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Item 2.02 — Results of Operations and Financial Condition.

On November 6, 2019, Essential Properties Realty Trust, Inc. (the “Company”) issued a press release announcing the Company’s financial results for the
three and nine months ended September 30, 2019. The press release is furnished hereto as Exhibit 99.1 and incorporated herein by reference.

Item 7.01— Regulation FD Disclosure.

On November 6, 2019, the Company issued its Supplemental Operating & Financial Data—Third Quarter Ended September 30, 2019. The Supplemental
Operating & Financial Data is furnished hereto as Exhibit 99.2 and incorporated herein by reference.

The foregoing information is furnished pursuant to Item 2.02, “Results of Operations and Financial Condition,” and Item 7.01, “Regulation FD
Disclosure.” The information in Items 2.02 and 7.01 of this Current Report on Form 8-K and the exhibits furnished therewith shall not be deemed “filed” for
purposes of Section 18 of the Securities Exchange Act of 1934 or otherwise subject to the liabilities of that Section, and shall not be or be deemed to be
incorporated by reference in any filing under the Securities Act of 1933 or the Securities Exchange Act of 1934, regardless of any general incorporation language in
such filing.

Item 9.01 — Financial Statements and Exhibits.

(d) Exhibits.
Exhibit No. Description
99.1 Earnings Press Release dated November 6, 2019 for the quarter ended September 30, 2019

99.2 Supplemental Operating & Financial Data—Third Quarter Ended September 30. 2019
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Exhibit 99.1

Essential Properties Announces Third Quarter 2019 Results

- Increased Third Quarter Net Income per Share by 50% and AFFO per Share by 16% -
- Closed Investments of $173.6 Million at a 7.5% Weighted Average Cash Cap Rate -
- Raises Low End of 2019 AFFO per Share Guidance and Issues 2020 Guidance -
- Investment Grade Rating of BBB- Issued by Fitch Ratings Subsequent to Quarter End -

November 6, 2019

PRINCETON, N.J.--(BUSINESS WIRE)--Essential Properties Realty Trust, Inc. (NYSE: EPRT; “Essential Properties” or the
“Company”), today announced operating results for the three and nine months ended September 30, 2019.

Third Quarter 2019 Financial and Operating Highlights

*  Ended the third quarter at 100.0% leased with a weighted average lease term (“WALT”) of 14.4 years and a weighted
average rent coverage ratio of 2.9x

*  Grew Same-Store Contractual Cash Rents by 1.7%

*  Reduced top 10 tenant concentration to 25.5%, a 250 bps sequential decline

e Invested $173.6 million in 139 properties at a 7.5% weighted average cash cap rate

*  Netincome per fully diluted share increased 50% to $0.18 per share

*  Increased Funds from Operations (“FFO”) per fully diluted share 8% to $0.18 per share

*  Grew Core Funds from Operations (“Core FFO”) per fully diluted share by 24% to $0.31

*  Grew Adjusted Funds from Operations (“AFFO”) per fully diluted share by 16% to $0.29

*  Raised $75.0 million in gross proceeds from the sale of 3,344,805 shares of common stock through the Company’s at-the-
market equity program (“ATM Program”)

*  Net Debt to Annualized Adjusted EBITDAre was 4.8x at quarter end

2019 and 2020 Guidance

The Company is increasing its expectation at the low end that 2019 AFFO per share on a fully diluted basis will be within a range of
$1.13 to $1.15, which compares to its prior guidance of $1.11 to $1.15. For 2020, the Company currently expects AFFO per share on
a fully diluted basis to be within a range of $1.27 to $1.30, which implies 13% growth at the midpoint of both guidance ranges.

CEO Comments

Commenting on the third quarter results, Essential Properties’ President and Chief Executive Officer, Pete Mavoides, said, “With
third quarter AFFO per share increasing 16% year-over-year, our quarterly results exemplified the compelling growth potential of
our focused and disciplined investment platform. Our portfolio fundamentals continue to be strong with solid same-store rent growth,
full occupancy, healthy unit-level coverages, and improved tenant diversity. Looking ahead to 2020, our investment pipeline is full,
and our balance sheet remains well capitalized and supportive of our external growth.”



Net Investment Activity
Investments

During the quarter ended September 30, 2019, Essential Properties invested $173.6 million in 139 properties in 28 separate
transactions at a weighted average cash and GAAP cap rate of 7.5% and 8.2%, respectively. These properties are 100% leased with a
WALT of 16.6 years. As a percentage of cash ABR, 87.8% of the Company’s investments for the quarter ended September 30, 2019
came from sale-leaseback transactions, 73.0% were subject to a master lease and 100% are required to provide the Company with
financial reporting.

During the nine months ended September 30, 2019, Essential Properties invested $482.1 million in 281 properties in 95 separate
transactions at a weighted average cash and GAAP cap rate of 7.4% and 8.2%, respectively. These properties are 100% leased with a
WALT of 15.7 years. As a percentage of cash ABR, 78.8% of the Company’s investments for the nine months ended September 30,
2019 came from sale-leaseback transactions, 64.3% were subject to a master lease and 100% are required to provide the Company
with financial reporting.

Dispositions

During the quarter ended September 30, 2019, Essential Properties sold 10 properties, including one vacant property, for $19.5
million, recording a net gain on these dispositions of $4.1 million. The disposition weighted average cash cap rate on the nine leased
properties sold in the quarter ended September 30, 2019 was 6.7%.

During the nine months ended September 30, 2019, Essential Properties sold 28 properties, including two vacant properties, for
$56.8 million, recording a net gain on these dispositions of $8.2 million. The disposition weighted average cash cap rate on the 26
leased properties sold in the nine months ended September 30, 2019 was 6.8%.

Portfolio Update

Portfolio Highlights

As of September 30, 2019, Essential Properties’ portfolio consisted of 917 freestanding net lease properties, which included 75
properties that secured mortgage notes receivable, with a WALT of 14.4 years and a weighted average rent coverage ratio of 2.9x.
As of the same date, the portfolio was 100.0% leased by 199 tenants operating 233 different concepts across 45 states in 16 distinct
industries. At quarter end, 93.5% of the Company’s cash ABR was generated from tenants that operate service-oriented or
experience-based businesses, and 61.7% of its cash ABR was derived from properties subject to a master lease.



Leasing Activity

During the nine months ended September 30, 2019, the Company signed three new leases without vacancy and completed one lease
assignment subject to a lease incentive at a total recovery rate of 103.6% vs. prior cash rents. Total leasing activity for the nine
months ended September 30, 2019 represented 1.2% of total cash ABR.

Leverage and Balance Sheet and Liquidity
Leverage
As of September 30, 2019, the Company’s ratio of net debt to Annualized Adjusted EBITDAre was 4.8x.

Balance Sheet and Liquidity

Essential Properties had $155.0 million in outstanding borrowings under its $400 million unsecured revolving credit facility as of
September 30, 2019, and had $245.0 million of unused borrowing capacity as of the same date. In addition, the Company had $26.2
million of cash and cash equivalents and restricted cash as of September 30, 2019.

