Infracore 237              

28-Jun-2019 Medical Properties Trust Aevis Victoria Equity - 4.9% Aevis 47                

24-Jun-2019 Medical Properties Trust Infracore Loan - Bridge loan to Infracore 45                

2-Dec-2019 Infracore Medical Properties Trust Loan - Bridge loan repaid (45)

20-Dec-2019 Medical Properties Trust Bâloise Holding AG Investment - 30% of Infracore 207              

16-Apr-2020 Medical Properties Trust Aevis Victoria Investment - 10% SMN 145              

Q2 2021 Infracore Aevis Victoria Loan - Revenue round trip 30                

Q4 2021 Infracore Aevis Victoria Loan - Revenue round trip 46                

Q2 2022 Infracore Aevis Victoria Loan - Revenue round trip 14                

Q4 2022 Infracore Aevis Victoria Loan - Revenue round trip 39                

2022 Medical Properties Trust Infracore Loan - Mortgage to Infracore 60                

Q2 2023 Infracore Medical Properties Trust Mortgage repaid (60)

Q2 2023 Infracore Aevis Victoria Loan - Revenue round trip* 16                

* Estimate, from MPW Infracore balance sheet Q2 Supplemental Total 764            

Current CHF:USD 1.11           

Total USD 849            
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Annexure 2: Aevis Victoria Financial Statement Extracts 

 

 
Figures 28 & 29 – Aevis Victoria H1 2023 Financial Statements 

  


