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Item 7.01 — Regulation FD Disclosure.
Investor Presentation

On March 2, 2020, 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: March 2, 2020 By: /s/ Hillary P. Hai
Hillary P. Hai
Chief Financial Officer







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.

Essential Properties Realty Trust, Inc. and the Essential Properties Realty Trust REIT are not affiliated with or sponsored by
Griffin Capital Essential Asset Operating Partnership, LP. or the Griffin Capital Essential Asset REIT, information about which can
be obtained at (https://'www.gcear com).
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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 1 4'5 Years 2.'9}{
of Weighted Average Unit-Lewveal

Lease Term (WALT)'  Rent Coverage’

50+ Years $2.1B

of Collective of Undepreciated
Met Lease Experience Gross Assets’

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

94.4% $2.0mm

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

and Experienced-Based Businesses Senice and Average Investment
Expenential Per Property
Cash ABRZ

81.4% $150mm

Internally-Originated  Awerage Quanerly
Sale-Leasebacks®®  Imestment Activity®

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

Balance Sheet Positioned to Fund External Growth Opportunities 3.6x <6.0x
While Maintaining Conservative Long-Term Leverage Profile Pro Forma Net Debtto-  Targeted
Adjusted Annualized Leverage

EBITDAr=®

1. As of December 31, 2015,

&, Based on cash ABR as of December 31, 2015

1. Exclusive of GE Bead Fortfolio.

4. Avwerage quarterdy mvestmant aotivity represants the raiing sight quarter average as of December 31, 2015,

& P foemna adjustments have been mads w0 our betence cheat 35 of Decamber 11, 2013, in order 1o refiect the impact of our Janusny 2000 follow-on offering of common ginck, On aneany 14, 2000, we izcusd 75325 000
shares of COMMON S0 for procaeds of 5152.0milion, net of uhdararRers’ HEsaunts.
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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

- +2hyears 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 Relationships Have Allowed the Portfolio to Scale Rapidly and Reliably with Proven Access to Capital

OurHistory
: : Completed PO reizsing gross proceeds Upsized unsecured hvastment Grade Ratng
aﬁl::::::il&:;‘:?e S;gnf?k?;:;ﬁ;iﬁg of $4%4mm Concurrent with the IPO, revohing credi facilty to 2}:: ;z;?::lr:i?“ﬂ;m of BBE- Azsigned by
A e S Tt s stk received an addtional $125mm from 5400mm from $200mm and SiE4mm n gross procescs Fitch Ratings. Raised a
ko 4 i ol Eldrndge indusiris in private placements raized 8 5200mm five year through January 2020 2430mm seven-yaar
i diptarols nfc::l'mn:-n stockand OP units unsecured termloan 9 4 unsecurad term loan

Commancad investment activities with a Closed on nsuqun!l Fta.rud £246mm n gross Cunqzle'teﬂ offenng of

52B0mm portfolio acquistion of 262 net lease master funding ABS proceeds from the Company's 5518mm of secondary shares Agdedto the :nﬁ:&iﬂ;mﬂ
properties, consisting primarity of restaurants bonds, issuing $221mm firat follow-on offeding of owned by Eldridge Industries, S&P SmallCap i gn iy
that were sold as part of the lquidation of GE of nvestment grade common steck. Added to MSCI which represenied Eldridge’s 600 Index Flai: u:fgiarin
Capial, also known asthe “GE Seed Portfolo® rated morigage notes U5 REM Indecx {RMZ) antire stake in EPAT 5 g

Cumulative Investment Activity’

52,106
$1,581
Y il
$1,509 !
crosr 12 e
3 s
T
3602

5458
5780 342

202016 302016 402016 10217 202017 302MT 402047 102018 20218 302018 402018 102019 202019 302018 402018

noipses ransachon Losts, kase incentives and amaounts fusded for CORSITUCTON 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 Underwriting and Investment Growth: Over the trailing eight quarters! EPRT has invested ~$150mm on avg.
per quarter at a 7.5% wgt. avg. cash cap rate with 80% of transactions being sale-leasebacks and 61% being subject to a
master lease, WALT was 16.1 years, wgt avg. rent coverage ratio was 2. 9%, and avg. investment per property was ~%2 0mm

Compelling Growth Characteristics: AFFO/sh guidance midpoint for 2020 implies ~13% growth over 2019 AFFO/sh

Active Asset Managementand New Investment Activity Have Improved Portfolio Metrics

.

.

Top 10 Tenant Concentration Moderating: Top 10 tenant exposure declined to 23 4% at 4Q 2019vs. 33.1% at 400 2018
Steady Same-Store ($8) Rent Growth: Quarterly S5 cash rents have grown 1.7%-1.9% yr/yr since coming public

Grew Sector Leading WALT: 14.6 year WALT at 40 2018 increased from 14.2 years at 40 2018

Sound Unit-Level Rent Coverage: Porifolio unit-level rent coverage has remained between 2.8x-2 9x since IPO

Accretive Capital Recyeling: Sold 145 properties for $203mm innet proceeds at a 6.7% wat. avg. cash cap rate (only
includes leased properties) since inception vs. invest $2.2B into 1,000 properties at a 7.6% wagt. avg. cap rate

Demonstrated Access to Multiple Forms of Capital Since Coming Public

Completed First Follow-On Offering in March 2019: Raised $246mm in gross proceeds from first follow-on offering

Expanded Credit Facility and Raised Five-Year Term Loan in April 2019: Increased line of credit by $100mm to $400mm
and raised a $200mm five-year unsecured term loan

Full Exit of Initial Capital Sponsorin July 2018: Sold $519mm of secondary shares in July 2019, which allowed our initial
capital sponsor to exit their entire position

Filed $200mm ATM Program in August 2019: issued $184mm of gross proceeds since instituting program
Raised Seven-Year Term Loan in November 2019: Raised a $430mm seven-year unsecured term loan
Completed Overnight Offering in January 2020: Raised $200mm in gross proceeds from second follow-on offering

1. Tralling sight quarters 35 of December 11, 2008
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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
86 40/ Unit-Level Profitability Real Estate Valuation
e 81.4%

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

Existing Senior Management Internally Ornginated 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
434 AJ industry, avoiding all proposed tenants
Tenant Relationships industries subject to to determine their
long-term functional financial strength and
obsolescence flexibility

