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Item 7.01 — Regulation FD Disclosure.
Investor Presentation

On May 20, 2019, Essential Properties Realty Trust, Inc. (the “Company”) released a presentation that it intends to use in upcoming meetings with institutional
investors. A copy of the presentation is attached hereto as Exhibit 99.1.

The information set forth in this item 7.01 and in the attached Exhibit 99.1 is being "furnished" and shall not be deemed "filed" for the purposes of Section 18 of the
Securities Exchange Act of 1934, as amended (the "Exchange Act"), or otherwise subject to the liabilities of Section 18, nor shall it be deemed incorporated by
reference into any filing of the Company under the Securities Act of 1933, as amended, or the Exchange Act, whether made before or after the date hereof,
regardless of any general incorporation language in any such filing.

Item 9.01 — Financial Statements and Exhibits.

(d) Exhibits.

Exhibit No. Description
99.1 Investor Presentation




SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

ESSENTIAL PROPERTIES REALTY TRUST, INC.

Date: May 20, 2019 By: /s/ Hillary P. Hai
Hillary P. Hai
Chief Financial Officer
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Disclaimer

This presentation contains forward-looking statements within the meaning of the Private Securities Litigation Reform Act of 1995
and other federal securities laws These forward-looking statements can be identified by the use of words such as "expect”
“plan,” "will " "estimate,” "project,” “intend,” “believe,” "guidance,” and other similar expressions that do not relate to historical
matters. These forward-looking statements are subject to known and unknown risks and uncertainties that can cause actual
results to differ materially from those currently anticipated due to a number of factors, which include, but are not limited to, our
continued ability to source new investments, risks associated with using debt and equity financing to fund our business activities
{including refinancing and interest rate risks, changes in interest rates andfor credit spreads, changes in the price of our commaon
shares, and conditions of the equity and debt capital markets, generally), unknown liabilities acquired in connection with acquired
properties or interests in real-estate related entities, general risks affecting the real estate industry and local real estate markets
{(including, without Emitation, the market value of our properties, the inability to enter into or renew leases at favorable rates,
porifolio occupancy varying from our expectations, dependence on tenants' financial condition and operating performance, and
competition from other developers, owners and operators of real estate), the financial performance of our retail tenants and the
demand for retail space, particularty with respect to challenges being expenienced by general merchandise retailers, potential
fluctuations in the consumer price index, risks associated with our failure to maintain our status as a REIT under the Internal
Revenue Code of 1986, as amended, and other additional risks discussed in our filings with the Securities and Exchange
Commission. We expressly disclaim any responsibility to update or revise forward-looking statements, whether as a resuft of new
infformation, future events or otherwise, except as required by law.
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Investment Highlights

Mew Vintage MNet Lease Portfolio with Strong External Growth Potential Creates a Compelling Investment Opportunity

Newly Assembled Portfolio of Single-Tenant Net Lease Properties with
Long Duration Leases and Solid Unit-Level Rent Coverage

Experienced Senior Management Team with Track Record of Growing
and Managing Public Net Lease Companies to Significant Scale

and Experienced-Based Businesses

Disciplined and Proven Investment Strategy Targeting Growth via
Sale-Leaseback Transactions with Middle-Market Companies

Balance Sheet Positioned to Fund External Growth Opportunities
While Maintaining Conservative Long-Term Leverage Profile

Small-Scale, Single-Tenant Properties Leased to Service-Oriented . }

1. As of Marzh 31, 2015,
2. Based on cash ABR as of banch 11, 2048
1 Exclusive of GE Sesd Postiplia

4 Average guattery mwestment activily represents the irailng 2ght quarter sversge 3s of March 31, 203

14.5 Years 2.8x

of Weighted Average Urnit-Level
Lease Term (WALT)'  Rent Coverage

50+ Years $1.6B

of Collective of Undepreciated
MNet Lease Exparience Gross Assets’

91.7% $2.1mm

Service and Ayerage Ivestment
Expenantial Per Property
Cash ABR?

82.0% $128mm

Internally-Onginated Average Quartery
Sale-Leasebacks®?  Investment Actiity?

3.7x <6.0x

Met Debi-to- Targated

Adjusted Annualized Leverage
EBITDAr'
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Experienced and Proven Management Team

Senior Management Has Over 50+ Years of Collective Experience Managing and Investing in Net Lease Real Estate

Pete Mavoides
President & CEO

=+ years of experience in the single-tenant net
lease industry and has overseen 38 billion of
aggregate ac

HsIons

*  Previously served as President and Chief Operating
Officer of Spirit Realty Capital (SRC) and was there
from Septembe 1to February 2015

* Helped transition SRC from a privately-held
company with $3.2 billion of total assetsto a public
company with $8_0 billion of total assets

» Priorto SRC, served as President and Chief
Executive Officer of Sovereign Investment
Company and was there from May 2003 to January
2011

Hillary Hai

CFO & Senior Vice President

*  Previously sernved as Vice President and Director
of Imestments at SRC and was thare from
January 2013 to Apnl 2016

» AL SRC, underwrote and closed 31 billion of
transactions

* Priorto SRC, worked at Lowe Enterprises
Investors, a real estate investment firm, as an
analyst

» (Graduated with a BA from the Unmversity of
Califomia Los Angeles and obtained an MBA from
the University of Michigan

Gregg Selbert
Executive Vice President & COO

= =2} years experience in the single-tenant net
lease industry

= Previcusly served as Executive Vice President and
Chief Investment Officer of SHC and was there from
September 2003 to May 2016

= Helped establish and implement SRC's investment
Sourcing, tenant J"I'j‘:"l'.‘vl'.[-l'g asset .’ranag-:-’r'ent
and capital markets actwties

= Priorto SRC, held positions as Vice President and
Senior Vice President of Underwnting and Research
as well as Senmor Vice President of Acquisitions at
Franchise Finance Corporation of America (FFCA)

Dan Donlan
Senior Vice President & Head of Capital Markets

= +12 years covering the single-tenant net lease REIT
sector as a sell-side equity research analyst

= Previously worked at Ladenburg Thalmann & Co. as
a Managing Director and senior REIT analyst

= Pnorto Ladenburg, served as Vice President and
senior REIT analyst at Janney Capital Markets

= Before Janney, was an associate analyst at BB&T
Capital Markets

= (Graduated with a BEA from the University of Notre
Dame
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Building Essential Properties
Long Standing Industry Relationships Have Allowed the Portfolio to Scale Rapidly and Consistently