ATM Program

In August 2019, the Company entered into a $200.0 million ATM Program through which the Company may, from time to time, sell
shares of its common stock. The Company uses the proceeds generated from its ATM Program for general corporate purposes,
including funding its investment activity, the repayment or refinancing of outstanding indebtedness, working capital and other
general purposes. During the quarter ended September 30, 2019, the Company sold 3,344,805 shares of common stock through its
ATM Program at an average price of $22.42 per share, raising gross proceeds of $75.0 million.

Subsequent to quarter end, the Company sold an additional 1,359,739 shares under its ATM program at an average price of $24.05,
raising gross proceeds of $32.7 million.

Dividend Information
As previously announced, on September 6, 2019 Essential Properties declared a cash dividend of $0.22 per share of common stock

for the quarter ended September 30, 2019. The dividend was paid on October 15, 2019 to stockholders of record as of the close of
business on September 30, 2019.



2019 Guidance

The Company is increasing its expectation at the low end that 2019 AFFO per share on a fully diluted basis will be within a range of
$1.13 to $1.15, which compares to its prior guidance of $1.11 to $1.15.

2020 Guidance
The Company currently expects 2020 AFFO per share on a fully diluted basis to be within a range of $1.27 to $1.30.

Note: The Company does not provide a reconciliation for its guidance range of AFFO per diluted share to net income available to
common stockholders per diluted share, the most directly comparable forward looking GAAP financial measure, due to the inherent
variability in timing and/or amount of various items that could impact net income available to common stockholders per diluted
share, including, for example, gains or losses on debt extinguishment, impairments and other items that are outside the control of the
Company.

Conference Call Information
In conjunction with the release of Essential Properties’ operating results, the Company will host a conference call on November 7,
2019 at 10:00 a.m. EST to discuss the results. To access the conference, dial (844) 369-8770. A live webcast will also be available in

listen-only mode by clicking on the webcast link in the Investor Relations section at www.essentialproperties.com.

A telephone replay of the conference call can also be accessed by calling (877) 481-4010 and entering the access code: 54125. The
telephone replay will be available through November 21, 2019.

A replay of the conference call webcast will be available approximately two hours after the conclusion of the live broadcast. The
webcast replay will be available for 90 days. No access code is required for this replay.

Supplemental Materials

The Company’s Supplemental Operating & Financial Data—Third Quarter Ended September 30, 2019 is available on Essential
Properties’ website at investors.essentialproperties.com.

About Essential Properties Realty Trust, Inc.

Essential Properties Realty Trust, Inc. is an internally managed REIT that acquires, owns and manages primarily single-tenant
properties that are net leased on a long-term basis to companies operating service-oriented or experience-based businesses. As of
September 30, 2019, the Company’s portfolio consisted of 917 freestanding net lease properties with a weighted average lease term
of 14.4 years and a weighted average rent coverage ratio of 2.9x. As of the same date,



the Company’s portfolio was 100.0% leased to 199 tenants operating 233 different concepts in 16 distinct industries across 45 states.
Forward-Looking Statements

This press release contains forward-looking statements within the meaning of the federal securities laws. When used in this press
release, the words “estimate,” “anticipate,” “expect,” “believe,” “intend,” “may,” “will,” “should,” “seek,” “approximately” or
“plan,” or the negative of these words and phrases or similar words or phrases that are predictions of or indicate future events or
trends and that do not relate solely to historical matters are intended to identify forward-looking statements. You can also identify
forward-looking statements by discussions of strategy, plans or intentions of management. Forward-looking statements involve
numerous risks and uncertainties and you should not rely on them as predictions of future events. Forward-looking statements
depend on assumptions, data or methods that may be incorrect or imprecise and the Company may not be able to realize them. The
Company does not guarantee that the transactions and events described will happen as described (or that they will happen at all). You
are cautioned not to place undue reliance on forward-looking statements, which speak only as of the date of this press release. While
forward-looking statements reflect the Company’s good faith beliefs, they are not guarantees of future performance. The Company
undertakes no obligation to publicly release the results of any revisions to these forward-looking statements that may be made to
reflect events or circumstances after the date of this press release or to reflect the occurrence of unanticipated events, except as
required by law. In light of these risks and uncertainties, the forward-looking events discussed in this press release might not occur as
described, or at all.

Additional information concerning factors that could cause actual results to differ materially from these forward-looking statements
is contained from time to time in the company’s Securities and Exchange Commission (the "Commission”) filings, including, but not
limited to, the Company’s Quarterly Reports on Form 10-Q. Copies of each filing may be obtained from the Company or the
Commission. Such forward-looking statements should be regarded solely as reflections of the company’s current operating plans and
estimates. Actual operating results may differ materially from what is expressed or forecast in this press release.

The results reported in this press release are preliminary and not final. There can be no assurance that these results will not vary from
the final results reported in the Company’s Quarterly Report on Form 10-Q for the quarter ended September 30, 2019 that it will file
with the Commission.

Non-GAAP Financial Measures and Certain Definitions

The Company’s reported results are presented in accordance with GAAP. The Company also discloses the following non-GAAP
financial measures: FFO, Core FFO, AFFO, earnings before interest, taxes, depreciation and amortization (“EBITDA”), EBITDA
further adjusted to exclude gains (or losses) on sales of depreciable property and real estate impairment losses (“EBITDAre”),
adjusted EBITDAre, annualized adjusted EBITDAre, net debt, net operating income (“NOI”) and cash NOI (“Cash NOI”). The
Company believes these non-GAAP financial



measures are industry measures used by analysts and investors to compare the operating performance of REITs.
FFO, Core FFO and AFFO

The Company computes 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 depreciable 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 subsidiaries. FFO is
used by management, and may be useful to investors and analysts, to facilitate meaningful comparisons of operating performance
between periods and among the Company’s peers primarily because it excludes the effect of real estate depreciation and amortization
and net gains and losses on sales (which are dependent on historical costs and implicitly assume that the value of real estate
diminishes predictably over time, rather than fluctuating based on existing market conditions).

The Company computes Core FFO by excluding from NAREIT defined FFO certain GAAP 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 metrics is common within the equity REIT industry, and management believes that presentation of Core FFO
provides investors with a metric to assist in their evaluation of our operating performance across multiple periods and in comparison
to the operating performance of our peers, because it removes the effect of unusual items that are not expected to impact our
operating performance on an ongoing basis. Core FFO is used by management in evaluating the performance of our core business
operations. Items included in calculating FFO that may be excluded in calculating Core FFO include items like certain transaction
related gains, losses, income or expense or other non-core amounts as they occur.

To derive AFFO, the Company modifies its computation of Core FFO to include other adjustments to GAAP net income related to
certain items that it believes are not indicative of the Company’s operating performance, including straight-line rental revenue, non-
cash interest expense, non-cash compensation expense, other amortization and non-cash charges, capitalized interest expense and
transaction costs. Such items may cause short-term fluctuations in net income but have no impact on operating cash flows or long-
term operating performance. The Company believes that AFFO is an additional useful supplemental measure for investors to
consider to assess the Company’s operating performance without the distortions created by non-cash and certain other revenues and
expenses.