1. Parcentage of portfolio cagh ABR 35 of Decembar 11, 2019 that was soquired from parties who previoesly engaged n ong or more bangaction with 3 genior managemant team membsr Exclucive of GE Seed Portfalic
i Pereentage of portfolo cash ASR a5 of December 37, 2009 that was attributabee to niemalty ongmated sale-easeback mansacvons . Exciuscve of GE Saed Fanfolo
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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: 94 4% of cash ABR comes from senice-oriented and experience-based tenants

* Focus on 16 Industries: Results in greater sector expertise and more efficient asset management

* 14.6 Year WALT Limits Near-Term Cash Flow Erosion: Only 2.7% of our cash ABR expires through 2023

« Highly Transparent with No Legacy Issues: 95 2% unil-level reporling, investment program started in June 2016

Portfolio Highlights

Sguare Footage (mm)

Term (Years)

Weighted Average Remaining Le

Master Leases “ash ABR}

Sale-Leaseback (% of Cash ABR)
el Financial Reporting (% of Cash ABR)
sed (%)
Top 10 Tenants (% of Cash ABR)
Average Investment Per Property ($mm)

erage Transaction Size (Smm)?

@ of GE Soed Portfolia

December3q, 2019

e one undeveloped land parcel and B propestes that secuse morigage OaRS rEOE: vable,

TenantIndustry Diversification

1,000 e

7.9 Service -

. -~
80.2% Medical |

q
= # Dental
16 10.6% %
A
44 I \
7 3
146 H Service 1
¥
4 ] :
et ! Family Dining 3.4% :
81.4% ' Other
' | = :— ——sarvices
] 3.3%
29 \ y~
98 2% . )~ Petcare
’ Services
100.0% y ‘;’ 3.2%
B
23.4% Ly
S
520 & %
e i b 2
56.1 Building Materials__—= =T ! N Movia ™ Entega;:menl
o Grocery 0.3% _/ Theatres 4
N 2.0%

myEEIMEnts i morigage ans reoslv abie made B suppo of sele-Easeback ransacions
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Top 10 Tenant Concentration
EPRT Has 205 Tenants Across 1,000 Properties with the Top 10 Representing 189 Properties and 23.4% of Cash ABR

Top 10 Tenant Exposure

Top 10 Tenant' Properties

Jgz]
-
3
n
3

AGPM 26 2.0% . ﬁ-_‘T“ i
. 5 1.9% Z P - \ A
....m..,.... 3 18% | E _ | I_I 1d ¥

Top 10 T —
Tenants e i =
Total 1,000 100.0%

Motes: Statistics 25 of Decemer 21, 2015 Properhy coent includes ong undevsloped land parcsl and 51 propertes that secure mortgsgs bans recsivabis
1. Represeals [&Nan], JuUEES|t Of PSAENT SOMASnYy
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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 department stores

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 320 million) in serice-based and experience-onented industries

Asset Concentration

Tenant Concentration Mo single tenant represents more than 3 4% 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 95% of leases’ obligate tenant to provide unit-level financial reporting

99% 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 Decamber 31
2 Represents tha 122 FveRgs nton rate of theentie portfolo a5 if &l escaEnons coour annually . For Bases In Waich rent escalares by the graster of 3 states fined percentage or CFI, we Rave
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
98.2% of Unit-Level Reporting Provides (Near) Real-Time Tenant Visibility

Healthy Rent Coverage Ratios' Long Weighted Remaining Lease Term
Oniy 1.0% of cash ABR has less than 1.5x coverage and an implied Only 1.3% of our expiring cash ABR through 2026 has a rent coverage
credit rating lower than B ratio of less than 1.5x .
42.3%
15.0% 16 0%
14.0% 14.0% i
12.0% 12.0%
B g
< 10.0% =< 10.0%
= £
3 a0 § so%
T som . I T 50%
& &
4.0% I 4 0% . I
2.0% I I . 20% I I . (] I
) =28
0.0% - . - i | 0.0% - - -.———.—.
so@ @ & & @ 3 & B &g 4 < & 4 Es 8BS S5 5ES8SEsHEZ2EEE X
Remt 3 % 8 8 8 g 2 pent SRESESERSSESEESERESREES ]
Coverage .- N ) Coverage
Ratio {x) <10x =1.0010 1.45x 150to188x =2200x =HNR Ratio (x) <100 =1.0040 1.48x 150to 1.88x ==200x =NR E
Tenant Financial Reporting % of Cash ABR by Unit-Level Coverage Tranche?
_<1.00x
. " 0 e 1.00xte__— 1.5%
Tenant Financial Reporting Reguirements Cash ABR 1.49%
Unit-Leve! Financial Information 88.2% o
Corporate-Level Financial Reporting 98.6%
Baoth Unit-Level and Corporate-Level Finanoal Information 98 0% N
ot
Mo Financial Information 11% repored _/)
1.0%

shics a5 of December 31, 2013
esirates the partions
scores ganarated using RiskCal

3, 2018 atirbutable toleases with tenants having specified implied coedit ratings based on their Moody"s RiskCalo soores. Moody's equates the

mit-igv el fingneigl nformation. The dats shown ingludes -4 Vi for these leases
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Established and Proven Investment Infrastructure

Scalable Platform Allows for Consistent Sourcing of Investment Activity at Aftractive Yields without Sacrificing
Underwriting Standards and Investment Focus

Investment activity has averaged ~$150mm per quarter over the last eight quariers

$240,000 §214.427

5204 708
$190.280 :
¥ 5200000 $173,590
Eg $160.000 §133,745 —
Eg $120,000 $103,660 :
=5 $80,000 564.008
$40,000 J
30
Investments 14 2018 20 2018 30 2018 40 2018 14 2019 20 2019° 30 20197 40 2019°
Number of Transadiions 16 23 34 24 35 3z 28 41
Properly Count 28 86 G2 £1+] a1 91 139 o4
&g Investment per Unil (in 000s) 2,195 52438 52042 §2 572 52,303 §2.015 §1174 £2.049
Cash Cap Ratas! 7.8% 7 6% 7.6% T6% 7.6% 7.3% 7 6% 7 3%
GAAFP Cap Rates® 8.3% B.7% 8.5% 8.5% B.4% 8.1% B.2% 8.0%
Master Lease 834 33% 82% FE% B7% 47% 67% T3% 41%
Sale-Leaseback %7 G8% a0% TT% B3% T8% B5% BA% 81%
% of Finandial Reporting? 100% 96% 100% 0% 100% 100% 100% 99%
Rent Coverage Ratio 2.3 24x 27x 2.8x ix 3.3 3. 3ix
Lease TermYears 14.1 172 16.1 16.6 151 15.3 16.6 16.3