Our History

Commenced investment actvibes with = Completed PO of 35 3mm shares of
Fartnered with a $H80mm portfolio acquston of 262 ..Ias:ea i o R cOmmon stock for total gross proceeds of Cumulathve acouisition
Eldridge Industries masier funding 465 separates from
& buld notla net lease properties, consgting bonds. iszuing S22 1mm Stonebriarto $494mm, Concurrent wihthe PO, volume reaches $1.5
':'I “'m;m i primarily of restaurants, that were sold of r.1-.-elg.1men\tg s creais Ezzantial received an addtional $125mm from billion as of December
:;:;m as part of the lguidation of GE Capital, : ar Eldridge indusiries in private placements 31, 208

also known as he "GE Seed Porifolio” IECTRNIgEOE 0ES FIEPETIES of commen stockand OF unis
\ 8 7 N N3 ¥ ; 3 "
ooz ez N unane Ny nuozots Nyveczos Ny snaos Ny seviuir By szt Ry sunzwis Pveciws Yy rcoms g
f’ g .-( (-] i r" T _-‘/ E: _-/ / e

Addedto MSCI US. RET index

Cloged second master funding i
CF
SCF Realty createdasa Began cofe NVeESing BCOvibes. Cimniivn nccasaon vokms ABS bonds, issuing 524 o (AMZ). Rakad approcimately
subsksiary of Stonsbriar and ciogad frst saledeaseback Fchies £4=Emen Aty $234 6 millon 0 net proceeds from
Commercial Fnance transaction S nntis ok fgege the Company's first foliow-on

offerng of commen siock
Cumulative Acquisition Volume'

§1.405 1,509 i
§1.271 '

§1,057
5604 i —
$602

$280 5342 i

202016 30 2016 40 2018 102017 20 2017 Q2017 40 2017 102018 20 2018 302018 40 2018 102019

noipses ransachon costs, kase incentives 3nd amounts fusded for COREITUCTION IR pROgPESE
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Key Accomplishments Since IPO

Consistent Execution of the Business Plan Articulated at the Time of the IPO

Maintained Investment Discipline While Generating Compelling Growth

Consistent Investment Underwriting and Growth: Over the trailing 12 months? EPRT has invested $142 S5mm on avg.
per quarter at a 7.6% wgt. avg. cash cap rate with 82 9% of transactions being sale-leasebacks and 64 7% being subject to
master lease provisions, WALT was 16.4 years, wgt avg. rent coverage ratio was 2.7x, and avg property size was $2 4mm

Compelling Growth Characteristics: Total revenues grew 54.2% yrivr in 1Q 2019; management's 2019E AFFQ per share
guidance midpoint of $1.13 implies B.7% growth over 2H'18 annualized AFFO per share

Active Asset Managementand New Investment Activity Have Improved Portfolio Metrics

Top 10 Tenant Concentration: Top 10 tenant exposure declined to 30.7% at 1Q 2019 vs. 41.8% at 1Q 2018
Consistent Same-Store (55) Rent Growth: 5SS Contractual Rents have grown at 1.8% each of the last four quarters
Maintained Sector Leading WALT: 14.5 year WALT at 1Q 2019 vs. 13.8 vears at 10 2018

Occupancy Remains Full: 99 9% leased as of 10 2019 vs. 98.1% leased at 1Q 2018

Accretive Capital Recyeling: Sold over $141mm of properties since inception at a 6.6% wat. avg. cash cap rate (only
includes leased properties) vs. $1.34B° of investment activity at a wgl. avg. cap rate of 7.6%?

Healthy and Flexible Balance Sheetwith Ample Capital to Execute Growth Plan

First Follow-On Offering Completed in March: Raised ~$235mm in net proceeds, de-levered balance sheet to 3.7« at
10 2019-end, greally enhanced liquidity, increased free float by 40%, and significantly broadened shareholder base

Credit Facility Expanded and Amended in April: Increased revolng line of credit to $400mm, extended facility maturity
to April 2024, added a $200mm five-year senior unsecured term loan, and lowered interest rate spread on facility

Repurchased ABS Notes in May: Repurchased $200mm of ABS notes, which increased our wgt avg. debt maturity to 4.68
years from 3.75 years, lowered our wgt. avg. interest rate to 3.89% from 4.35%, and reduced secured debt by 39%

1. Trading 12 moaths ac of kiarch 11, 2019
1 Ewcludes the GE Seed portfolio pechase
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Targeted Investment Strategy Based on Decades of Experience

Management's Investment Discipline Has Been Refined Over Multiple Decades of Managing Assets Through Various
Credit Cycles

i

s T~ -
Senru?e-orlented and " “  Service-Oriented & >
experience-based & Eaboilinie Macad A
businesses are performing P pelnduatriat »
well in the current economic I ; \ Small-scale net
emvironment and increasing / ¥ E-commerce resistant \ leased properties
stare counts Il + Profit centers ezzential totenant’s oparations \ are easier to divest
| ¥ Customers mustwsit to receive senice/experience ) and fe‘let in
& "~ - e -——— .l L comparison to larger
-~ i -y o |l ~ . properties
o i ~ s ] ~
’ o \
’ \ < / \
/ \ AN ! \
: /!
/ \ I\ \
’ \ o -] !
! LS f ‘ s \
£ ] - \
l. Sale-Leaseback Transactinns-‘{i"' i | Small-Scale 1
\ with Middle-Market Tenants \ | MNet Leased Properties I
\ «  Longer lease term \ I ¥ Increases diversification !
Access to growth A * Unitlevel financial reporting \ !/ v Deeper pool of potential buyers /
capital for middle- N« include contractual rent increases ¥ .- Greater aftemative uses ’
market . . ,{\ 7
businesses s ~ / ~ s
limited and resuits - r - =
e =S - i S -
in atfractive nsk- - e

adjusted returns
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Seek to be the Capital Provider of Choice

Maintain Direct Relationships with Our Tenants and Actively Seek to Leverage Our Relationships to Identify New
Investment Opportunities

Relationship-Based Sourcing Underwriting Methodology
9 1 40/ Unit-Level Profitability Real Estate Valuation
il 82.0%

Repeat Business Through : « Evaluate the profitability « ldentify whether the

Existing Senior Management Internally Originated Sale-  of the business underlying real estate

Relationships’ Leaseback Transactions* operated at our real is commercially
estate locations through desirable and
rent coverage ratiosand suitable for use by
historical financials : different tenants

Credit of the Tenant
+ Perform detailed

Industry View
+ Determine the relevant

competitive factors and credit reviews of the
0 long-term viability of the financial condition of
46 1 AJ industry, avoiding all proposed tenants
Tenant Relationships industries subject to to determine their
long-term functional financial strength and
obsolescence flexibility