FFO, Core FFO and AFFO do not include all items of revenue and expense included in net income, nor do they represent cash
generated from operating activities, and they are not necessarily 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.

EBITDA and EBITDAre

The Company 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 EBITDAre. The Company computes EBITDAre
in accordance with the definition adopted by NAREIT. NAREIT defines EBITDAre as EBITDA (as defined above) excluding gains
(or losses) from the sales of depreciable property and real estate impairment losses. The Company presents EBITDA and EBITDAre
as they are measures commonly used in its industry and the Company believes that these measures are useful to investors and
analysts because they provide important supplemental information concerning its operating performance, exclusive of certain non-
cash items and other costs. The Company uses EBITDA and EBITDAre as measures of its operating performance and not as
measures of liquidity.

EBITDA and EBITDA e are not measures of financial performance under GAAP. You should not consider EBITDA and EBITDAre
as alternatives to net income or cash flows from operating activities determined in accordance with GAAP. Additionally, the
Company’s computation of EBITDA and EBITDAre 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.

Net Debt

The Company calculates its net debt as our gross debt (defined as total debt plus net deferred financing costs on its secured
borrowings) less cash and cash equivalents and restricted cash deposits held for the benefit of lenders. The Company believes
excluding cash and cash equivalents and restricted cash deposits held for the benefit of lenders from gross debt, all of which could be
used to repay debt, provides an estimate of the net contractual amount of borrowed capital to be repaid, which it believes is a
beneficial disclosure to investors and analysts.

NOI and Cash NOI

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

NOI and Cash NOI are not measures of financial performance under GAAP. You should not consider the Company’s NOI and Cash
NOI as alternatives to net income or cash flows from



operating activities determined in accordance with GAAP. Additionally, the Company’s computation of NOI and Cash NOI 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.

Adjusted EBITDAre / Adjusted NOI / Adjusted Cash NOI

The Company further adjusts EBITDAre, NOI and Cash NOI i) based on an estimate calculated as if all investment and disposition
activity that took place during the quarter had occurred on the first day of the quarter, ii) to exclude certain GAAP income and
expense amounts that the Company believes are infrequent and unusual in nature and iii) to eliminate the impact of lease termination
fees and contingent rental revenue from its tenants which is subject to sales thresholds specified in the lease. The Company then
annualizes these estimates for the current quarter by multiplying them by four, which it believes provides a meaningful estimate of
the Company’s 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. The Company’s actual reported EBITDAre, NOI
and Cash NOI 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 the
Company’s leases (including those accounted for as direct financing leases) commenced as of that date and annualized cash interest
on its mortgage loans receivable as of that date.

Cash Cap Rate

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

GAAP Cap Rate

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

Rent Coverage Ratio
Rent coverage ratio means the ratio of tenant-reported or, when 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.



Essential Properties Realty Trust, Inc.
Consolidated Statements of Operations

Three Months Ended September 30, Nine Months Ended September 30,
(in thousands, except share and per share data) 2019 2018 2019 2018
(unaudited) (unaudited) (unaudited) (unaudited)
Revenues:

Rental revenue1.2 $ 34958 §$ 25496 $ 97,842 $ 67,119

Interest on loans and direct financing leases 940 220 1,669 379

Other revenue 393 26 641 75
Total revenues 36,291 25,742 100,152 67,573
Expenses:

Interest 7,207 6,563 20,074 23,474

General and administrative3 7,530 3,529 16,455 9,872

Property expenses4 442 494 2,334 1,221

Depreciation and amortization 11,141 8,763 30,367 22,842

Provision for impairment of real estate — 770 1,921 3,526
Total expenses 26,320 20,119 71,151 60,935
Other operating income:

Gain on dispositions of real estate, net 4,087 1,455 8,237 5,100
Income from operations 14,058 7,078 37,238 11,738
Other (loss)/income:

Loss on repurchase of secured borrowings — — (4,353) —

Interest 114 655 723 719
Income before income tax expense 14,172 7,733 33,608 12,457

Income tax expense 66 26 209 143
Net income 14,106 7,707 33,399 12,314

Net income attributable to non-controlling interests (861) (2,383) (6,076) (2,482)
Net income attributable to stockholders and members $ 13,245 § 5324 % 27,323 % 9,832

Period from June
Nine Months 25,2018 to
Three Months Ended September 30, Ended September September
2019 2018 30, 2019 30, 2018
Basic weighted-average shares outstanding 72,483,932 42,364,754 58,375,745 42,237,460
Basic net income per share $ 018 § 012 § 046 § 0.13
Diluted weighted-average shares outstanding 77,612,949 61,472,675 73,021,273 61,342,278
Diluted net income per share $ 018 $ 012 § 045 § 0.13
1. Includes contingent rent (based on a percentage of the tenant's gross sales at the leased property) of $142, $194, $717 and $877 for the three and nine months ended
September 30, 2019 and 2018, respectively.
2. Includes reimbursable income from our tenants of $238, $7, $1,179 and $32 for the three and nine months ended September 30, 2019 and 2018, respectively.
3. Includes non-recurring expenses of $2,473 for costs and charges incurred in connection with the Eldridge secondary offering and $275 for a provision for potential

settlement of litigation for the three and nine months ended September 30, 2019.
4, Includes reimbursable expenses from our tenants of $238, $7, $1,179 and $32 for the three and nine months ended September 30, 2019 and 2018, respectively.



Essential Properties Realty Trust, Inc.

Consolidated Balance Sheets

(in thousands, except share and per share amounts)

September 30, 2019

December 31, 2018

ASSETS
Investments:
Real estate investments, at cost:
Land and improvements
Building and improvements
Lease incentive
Construction in progress
Intangible lease assets
Total real estate investments, at cost
Less: accumulated depreciation and amortization
Total real estate investments, net
Loans and direct financing lease receivables, net
Net investments
Cash and cash equivalents
Restricted cash
Straight-line rent receivable, net
Prepaid expenses and other assets, net
Total assets

LIABILITIES AND EQUITY
Secured borrowings, net of deferred financing costs
Unsecured term loan, net of deferred financing costs
Revolving credit facility
Intangible lease liabilities, net
Dividend payable
Accrued liabilities and other payables
Total liabilities
Commitments and contingencies
Stockholders' equity:

Preferred stock, $0.01 par value; 150,000,000 authorized; none issued and outstanding as

of September 30, 2019 and December 31, 2018

Common stock, $0.01 par value; 500,000,000 authorized; 79,672,970 and 43,749,092
issued and outstanding as of September 30, 2019 and December 31, 2018, respectively

Additional paid-in capital
Distributions in excess of cumulative earnings
Accumulated other comprehensive income
Total stockholders' equity
Non-controlling interests
Total equity
Total liabilities and equity

(Unaudited) (Audited)
$ 547,549 $ 420,848
1,117,702 885,656

4,831 2,794

10,229 1,325

74,973 66,421

1,755,284 1,377,044
(79,482) (51,855)