Cash ABR for the first fisl month after the iny estment divided by the purchase price for the property
GARP rent forthe fist twsdve months after the mvestment divided by the purchass price for the property
A5 a percentage of cash ARR for that particular quarner

ESEMENES i MOMIGAGE ioan recsivables collatemires by more Thas Sas BIODEMY.

tmants in morigage lbans recsivable made i support of sale-eassback ransactons

des theee propertes that secured 518 8 million of mongags loans receivable

inciudes 71 properties. that secured §35.3 milkon of mortgage jans receivabie

inchades 1B properties: that secured 534.5 millon of mortgage lhans receivable
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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 through 2019, we have sold 145 properties for
$203mm and achieved a weighted average cash cap rate of 8.7% on the sale of 104 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

530,000 526,504
= 525,000

E $19.406 519,542 $19.495

g 5 $20,000 p TTMSales®

[ 15,220 :

g £15.000 513,799 Family

& g i 510,480 Dining

z £10,000 %
Home :
£56,000 Furnishings s?:"mk
2
e 15%
- ' Since |
Dispositions 102018 202018 302018 402018 102019 2Q2019° 302019 40Q 2019 iln{:ep{ion:
Realizad GainiLoss)12 (17%) 97%° (8%F 04% 20% 13% 178% 85% | 4% | c":,“;"‘
CashCapRaleonleased  g7i  71%' 68%° 69% 66% 70% 67% 69% ; 67%° |
Car l'ln_i;lﬂl
Leased Properties Sold® 5 & 7 LS 7 1o g 7 07 Washes Dining
I i G 17
‘acant Properties Sold* 1 2 4 1 - 1 1 1 3 38 lcswms 12% e
: 08 258 1af 18 18 15 11 ] 1t ]

Rent Coverage Ratio % . L K i LR LA
1. Mutof tansaction costs.
4 Ganslsses) based on our aggregate 3%0031ed pUrChate pros
3. Cash AER &t time of sale divided by gross asls prics [Excloding Iranascton cosbs] fod [he proparty.
4. Property sount exciudes dispoaitions im which ooy a portion of the cened paroel is sold.
5. Excludes one proparty S0id pursuant 1o an SXSIing feaant purchass option

Hudes the sale of one ieasehold property

udes the prepayment of two mortgage loans receivable For 34.8 million.

Expludes fwo leasshold propertes and ong proparty sold pursuant to an existing tenant purchass ophon
2, Percantages are based on cach ABR; teiing 12 months (TTUW) pesod ended December 31, 2015
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Growth Oriented Balance Sheet

Balance Sheet Primed for Growth

$2.8 Billion Total Capitalization'*+ Selected Credit Ratios Pro Forma®#
e m——— 40 20197 40 2019
. >~ Debt-24.4% Met Debt / Total Enterprize Valua! 26 4% 18 6%
> Net Debt { Adjusted Annualized EBITDAm 5.0 3.6x
Five-Year ~
Unzecurad- ‘\
R Long-Term Leverage Target:
7% Seven-year b <6.0x Net Debt-to-Annualized Adjusted EBITDAre
Unsecured
' Termboan ' Unsecured
' 5250 | Revelving
! 9% ¢ Credit
II | Facllity
S
' # s PGPEVES
1 % N (TS AN RITCHENY
I\ . -
i ingiders N
533 RN

T

Common Equity - 75.6%

1. Share prce of 32281 as of February Z7, 2020
Dabt balasces are a% of Decembes 11, , with the moseption of our Seses 2017-1 Secomnd ABS Notes of which $82men was paid down without pensity on Febnany 10, 2020
are price of $24 81 as of Decambar 11, 2015

o adjustments kave besn mads to mflect the impact of our Januany 3020 follow-pn offierng of common gtock. Om Janusny 14, M20, we sseed 7,935,000 charss of oommaon stock for procesds of 3152 0 millon

s
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Debt Structure Allows for Capital Flexibility
No Significant Debt Maturities Until 2024

» The Series 2017-1 Secured ABS 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%. On February 10, the
Company paid down $62mm of the Class A portion of the these notes without penalty

Debt Maturiw Schedule 1.2.3 Our $430mm Unsecured Seven-Year

Tarm Loan facility has an adaditional

T $180mm available foruse
Our Unsecured Revohing Line of

Credithas $400mm of capacity

$500

E

S sa0

@

5

x B 5200

5

a

g S0

a

(=]

£ 5100

2 5

= 50 54 54 54 $5

50
219 2020 2021 2022 2023 2024 2025 L

m Sacured ABS Motes Five-¥ear Unsecured Term Loan = Saven-Year Unsecured Term Loan
rsRevolving Credit F acility Avaianility Outstanding Revolving Credit F acility

1. Dabtbalances am a5 of Decambar 11, 2019, with the excaption of our Series 20171 Secused ABS Notes of which $82mmwas paid doan withoot penalty on Fobruany 10, 2020
£ Maturay FQuret For our SeCuled 02D are based off of Our anTCipated repaymeant SChedusE
3. The 3edes 2017-1 notes mabare in June 2047 but have an anticipated repaymesidase of June 2074 The Serjes 2017-1 sotes can be prepaid withow! penalty starting on November 28, 2071,
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Service-Oriented & Experience-Based
Industries

Total Numberof Tenant Industries’
2 3 10 16 ar 112 50 28 4 16

100%  100%  100%

Differentiated Net Lease Investment Opportunity

Portfolio Mix and Underlying Fundamentals are Favorable Relative to Peers

Less Reliance on Top 10 Tenancy with Smaller
Scale Properties

AverageInvestment Per Property | $mm)
335 333 sx0 2.4 529 sSa7 %30 153 $13  s2B

9%

4%

1%
B5%

13 % T
o %

1w 2% 2%

G ECPET e e WERRrS STOAKS, mun B ) wan VEADIT S TEE ETEEEG L e L I B Lot lTUE ST - N— Y ]