1. Pancentage of portfolio cagh ABR a5 of March 31, 2075 that was soguired from partiss who previoussy engeged in ong of mong rangachon with 3 senior manzgemant team member, Exclusive of GE Sead Portfolo
i Pereentage of portfolo cash ASR zsof March 31, 1013 tnai was atiriutable 1o inizmaly onginated sak-leaseback iramsactions. Exclusive of GE Seed Forifoli
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New Vintage Portfolio is Focused on Targeted Industries
Our Portfolio is the Result of a Disciplined Adherence fo Investing in Properties Leased to Service-Oriented and
Experience-Based Businesses with Unit-Level Raporting
+ E-Commerce Resistant: ~92% of cash ABR comes from service-oriented and experience-based tenants
* 14.5 Year WALT Limits Mear-Term Cash Flow Erosion: Only 4.5% of our cash ABR expires over the next five years
* Highly Transparent with Mo Legacy Issues: 97.7% unit-level reporting; investment program started in June 2016

Portfolio Highlights

March 31, 2019

T11

TenantIndustry Diversification

Investment Properties o
Service el =
Sguare Footage (mm) 64 T4T% =
ts Fd
= ] LY
Tenants [#) 172 - Medical i
/
Industries (#) 16 Family
Dining
)
Weighted Average Remaining Lease Term (Years) 145 ] \
] ' Other
Master Leases (% of Cash ABR) 51.9% ] : Services
1 F 2.2%
Sale-Leaseback (% of Cash ABR) B2.0% I f
|
Unit-Level Rent Coverage 2.8x \ '
\ - &
7. 7% % Quick g Ao
Service 2 &
95 9% 13.8% F /&N
Top 10 Tenants (% of Cash ABR) 0. 7%
Average Investment Per Property ($mm) 221 I _ P L Tf:iﬂ:liliﬁ
%5.4 Building Materials_~~=1 | 3.7%

Average Transaction Size ($mm}

E Sped Portiolia

Grocery 0.2%

one undeveloped land parcel, one vacast site and thres properties that sscure nvesbments in morigags notes receivable.
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Top 10 Tenant Concentration
Essential Has 172 Tenants Across 711 Properties with the Top 10 Representing 181 Properties and 30.7% of Cash ABR

Top 10 Tenant Exposure

% of Cash
Top 10 Tenant' Properties ABR

@ 77 45%

5 2.0%
Mister 1 36%
@ 15 2.3%
@ 5 32%

@ 1 27%

> 26 25%

TOWN 3 2.3%

i e AL

(@) LuMBER 19 2.3%
. 5 2.2%

Top 10 Tenants 181 3.
Total 711 100.0%

Motes: Statistics 25 of March 21, 2015 Propaerty count incledes one undeveioped aad paros|

1. REpressals [&nant of Juaianior
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Portfolio Built to Mitigate Specific Net Lease Investment Risk Factors

The Company Has Purposefully Developed Business Practices and Constructed a Portfolio Designed to Mitigate Key
Identifiable Net Lease Risk Factors

Net Lease Risk Factor Mitigation by Essential Properties

Challenged Retail Categories Mo exposure to big-box apparel, electromics. sporting goods or other soft goods retailers

At-Risk Retail Categories Mo exposure to pharmacy, dollar stores or discount retailers, de minimis exposure 1o grocers

Mo large office. manufacturing or high-dollar special-purpose properties; pnmanly target smaller asset size
(average investment per property of 321 million) in serice-based and experience-onented industries

Asset Concentration

Tenant Concentration Mo single tenant represented maore than 4. 5% of cash ABR

Focus on 16 industries allows balance of deep industry expedise and diversification, while avoiding at-nisk

Industry Concentration
categones

Opaque Credit Deterioration 97 7% of leases’ obligate tenant to provide unit-level financial reporting

98% of leases’ provide for increases with 1 5% weighted average annual escalation rale® assuming 0 0%

C 0 i Ve 0
Lack of Organic Revenue Growth change in annual CPI

Low Rent Recapture at Focus on smaller-box propertias with alternative uses and welllocated real estate with at or below market
Expiration / Default rents

1. Based on cash ABR as of banh 2
2 Reprasen 0 Whish rent eEcakates by the graater of 3 stated fooed parcentage or CF), we have
e5Caatan stated Tmed percemagse n e Base. Az any Tutdre ncrease n CF| s unknowsbie 3t s time. we Rave not Nckeded 3N InChaass in he rent Darsuant 10 these Bates in the weghied av

MAtioh rale presented
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Disciplined Underwriting Leading to Healthy Portfolio Metrics
97 7% of Unit-Level Reporting Provides (MNear) Real-Time Tenant Visibility

Healthy Rent Coverage Ratios’ Long Weighted Remaining Lease Term
Only 2.4% of cash ABR has less than 1.5x coverage and an implied Over the next ten years only 3.3% of our expiring cash ABR has a
credit rating lower than BB rent coverage ratio of lese than 1.5x
2 " 40.6%
_— 17.9% 19.1% 16.0%
14.0% E 1a0%
- ——
12.0% ] 12.0%
10.0% - & 10.0%
=
E B.0% I B %
v e 2 60%
= 4.0% T 4o
; 2 o4 . . 5 2o .. I.Ill =g
2 = - L -
0.0% _. = = . | % = —-:m- -‘-Ehp':' =::—;£T
+ L m x :om % S S G 1 : TR i o ! mHB =
- =2 & 388 g 2 m,..éﬁﬁﬁ.ﬁaﬂﬁ?‘gﬁﬁﬁgﬁﬂg
Coverage = C A o
Ratio (x) <1.00x =1.00to148x =150fo18x ==200x =NR a::;::?c <100x =100fof4x =150to18x ==2200x =HR F~
Tenant Financial Reporting % of Cash ABR by Unit-Level Coverage Tranche?
1.00x t =y
. - - — % of : 1.9%
Tenant Financial Reporting Reguirements Cash ABR 1515?:
Unit-Level Financial Information 97.7%
Corporate-Level Financial Reporting 98 4%
Baoth Unit-Level and Corporate-Level Finanoal Information a7 4%
Mo Financial Information 1.3% ,E:;’:tm_/
1.2%
BMote: Btafistics as of amk 11, 2015, "NR' means not reporied
The chart ilusirates the portis annaalzed bass rent s of Marcs 21, 2019 attrbutable 10 leasss wiEh tenaEnts Baving specified mmpded credit ratings based on their Mooty s RekCale scores. Moody s equstes the EDF
spones genaraied using RiskCalcwitha cormesponding credil mting
2. Certain ienants, whoas leases 5o nat requice: wnil-level fnanca IEDOMInG. peowide the Campan iy With umE-ey e fnancisl information. The data shoan includes unie-iev el covern " for theas mases
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Established and Proven Investment Infrastructure
Scalable Platform Allows for Consistent and Aftractive Investment Activity without Sacrificing Underwriting Standards and
Investment Focus

