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Item 7.01 — Regulation FD Disclosure.
Investor Presentation

On April 15, 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: April 15, 2020 By: /s/ Anthony K. Dobkin
Anthony K. Dobkin
Interim Chief Financial Officer
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Disclaimer

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

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 Met Lease Portfolio with Well Positioned Balance Shest Creates a Compelling Investment Opportunity

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

14.6 Years 2.9x

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 Conservatively Levered with Ample Liquidity and Mid-4.0x <6.0x

Capital Capacity to Weather Current Environment 10'20 Net Debt-to- Targeted
Adjusted Annualized Leverage
EBITDAr=®

1. As of Decesnber 31, 2015

2. Based on cash ABR as of December 31, 2018

1. Exclusive of GE Seed Portfolio.

4. Average quartery imvestmant activity rapresents the traiing sight quarter average a5 of December 11, 2015
3. Peedimingny estimaie forlanch 39, 2000
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Covid-19 Impact: Status of Portfolio and April Rent

Owver 65% of Our Portfolio is Currently Open or Operating in a Limited Capacity

: Property Status?
« Effect from Covid-19 is Not Binary: The general lack of economic activity, combined perty

with mandatory shutdowns, is impacting nearly all of EPRT’s industries. However, the
severity vanes greatly by industry and in the vast majority of cases, should prove
temporary in nature

* April Rent Collection stands at 53%" as of April 14™: This compares to
approximately 90% of rent received as of the same date over the prior two months

+ Deferral Agreements Represent 29% of April Rent, or 61% of the Not Paid
Cohort: In place deferral agreements total $152mm of deferred rent, which
represents 7% of our cash ABR? The average deferral 1s 2.8 months and the average .
payback periodis 15.7 months April Rent Status*

+ Currently Under Negotiation for the Remaining 18% of April Rent: Given the
severity of the impact on certain industries, coupled with the fact that we are only
halfway into the month, we are siill in the process of working out mutually agreeable
resolutions with 18% of our tenant base by cash ABR?

* Rent Payments Should Improve as Tenants Eligible for the Payment Protection
Program (PPP) Receive Loans: We estimate that 53%?2 of our tenants are eligible to
participate in PPP Anecdotally, several of our tenants have already received PPP
loans and have decided to stay current on rent rather than defer

+ Rent Collection Should Improve as the Country Reopens: Given the percentage of Tenant PPP Eligibility®
our portfolio that is closed or operating on a imited basis, rent payments should
improve as mandatory closure decrees are lifted and shelter in place
recommendations are loosened

1. Paid cohort imcledes tanants. that have paid (51%) Agrnl rent and tenants that have agreed to pany (2%) Aprl remt
2. A5 of March 11, 2020, on 3 prelminary basis

1 Calculated 35 3 % of ABR 25 of March 31, 2020, o 3 prelmingry bagic

4. Calculsiad 35 3 °» of cash rend for the month of Apei 2020
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Covid-19 Impact: Tenant Industry Breakdown

Long-term Conviction in Our Targeted Industries Remains Unchanged Despite Negative Impact from Cowvid-19

« Severity: 62% of our porifolio has been lightly or moderately impacted by Covid-19, and we have collected 53% of our April
rents to date. Of the 38% of ABR that has been severely impacted, 66% is closed, and we expect increased rental payments

as the economy reopens

= Projected Recovery: We expect that 57% of our tenants will experence a fast recovery when social and economic activity
begins to normalize while we project 17% of our tenants to recover more slowly

* Long-Term View: With pre-crisis rent coverage of 2 9x, we do not expect significant deterioration in our in-place ABR on a
long-term basis. Any long-term rent loss will be tenant, rather than industry specific, and we have therefore been methodical

in our approach to lease deferrals

Tenant Industry ;iﬁg Optn" Lilniji:ed’ Cloufed’ Level of Impact | PPP Eligibility® ';Fecg;iﬁr:
92% 4% Light 100% Fast
""" 0% | 239% | Moderte | 41% | Fast
Convenience Store  [IREREIFE S - A R R 3 % ____________ 4%_L|ghl ______ % | Fast
Child Care 15% ce% | Severe | 59% |  Moderate
Medical /Dental  [EEEERDAE SN B =S B 2w | 23 | " Moderate | 41% | Fast
Health and Fitness .;J.% .1UU% Severs 26% Moderate
Casual Dining 999, B% Savers 100% " Slow
""" % | 10% |  Lgt |  40% |  Fast
. o 100% | Severe | . 9% | Slow
S i i s e i
Family Dining % | 5% | Seer | 00% | Siow
Other Service 0% 0% Light 0% Moderate
Pet Care 0% L L'ighl T4% Fast
O SO 0 O T
Building Materials 0% 0% Light 0% Moderate
Grocery % | ew | Lgw | 0% | Moderate
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Subsequent Events and Liquidity Benchmarking
Capital Activity Creates Ample Liquidity to Weather the Current Environment