Strong Unit-Level Coverage’ & Transparency Limited Immediate-Term Lease Maturities

% Unit-Level Financial Reporting* VWeighted Average Leasea Term (& of Years)
90% B0% 98% MR 88% B 51% HWR HR NR 140 110 145 100 100 130 112 9.8 8.2 B.3

37x o 21%

2.3x 14%

159w % 9% 10%

2% % 3%

QFCPT WEm™

o e BTOEENY WEALIT I oy sy Semmeny e DTS

mrmssy SPCPT BN s e R et SAne R

Source. Publc filings snd preas relassss
Mot Essantial Properties data as of Decembaer 31,

Public net mase REIT data as of most moant reported quarter. ‘MR means not reported, Companies may' define sarvios-orented and expansnced-based mnants
by, ay calculaie =vel coverags o ferenthy (ncleding pesrs on 3 mesn or medien bass with EFAT representing 3 weghtsd avemsgs) and
AT, Accoethngdy. such daia for these companies and EPRT may notbe comparnable

the “othes” segment could repeesent multiple ndustries

d o foursaall; EPR and FCPT coverage based on EBITDAR.

fratad and restaurant propertes reguired o provise unitlevel sales reports. epeesantng 42 8% of reiad and restaenst properbes cened

led “other” ase couniied a3 one industry, &
T M, 0, BRC and STOR covergs ba
3, VER peopeny level sales dala was ool for 73
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Public Net Lease REIT Benchmarking

Despite Sector Leading AFFO Per Share Growth, Relative

2020E AFFO per Share Multiple'

g s s {3 PEPT WESRS BTOREL e R VEREIT i e

L

2021E AFFO per Share Multiple-

157x  154x  15.3x

g v g FCPT N ESLr i TTUEET g men VEADT i e

Source; Pubdc filngs, FaciSet and SNL
Moas: Marcat dats as of Fabruary 27, 2020,

Valuation Remains Discounted

2020E AFFO per Share Growth?

11.59%
20% ans
3% 66% gax
4T% 42% 3%
o VEADIT
(22, o ima R FCPT Sl e ESLre Ry
(2 4%)
(5.9%)
2021E AFFO per Share Growth
12.6%
TE% 7o
SEG g 53% 52% 50%
43% 3o

mrma gy

LT [~ - o gL G FCPT feies  ousar VEALITIE

FFO per sk multiple calcuizted based on current prics par shase and FactSet mean 2020 AFFD per chars estimates

ng multpic CICUERD URNg Cument DNog e SRl 3
3 USING CoEMpany provised 2013E AFFO par shars mi

investor Presentalion—March

tCat magn 2021E AFFD per sha
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Public Net Lease REIT Benchmarking

Low Leverage and Healthy Payout Ratioc Underscore Capacity for Growth

Net Debt + Preferred/ EBITDAre Net Debt + Preferred/ Enterprise Value

6.3x agag  40%
3%

36 250
0% 20%

——— uan s ECPT Lo JPEERS™ *TO0G e VEADIT i Lo dimrr et 48 FCPT BT et

rEEEL e B WERETT

Dividend Yield” 2021E AFFO PayoutRatio®

. 26% 82.9% 852%
= 772% T87%
68.1% 66.7% 69.9% 705

o 75.1%

379, 2.5% 41% 42% 4.2%
32%

o, GFCPT "™ sembesy  Jhomr VEAETE Besewe svess ™ [ e i BT e T a L S — . T = FCPT wartm

ompanies may defre adjusted annualmed E2MDdre dif ferenty. Accomdingty, such w3 and EFRT may notbe comparable
- the impact LY fo n offpnng proceeds. mel of wnderentens

g
e MOST recently repected three months ended, as ad EFRT, SRC and STOR mnciud

Connis

ustmensts farinba-

ciared dividend par share, ansualized, for the most recest quartaer
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Implied Cap Rate and NAV Analysis

Implied Nominal Cap Rate — Sensitivity Analysis Peer Benchmarking
Three Months Implied
(unaudited, in thousands) m[i'::::'l - E:;tl;’
018° o
Adjusted net operating income (“NOI™)' 541,112
Mot adjusted for ;i
Straight-line rental revenue, net’ (3.544) conlractual rent R 4.8%
bumps, which equate
Other amorization and non-cash charges 78 to ~1.5% per annum = FCPT 1%
Adjusted Cash NI 37,647
— R 5.5%
Annualirzed Adjusted Cash HOI 150,588
N =
Applied Cap Rate E76% 550% 528% SO0 4.75% %
Implied Real Estate Value $2,618,922 armmnn B.1%
Met Debt {521,820
et De 20) R 65%
Prepaid expenses and other assets, netof 12 458
deferred financing costs? i
VEREIT & 6.5%
Dividend payable (18.395)
Accrued liabilities and other payables {17.453) i 6.9%
Total Net Equity !2.!1?2,713 [~ - 7.8%
Fully Diluted Shares Outstanding 52,250

Average

Price Per Share

renshy, Accordingly. such dats for these companies and EPRT may not be comparabie

8 N SOUISILEAS Ind disposine of inyesimsentc made during the thres moaths eaded Decamber 31, 2015 had pcumed on Detober 1, 2013
. Adpuated to exclude §3.5mm of defered financing cosis reluied 1o our revolving

1. |mpled nominal cap rate caicstied based on adjusted cash NO! for the maost secenthy eporied three moaths, as adpesied for subsequent events, ansualized

mean MAV par shane caloulated based on Cufrent
a adjestments have been made bo refisct the impact of cur Jansary 2
nat of undensriters’ dsoounis

per share and mesn NAY per shase sspenate per SNL
follow-on offenng of comman stock. On January 14, 2020, we isswed 7,535,000 shares of commoa siock for prooseds of $182.0 million,
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Leasing Summary

Same-Store Analysis

Defined Terms Same-Store Portfolio Performance
Contractual Cash Rent ($000s) L

Same-5tore Portfolio:

1§ ol Business 40 2019 40 2018 Cha
All properties owned, excluding new sites bt . s

under construction, for the entire same-stare b : el 2 1, -he =1
; : Experience 3521 3,529 -0.2%
measurement period, which is October 1, Retail 1300 1289 4 4%
2018 through December 31, 2019. The industrial 74 B84 2 0%
same-store portfolio for 4Q 2019 is Total Same-Store Rent § 23664 % 23,268 1.7%
comprised of 590 properties and - Property Operating Expenzea’ 258 230 12 1%
represented 62% of our current portfolio as Total Same-Store NOI § 23407 % 23,038 1.6%
measured by contractual cash rent divided
by our cash ABR at December 31, 2019 B

Contractual Cash Rent:

The amount of cash rent our tenants are
contractually obligated to pay per the in-
place lease as of December 31, 2019;
excludes percentage rent that 1s subject to
sales breakpoints per the lease

1. Excludes reimbursabie Dropery operaling expantes
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Leasing Summary

Lease Escalations

Lease Escalation Frequency Lease Escalation Type
Weighted Average
Lease Escalation Frequency % of Cash ABR  Annual Escalation Rate'
Annually 3 79.4% 1.6%
Every 2 years 25 14
Every 3 years ! 0.4 1.2
Ewery 4 years i 0.5 0.8
Ewery 5years 136 : 1.3
Ofher escalation frequencies 22 : 14
Flat i 1.4 : MA Contractual

Fixed
3%

Total | Weighted Average

= |eases contnibuting 99% of cash ABR provided for base rent escalation, generally ranging from 1.0% to 3.0% annually, with a
weighted average annual escalation rate of 1.5%, which assumes 0.0% change in annual CPI

« G% of contractual rent escalations by cash ABR are CPl-based, while 93% are based on fixed percentage or scheduled
increases

= 72% of cash ABR derived from flat leases is atinbutable to leases that provide for contingent rent based on a percentage of the
tenant's gross sales at the leased property

Based on cash ABR as of December 31, 2015
ahon rate of theentire portfol a5 if 2l escaEnons coour aanualy . For Bases In Waich fent escsiares by 108 graster of 3 states fed percantage or CFI we Ra Ve asREmed an
t3ted fmed percentags n the Base. Az 3ny futers ncrease n OF| s unknowsble 30t tima. we Rave not nolessd 3n INCraass in e rent Dursuant 10 Nese IBEEes N N weghisd 3VEEgs annus

[

ESCAANIGH MiE presented
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Focused on Highly Fungible and Liquid Real Estate

Smaller-Scale Real Estate is Inherently More Liguid and Fungible

Smaller Average Property Size

Smaller-ScaleNet Leased Investments

el
o
~d

IS

s 43 FCPT RS e CTESE o wan VEARITIE ®TORNYG @

e e W= FOPT roomn sarbees Jy pee stoacy WaTE =

Appropriate Rent per Square Foot'? Lower ABR per Property=-

§1,678

290 £
goep  S254 5273
sao7 S8

3]

315
5132

Bmee CTESE e STESEG vEROT i G

VERDITE  oomrs wa s WIS pepT @ Pa—— re— GFCPT W =

sTmany

T

c filngs and press eEEEes
ata a5 of December 31, 2013, Publc net lease REIT data as of most recent reporied quarnies
totsl cash ABR for the thiee months ended December 31, 2018 and (5] the aversge square footage during such time

d VER saatistics caiculaied based on (i

total cash AER for the thres months ended December 31, 2015 and () the average property count denng such time

ESSENTIAL :E PROPERTIES
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Public REIT Benchmarking

Altractively Valued and Positioned Relative to AFFO per Share Growth Leaders in Other REIT Sectors

2020E AFFO per Share Multiple' 2020E - 2021E AFFO per Share Growth CAGR

4545 g4px 123%

N0% 108% qp6%

Ficciclll QY T
1T 174x

14.7x

O B % 92— 2. BC  wvicl vict % @ Oeme £ B = 2

Net Debt + Preferred/ EBITDAre Enterprise Value

B H 9 e 2. 2% = via

hmales .
for subsequent events
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Financial Summary - 4Q 2019

Consolidated Statements of Operations

Three Months Ended Dacemiber 31, Year Ended December 31,
{in thousands, except share and per share data) 2019 2018 2019 2018
{unaudied) {unaudied) {unaudded) (muditad}
Revenues:

Rental revenuet2 5 arazs 5 27,825 5 135670 5 54 544

Interest on loans and direct financing leasss 1,355 27T J024 656

Other revenue 22 548 BE3 823
Total revenues 39205 25850 139,357 05 223
Expenses:

Interest 6953 6713 27.037 20,192

General and adminisiratves 5290 389 21,745 13,762

Property expensest 736 758 3.070 1,880

Depreciation and amortization 12378 8.510 42,745 31,352

Provision forimpairment of real estate 287 arr 2818 4,503
Total expenses 26 364 210855 87.515 81,788
Other operatingincoms:

Gain on dispositions of real estaie, net 2 B55 345 10,833 5445
Income from operations 15538 8,140 52714 18,875
Other {loss)incomes

Loss on repurchase and retirement of secured bormowingss (BET) = 5,240) —

Intasest 11 21 754 230
Incomebeforeincome tax expense 14720 8,351 48,328 20,809

Income bax expense 34 52 303 195
Hetincome 14626 5,299 43,025 20,614

Met income atiributable 1o non-conirofing interests (105} (2,319) (6,181} (5.001)
Hetincome attributable to stockholders and members b 14 521 s 5 180 g 41 fas g 15613

Period from June 25,
ThreeMonths Ended Decemier 31, Year Ended December 2018 1o December 3,
2019 2018 31, 2019 218
Bazic welghted-average s hares outstanding f1.232 922 43 057 502 w {8 22854 L]
Basic netincome pershare 3 012 3 [ 3 .65
Diluted weighted-average & hares outstanding S2.231 030 52 217 2128 15,309 Bo8 51 TES G557
Diluted net income per share H 0.128 5 .13 2 [x] g 28

Inchsdes contingenl rest (based on a perpentage of The tenant’s gross sases at the leased propeny’h of 5137 and $208 for the three months ended December 31, 2019 and 2018 and $855 and 31,082 forthe YESS ended
Decembes 11, 2075 and 2018, mapectivehy.