Investment activity has averaged $128mm per quarter over the last eight quarters

$240.000 5214 427
~ 5200000
= 5160, 366
g $160.000 $138.653 $133,745
e $118187
Eg« $120.000 591526 $103,660
o 564,098
4 $80.000
50
Investments 2Q 2017 30 2047 40 2017 16 2018 20 2018 30 2018° 40 2018* 1Q 2019
MNumber of Transactions " 18 21 16 23 34 24 a5
Property Count ar 50 a0 28 BB 62 39 51
Avg. Investment per Unit (in 000z} 52474 52,728 51,742 52,185 32,438 52,042 52572 52302
Cash CapRates’ 7.6% T.7% 7.7% 7.8% 7.6%% 7.6% 7.6% 7.5%
GAAP CapRates® 2.9% 8.9% 8.7% 8.2% 87% B.5% 8.5% 8.4%
Master Lease %° T1% 73% B65% 33% 82% 500 57% 47T%
SaleLeaseback %2 76% 94% T5% BE% 0% TT% B83% 78%
% of Financial Reporiing? 100% 98% 100% 100% 96%" 100% a0t 100%
Rent Coverage Ratio 4.0x 2.8x 3 23 2.4 2.7% 2.8x I
Lease Term Years 17.3 18.4 15.5 141 17.2 16.1 16.6 151

1. Cash ABR for the frst 1ol month 3 fter the imvestment dided by the puchase prcs for the property

Z. GAAF pent Tor the first twslve moaths alfier he Ay estmes] divided by the purchase price far the property

3. As a perosntage of cash ABR for that part quarter

4, In aggregate, inclodes tho purchase of properties with o enit-level reposting per the loaze; howevar, the Compamy was able to receive financizls due to sxsting relationships wih the tenants.
M

B

3
3. Inclssed 3 55 TM morigage lasn that contraciaally converted 1o 3 20 year masier iesse in 10 2005
8. Excluded one property secaring 32.5 million of shoet-term financisg.
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Active Asset Management

Proactive Asset Management Mitigates Risk and Maximizes Risk-Adjusted Returns

« Dispositions Have Traded at Attractive Cap Rates: Since inception in 2016, we have sold 116 properties for over $141mm
and achieved a weighted average cash cap rate of 6.6% on the sale of 78 leased properties’

+ Trailing 12-Month (TTM) Sales Came from a Diverse Mix of Industries: No single industry was overrepresented among
our dispositions in the trailing 12 month period, which we believe provides wvisibility into the value of our diverse portfolio

525,000
. 010 19,406 519542
cE  smow s $
=3 515,000 513,789
EE T $10.480
5 10,000
S
35,000
s )
Dispositions 20 2017 3Q 2017 402017 102018 2Q 2018 3Q 2018 402018 1Q 2019'Inceptiont
Realized Gain/{Loss)'2 B.9% 102% 159% (17%) O7% (66%) 04% 2.0% ' 3.4%" .
CapRate on LeasedAssels?  © 5% £.1% 5.4% 6.7% 7% 68%°  F.O% £.6% 6.6% :
Leased Properties Sold® B 8 3 5 8 7 [ T oM i
Vacant Properties Sold! d & E 1 2 E 1 — 3y 35
2.0x 2 4x 1.8x 0.Bx 2.4 1.8 1.8x igw | 4o |

Rent Coverage Ratio

Metof transaction cosis

Gaina/(loases] bassd on our aggregate Alocaled puschase brics.
Cash ABR at trme of saie diviced by gross sale price (excluding transaction costs) for the propany.
Progany count axciudes Jispositons i which only 3 portion of the cemed parcel is sold

Excludes one propenty soid pursuant 1o 80 exsling enan! purchass ophon
Exciudes the sale of one leasehold property

Exciudes tec lsasshold properties and cne proparty sold pursuant to an existing bena
Percentages are based on sales prosc iraling 12 months (TTM) penod ended Man

OF = O s G e

TTMSales®

Grocery

Home
Furnishing

Aula-Service
Bog

C-Stores
22%
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Growth Oriented Balance Sheet

Recent First Follow-On Offering Primed Balance Sheet for Growth

$2.1 Billion Total Capitalization'? Selected CreditRatios
P
~ g~ ~ _ Debt—24.4% 10 2019°
; 4 Met Debt / Total Enterprizse Value 21.0%
Net Debt { Adjusted Annualized EBITDAm ITx

Long-Term Leverage Target:
<6.0x Net Debt-to-Annualized EBITDAre

I' Eldridge &

I Insiders

I

i

i | Revolving

Il Cradit

i Facility
\ 50

0%

- -
el T

Common Equity — 75.6%

1. Bhare peice of 32075 a4 of Way 18, 2018,
2. Wo adjusted cur March 11, 2019 bal

5200 maton of &5 Class A Senes 20
3. Share peice of $13.52 Bs of Marcy 31, 2013

hegt tninclude wasious subseguant events. Onbay 17, 2015, the Company announced it fully funded tc 3200 milion cesor unsecured form loas n addition to sepurchasing
5 Mobes, whash Rave nol Deen retied
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Debt Structure Allows for Capital Flexibility
No Significant Debt Maturities Until 2024

« The Series 2016-1 notes: Anlicipated repayment date is November 2021, but the notes can be prepaid without penalty starting
on November 26, 2019 On May 14, 2019, the Company repurchased $200 million of these notes, but the notes have not been
retired. The $73 milion of notes that are not owned by the Company have a weighted average interest rate of 4 69%

+ The Series 2017-1 notes: Anticipated repayment date is June 2024, but the notes can be prepaid without penalty starting on
November 26, 2021. The weighted average interest rate on the notes is 4.16%.

Debt Maturity Schedule’?3#

$200mm ofthe Class Series
§500 2016-1ABS Notes are owned

S by the Company
S 5400 -
g el .
5 s30 A
: [
B 5200 I 50 |
g : I
o 1
5§10 E . — |
2 54 55 2 B4 L
E w0 mmmina

2018 2020 2021 2022 2023 2024

® Secured Motes ¢ Ravolving Credit Facilty - Avaitability Unsecured Term Loan

1. Asof Marca 31, 2013

2. We adjusted sur Masch 31, 2015 balanse shest 16 include warouS subsequent Events, On lay 17, 2015, the Company ansounced it fully Tunded its 5200 milion senicd whsesuntd herm loan in addition bo
rapurchasing $200 million of its Class A Senes 2018-1 ABS Notes, which have not been netined.