1,675,802 1,325,189

62,505 17,505

1,738,307 1,342,694

23,446 4,236

2,776 12,003

22,592 14,255

18,357 7,712

$ 1,805,478 $ 1,380,900
$ 305,702 $ 506,116
199,144 —

155,000 34,000

9,635 11,616

17,652 13,189

17,316 4,938

704,449 569,859

796 431

1,120,300 569,407
(22,733) (7,659)

(5,001) —

1,093,362 562,179

7,667 248,862

1,101,029 811,041

$ 1,805,478 $ 1,380,900




Essential Properties Realty Trust, Inc.
Reconciliation of Non-GAAP Financial Measures

Three Months Ended September 30,

Nine Months Ended September 30,

(unaudited, in thousands except per share amounts) 2019 2018 2019 2018
Net income $ 14,106 $ 7,707 $ 33,399 § 12,314
Depreciation and amortization of real estate 11,117 8,762 30,295 22,839
Provision for impairment of real estate — 770 1,921 3,526
Gain on dispositions of real estate, net (4,087) (1,455) (8,237) (5,100)
Funds from Operations 21,136 15,784 57,378 33,579
Other non-recurring expenses’ 2,748 — 7,101 —
Core Funds from Operations 23,884 15,784 64,479 33,579
Adjustments:
Straight-line rental revenue, net (2,982) (2,198) (8,879) (5,715)
Non-cash interest expense 610 817 2,135 1,982
Non-cash compensation expense 1,051 1,051 3,524 1,398
Other amortization and non-cash charges 296 193 743 400
Capitalized interest expense (95) (78) (165) (214)
Transaction costs — 32 — 58
Adjusted Funds from Operations $ 22,764 $ 15,601 $ 61,837 § 31,488
Net income per share2:
Basic $ 018 $ 012 $ 0.46
Diluted $ 0.18 $ 012 $ 0.45
FFO per share2:
Basic $ 027 $ 025 $ 0.79
Diluted $ 027 $ 025 $ 0.78
Core FFO per share2:
Basic $ 031 $ 025 $ 0.89
Diluted $ 031 $ 025 $ 0.88
AFFO per share2:
Basic $ 029 $ 025 $ 0.85
Diluted $ 029 $ 025 $ 0.84
1. Includes non-recurring expenses of $2,473 for costs and charges incurred in connection with the Eldridge secondary offering and $275 for a provision for potential

settlement of litigation during the three and nine months ended September 30, 2019 and our $4,353 loss on repurchase of secured borrowings during the nine months

ended September 30, 2019.

2. Calculations exclude $111, $155 and $378 from the numerator for the three months ended September 30, 2019 and 2018 and the nine months ended September 30,

2019, respectively, related to dividends paid on unvested restricted share awards and restricted share units.



Essential Properties Realty Trust, Inc.
Reconciliation of Non-GAAP Financial Measures

Three Months Ended

(in thousands) September 30, 2019
Net income $ 14,106
Depreciation and amortization 11,141
Interest expense 7,207
Interest income (114)
Income tax expense 66
EBITDA 32,406
Provision for impairment of real estate —
Gain on dispositions of real estate, net (4,087)
EBITDAre 28,319
Adjustment for current quarter investment and disposition activity1 2,355
Adjustment to exclude other non-recurring expenses?2 2,748
Adjustment to exclude lease termination fees and certain percentage rent3 (388)
Adjusted EBITDAre - Current Estimated Run Rate 33,034
General and administrative 4,782
Adjusted net operating income ("NOI") 37,816
Straight-line rental revenue, net! (3,086)
Other amortization and non-cash charges 292
Adjusted Cash NOI $ 35,022
Annualized EBITDAre $ 113,276
Annualized Adjusted EBITDAre $ 132,136
Annualized Adjusted NOI $ 151,264
Annualized Adjusted Cash NOI $ 140,088
1. Adjustment assumes all investments in and dispositions of real estate made during the three months ended September 30, 2019 had occurred on July 1, 2019.
2. Adjustment includes non-recurring expenses recorded within general and administrative expenses in our consolidated statement of operations of $2,473 for costs and
charges incurred in connection with the Eldridge secondary offering and $275 for a provision for potential settlement of litigation.
3. Adjustment excludes contingent rent (based on a percentage of the tenant's gross sales at the leased property) where payment is subject to exceeding a sales

threshold specified in the lease.



Essential Properties Realty Trust, Inc.
Reconciliation of Non-GAAP Financial Measures

(dollars in thousands, except share and per share amounts)

September 30, 2019

Secured debt:

Series 2016-1, Class A 53,283
Series 2016-1, Class B 17,243
Series 2017-1, Class A 224,375
Series 2017-1, Class B 15,669
Total secured debt 310,570
Unsecured debt:
Term loan 200,000
Revolving credit facility 155,000
Total unsecured debt 355,000
Gross debt 665,570
Less: cash & cash equivalents (23,446)
Less: restricted cash deposits held for the benefit of lenders (2,776)
Net debt 639,348
Equity:
Preferred stock —
Common stock & OP units (80,226,817 shares @ $22.91/share as of 9/30/19)2 1,761,367
Total equity 1,761,367
Total enterprise value ("TEV") 2,400,715
Net Debt / TEV 26.6%
Net Debt / Annualized Adjusted EBITDAre 4.8x
1. The Company’s revolving credit facility provides a maximum aggregate initial original principal amount of up to $400 million and includes an accordion feature to
increase, subject to certain conditions, the maximum availability of the facility by up to $200 million.
2. Common equity & units as of September 30, 2019, based on 79,672,970 common shares outstanding (including unvested restricted share awards) and 553,847 OP

units held by non-controlling interests.



Investor/Media:

Essential Properties Realty Trust, Inc.
Daniel Donlan

Senior Vice President, Capital Markets
609-436-0619
info@essentialproperties.com

Source: Essential Properties Realty Trust, Inc.
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Financial Summary
Consolidated Statements of Operations

Three Months Ended September 30, Hine Months Ended September 30,
{in thousands, except share and per share data) 2019 218 2019 2018

(unaudied) (unaudited) (unaudited) (unaudied)
Revenues:

Rental revenuats 5 34,953 5 25,486 5 o7 842 H &7 118

interest on loans and direct financing leases 540 220 1,668 379

Other revenue 293 25 541 5
Total réevenues 38,291 25,742 100,152 BT 573
Expenses

nterest T.207 6.563 20,074 23474

Ganeral and administratives 7,530 3,529 16,455 4872

Proparty expensesd 442 404 2,334 1221

Depreciation and amortzation 11,141 8,763 30,367 22842

Provision for impairment of real esiate — T70 1921 35368
Total expenses 28320 20.119 71151 50935
Other operafingincomes:

Gan on disposdions of real estale, net 4087 1433 §.237 2100
Incomefrom operations 14,058 7.078 37.238 11,738
Other (loss)incomes

Loss on repurchase of eecured borrowingas —_— —_ (4,353} —

hterast 114 655 T23 719
Income beforeincome tax expense 14,172 7.733 33,608 12,457

ncome tax expanse 66 26 208 143
Hetincome 14,106 7707 33,355 12314

Nzt income aliributable to non-controliing interests. (B81) (2.383) [B.0TE} (2 482)
Hetincome attributable to slockholdersand members - 131245 3 Sa2s a ZL323 - JA32