Inciydes embursable income from our tenants of 5247 and 3502 for the thres months ended December 31, 2019 and 2012 and 51,427 and $585 for the years ended Dwcember 31, 20159 and 2018, respeativaby

Draning tha yearended December 31, 2015, nciudes non-recurting axpenses of 52,473 for 0osts and chamges noured in connection with the secondany offanng by cor funding capizal parner and 5375 for a provision fior
settiement of Higaton

Inchades rembursable expenses From our teasnts of 3247 and 3502 for the three months ended December 31, 2019 and 2018 and $1,427 and 3534 for the yeam eaded December 31, 2015 and 2018, respestively
includes the weite-off of 257 of dafered financing costs doring the three monthe ended Decamber 21, 2019 and inciudes premium paikd on repenchase of notes ssued under our Waster Trust Funding Program of 31,400

the wrse-afi of 53,740 of defeeresd financing costs and 5100 of legal costs gunng the year ended Decemier 31, 2013

(]

s
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Financial Summary - 4Q 2019
Funds from Operations (FFO) and Adjusted Funds from Operations (AFFO)

Three Months Ended December 31, Year Ended December 31,
(unaudited, in thousands except per share amounis) 2013 2018 2019 208
Hetincome 3 14,626 3 8299 3 43,025 3 20,614
Depraciation and amortzation of real estate 12,354 8,456 42 649 31,335
Provision for impairment of real estate 997 ort M8 4,503
Gain on disposiions of real esiate, net {2 685} (345} (10.832) (5 445)
Funds from Operations 25,282 17427 82680 51,007
Other non-recurring expenses! BET — 1.088 —
Core Funds from Operatons 26,169 17,427 G0 5428 51,007
Adjustmeants:
Straight-ine rental revenue, net (3,336} (2 400) (12215} (8,214)
Non-cash inleres! expense 603 B16 2,738 2,738
Mon-cash compensation expense 1,022 1,042 4,545 2,440
Other amortizaton and non-cash charges &1 178 824 £To
Capiialized interest axpense {125} {11) (280} (225}
Transaction costs — (1) — a7
Adjusted Funds from Opemtions 5 24 414 3 16,853 3 B5 251 3 48 442
Hetincome per shares:
Basic H 0ig ] i - p55
Diuted - 018 2 013 -1 § 83
FFO per sharei:
Basic i 031 g 078 5 L1
Diuted 3 0.3 3 028 i 1.08
Core FFO per shares:
Basic - 032 5 028 5 121
Diuted i 032 3 028 - 120
AFFO per shares:
Basic z 030 -1 027 - 115
Diuted 3 030 5 B 3 114

Inchsdes non-recurnng expenses of SBET related toour retinemant of ssowed bormowings. durng the thees months ended Dwosmber 17, 2019 and %2, 471 for costs and charges mourmed in connectine with the secondany
offenng by our funding capstal partnar, our 55,340 loss on repenchase and retrement of secused bomowings and 3273 for a prowision for sertemens of itigation during the year ended Decamber 31, 2013

Calculations axclude $118, 3145 and 3434 from the nememdor for the theee months ended December 31, 2013 and 2015 and the year ended December 31, 2013, respectively, relaied to dividends paid on s yested
sesiricied shars awards and restricied share units.

(2]
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Financial Summary - 4Q 2019

Consolidated Balance Sheefs

December3i, 2018 December31, 2018
{in thougands, except share and per share amounis) {unaudited) {audited)
ASSETS
Investments:
Real estate nvesiments, at cost:
Land and improvements 5 E83.2Th ] 420,848
Buildng and mprovemanis 1224 682 B85 656
Leasa incentive 4 508 2784
Construction in progress 12,128 1,325
Intanginie leaze assats 73,622 56 41
Total real estate investments, at cost 1608518 1,377,044
Lazs: accumulated depreciation and amortization (50,071} {51.855)
Taotal real estate investmenis, nat 1.818 848 1,325,129
Loans and direct financing leaze receivables, net 62 184 17,505
Real estate nvestments held forsale, net 1,211 _
Met invesiments 1,812,243 1,342 604
Cash and cash eguivalents 8304 4236
Restricted cash 13,015 12,003
Straight-line rent recemable, net 25,926 14,255
Brepald expanzes and other agssts, nat 15,654 112
Total assets 3 1075 447 ] 1 330 ﬁﬂﬂ
LIABILITIES AND EQUITY
Secured borrowings, net of deferred financing costs ] 235,336 5 208,116
Unsecured term loans, net of deferred financing costs 445 586 -—
Revolving credit faciity 45 000 34 000
ntangible l=aze liabiites, net o 554 11,616
Dividend payvable 19,395 13,189
aAccrued iBbilties and other payables 17,453 4938
Total iabilities 773,334 269,850
Commitments and contingencies — —
Stockholders' equity
Preferred stock, $0.01 par value; 150,000,000 authonzed; none issued and outstanding as of December 31, 2015 and 2018 —_ _
Common stock, $0.01 par valee; 500,000,000 authorzed; 83,761,151 and 43 749 092 issued and outstanding as of Decamber 31, 2019
and 2018, respectively 838 431
Additonal paid-in capital 1,223,043 589 407
Distributions in excess of cumulstive earnings (27 482} (T 650}
Accumulated other comprehensive ioss (1.648) —
Total stockholders’ equity 1,154,450 262,179
Nan-centroling interests 7663 2
Total equity 1202113 g11.041
Total liabilities and equity 5 1 675 447 £ 1,380 500
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Financial Summary - 4Q 2019
GAAP Reconciliations to EBITDAre, GAAP NOI, Cash NOl and Estimated Run Rate Mefrics

Three Months Ended
(unaudited in thousands) December3q. 2018
Netincome L3 14628
Depreciation and amortization 12378
Interest expense 6963
Interest income 71)
Income fax expense 24
EBITDA 33 990
Provision for mpairment ofreal estate 857
Gain on dispositions of realestate. net (2 B95)
EBITDAre 32292
Adjustment for current quarter acquisdion and dspastion acthvity? 2121
Adjustment lo exclude other non-recurming expensess 1428
Adjustment 1o exclude iease termination fees and certain percentage rent® {19}
Adjusted EBITDAre - CurrentEstimated Run Rate 35842
General and adminstrative 5
Adjusted net operating income{“NOI) 41,112
Straight-lna rantal revenue, nati (3,544)
Other amortzation and non-cagsh charges 79
Adjusted Cash NOI - i1.E47
Annualized EBITDAre 5 125 168
Annualized Adjusted EBITDAre 5 143 288
Annualized Adjusted NOI L3 164 443
Annualized Adjusted Cash NOI 5 150,588