3 Maturiny figures for our secured debt an baced off of our anticipated repayment cobaduls

4 Tea Seres 2016-1 notes mabers in November 2049 bet Rave an snticipated reoayment date of November 1021 The Senes 2017-1 nates mature n Juse 2047 but Bawe an anticpatsd repayment date of June
Z2024.The Series Z018-1 notes can be prepaid withoul peraity siarting on Movember 28, 2015, The Series 2017-1 notes can be peepaid withoul penalty staring on Mowembes 28, 2021,
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Differentiated Net Lease Investment Opportunity

Essential's Portfolio Mix and Underlying Fundamentals are Favorable Relative to Peers

Service-Oriented & Experience-Based

Tenant Profile
Total Humber of Tenant Industries’
2 1 11 16 37 109 32 48 42 17

100% 100% 100%

%

6 PCPT e S

WEEre eTOEY, e s B yERETg RS

Smaller-ScaleNet Leased Properties

§i75

g32 34

[ WEE rmss s e QPCPT Jywan "N v S

Sturte. Pubils HRGE.

Limited Immediate-Term Lease Maturities

Weighted Avernge Lease Term (# of Years)
120 140 145 102 100 120 N4 87 9.2 B.7

25w, 26%  2T%

16%
ay,  14% 1553

HECPT TanEy [ ey W WEPET e win e yERET

Strong Unit-Level Coverage?

% Unit-Level Financial Reporting*
95% J0% 5% 9% 55% 98% NR NR NR HR

4 Gix
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2.8 2.5 27T 3 Ex
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1. Demlgraiors erifed “dier™ ar Soonied 58 ofe induslry, sven Foogh e “olher” segrmen could represed muliiple iIndusiles

1 EPAT. GTY.NNN. 0. SRC 0 3TOR CEDe Deeed on Dur-wall BPR and FOPT coserage Dese on EBTDAR

lofing peers of & mels Of fedlan Basl wil EPMT renmbenting & weigiled SueraQe] snd Sy calculss e pkroeniede of Fel Al fepofling el T

I NN recebes k-l Srarchis on 79 ofinanis by ABF, D only disciosss weified awmrage rend noverage fr feroris i represent mone Fun 2% of ASAL O receles onil-isel Srancials on ~E5% of neiell e by ABR, which acooued Sor ~B2% of

notal porvhio AER
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Public Net Lease REIT Benchmarking

Despite Our Sector Leading AFFO Per Share Growth, Relative Valuation Remains Discounted

2019E AFFO per Share Multiple' 2019E AFFO per Share Growth?

22.9%
A= 240 it

193x% 4. v
184 154x 4495
17.7% 3IT%  gqe

1472 15% 15% 11%
128 425«

s vErpit g e

WEERr D s e STOSSH S FCPT

12%) ) o)

(10.9%)

o gy PO PT e e AT ey b mraunty W as wan VERLIY

2020E AFFO per Share Multiple- 2020E AFFO per Share Growth*

i |
I iy oo 7%

16 4x
1784 jg8x 18Ex aT%  45% 45%  4ou

149% 438

VEREIT I o et

(5.8%)

[ 4.1, wa Bonoms 45 FEPT REESST  desyieney LTS - = e VLAEIT

ShurcE. Pubiic MRQE. FISS 56 SN

Mgl Wianet cata 3s of May 16 2010

1. 20192 AFPOD pif APEE WUBRE CECUINST BASAT OF GulfER BRICE PY BRAME 550 FRGSE MeSR T AFFOpEf GRS SREmARS EPMT 2019E AFPO piv SRER oS DAY OF FERAGESETE 2U1SE AFFD SEf SAR JuitHAiE SapGl 73110
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Public Net Lease REIT Benchmarking

Essential's Low Leverage and Healthy Payout Ratio Underscore Capacity for Growth

Net Debt + Preferred/ EBITDAre

gax BB

g7, S8

a5¢ 45

EEEEE AFFCPT Lowmn teaybeny wun b aTESny EEERTT e vEanT e

DividendYield?

Lopne SRS TREREG s b 8 ECPT sy By s s wm  VEREIT
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Boutied Bl 0N DU price PRT Sham and CRctEned CMICRND [RT SR

Net Debt + Preferred/ Enterprise Value
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N
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iy 3
a2 oE
16%
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2020E AFFO Payout Ratio’

! 794% B05% BOE%
TRy, (B4 TEER
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Implied Cap Rate and NAV Analysis

Strong Upside Potential Given Relative Valuation

Implied Nominal Cap Rate — Sensitivity Analysis Peer Benchmarking
Three Months Implied Apphed Prem |
{unaudited, in thousands) Ended, March Cap Cap (Disc) to
31, 2019 Rate® Rate' CTATS
Adjusted net operating incoma (“"HOI")' 831,226 Mot adjustedfor s 4.7% 6 1% 34.0%
contractual rent
Straight-ine rental revenue, net’ (2,089) bumps, which equate
to ~1.5% perannum | = = L 4.9% 6.1% 30.7%
Other amorization and non-cash charges 229
#FCPT 5.0% 5.7% 17.9%
Adjusted Cash NOI Z8_366
Annualized Adjusted Cash NOI 113,464 W Bt e AL
Applied Cap Rate 5.75% FRl% 525% 5.00% 4.75% 1 B.6% 6.8% 23.0%
Implied Real Estate Value 1,573,287 : e : '
plied s T, b, 5.7% £.9% 29.9%
Met Debl (399, 132)
6.3% T.2% 0.3%
Prepaid expenses and other assets, net of 7172 T s L
deferredfinancing costs
= 74 0.5
Dividend payable (16.145) 6.5% % 20.5%
Accrued liabilities and other pavables {(10,093) - 6.6% 6.8% 3.0%
Total Net Equity $1,555,089
Fully Diluted Shares Outstanding 76,882

Average

Price Per Share $20.23 %2139 $2267 $24.08 %2563

Source. Punilc Sings. FacSe ang ShL

Mole Miscis! Gts ad o MiEy 9. 20NS. Companiss mayy S8 sSjoilsd S8ER N dEErely. ACoordingly. such GSi fOr Fese GoTRAtEed S°d EPAT moy Aol be SOTReFEDE

1 THE FRETET G ME0R 3 W IR NOVEE Tl agusiions 30 CHDOSANNS OF MREl oSN TRESTTENN ROR QUINg TR TTeR MOTTH @roed MaEron 3. J0VE MaD ooueTed on Jamany 1. 2019
I Adsed W ecslede I20mS Of Sefred TRAAGIRG SOBE PElEiY O ouf Foling CedR TEIE

ITompiec romrgl o3 R CSCUER DRER0 0N OISR SN WO T e MOE MCRNDY MDOTeD TRE MONTE. 35 aCRAW0 T ROGSIMENT SENE. TTnaizedg

4. Coneentut Agplied Cap M per ZAL

L PremimiORCIV W TR MeoT NAY D GROR CaiCuiTeO TSR0 O COFTERT NCR DOT EASE 3N MR WAV 0T SAGre celimme per B
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Recent Developments & Upcoming Events