» January Equity Raiges: Raised $200mm of gross proceeds via an overnight offering and $6mm of ATM gross proceeds

= Seven-Year Term Loan Draw: Drew down the remaining $180mm of our $430mm seven-year unsecured term loan, locking
in a fixed rate of 2.86%" on the incremental draw. The term loan has a $70mm accordion feature

* Revolver: As of March 31%t we had $65mm outstanding on our $400mm revolver, which has a $200mm accordion feature
+ ABS Note Repayment: Repaid $62mm of the 2017-1 Class A notes without penalty
* Net Investment Activity Totaled $144mm in 1Q'20: Comprised of $166mm in investments and $22mm in dispositions

« 1@'20 Leverage Well Below Long-Term Target of <6.0x: We expect our Net Debt / Annualized Adjusted EBITDAre to end
1020 in mid-4.0x range. Furthermore, debt as a percentage of undepreciated gross assets was 36% at the end of 1Q°20

* Total Liguidity of ~$550mm (Excluding Accordion Features): At March 31, 2020, we had $214mm in cash and $335mm
of availability on our $400mm unsecured revolving credit facility for $549mm in total iquidity, which positions us well relative
to our net lease peers

Liquidity?/ Undepreciated Net Investments’ Liquidity?/ Projected 2020 Fixed Costs*

4.8x
41x

Z57% 256%

14.2% 133%
- 12 7%
10.8%

B6% gaw

[ sy EFCPT PEEr un b e, STRSE yratTg honmern B S FOPT S i s W GELT= o an PUSEE VRO

1. This is the a8-n inleses] @ee-once ouf forwand LIBOR seap becomes effecive onJuly 3, 2020. Before that dane. LIBOR = Moating

2. Licpandity i defined as the sum of (i} cash and caah equivalents, (i) avsilability oa & revolving credit facifty, (i) undmews commitments on tem loans; and (iv) unsettied forwasd squity mauances.

Undapracizted Met Investments rapresess the sum of- (i} nat eal estate nvestmesnts. {8} accumulzted deprecistion; (i) ioans and direct financing lsace receivabies; and [iv) aeseis heid for sake 2z of 40713
Projected 2020 Foed Costs includes: [ genersl 3nd sdmmgtratees exgpanss forthe thees months ended Decembar 31, 2019, sneusized. (i) sstmated snneal imterest evpanss based on the camant cepitaization; (i)
peafamed ShaCk divisend and (i) CoOMmMOn SIocK fividamnds

B e
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Well Capitalized Balance Sheet

Lowered Levered Balance Sheet with Strong Liguidity

{dollars inthousands, exceplshare and per share amounts) December 31, 219 March 31, 2020° Rate Maturity®
Total secured debt 235103 176,124 4.19% 4.2 years
Unsecured debt:
5200mm five-year term loan 200,000 200,000 3131% 4.0 years
B30mm seven-year tarm loan 250,000 430,000 3.00%3 B.7 years
Revolang credit facity* 46,000 65000 LIBOR + 1.25% to 1.85% 3.0 years
Total unsecured debt 5 496000 3 695000 3.02% 5.6 years
Gross debt 735,103 871124 3.26% 5.3 years
Less: cash & cash equivalents {8,304) {192,617)
Less: restricted cash deposits held for the benefit of lenders {13.015) {21,456)
Net delbt ] 713,784 ] 657,051
Undepreciated Gross Assets: 2.065 518 2402 454
Undepreciated Gross Investments: 2,002,314 2146 496
Availiable Liquidity b56.319 549073
Equity:
Preferred stock - -
Common stock & OF units 2091 855 1,097 .094*
Total equity 2,091,855 1,097,004
Total enterprise value ["TEV") 3 2.805.639 3 1.754 145
Net Debt [ Annualized Adjusted EBITDAre 5.0x Mid-4. 0x
Debt / Undepreciated Gross Assets 35.6% 36.3%
Liquidity / Undepreciated Gross Investment 27 7% 26.6%