Period from
Three Months Ended Septembrer 30, Hine Months Ended June 25, 2018 to
219 2018 September 10, 2019 Septemberld, 2018
Basic weighted-average shares outstanding L8303 2847254 S2a7s T45 4231480
Basic netincome pershare ] 018 -] 12 -1 ¥} -] 013
Diluted weighted-average & hares outstanding 176512 649 ol 472 675 73021273 61 342 278
Diluted netincome pershane i ] 3 [ i D4% i 3113

Inchades continganl mal (hased on & peroentage of the lEnasT’s groas saies 5t fhe leassd propey) of 3142 3184 3717 and J&TT for the three and fise moaths eaded Sepaembes 30, 2015 and 2018, mapactively
Inciudes imbursable income from our tenants of 5238, 37, 31,179 and 332 for the thres and nime months ended Sepsember 30, 2019 and 2018, mspactivaly

Inciyges non-recurnng expenses of 52,473 for costs and changes moured in connecbon with the Ekindge secondany of fering and 5273 for a provisien for potential settement of ingaskn durmg the thee and nne months
enged September 30, 2013

Inchudes rembursable expenses from our 1easnts of 3238, 37, 31,175 and $32 for the theee and nine months ended Beptember 30, 2015 and 2018, reapectively.

includes pramaum paid on mpurchase of notes sswved under our Master Trust Funding Program of 31,400, the wrte-ofi of 32, 853 of daferred financing cocts reiated to the repurchased motes and 3100 of legal costs related
o me FeOURaee

kol

s
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Financial Summary
Funds from Operations (FFO) and Adjusted Funds from Operations (AFFQO)

Three Months Ended September 30, Nine Months Ended September 30,
{unaudited, in thousands except per share amounts) 2019 2018 2019 2018
Hetincome 5 14,108 5 7707 5 33,399 5 12,314
Depreciation and amortization of real estate 11,117 8,762 30,265 2839
Provision for impairment of real estale —_ 77 1,921 3528
Gan on dispositons of realestate, net (4,087% {1,455] (8,237} (5,100
Funds from Dperations 21138 15,784 57,378 3351
Other non-recurring expensesi 2748 — 7101 =
Core Funds from Operations 23554 15,764 64,478 33,579
adjustmants:
Straight-line rental revenus, net (2,982) (2,193) (6,879) (5,715}
MNon-cash interest expanss 610 v 2,135 1,982
Non-cash compensation expense 1,051 1,051 3524 1,388
Cther amortization and non-cash charges 296 193 T43 400
Captalzed interest expense (953 (T8) (165} (214)
Transaction cosis — 32 — 58
fAdjusted Funds from Operations g 22 764 s 15 641 H 61,837 g 31438
Het income per shares:
Basic 3 Lig -} L1z ] Qa8
Dilutad 5 0,18 g 012 H 0 45
FFO per shares:
Basic 5 127 3 D25 3 078
Chlutad 3 p2r i (Vle] ] LIg
Core FFO per shanes:
Basic § 031 H fis 3 K]
Diuted 3 L3l 3 p2s - [LEE
AFFD per sharez:
Basic 5 129 1 D25 -] QBs
Diutad H 133 i 1) H D.E4

Incksdes non-recurnng axpenses of 52,471 for costs and charges noured in conneotion with the Eldndge sscondany of fermg and 3275 for a provision fior pobential settiemant of libgation durng the thres and sine months
ended September 30, 2019 and our §4,253 ioss on mpurchass of secured bormwings dunng the ning months snded September 30, 2014

Calculations axclude $117, $1%0 and 3378 from the nememdor Tor the theee months ended September 30, 2013 and 2018 and the nine monihs esded Sepeember 30, 2013, respectively, relaied 1o dividends paid on
unvesied resticted shase swards and restricted share units,

(2]
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Financial Summary
Consolidated Balance Sheets

September 30, 2018 December 31, 2018
in thousands, ex reand hare amounts lunaudited) {audited)
ASSETS
nvestments
Real esfate nvesiments, at cost:
Land and improvements 3 547 549 ] 420,848
Building and mprovemenis 1117702 Ba5.656
Leass incentive 481 2,794
Construction in progress 10,225 1,325
Intangivle Ease assels T4973 58,421
Todal real estate investments, al cost 1,755,284 1.377.044
Less accumulated depreciation and amortization (F9.482% 318551
Taotal real estate investmanis, nat 1675802 1,325,189
Loans and direct fingncing leage recenvables net 62 505 17.505
Mat investments 1,738,207 1,342 694
Cash and cash eguivalents 23,448 4236
Resiricted cash 2,776 12,003
Straight-line rent recerable, nat 22 542 14 255
Prepaid axpanses and other azssts, nat 18 357 7.712
Total asseats H LEOC 4T8 5 L2330 500
LIABILITIES AND EQUITY
Secured borrowings, nel of deferred financing costs 3 305,702 3 508,118
Unsacured term loan, nat of deferred financing costs 180, 144 ==
Revolving credit faciity 155,000 34,000
Intangible Easelabiites, net 8635 11,616
Dtvidend payabile 17,652 13.189
accrued kabilties and pther payables 17,316 4 835
Total liabilities T04 448 565,855
Commitments ard contingences — —_
Stockhoiders’ eguity:
Preferred stock, 30.01 par valuee; 150,000,000 autherized; none issued and sutsianding as of September 30, 2019 and December 31,
208 E= .
Common stock, $0.01 par wvalue; 500,000,000 authorzed; T8672 970 and 43 749 092 issued and outstanding az of September 30,
2019 and December 31, 2018, respectively T9E 431
Additonal paid-in capial 1,120,300 589, 407
Distributions in excess of cumulathve earings (22.733) (T 659}
Accumuleted other comprehensive incoma (5.001% -
Total stockholders’ equity 1,083,362 562,178
Non-controling inferests T 6T 248 862
Total equity 1,101,028 811.041
Total liabilities and equity 3 1EBOE 4TE - L3320 boo
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Financial Summary
GAAP Reconciliations to EBITDAre, GAAP NOI, Cash NOI and Estimated Run Rate Metrics

ThreeMonths Ended

{unaudited in thowsands) September30, 3018
Hetincome 3 14106
Depreciation and amortzation 11,141
nterast expense 7,207
nteres! ncome {114}
hoome ax expense 65
EBNTDA 32406
Provigion for imparment of real estate =
Gain on dispositions of real estate, net (4 0ET)
EBITDAre 28319
Adwstment for current quarter investment and depostion activiey 2355
Adustment to exclude other non-recurrng expenses: 2748
Adustment to exclede lease termination fees and certain percentage rents (388}
Adjusted EBITDAre - CurrentEstimated Run Rate 33,034
Ganeral and administrative 4782
Adjusted net operating income [ “NOI) it 816
Straight-line rental revenus, netr (3,086}
Other amortization and non-cash charges Py
Adjusted Cash B £ 35092
Annualized EBITDAre H 113276
Annualized Adjusted EBITDAre 5 132136
Annualized Adjusted NOI -1 151,264
Annualized Adjusted Cazh NOI -1 140 028