Recent Developments:
+ As of May 17t for 2Q 2019:
—  Investments': Continued o scale porfolio by investing $35.7mm into high-quality net lease properties

= Invested in 16 properties at a 7.8% weighted average cash cap rate, 1 4% annual rent bumps, 18 6 years of
remaining lease term, and a weighted average rent coverage ratio of 2.7x

-~ Sales?: Disposed of five leased properties for $11.1mm in net proceeds
= Sold five leased properties with less than 1.2x rent coverage for a 6.9% weighted average cash cap rate

— Build-to-Suits®: Year-to-date invested $8 9mm into five build-to-suit pmper‘u’eg with a :Emaining cost to CDI'I"I[:HELE' of
$11.1mm

Upcoming Events:

«  May 19th.22nd: [CSC RECon 2019 in Las Vegas, NV

*  June 4"M-6™: NAREIT REITWeek 2012 in New York, NY

*  June 25%; Mizuho REIT / Real Estate Conference 2019 in New York, NY

= September 10™.11"; BAML's 2019 Global Real Estate Conference in New York, NY

1. Closed investment activity for 202013 as of My 17, 2018

2, Closad digpogition activity for 20 2019 as of May 17, 2018
3 inprocess 100% pre-leased tenant constroction reimbursement obligations as of May 17, 2015
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Contractual Base Rent Escalation Provisions

Provides Source of Internal Growth and a Measure of Inflation Protection

Lease Escalation Frequency Lease Escalation Type
Weightad Average 1
Lease Escalation Freqguency % of Cash ABR  Annual Escalation Rate'
Annually ; 78.6% : 1.7%
Every 2 years i 06 : 1.2
Every 3 years : 0.1 : 0.0
Every 4 years : 0.7 ; 0.8
Every 5 years : 142 : 14
Other escalationfrequencies : 34 : 1.0 Contractual
Flat : 24 f NA i

B

Total | Weighted Average

+ |Leases contributing 98% of cash ABR provided for base rent escalation, generally ranging from 1.0% to 4.0% annually, with a
weighted average annual escalation rate of 1.5%, which assumes 0.0% change in annual CPI

« 11% of contractual rent escalations by cash ABR are CPl-based, while 87% are based on fixed percentage or scheduled
Increases

+ §3% of cash ABR derived from flat leases is afinbutable to leases that prowvide for contingent rent based on a percentage of the
tenant's gross sales at the leased propery

1. Based on cash ABR as of March 31, 2018
2. Represants the weighted aversge annusl eacslation rate of the entire porticho as.if all escalstons oo annualy. For leases in which sl ascalaies by the greater of & stated fixed percentage of CP|, we have assumed an
escalytion agual to the stated fixed percentage in thelease As sny futune inoresse in CP1 i unknowable at this time, we have not included an increasas in the rent pursuant io these leases in the weightsd average annual

esoaaton rate presented
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Same-Store Analysis
Same-Store NOI Growth of 1.8% in 1Q 2019 was Healthy vs. Our Weighted Average Annual Rent Escalation of ~1.5%

Defined Terms Same-Store Portfolio Performance
s C raciual Cas 0oos %%

Sarne-Stqre Portfolio: ; Type of Business o ;I'JI':[': HEEEEE H{j‘ll'lgg:;n r Change
All properties owned, excluding new sites ; =
under construction. for the entire same-store gf,?.:ﬁin . $ 1‘3??51 - w;:iif.; ;'E::
measurement period, which is January 1, Retail 1515 1 495 1.4%
2018 through March 31, 2019. The same- iichsstiial 661 548 208
store portfolio for 1Q 2019 is compnsed of Total Same-Store Renl $ 16855 % 16,554 1.8%
456 properties and represented §9% of our - Property Operating Expense’ 247 241 2.4%
current portfolio as measured by contractual Total Same-Store NOI ] 16602 % 16,313 1.8%
cash rent divided by our cash ABR at March
31, 2019

Contractual Cash Rent:

The amount of cash rent our tenants are
contractually obligated to pay per the in-
place lease as of March 31, 2019, excludes
percentage rent that is subject to sales
breakpoints per the lease.
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Financial Summary
Condensed Statement of Operations

Three Months Ended March 3,
{in thousands, except share and per share data) 2013 2018

(unaudited) [unaudibed)
Revenues:

Rental revenuet= 5 30,774 5 20,083

Interes! income on loans and direct financing kazes 328 T0

Other revenue 7 4
Total revenues 31,107 20,167
Expenses:

Inierast T.089 8.276

General and administrative 4188 3,356

Property expenses? 1,247 347

Depreciation and amortization 9,120 6,468

Provision for imparment of real estate 1.440 1.848
Total expenses 23,054 20,2596
Other operatingincoms:

Gan on dispostions of real esiate, net 678 1232
Incomeirom operations 8,609 1,103
Other income:

Interest | 28
Income beforeincome tax expense a.790 1,138

lncome tax expense 67 30
Hetincome 8723 1,109

Met ncome stiributable to non-controling interests {2594} -
Hetincome attributable to stoc kholders and members 3 8129 3 1109
Basic weighted average s hares outstanding iL240247
Basic netincome per share i pid
Diluted weighted average = hares outstanding Si540 024
Diluted net income per sharne 3 13

1. Inchdes contingent reat (based on a percentage of the tenani’s groas sales af the leassd property) of $349and $515 for the thret moaths ended March 31, 2018 and 201B. respectively.
2, Inchudes reembursable incoma from our tenasts of $743 and $18 for the theee months ended March 11, 2010 and 2014, respectivedy
3. Inchpdes reenbwrsable expensas from cur 12nants of 3743 and $18 for the three monihs ended March 2015 and 2018, respectivety
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Financial Summary
Funds From Operations (FFO) and Adjusted Funds From Operations (AFFO)

Three Months Ended March3,
{unaudited, in thousands except per share amounts) 2019 2018
Hetincome 5 8723 5 1,108
Depreciaton and amodzation of real estate 9,097 G 48T
Provision for impairment of real esiate 1,440 1,845
Gan on dispostions of real estate, net (BTE] {1,232)
Funds from Operations 18,584 8193
Adjustmants:
Straight-line rental revenue, net (2,903} {1,650}
Hon-cash interest expense 816 5T8
Hon-cash compensation expanae 1,226 178
Other amortization and non-cash charges i 178
Capinslized interest axpanse (25} (53)
Transaction cosis == 8
Adjusted Funds from Ope mtions 5 17,9828 2 7428
Hetincome per share!:
Basic i &
Diuted 3 013
FFO per share:
Basic —— L
Diuted 3 023
AFFO per zharen
Basic 3 028
Dduted 5 0.27