Bafances and rabos afe prediminany and Sulyect 1o fieiher adusiment

Maturity figures for our secured debi ane based off of our sntcipated repaymant sobedule. The Sares 2017-1 potes mature in June 2047 but have an anficipabed repanyment date of June 2024,
Uging tha lawarage based gnd, this mprecents our allin niorect rate onoe our forwsrd LIBOR swap bacomes effectve on Juby 8, 2020,

(s T rewobving cradit Tacilty provides 3 maximem aggregste amoont of up to $ADD milign and includss a0 sccondion festues to incrgase Ehe PR Sy SiEiyr of Erl;‘;:l:f:,r-:fy P o E200 malios
Carnmon stock and OF unit balance is based on EPRT'S clasing price as of Aprl 14, 2000,

M Ee lad b
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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 Maturity Schedule'=?

2500 Qur Unsecured Revelving Line of
.E. Credithas 5400mm of capacity
w5400
g

5300
g
e 5200
=
&
2 sw0
5
3 $3 34 $4 %5

30 - -
2020 2021 2022 2023 2024 2025 2026
mSecired ABS Motes Five-Year Unsecured Term Loan ®Saven-Year Unsacwred Term Loan
iRevolving Credit F acilty Availanility » Dutstanding Revolving Credit F acility

1. Dabthbalances ans a5 of Marck 31, 2020
£ Maturay FiQuret For our SeCculed 02D are based off of our anfCipaled repayment SChedusE
3. The 3enes 2017-1 notes mabare in June 2047 but have an anticipated repaymesidase of June 2024 The Serjes 2017-1 sotes can be prepaid withow! penalty starting on November 28, 2071,
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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 Decambar 11, 2019 that was soquired from parties who previoesly engaged n ong or mone bangaction with 3 genior managemant team membsr Exclucive of GE Seed Portfalic
i Percentage of portfolo cash ASR a5 of December 37, 2005 that was attributabee to ntemalty ongmated sale-easeback mansacvons . Exciuscve of BE Seed 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)

Weighted Average Remaining Le Term (Years)

Master Leases “ash ABR}

Sale-Leaseback (% of Cash ABR)

Unit-Level Rent Coverage

el Financial Reporting (% of Cash ABR)
sed (%)
Top 10 Tenants (% of Cash ABR)

Average Investment Per Property ($mm)

December3q, 2019

TenantIndustry Diversification

1,000 g
- = ™~
78 Service -
80.2% -
205 s Medical |
B Dental
16 10.6% Casual
44 I \
i 3
146 H 4
I 4.8% |
et ! Family Dining 3.4% !
21.4% ' ! Other
' | = :— ——sarvices
3.3%
201 \ : I
4 Health and. )
98 2% 55 b~ ¢+ —_ PetCare
o 7 Services
100.0% PN 4 3.2%
5 0
23.4% oA
>
520
o T i . ’
36.1 Building Materials__—="=1 “ N Movie - Entel;la;:menl
1.8% Grocery 0.3% _/ Theatres :
N 2.0%
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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

@ 5 2 5%
ﬁ 2 2 4%
U by Erd

@ 12 2 1%
(}: 13 21%

. 5 1.9%
mm 3 1.8%

THER SROATE INTIARNT AL

Top 10
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|od of PSAENT SOMASnY
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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 Long-Term Risk Factors

Long-Term Risk Factors Mitigation by Essential Properties

Challenged Retail Categories Mo exposure to big-box apparel, electronics. sporting goods or depatment stores

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

Mo large ofice, manufacturing or high-dollar special-purpose properties; pnmanly target smaller asset size
(average investment per property of 32 0 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-nsk

Industry Concentration
categones

Opaque Credit Deterioration 93% of leazes’ obligate tenant to provide unit-lavel financial reporting

99% of leases’ provide for increases with 1.5% weighted average annual escalation rate? assuming 0.0%

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

Low Rent Recapture at Focus on smaller-box properties with altemative uses and welldocated real estate with at or below market
Expiration / Default rents

Based on cash ABR as of Decamber 31
Rzprass WegTId AVEMAgE AN 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
stated foad percentags in the Base. As 3ny Tutwrs increase n OF| 5 unknowshie 31IMS tMe. we Rave not noleded 20 Incraass in the rant Cursuant 1o nese B3ses in e weghed 3v

presenied
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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

ancigl information. The data shown includes umit- W for thess leaces
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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 loans 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
£20,000

$19.406 519,542 $19,485
15228

515,000 513798

210,480

Disposition

Activity ($000s)’

$10,000

§5,000

% ™ Since 1
Dispositions 102018 202018 302018 402018 102019 202019’ 302019 4Q 2019 inception}
Realizad Gain/{L 05512 (17%) 9.7%° (66%F 04% 20%  13% 17.8% B85% | 4.8% |
CashCapRateonleased  g79  714%' E8%° 69% 66% 7.0% 67% 69% ; 67% !

