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MPW – Under-Waterland 
MPW engages in marked-up uncommercial  sale-leaseback deals  with European tenants ,  paying 

up to 4.3x fair value, in order to finance tenants’ loss -making operations .  

PLEASE READ IMPORTANT DISCLAIMER – PAGE 8 

October 22, 2024 – In Q2 2023, MPW engaged in significant uncommercial round-trip transactions with its 

European tenants, Median and Priory Group, via sale-leaseback transactions1. Both tenants are owned by 

Waterland Private Equity, with minority interests from MPW.  

MPW’s assertions about the solvency of its tenants are fairytales told to shareholders and analysts. MPW’s rent 

roll is almost exclusively distressed, and management continues to portray these tenants as not only a going 

concern, but a sound investment. 

Priory Group 

MPW consistently claims Priory Group, its third-largest tenant, is a well-capitalized and profitable machine. This 

is a lie. Priory Group has been operationally loss-making for years and relies on the proceeds of sale-leaseback 

transactions to remain solvent. Priory is MPW’s third largest tenant by asset exposure, and largest 

unencumbered credit. 

Priory Group operational losses widened to £73m in 2023.  

 
Figure 1 – Priory 2023 Financial Accounts – P&L 2 

We note that Priory’s rent is recorded as “finance costs”. Why this is not included as operational expenses or in 

Priory’s non-GAAP operational measurements (EBITDA) baffles us.  

 
Figure 2 – Priory 2023 Financial Accounts – Note 8 

 
1 https://www.medicalpropertiestrust.com/press-release?page=https://medicalpropertiestrust.gcs-web.com/news-releases/news-
release-details/medical-properties-trust-inc-reports-first-quarter-results-5  
2 https://find-and-update.company-information.service.gov.uk/company/09057543  

https://www.medicalpropertiestrust.com/press-release?page=https://medicalpropertiestrust.gcs-web.com/news-releases/news-release-details/medical-properties-trust-inc-reports-first-quarter-results-5
https://www.medicalpropertiestrust.com/press-release?page=https://medicalpropertiestrust.gcs-web.com/news-releases/news-release-details/medical-properties-trust-inc-reports-first-quarter-results-5
https://find-and-update.company-information.service.gov.uk/company/09057543
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Priory’s EBITDA is further bumped by the exclusion of recurring “one time” costs. 

Figure 3 – Priory 2023 Financial Accounts – Note 7 

Priory bleeds cash when accounting for recurring (and likely unrecoverable) working capital loans to related 

parties, reinvestment in PPE (maintenance capex), and rent (recorded as a “financing cash flow”).   

 
Figure 4 – Priory 2023 Financial Accounts 

MPW reports Priory’s EBITDARM rent coverage at 2.2x in its Q4 2023 supplemental. This figure blatantly 

misrepresents Priory’s actual financial condition.  

 
Figure 5 – MPW Q4 2023 Supplemental3 

  

 
3 https://medicalpropertiestrust.gcs-web.com/static-files/f061e036-5020-45d1-a597-6df85c4d381e  

https://medicalpropertiestrust.gcs-web.com/static-files/f061e036-5020-45d1-a597-6df85c4d381e
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Viceroy calculates Priory’s pre-rent-FCF rent coverage at 0.06x in 2023. 

 
Figure 6 – Viceroy Analysis 

Priory carries £203m negative equity, having accumulated £926m of losses to 2023. 

 
Figure 7 – Priory 2023 Financial Accounts – Balance Sheet 

Priory’s working capital ratio is 0.9x, meaning there is currently £0.9 of current assets to every £1 of current 

liabilities. Of these current assets, 50% are what appear to be zero-interest working capital loans Priory make to 

related parties. 

Priory FCF Rent Coverage ($000s) 2023 2022

Cash from operating activities 118,383       106,561       

Less:

Capex (32,666) (38,359)

WC Loans to off-balance sheet related parties (82,632) (30,541)

Free cash flow before rent 3,085            37,661         

Rent (63,347) (59,554)

Rent coverage ratio 0.05              0.63              

Free cash flow (60,262) (21,893)
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Figure 8 – Priory 2023 Financial Accounts – Note 14 

These WC loans to related parties were previously treated as operational outflows and were reclassified in 2023. 

They have almost tripled year-on-year to 2023. 

 
Figure 9 – Priory 2023 Cash Flows vs Priory 2022 Cash Flows 

Priory has not disclosed why these outflows were restated or what the loans were for. Given that they have 

not been recouped, and carry zero interest, we believe these loans to group companies are disguised 

operating expenses and are uncollectable.  
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Median 

Like Priory, MPW has consistently claimed that Median is well-capitalized and profitable. This is also untrue. This 

is a lie. Median scraped by with an operational margin of 2% in 2023 and posted €100m of losses over the last 

2 years due to a commercially unsustainable capital structure. 

Median relies on the proceeds of sale-leaseback transactions to remain solvent. In 2023, MPW engaged in a sale-

leaseback transaction with Median in which it purchased €16.1m worth of real estate for €70m (representing a 

335% mark-up), resulting in a €53.9m gain on sale to Median4.  

 
Figure 10 – Median 2023 Financial Accounts  

Median is severely cash-flow deficient and recorded €111m of Free Cash Flow losses across 2022 and 2023. 

 
Figure 11 – Median 2023 Financial Accounts – Cash Flow 

Despite this, MPW reports that Median operates at a 1.7x EBITDARM coverage in 2023 (which is incredibly low). 

 
Figure 12 – MPW Q2 2023 Supplemental 

Median cannot support MPW’s rent.   

 
4 https://www.unternehmensregister.de/ureg/  

https://www.unternehmensregister.de/ureg/
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Waterland Private Equity 

We note that Priory and Median’s sale-leaseback transactions in 2023 follow much larger sale-leaseback 

transactions in prior periods. These are covered in our preliminary report: 

 
Figure 13 – Viceroy Research – Medical Properties (dis)Trust5 

  

 
5 https://viceroyresearch.org/wp-content/uploads/2023/01/Viceroy-Research-MPW-26-Jan-2023.pdf  

https://viceroyresearch.org/wp-content/uploads/2023/01/Viceroy-Research-MPW-26-Jan-2023.pdf
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Upon the sale-leaseback transactions in 2023, a Priory spokesperson told The Times that they had “no concerns 

about our ability to meet operational costs” and had “safeguards within our leases” to protect themselves. 

Clearly, these are not working out. 

 
Figure 14 – Priory Group adds another sale and leaseback 6 

 

 

 

  

 
6 https://www.thetimes.com/article/priory-group-adds-another-sale-and-leaseback-n5nhvk3t0  

https://www.thetimes.com/article/priory-group-adds-another-sale-and-leaseback-n5nhvk3t0
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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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