1. Caiculabons axtlude S35 Troem the nurnerabar reiansd [o Sividaads paid on ouf sy eshed resihehed Shats Baanis
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Financial Summary
Consolidated Balance Sheels

March 31, 2019 December3q, 2018
(in thousands, except share and per share amounis) {unaudited) {audited)
ASSETS
nvesiments
Real estate invesiments. al cost
Land and improvements 3 451,459 3 420 646
Building and mprovemenis 958,497 885,656
Leassincentives 4784 2,754
Construction in progress 2,460 1,325
Intangibie lease assels 69,132 58,421
Total real estale nvestments, at cost 1,484,342 1.377.044
Less accumulaled depreciation and amaortization (80,2300 (51,855])
Total real estate investments, net 1.424 112 1,325,189
Loans and direct financing ease receivables, nel 11,843 17,505
Real eslate invesiments held for sale, net 765 =
Met investments 1,439,820 1,342 604
Cash and cash equivalents 102,113 4236
Resiricted cash 4810 12,003
Straight-ling rent recetvable, net 18,615 14,255
Prepaid expenses and other ass21s, nat 10,072 72
Total assets i Le20530 & 1350900
LIABILITIES AND EQUITY
Secured borrowings, net of deferred financing cosis 5 504,727 5 506,116
Revolving credit facity — 34,000
Intangible leaseliabiites. net 10,074 11,618
Dividend payabie 18,145 13,189
Accrued sbilties and other payables 10,083 4 038
Total kabilities 541,030 269,850
Commitments and contingencies —_ —
Stockholders” equity
Preferred stock, 50,01 par vale; 150 000,000 authorized; none issued and oulstanding &s of March 31, 2018 and December 31, 2018 — —
Commaon stock, 50.01 par valuee; 500,000,000 authorized. 57,825 460 and 43,745,092 ssued and outstanding as of March 31, 2019 and
December 31, 2018, respeciively 571 431
Additional paid-in capital BOS, 139 569 407
Distribufions in excess of cumulative earnings (13,673} (76590
Total stockholders” equity 782,037 562,179
Non-controling interests 24T 454 248862
Total equity 1,038 481 £11.041
Total habilities and equity 5 1.580.530 E: 1,380,800
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Financial Summary
GAAP Reconciliations to EBITDAre, GAAP NOI, Cash NO] and Estimated Run Rate Mefrics

Three Months Ended

{unaudited in thowsands) March 34, 3019
Hetincome 5 8723
Depreciation and amortization 91210
Inferest expense 7,089
nterest ncoms {41)
hcome tax expense 87
EBITDA 24,5908
Provigion for impairment of real estate 1,440
Gain on dispositions of real estate, net (8T8}
EBITDAre 25672
Adustment for current guarter acquisition and disposiion activity 1,629
Adustment to exclide cerain percentage renlz (283
Adjusted EBITDAre - CurrentEstimated Run Rate 27,038
Ganeral and administrative 4138
Adjusted net operaingincome ["NOI™) 31,228
Straight-line rental revenue, nett (3,088}
Other amortization and non-cash charges ]
Adjusted Cash N ] 28,388
Annualized EBITDAre - 102,638
Annualized Adjusted EBITDAra 3 108,152
Annualized Adjusted NOI 5 124,904
Annualized Adjusted Cash NOI 5 113,464

f. Thess adustments are made o reflect EBITDAe, NO| and Cash NDI as if all soquisitions and dispositions of seal estate inviestments made during the theee months ended Masch 31, 2015 had cccured oa Jasuary 1
X018
i Adjestmes xcisdiec pontingent rent (Desed of 3 peroentage of the enant's Qross Eaies 31 the leased pIopRmy|) wRere paymenl i subsec? 10 eMoeedng 3 caks threchodd specilisd nhe kkase
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Financial Summary
Market Capitalization, Debt Summary and Leverage Metrics

{doliars n thousands axcapt share snd per share amounts} March 31, 218§ Rate Maturity!
Secureddebt:
Series 2016-1, Class 4 -] 254 020 4.45% 2.7 years
Series 2016-1, Class B 17,243 5.43% 27 years
Series 2017-1, Class A 226,223 410% 5.2 years
Series 2017-1, Class B 15669 511% 5.2 years
Total secured debt 513 155 4.35% 1.9 yenrs
Unzecured debi:
Revoling credi faciky= — LIBOR plus 1.45%te 2 15% 3.2 years
Total unsecu red debit =
Gross debt 513,155 3.8 years
Less: cash & cash eguivalents (109,113}
Less: restricted cash deposits held for the benefit of enders (4910
Hetdebt 356,132
Equity:
Preferred stock =
Common stock & OP units (75,682,012 shares @ 519.52/share a% of 231715 —_— 50T
Total equity 1,500.737
Total enterprize valoe ["TEV") i 1255 258
Het Debt! TEV 21.0%
HetDebt! Annualized EBITDAre 38
Het Debt ! Annualized AdjustedEBITDAre 7=

Rlatusity figuess for ous Secuied debl are based of f of ouf anfisipaied iepanyment schediule The Senes 2018-1 noies matute in Movember 2048 but have a8 asticipated repayment dabe of Mavermbes 2021 The Serss 2017-1
Botes mature B Jung 2047 but havean anticipated epayment date of June 2024

Orar v ollv ing credin faciimy provided 3 madmum aggregate nitial orgnal principal amoent of up w5300 milion 25 of March 31, 2015 and includes #n accondion feature in increase, subsect to cenain condibions, the
AT 8 adabity of the faciin by up bo 5200 milkon. InApni 2013, we amended the facdy io, smong other things, || Borease ee Maxmum aggregale initlal onginal principal amount of revolving loans available 1o 3400
million, i) exiend the term of the Facdity to Four years from the dase of amendment, i) reduce the inteseat mse on the facifty 1o LIBOR plus 1.25% to 1.85% and iv] pemait the incunence of an sdditonal 5200 milion in 1esm
ians themandar on 3 non-eyoheing bass

Comemnen squity & enils 35 of March 31, 2015, based on 47, 525,450 common shares owisianding (including unvesied resineied share awsnds) and 15,058 552 OF units held by non-controding inignests

Y]

[
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Glossary
Supplemental Reporting Measures

EFQ _and AFFO

Our reported resulls are presented in accordance with U.S. generally accepted
accounting principles (CGAAPT). Wea also disclose funds from oparations (FFO")
and adjusted funds from operations (“AFF0"), both of which are non-GadP
financial measures. We believe these non-GAAF financial measures are accepted
industry measures used by analysts and investors o compare the operating
performance of REITs

We compute FFO in accordance with the definition adopted by the Board of
Governors of the National Association of Real Estate Investment Trusts
("NAREIT). NAREIT defines FFD as GAAP nelincome orloss adjustedto
exclude extraordinary ilems (as defined by GAAP), net gain or loss from sales of
depreciable real estale azsels, impairment write-downs associated with
depreciable real estale azsels and real estate-related depreciation and
amarfization (excluding amortization of deferred financing costs and depreciation
ol non-real estale assels), Induding the pro rata share of such adjustments of
unconsolidated subsidianes, FFO |5 used by managemeant, investors and analysts
to fadlitate meaningful compansons of operating performance between periods
and among our peers primarily because it exciudes the effect of real estate
depreciation and amortization and net gains on sales (which are dependenton
historical costs andimplicitly assume thatthe value of real estate diminishes
pradictanly over ime, rathaer than fluctuating based on exsting market conditions).