TTM Sales®

Family
Dining

Home
Furnishings
2

Assets? k Casual
Leased Properties Sold* 5 g 7 LS 7 1o g 7o W g
acant Properties Sold 1 2 4 1 - 1 1 1 3 38 lcswms
; 0.8x 28 186 18 1.8x 15 1.1% 1.7 17 1 W
Rent Coverage Ratio . : L -

Ywtof transaction costs

Gana/(lrsses) based on our aggregate a%ocaled pUFChGSE pros

Cash ABR At time of saie divided by gross asle price [Excluding ranasction oosi) fod (e propsty.
Froperty oount exciudes dispoaitions im which oaly a portion of the cwned paroel is sold.

Excludes one prpermy S0k pUTEUaRT 1D 3n SASTng RNaNT 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, Percentages are based on cash ABR; tiing 12 months (TTM) pencd ended Decembear 2 -]

i el B

ESSENTIAL ZE PROPERTIES




Differentiated Net Lease Investment Opportunity

Portfolio Mix and Underlying Fundamentals are Favorable Relative to Peers

Service-Oriented & Experience-Based
Industries

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

100%  100%  100%

4%

G ECPET e e WERRrS STOAKS, mun B ) wan VEADIT S TEE

Strong Unit-Level Coverage’ & Transparency

% Unit-Level Financial Reporting*
90% B0% 98% MR 88% B 51% HWR HR NR

GFCPT WEms ot Yo BTORE VEREITR oy ety e £

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

by, gy calculate |

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

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%
a1%

E5%

amy  35% %
27%
tay 2% 2%

ETEEEG L e VEREIT g F o I din P Dl mmna ) FECPT

Limited Immediate-Term Lease Maturities

VWeighted Average Leasea Term (& of Years)
140 110 145 100 100 130 112 9.8 8.2 B.3

199 21%

14%

g o% 0%

2% % 3%

mrmssy SPCPT BN s e R et SAne R

Public net mase REIT data as of most moant reported quarter. ‘MR means not reported, Companies may' define sarvios-orented and expansnced-based mnants
=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 regured B0 provise unitlevel sales reports. epesantng 42 8% of reiad and restaenst properbes cened
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Public Net Lease REIT Benchmarking - Leverage and Dividend Sustainability

Low Leverage and Healthy Payout Ratio Underscore Sustainability of Current Income

Net Debt + Preferred/ EBITDAre Debt/ Undepreciated Gross Assets?

45 8%
41.3%

344 355% 35.7% 362% 363% J66% I7.0%
286%

K ey i s ATORGG @ FCPT BT sawer @l VERDIT i T, VERETT i (E FOPT s e 0 iy R s, e

Dividend Yield" 2019 AFFO Payout Ratio*

19.2% w, 2275 B40% B4T%
e TES% T7.2% To7w 518% B26% B27%
ey

T.8%
58% 6.0% B0% 1.9%

5.0%

wis i R FCPT et IS #TuEan, s VEREIT B e mREwE W s e VERDIT g e e o e B FCPT Loimar

iz lhngs and FacrSel
adprsted for subseguent publishy-discicasd events

= =0
EEITDwms diffamathy dinghy such data for EPRT and thess companss may not be comparsble. ADC, EPR, EPRT. SRC and STOR inciude adistments for mtra-

ESSENTIAL :E PROPERTIES




Implied Cap Rate and NAV Analysis

Strong Upside Potential Given Relative Valuation

Implied Nominal Cap Rate — Sensitivity Analysis Peer Benchmarking

Three Months

(unaudited, in thousands) nncFe:::::gr 34

19t

Adjusted net operating income ("ROI™) 541,112

Straight-line rental revenue, net' (3,544)
muaviy Wi 5 5%

Cther amaorlization and non-cash charges 79
' = #FCPT 6.3%

Adjusted Cash NOI 37.647
. . o 7.3%

Annualized Adjusted Cash NOI 150,588
Applied Cap Rate 950% B75% B800% T725% 650% Oy Py 7.6%

Implied Real Estate Value $2,618,922
i1 SEIRIT B.B%

Met Debt (521,820)
Prepaid expenses and other assels, netof S VEREIT &= B.7%

deferradfinancing costs? A
Dividend payable {12,395) RTIORED 8.1%
Accrued liabilities and other payables (17,453) X g 29