I. Thess sdjustnments ane made bo reflest EBITDAs, HO| and Cask NO{ a3 if &l nvestmests in and dispesitions of real estate made duning the theee months ended December 11, 2013 had ooowmed on Dotober 1, 2015,
2. Adpestment sxciuvdes SB8T of nen-core expenses added back to compute Cose FFO and 2 §547 wnte-off of receivables
3 Agustrnent exciudes contegent rent (based on @ peroentags of the fenants groes sales 31 the kesad propaity | whass payment & subiect o e¥cesning 8 sskes thvesnold specied In the iease and kease tarminanon feas
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Financial Summary - 4Q 2019

Market Capitalization, Debt Summary and Leverage Metrics

{doliars m thowsands, axcaptshare and per share smounis} December3i, 2018 Rate Maturity
Secureddebt:
Series 2017-1, Class & 223 434 4.10% 4.5 years
Series 2017-1, Class B 15,669 5.11% 4.5 yoars
Total secured debt 239,103 417% 435 years
Unzecureddebi:
S200mm term loan 200,000 33w 4.3 years
$430mm term loan 250,000 311% 6.9 years
Revolving credi faciliy: 45 000 LBOR phis 1.25% io 1.85% 3.3 waars
Total unsecured debt 455 000 3.15% 5.5 waars
Gross debt 735,103 3.50% 5.2 yoars
Less: cash & cash equivalents {8,304)
Less: restricted cash deposits held for the beneft of lenders { 1
Hetdebt 713,784
Equity:
Preferred slock —_

Common stock & OP units (34 314 088 shares @@ $24 81/zhare az of 12/31119):
Total equity
Total enterprisevalue [“TEWV")

Pro forma adjustments to Net Debt and TEW:
Net debt
Less: cash received - January 2020 follow-on offering
Pro forma netdebt
Total equity

Common stock - January 2020 follow-on offedng (7,935,000 shares (@ 524 B1/share a5 of 12731719)
Proforma TEV

Het Debt/ TEV

Pro Forma Net Debt { Pro Forma TEV

Het Debt! Annualized Adjusted EBITDAre

Pro Forma Net Debt ! Annualized Adjusted EBITDA re

ratune in June 2047 but have an anticipated repayment date of June 2024,

8]

Facilsy by up to 5200 million

e

of undgrariiers’ decounis

2091 855
2,091 858
4 2305639

5 713,784
(191 964)

521.820
2 091,855

—NRGT
10.54

25 4%
18 6%
E.0x
3.6x

Martusity figuses for ouf cecumed debl ane baced off of 0w anGicpaied repayment schaduls. The Senisc 2078-1 notes wens disE 10 MuLee in November 2048 but sese fully sepaid in November 2013, The Series 2017-1 notes
Crar v olving creds facdmy provices 3 mDomum sggregate napl orgingl priccipal amognt of wp 1o 3400 milion and inciudes am accordion feature 1o INCIEase. SUDRCT to DRMEM CONGLIDNE, The MaEomem Jvaiacdmy of the

Common &quily & unil= a8 of December 31, 2013, based on 83.781,131 commoa shanes outstanding (inchuding us vested resivcied shane seards) and 553,547 OF uaits hald by non-coniroling inlermesis
Pro foerma adjustmants have besn made So reflect the impact of our Januany 2020 foliow-on of fering of commaon stock. On Jansary 14, 2000, we nsved 7 935,000 shares of comman stock for processds of $152.0 milion, nat
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Glossary

Supplemental Reporting Measures and Other Terms

EFD, Core FFO and AFFOQ

Owr reporied results are presented in accordance with LS. generally
accepted accounting principles ("GAAP"). We also disclose funds from
operations ("FFO7), core funds from operations (*Core FFO®) and adjusted
funds from operations ("AFFO"), each of which is a non-GAAP financial
measures. We believe these non-GAAF financial measures are industry
measures used by analysts and imvestors to 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 FFO as GAAP net income or loss adjusted to
exclude extraordinary items {as defined by GAAP), net gain or loss from
sales of depreciabla real estate assets, impairment write-downs
associated with depreciable real estate assets and real estate-related
depreciation and amortization (excluding amortization of deferred
financing costs and depreciation of non-real estate assets), including the
pro rata share of such adjustments of unconsolidated subsidiares. FFO is
used by management, and may be useful to imestors and analysts, to
facilitate meaningiul comparisons of operating performance betwean
penods and among our peers pnmarly because it excludes the effect of
real estate depreciation and amortization and net gains and logsses on
sales (which are dependent on historical costs and implicitly assume that
the value of real estate diminishes predictably over time, rather than
fiuctuating based on existing market conditions).

We compute Core FFO by adjusting FFO, as defined by NAREIT, to
exclude certain GAAFR income and expense amounts that we believe are
infrequent and unusual in nature and/or not related to our core real estate
operations. Exclusion of these items from similar FFO-type metncs is
common within the equity REIT industry, and management believes that
presentation of Core FFO provides investors with a metnc to assist in their

alion— Mar

evaluation of our operating performance across multiple periods and in
companson to tha operating performance of our peers, bacause it
removes the effect of unusual tems that are not expected to impact our
operating parformance on an ongoing basis. Core FFO is used by
management in evaluating the performance of our core business
operations. tems included in calculating FFO that may be excluded in
calculating Core FFO include items like certan transaction related gains,
losses, income or expense or other non-core amounts as they occur

To derive AFFO, we modify the NAREIT computation of FFO to include
other adjustments to GAAP net income related to certain tems that we
believe are not indicative of our operating perfarmance, including straight-
line rental ravenue, non-cash interest expense, non-cash compensation
expense, other amorization and non-cash charges, capitalized interest
axpense and transaction costs. Such items may cause short-term
fiuctuations in net income but have no impact on operating cash fiows or
long-term operating performance. We believe that AFFO is an additional
useful supplemantal measure for investors to consider to assess our
operating performance without the distortions created by non-cash and
certain other revenues and expenses.