To derive AFFO, we modify the NAREIT compulation of FFO 10 include other
adjustments to GAAP netincome related to cenaln items thatwe believe are not
Indicative of our core operafing peformance, includng straight-line rental revenue,
non-cash interest expense, non-cash compensation expense, other amortization
andnon-cash charges, capitalizedinterest expense andfiransaction casts. Such
tems may caus e shom-erm Nuduatiensin netincome bul hiave no impacd on
operating cash flows or long-term oparating performance. We belisve that AFFO

is an additienal useful supplemerntal measure forinvestors to consider because it
will helpthemto befter assess our operaling performance without the distortions
created by non-cash and certain otherrevenues and expenses

FFO and 4FFO do not indude all items of revenue and expense indudedin net
income, nor do they represent cash generated from operating actvities, andthey
are not necessanly indicalive of cash available to fund cash requirements
accordingly, they should nol be censidered allernaives tonet income as a
perfarmance measure or cash flows from operations 22 aliquidty measure and
shouid be considered in addition to, and notin lieu of, GAAP financial measures.
FFO and AFFO may not be comparable to simiarly il ed measuresreported by
piher companies

ESSENTIAL :E PROPERTIES




Glossary
Supplemental Reporting Measures

We also present our eamings before interest, taxes and depreciation and
amortization for real estate ("EBITDA™), EBITDA further adjustedio exclude gains
{or losses) on sales of depreciable property andreal eslate impairmentlosses
("EBITDAre"), met debt net operating income ("MNOIMand cash MOI ("CashNOIT),
ali of which are non-GAAP financial measures. We believe these non-GAAP
financial measuresare accepted industry measures used by analysts and
inveslors to compare the operating perfformance of REITs

EBITDA and EBITOAre

‘We calculate EBITDA as eamings beforeinterest incometaxes, and depredation
and amaorization. In 2017, NAREIT issued a white paper recommending that
companlesthatrepot EBITDA alsoreport EBITDAre, We compule EBITDAR In
accordance with the definition adopted by MAREIT. NAREIT defines EBITDAmw as
EBITDA (as defined above) excluding gains (orlosses)fromthe sales of
depreciable property and real estate impairmentlosses. We presenl EBITDA and
EBITDAR as they are measurescommonty usedin ourindusiry and we believe
that these measures are useful to investors and analysts because they provide
important supplemental information concerning our operating performance,
exclusive of certain non-cash and other costs. We use EBITDA and EBITDAre as
measures of our operating performance andnolt as measures of liguidity.

EBITDA and EBITDAre are not measures of financial peformance under GAAP,
and our EBITDA and EBITDAre may not be comparable to similarlytifled
measures reported by olher companies. You should not consider EBITDA and
EBITDAMR 35 alternatives 10 nat income or cash Nows rom operating acthities
determined in accordance with GAAP

Het Debt

We calculate our net dedt as our gross debt (defined as total debt plus net
deferredfinancing costs on our secured bomowings)less cash and cash
equivalents and restricted cash deposits heldfor the benefitof lenders.

‘We believe excluding cash and cash equivalents and restricted cash depaosits held

for the benefit of lenders from gross debt, all of which could be usedto repay debt,
provides an estimate afthe net contractual amount of borrowed capital 1o be
repald, which we belleve iz 2 benaficial disclosure to imvectors and analysts.

HOi and Cash HOJ

We calculate NOI aslotal revenues fess properly expenses, NOI excludes all
other items of expense and income included in the financial statements in
calculating netincome orloss. Cash NOI further excludes non-cash items
includedin total revenues and property expenses, such as straightHine rental
revenue and other amorization andnon-cash charges. We believe NOI andCash
NOI provide useful andrelevant information because theyreflect only Those
income and expense items thai are incurred at the property level and present such
items on an unlevered basis.

NOI and Cash NG| are nol measurements offinancial performance under GAAP,
and our MOl and Cash NOCI may not be comparableto similary titied measures
reported by other companies. You should not consider our MOl and Cash NOI as
altermatives to net income or cash fiows from operating activities determined in
accordance with GAAP

Adjusted EBITDAre | Adjusted NOI | Adjusted Cash NOI

We adjustEBITDAre, NOI and Cash NI basedon an estimate calculated as ifall
acquisition and disposition aclivity that took place during the current quaner had
beenmade onthe first day of the quarter. We then annualize these astimatesfor
the current quarter by multiplying them by four, whichwe believe provides a
meaningful estimate of our current run rate for all properties owned as ofthe end
ofthe current quarter. You should not unduly rely on these metrics as they are
basedon assumptions and estimates that may prove to be inaccurate. Our actual
reported EBITDAre, MO and Cash NOI for future penods may be significantly less
than these estimates of currentrun rates for a variety of reasons.
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Glossary of Supplemental Reporting Measures

Other Terms

Cash ABR

Cash ABR means annualized contractually specifiedcash base rentin effect as of
the end of the currentquarter for all of ourleases (includng those accountedior
as direct financngleases) commenced as ofthat date and annualized cash
interest on our mortgage loans receivable as ofthat date.

Rent Coverage Ratio

Rent coverage ratio means the ratio of tenant-reported or, when unavailable,
management's esimale based on lenant-reportedfinancial information, annual
EBITDA andcash rent atiributable to the leased property (or properies, inthe
case of a masterlease)tothe annualized basea rental obligation 25 of 3 spacified
date

GE Seed Portfolio
GE seedportollo means our acquistion of a portfollo of 262 net leased properties
on June 16, 2016, consisting primarily of restaurants, that were being sold as part

of the liquidation of General Electric Capital Corporation for an aggregate
purchase price of 5279.8 million (including transaction costs)

GAAP Cap Rate

GAAP CapRate means annudizedrental income computed in accordance with
GAAP for the first full month after acquisition divided by the purchasze price, as
applicable, forthe property.

Cash Cap Rate

Cash CapRate means annualzad contractually specifisd cash base rentfor the
first full month after acquisition or disposstion divided by the purchase or sale
price, as applicable, for the property
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