Total Met Equity $2,072,713
= [PETTT— 12.4%

Fully Diluted Shares Cutstanding 92.250

Price Per Share $11.26 $1273 $14.48 $1650 $19.19 S o i

a fior tharse compamies and EFRT may not be comparable
during ihe three monihs ended December 31, 3015 had occumed on October 1, 2M5

=iy
reporied three months, as adusied for subsequent events, ansualiced
clkow-on offerng of commen stock. On January 14, 2020, we isswed 7,535,000 chares of common stook for procsads of §152.0 million,

A0 rate calculated based on adjuss
enis have bean made to refiect the mpact.
SELnE

2

3. | nom

4, Pro forma ady
net af undanr
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Appendix




Unsecured Credit Covenants

Covenant Summary and Compliance

Unsecured Covenants

Consolidated Leverage Ratio

Unencumbered Leverage Ratio

Consolidated Secured Debt
Leverage Ratio

Consolidated Fixed Charge
Coverage Ratio

Unencumbered Interest Coverage
Ratio

Tangible Net Worth (% in 000s)

Calculation 12131119 Limit
Total debt / total asset value (TAV) 33.5% 60.0%
Unsecured debt / unencumberad S ;
TAV 35.9% 60.0%
Consolidated secured debt / TAV 10.9% 50.0%
Consolidated adjusted EBITDA, / 49 1 Ex
Consolidated fixed charges =
Unencumbered MNO! { consolidated
unsecured inlerest expense T filtx
Tangible net worth > Minimum 51 287 585 595 812

tangible net worth
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Public Net Lease REIT Benchmarking - Liquidity Analysis

EPRT is in a Superior Liquidity Position

Liquidity'/ Undepreciated Net Investments? Liquidity'/ Cash ABR at 4Q'19

25.7% 25.6%
22.8%
19.4% 2.dx

2% 133% 1279

108% gem oix 13% . A.4x

[y - vy FCPT WEERr™ ol o gy 9TOEEA VEREIT [0 - G ECHT ™™ cun e R W STORGS,  CTADTE

Liquidity'/ Projected 2020 Fixed Costs* Liquidity'/ 2020 Debt Maturities and Projected
2020 Fixed Costs*

46x 4 5%

i B s HFCPT = b g Jpwan *"755h vEADTE B e DFCPT WERT (e =onde STOSI4 yanTE

+(H) undiman ComVtTERTS N b ans: @nd {v) uneettied forwasd squity &4
B 2 Ciaton; | ans @nd dwect fnanomg lease repsvak d () 355 ] =
anths ended December 31, 2013, anaualined. (i) estimated annual isieses] sxpense based on the cament capilakration, (&)

e of

des (f general and Ad
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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 (i)} the average property count denng such time
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Leasing Summary

Same-Store Analysis

Defined Terms

Same-Store Portfolio:

All properties owned, excluding new sites
under construction, for the entire same-store
measurement period, which is October 1,
2018 through December 31, 2019. The
same-store portfolio for 4Q 2019 is
comprised of 590 properties and
represented 62% of our current portfolio as
measured by contractual cash rent divided
by our cash ABR at December 31, 2019

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

=% e Eie DICDEMTY OpSTElng SXpETEES

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

%

Type of Business 40 2019 40 2018 Change
Servica 5 18170 % 17,796 2.1%
Experience 3,521 3,529 -0.2%
Retail 1,300 1,282 1.4%
Industrial 674 G681 2.0%
Total Same-Store Rent 3 23664 % 23,268 1.™%
- Property Operating Expenge’ 258 230 12.1%
Total Same-5tore NOI & 23407 $ 23,038 1.6%

—

Invesior Presentation — apn
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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

[

ESCAAIIGN MiE presenied
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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) (unaudited)
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-af of 53,740 of defeeresd financing costs and 5100 of legal costs dunng 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 773,334 269,659
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 comprahensive income (2.885) —
Total stockholders” equity 1,183,514 262,179
Non-centroling interests 3599 i
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 contRgent rent (based on @ peroentags of the fenants groes sales 31 the kasad proparty | whass payment & suliect o exceaning 3 sskes thvesnold specfed In the isase and kease tarminanon feas
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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 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 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

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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Glossary

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
GAAP You should not consider our NOI and Cash NOI as alternatives 1o
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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Glossary

Supplemental Reporting Measures and Other Terms

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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