FFQ, Core FFO and AFFO do not include all items of revenue and
expanse included in net incoma, thay do not represent cash generated
from operating actraties, and they are not necessanly indicative of cash
available to fund cash requirements; accordingly, they should not be
considered alternatives to net income as a performance measure or cash
flows from operations as a liquidity measure and should be considered in
addition to, and not in lieu of, GAAP financial measures. Additionally, our
computation of FFO, Core FFO and AFFO may differ from the
methodology for calculating these metrics used by other equity REITs and,
therefore, may not be comparable to similarly titled measures reported by
other equity REITs_
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Supplemental Reporting Measures and Other Terms

We also present our eamings before interest, taxes and depreciation and
amortization for real estate (EBITDA"), EBITDA further adjusted to
exclude gains (or losses)on sales of depreciable property and real estate
impairment losses (EBITDAr”), net debt, net operating income ("MNOTT)
and cash MOl ("Cash MOFP), all of which are non-GAAF financial
measuras. We believe these non-GAAP financial measures are accepted
industry measures used by analysts and investors to compare the
operating performance of REMs.

EBITDA and EBITDAre

We compute EBITDA as earnings before interest, income taxes and
depreciation and amortization. In 2017, NAREIT issued a white paper
recommending that companies that report EBITDA also report EBITDA®
We compute EBITDAre in accordance with the definition adopted by
NAREIT. MAREIT defines EBITDA= as EBITDA (as defined above)
excluding gains {or losses) from the sales of depreciable property and real
estate impairment losses \We present EBITDA and EBIMTDAE as they are
measures commanly used in our industry and wea believe that these
measures are useful to investors and analysts because they prowide
important supplemental information conceming our operating
performance, exclusive of certain non-cash and other costs. We use
EBITDA and EBIMDAre as measures of our operating performance and
not as measures of liquidity.

EBITDA and EBITDAre do not include all tems of revenue and expense
included in net income. they do naot represent cash generated from
operating activities and they are not necessarily indicative of cash
available to fund cash requirements; accordingly, the should not be
considered alternatives to net income as a performance measure or cash
flows from operations as a liquidity measure and should be considered in
addition to, and not in lieu of, GAAP financial measures. Additionally, our
computation of EBITDA and EBITDAR may differ from the methodology
for calculating these metrics used by other equity REIMs and, therefora,

may not be comparable to similarly titled measures reported by other
aquity REITs.

Net Debt

We calculate our net debt as our gross debt (defined as total debt plus net
deferred financing costs on our secured borrowings) less cash and cash
equivalents and resiricied cash deposits held for the benefit of lenders

We believe excluding cash and cash equivalents and restricted cash
deposits held for the benefit of lenders from gross debt, all of which could
be used torepay debt, provides an estimate of the net contractual amount
of bormrowed capital to be repaid, which we belisve is a benaficial
disclosure to investors and analysts

HOI and Cash NOI

We compute NOI as total revenues less property expenses. MOl excludes
all other items of expense and income included in the financial statements
in calculating net income or loss. Cash NOW further excludes mon-cash
items included in total revenues and property expenses, such as straight-
line rental revenue and other amortization and non-cash charges. We
believe MNOI and Cash NOI provide useful and refevant information
because they reflect only those income and expense items that are
incurred at the property level and present such items on an unlevered
basis.

NI and Cash MOl are not measuremants of financial performance under
GAAF. You should not consider our NOI and Cash NOI as alternatives to
net income of cash flows from operating actmties determined in
accordance with GAAP. Additionally, our computation of NOI and Cash
NO| may differ from the methodology for calculating these metrics used by
other equity REITs and, therefore, may not be comparable to similarly

titied measures reported by other equity REITs.
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Adjusted EBITDAre | Adj NOL/ Adiusted Cash NOI

We further adust EBITDAre, NOI and Cash NOI 1) based on an estimate
calculated as if all investment and disposition activity that took place
dunng the quarter had been made on the first day of the quarer. i} to
exclude certain GAAP income and expense amounts that we believe are
infrequent and unusual in nature and iii} to eliminate the impact of lease
termination fees and contingent rental revenue from our tenants which is
subject to sales thresholds specified in the lease. We then annualize these
estimates for the current quarter by multiphying them by four, which we
believe provides a meaningful estimate of cur current run rate for all
investments as of the end of the current quarter. You should not unduly
rely on these measures, as they are based on assumptions and estimates
that may prove to be inaccurate. Qur actual reported EBITDAR, NOI and
Cash MNOI for future periods may be significantly less than these estimates
of current run rates.

Cash ABR

Cash ABR means annualized contractually specified cash base rent in
effect as of the end of the current quarter for all of our leases (including
those accounted for as direct financing leases) commenced as of that date
and annualized cash interest on our morgage loans receivable as of that
date.

Rent Coverage Ratio

Rent coverage ratio means the ratio of tenant-reported or, whaen
unavailable, management's estimate based on tenant-reported financial
information, annual EBITDA and cash rent attributable to the leased
property (or properties, in the case of a master lease) to the annualized
base rental obligation as of a specified date

GE Seed Portfolio

GE seed portfolio means our acquistion of a portfolio of 262 net |leased
properties on June 16, 2016, consisting primarily of rastaurants, that were
being sold as part of the liquidation of General Electnc Capital Corporation

for an aggregate purchase price of 3279.8 million (including transaction
costs).

GAAP Cap Rate

GAAP Cap Rate means annualized rental income computed in
accordance with GAAR for the first full month after investment dnided by
the purchase price, as applicable, for the property.

Cash Cap Rate

Cash Cap Rate means annualized contractually specified cash base rent
for the first full month after imvestment or disposition dvided by the
purchase or sale price, as applicable, for the property

Disclaimer

Essential Properties Realty Trust, Inc. and the Essential Proparties Realty
Trust REIT are not affiliated with or sponsored by Griffin Capital Essential
Asset Operating Partnership, L.P. or the Giiffin Capital Essential Asset
REIT, mformation about which can be obtaned at

(https:/fwww.gcear com)
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