These adjusimeents are made to refiect EBITDAMR, NO| and Cash NOY as if all nvestments in and dispositons of real estate made dunng the theee months ended September 30, 2013 had cocurred on July 1. 2013
Adpesirnent intledes certan non-reDwiting Expendes neoonded within genesal and sdministratinie expenses inour conschdaied siatement of opesations. including 32 473 of coats and charges imcurred in conasction with the
Eldridge sscondany offenng and 2 5275 provision for potental settiement of ktigaton

&J_;.;Trr:-ﬂ'.w;..—:a; sontmgent rent (besed on 3 peroantsgs of the tenant's gross eales 3t the keesd propsty | whess payment & sebject o excssting 3 ssles theashold specdisd n the Base

ra

s
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Financial Summary
Market Capitalization, Debt Summary and Leverage Metrics

(dollars in thousands excaplshare and per share amounis) September 30, 2013 Rale Maturity
Secureddebt:
Series 2016-1, Class A 3 53 283 4.45% 2.2 years
Seres 2016-1, Class B 17,243 5.43% 2.2 years
Series 20171, Class & 224 375 4.10% 4.7 yoars
Series 2017-1, ClassB 15,669 S11% 4.7 years
Total secured debt 310,570 4 28% 4.2 years
Unsecureddebt:
Term loan 200,000 3% 4.5 years
Revohing credi facikty= 155,000 LBOR plus 1.25% o0 1.85% 3.5 yoars
Total unsecured debt 355,000 3.28% 41 years
Gross debt 685,570 3.75% 4.1 yaars
Less: cash & cash eguivalents (23 448)
Less: resiricted cash deposils held for the benefit of ienders - Te
Het debt 639 343
Equity:
Preferrad stock —_
Common siock & OF units (B0 226 B17 shares @ 522 91/share as of 830018 i 781 367
Total equity 1. 761.367
Total enterpisevaloe ["TEV") -1 2300 712
Het Debt i TEV 26.6%
Het Debt! Annualized Adjusted EBIT DAre 4.80x

sty figuess for our secumed dsbt ars based of f of our anticpated mpayment scheduie. The Senes 2015-1 notes maturs i Movemosr 2045 but have an anticpated repayment date of Movembar 2021, The Sanes 20171
mobes matiuee o June 2047 bun have an anticipated repayment date of Juns 2024

Ot rew olving oredit Facility provides 8 maximum aggrepate initial original prinsipal amownt of wp 1o 3400 milion and includes an asconrdion Feature o increase, subgest to cenain conditions, the maximaum av siabiity of the
Facility by up to 5200 milion.

Common sguity & wnits 35 of September 30, 2015, based on 79,872 570 common shares cutstanding (including unvested resincied shars awards) and 5531 847 OF units held by non-controfing mierests

]

s
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Net Investment Activity
Investment Summary

£240,000
= §200,000
e $160,356
-] $160,000
E®
E - $120,000
I 80000
540,000
L]
Investments 40 2017
MNumber of Transactions 21
Property Count a0
&ug. Investment per Unit (in 000s) $1,742
Cash Cap Ratas’ T7%
GAAP Cap Rates® B.7%
Master Lease 34 B5%
Sale-Leaseback %3* T5%
% of Financial Reporting? 100%
Rent Coverage Ratfio 3
Lease TermYears 15.5

GALF rent for the: F
5 S QURTEr

85 FIVESIMENTS N MONgagE DEn s
GES i ESLMENLS N MOTGAGE Dans |

ee propertes that secured 3

4 0 CA e L )

Supplemental Financial and

ables collatersiged by mone thas
Suiy Shie made i suppodt of
E milficn of mortgage loans receivable.
71 properties that secursd S3E 3 milion of mortgage leans recenvabis

364,098

10 20138
16
28

$2.195

7.8%
B.3%
33%
68%
100%
2%
14.1

o DIDOEMY
asls-aasrhacl rARSACHONS,

214,427
I 5133745
20 2018 30 2018
23 34
86 62
52438 2,042
7.6% T.6%
89.7% 850
B2% 58%
0% 7T
06% 100%
2 4y 2.7x
17.2 16.1

estmenl diviced by the purchace prics for che: propermy
e invesbmend divided by the purchase prioe for the property

ating Information | A

118,187
$103,660 I
40 2018 10 2019
24 a5
L] 51
52572 §2.303
7.6% 7.5%
8.5% 8.4%
57% 47%
83% 78%
0% 100%
2.8x e
16.6 15.1

$180,280

20 2019°
32
R
$2015
7.3%
8.1%
7%
65%
100%

153

3173590

30 20197
28
138

51,174
7T.5%
B.2%
T3%
B8%

100%
32
16.6
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Net Investment Activity
Disposition Summary

S 526,804
= 525,000
ES 519,406 519542 §19 495
BR e $16,983
23 15000 $13.100
E s 510,480
E $10,000 57,721
$5,000 .
50
Dispositions 40 2017 10 2018 20 2018 302018 40 2018 10 2019 20 20197 30 2018
Realized Gainf{Loss)'* 15.9% (1.7%) 9.7%° (6.6%)° 0.4% 2.0% 1.3% 17.8%
CashCapRate on Leased Assets? 6.4% B.7% 7.1%° 5.8%° f.9% 6.6% T.0% 67%
LeasedProperias Sold* g 5 8 17 7 Fi 10 ]
Vacant Properlies Sold* 3 1 2 4 1 = 1 1
1.6x 0.8x 24 1.8¢ 1.8x 1.8 1.5x 14x

Rent Coverage Ratio

1. Mt of ransacion costs.
2. Gains/{losses) based on our aggregan
Cash ASR attime of sale divided by g

oated purchase price

kg PNCE [ExChEing IENEACTION £oSiE) Tor the property
ch only & poran of the cwned parcel & sold

f esasbing benast purchase aptos.

8. Bxohudes the sals of ona lsasehold pe oparty
T, Bxcies the peepayment of T monigage loans recaiyabie for 54,0 milkon
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Portfolio Summary
Portfolio Highlights

Az of Septermber 30, 2019

Master Leases (% of Cash ABR)
Sale-Leaseback (% of Cash ABR)™

Unit-Level Renl Coverage

Unit-Level Financial Reporting (% of Cash ABR)

Leased (%)

Top 10 Tenants (% of Cash ABR)
Average Investment Per Property ($mm)

Average Transaction Size ($mm)

ESSENTIAL




Portfolio Summary
Tenant and Industry Diversification

Tl'.'.'lp 10 Tenant EXPGSUI’E Dlversiﬂcationbylndustry
% of Cash Type of Cash ABR % of Cash # of Baiilding Rent Per
Top 10 Tenants' Properties ABR Tenant Indusiry Business (§°000s) ABR Properties? SqFt SqF?
Quick Senvice Service $ 18812 14.4% 2490 763878 § 26.30
Early Childhood Education Senvice 16,000 11.5% T 793,703 19.66
Convenience Stores Service 15,984 11.5% 143 560,716 28.51
: 13 3.0%
Mister CarWashes Service 14074 10.2% 55 260627 54.00
Medical / Dental Senvice 12,518 9.0% a5 487 702 2474
rq i
e 2.8% Casual Dining Service 8,803 G.4% 62 374,865 2348
Automotive Sendce Service 6,832 4.9% 53 350,499 19.48
@ 5 2.7% Family Dining Service 5,477 4.0% 32 200220 2736
Other Sanices Senvice 4,085 3.0% 20 208,095 19.68
ﬁ 34 27% Pat Care Sendces Service 2,838 28% 26 156,853  20.74
ety Service Subtotal $ 107,534 T7.6% 837 4157356 § 25.57
@ 12 2.3%
Health and Fitness Expenance 10,624 1.7% 26 a7a 828 1022
Q":.’.—. 13 2 3% Entertainmant Experience 7,055 814 18 647,483 10.90
= Movie Theatres Experience 4338 31% & 293206 1480
. 5 2 1% Experience Subtotal £ 22017 15,08 50 1920517 § 11.15
Home Furnishin Retall 5839 4.2% g 418778 13.94
S 25 2.1% o & . 5 i :
ey Grocery Retail 457 0.3% 2 70,623 6.61
Retail Subitotal $ 6,306 i.B% 10 489401 § 1289
; ; 7 2.0%
Building Materials Industnal 2,606 1.9% 19 296 056 am
Top 10 Tenanls 192 25.5%
Total L) 100.0% b 138,55 100.0% . 7,464,230
1. Represents i=nant, JUamnod of panent company’

2, Exciudes one undeveloped land parcal, but nolsdes 75 properties that secure mortgage kans receivabis
Catculabon gocisdes properhes with no 3anuaized base /ent and propernes UNder COnSTLCTon

[
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Portfolio Summary
Portfolio Health

Tenant Financial Reporting % of Cash ABR by Unit-Level Coverage Tranche’

% of Cash 1.00%10 = 1.00x
Tenani Financial Reporiing Requirements ABR o 2.1%

Unit-Level Financial Information 98.0%
Corporate-Level Financial Reporting 98 6%
Both Unit-Level and Corporate-Level Financial Information 97.7%
Mo Financial Information 1.1% Mot
reported
1.7%
E ) . . .
Unit-Level Coverage by Tenant Credit Unit-Level Coverage by Lease Expiration
16.0% 16.0% H%
14. 0% 14.0%
12.0% 12.0%
E E
"‘_: 10.0% E 10.0%
5 s E 80%
2]
T eo% T 0%
il £ 0 . I
20% % I I | I ™
aElm -
0.0% - 0.0% _—u-! - T T __E. - —1
- "4 - L o y i o = ) = | w5
& x4 rBEEYESSBEEREREEEEE =
Q oA 6 6 6 8 6 6 &8 6 6 666 88 N NR o
Rent O Rent E
Coverage <100k =1.00t0 1.48x 1E0fn1.8x w2200x =MNR Coverage < 100x =1.00t0 1.4 15010 1.98x =z200x NR =
Ratio (%) Ratico [x)
re anit-level fimancial reporting, provide the Company with uss-sved inancial information. The data shown includes unig-level coverage for thess kases
imed base rent a5 of Septamber 30, 2003 attributsbie 1o leases wih ignants ksving spacified Fplied credit ratings besed on thair Woody's Reklale soores. Moody's equstes the
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Leasing Summary
Leasing Expiration Schedule, Leasing Activity and Statistics

Annual Lease Expirationby Cash ABR Leasing Activity — Trailing 12 Months

Cash % ol #aol VWaol Avg. Renewed Per Re-Leased to New Tenanl Total

Year' ABR Cash ABR Properties’ Coverage® S${000)s Terms of Lease Without Vacancy  After Vacancy Leasing
2019 5 100 0.1% 2 6.9x Prior Cash ABR 5 223 5 1,448 - & 1677
2020 03 0.5% 7 2.2x Mew Cash ABR 229 1,500 - 1,729
2021 510 04% 5 2.2 Recovery Rate 100.0% 103 6% —  1021%
2022 773 06% 5 3Ty Mumber of Leases 3 T = 10
2023 2222 1.6% 13 2.9x Ayerage Months Vacant = = - —
2024 6,259 4.5% 61 3.5x Leaseincentives - 1,500 - 1,500
2025 833 0% 10 4.0x % of Tolal CashABR' 0.2% 1.1% = 1.2%
2028 2,392 1.7% 14 2.5
2027 7,337 5.3% 41 27 = .l
2028 2366  2.1% 17 300 Leasing Statistics
2029 4 255 1% 67 4.1 Vacant Properties at June 30, 2019
2030 4419 3.2% 42 3.5x Expiration Activity + 14
203 5813 4.2% 34 3.8x Leasing Activity i)
2032 10,500 7.6% 59 3.0x ‘Vacant Properly Sales -1
2033 9424  68% 4 22x Vacant Properties at September 30, 2019 0
2034 19606 142% 172 i |
2035 B37 0.5% 5 2.0
2035 2638 1.9% 22 23
2037 20816 151% B7 3.0x
2038 18660 135% a7 2.5
20349 15879 11.5% 106 2.7x

Thereafter 1,701 1.2% 7 2.5
Total $138,554  100.0% 916 2.0x

1. Expiration yaar of contrants in place as of Ssptermher 10, 2018 and exchides any tesant option renewal perods that have not been sxsmmed.
2. Excludes one ondeveloped tand parcal, but molsdes 75 propertes that secure mostgage loans recesabis

1, 'Winighted by cash ABR as of Septembar 30, 2013,

4 MWaw caph ABR divided b tal cagh ABR a5 of Sepiember 30, 2019
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Leasing Summary
Same-Store Analysis

Defined Terms

Same-5Store Portfolio:

All properties owned, excluding new sites
under construction, for the entire same-store
measurement period, which is July 1, 2018
through September 30, 2019 The same-
store portfolio for 3Q 2019 is comprised of
538 properties and represented 60% of our
current portfolio as measured by contractual
cash rent divided by our cash ABR at
September 30, 2019

Contractual Cash Rent:

The amount of cash rent our tenants are
contractually obligated to pay per the in-
place lease as of September 30, 2019;
excludes percentage rent that is subject to
sales breakpoints per the lease.

1 Excludes reimbursabie Dropery operaling expantes

Same-Store Portfolio Performance

Contractual Cash Rent ($000s) 3
Type of Business Q3 2019 Q3 2018 Change
Semvice g 15848 § 15,559 1.9%
Experience 2,883 2,850 1.2%
Retail 1,418 1,400 1.3%
Industrial 674 661 2.0%
Total Same-Store Rent $ 20824 $ 20,469 1.™%
- Property Operating Expense’ 230 202 13.8%
Total Same-Store NOI $ 20594 § 20,267 1.6%

Supplemental Financal and Operating Informalion




Leasing Summary
Lease Escalations

Lease Escalation Frequency Lease Escaiatm:lr:[Type
Weighted Average i 2%

Lease Escalation Frequency % of Cash ABR  Annual Escalation Rate

Annually T77.6% 1.7%

Every 2 years 27 1.4

Every 3 years 0.3 1.2

Every 4 years 06 oe

Every 5 years 138 13 Contractual

Other escalation fraquencies 3.1 1.4 F;,',T

Flat 1.7 A

Total | Welghted Average 100.0%

+ 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 1.6%, which assumes 0.0% change inannual CPI

= 1% of contractual rent escalations by cash ABR are CPl-based, while 91% are based on fixed percentage or scheduled
increases

= 73% of cash ABR derived from flat leases is aftnbutable 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 a5 of Septembar 20, 5
Reprasents Ine weghtad averags snnusl escalanon rate of theente portfolio 35 if 3l escaEnons ooour annualy . For IBESEs In WhISH TNt SECiates by IMe graster of 3 stated fmed percantage or CF|. we Rave 3sEemad an
EscaEnon equal 1o the siated {med percemiags n the Base. A5 any futere increase n OF| s unknowsbie 31 I0s time. we Rave nod nekeded 20 INCTease in 1he rent DuTsuant 10 NSse BA5es i 1he weghied 3VEEge annus

ESCARTION Mie presenisd

[
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Glossary
Supplemental Reporting Measures

EFQ, Core FEQ and AFFO

Qur reported results are presented in accordance with LS. generally
accepted accounting principles {"GAAP”). We also disclose funds from
operations ("FFO), core funds from operations (*Core FFO") and adjusted
funds from operations ("AFFO’), each of which is a non-GAAR financial
measures. We believe these non-GAAP 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 Mational Association of Real Estate Investment Trusts
("NAREIT"). NAREIT defines FFO as GAAP net income or loss adjusted to
exclude extraordinary items (as defined by GAAR), net gain or loss from
sales of depreciable real estate assets, impairment wnte-downs
associgted 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 subsidianes. FFO is
used by management, and may be useful to imvestors and analysts, to
facilitate meaningful comparisons of operating performance between
perods and among our peers primarily because it excludes the effect of
real estate depreciation and amortization and net gains and losses on
sales (which are dependent on historical costs and implicitly assume that
the value of real estate diminishes predictably over time, rather than
fiuctuating basad on existing market conditions).

We compute Core FFO by excluding from MAREIT defined FFO certain
GAAP income and expense amounis that we believe are infrequent and
unusgual in nature andfor not refated to our core real astate operations.
Exclusion of these items from similar FFO-type metrics is common within
the equity REIT industry, and management believes that presentation of
Core FFO provides investors with a metnc to assist in their evaluation of
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our operating performance across multiple perods and in comparison to

the operating performance of our peers, because it removes the effact of
unusual items 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. ftems included in calculating
FFO that may be excluded in calculating Core FFO include items like
certain transaction related gains, losses, income or expense or other non-
core amounts as they occur

To derive AFFOQ, we modify the NAREIT computation of FFD to include
other adjustmants to GAAP net income related to certain items that we
believe are not indicative of our operating perfformance, including straight-
lna rental revenue, non-cash interest expense, non-cash compensation
expense, other amorization and non-cash charges, capitalized interest
expense and transaction costs. Such items may cause shor-term
fluctuations in net income but have no impact on operating cash flows or
long-term operating performance. We believe that AFFO is an additional
useful supplemental measure for investors to consider to assess our
operating parformance without the distortions created by non-cash and
certain other revenues and expenses.

FFOQ, Core FFO and AFFO do not include all items of revenue ‘and
expense included in net income, nor do they represent cash generated
from operating acteaties, and they are not necessanly indicative of cash
available to fund cash requirements; accordingly, they should not be
considered aiternatives 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 heu 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 reporied by
other equity REITs
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Glossary
Supplemental Reporting Measures

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

EBITDA and EBITDAre

We compute EBITDA as eamings before interest, income taxes and
depreciation and amortization. In 2017, MAREIT issued a white paper
recommending that companies that report EBITDA also report EBITDAR.
We compute EBITDAre in accordance with the definition adopted by
NAREIT. MAREIT defines EBITDAre as EBITDA {as defined above)
excluding gains (or logzes) from the sales of depreciable property and real
estate impaiment losses. We present EBITDA and EBITDA= as they are
measures commaonly used in our industry and we believe that these
measures are useful to imvestors and analysts because they provide
important supplemental information conceming our operating
performance, exclusve of certain non-cash and other costs. We use
EBITDA and EBITDAr as measures of our operating performance and
not as measures of liguidity.

EBITDA and EBITDAre are not measures of financial perfformance under
GAAP. You should not consider EBITDA and EBITDArR as altematives to
net income of cash flows from operating actvities determined in
accordance with GAAP. Additionally, our computation of EBITDA and
EBITDAre 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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:

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 restncted cash deposits held for the benefit of lenders.

We believe excluding cash and cash equivalents and restricted cash
depasits held for the benefit of lenders from gross debt. all of which could
be used torepay debt. prowides an estimate of the net contractual amount
of borrowed capital to be repaid, which we believe is a beneficial
disclosure to investors and analysts.

NOI and Cash NOI

We compute NO| as total revenues less property expenses. NOI excludes
all other items of expense and income included in the financial statements
in calculating net income or logs. Cash NOI futher excludes non-cash
items included in total revenues and property expenses, such as straight-
line rental revenue and other amortization and non-cash charges. We
believe NOI and Cash NOI provide useful and relevant infarmation
because they reflact anly those income and expense items that are
incurred at the property |level and present such items on an unlevered
basis

MOl and Cash MOI are not measurements of financial peformance under
GAAP. You should not consider our NOI and Cash NOI as alternatives to
net income or cash flows from operating activities determined in
accordance with GAAP. Additionally, our computation of NOI and Cash
MO may differ fram 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

Adjusted EBITDAre  Adjusted NOI / Adjusted Cash NOI

We further adjust EBITDARe, NOI and Cash NOI i) based on an estimate
calculated as if all investmeant and disposition activity that took place
dunng the quarter had been made on the first day of the guarter, 1) to
exclude cenain GAAP income and expense amounts that we believe are
infrequent and unusual i nature and i) 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 multiplying them by four, which we
believe provides a meaningful estimate of our currant run rate for all
imvestments as of the end of the current quarter. You should not unduly
raly on these metrics as they are based on assumptions and estimates
that may prove to be inaccurate Our actual reported EBITDAR, NOI and
Cash MOI 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-raported or, when
unavailable, management's estimate based on tenant-reported financial
information, annual EBITDA and cach 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 acguisition of a portfolio of 262 net leased
properties on June 16, 2016, consisting primanly of rastaurants, that were
being sold as part of the higuidation of General Electnc Capital Corporation
for an aggregate purchase price of 53279.8 million (including transaction
cosis).

GAAP Cap Rate

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

Cash Cap Rate

Cash Cap Rate means annualized contractually specified cash base rant
for the first full month after investment or disposition daded by the
purchase or sale pnce, as applicable, for the propery
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