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Item 2.02 — Results of Operations and Financial Condition.

On August 7, 2019, Essential Properties Realty Trust, Inc. (the “Company”) issued a press release announcing the Company’s financial results for the three
and six months ended June 30, 2019. The press release is furnished hereto as Exhibit 99.1 and incorporated herein by reference.

Item 7.01— Regulation FD Disclosure.

On August 7, 2019, the Company issued its Supplemental Operating & Financial Data—Second Quarter Ended June 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 August 7, 2019 for the quarter ended June 30, 2019

99.2 Supplemental Operating & Financial Data—Second Quarter Ended June 30. 2019
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Exhibit 99.1

Essential Properties Announces Second Quarter 2019 Results

- Closed Investments of $190.3 Million at a 7.3% Weighted Average Cash Cap Rate -
- Same-Store Contractual Cash Rent Grew 1.9% in the Second Quarter -
- Reiterates 2019 AFFO per Share Guidance Range -

August 7, 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 six months ended June 30, 2019.

Second Quarter 2019 Financial and Operating Highlights

*  Ended the second quarter at 100.0% leased with a weighted average lease term (“WALT”) of 14.5 years and a weighted
average rent coverage ratio of 2.9x

*  Grew Same-Store Contractual Cash Rents by 1.9%

*  Reduced top 10 tenant concentration to 28.0%, a 270 bps sequential decline

* Invested $190.3 million in 91 properties at a 7.3% weighted average cash cap rate

*  Net income increased to $10.6 million, or $0.14 per share on a fully diluted basis

*  Increased Funds from Operations (“FFO”) to $17.7 million, or $0.23 per share on a fully diluted basis

*  Increased Core Funds from Operations (“Core FFO”) to $22.0 million, or $0.29 per share on a fully diluted basis

*  Increased Adjusted Funds from Operations (“AFFO”) to $21.1 million, or $0.27 per share on a fully diluted basis

*  Net debt to Annualized Adjusted EBITDA re was 4.7x at quarter end

Year-to-Date 2019 Financial and Operating Highlights

*  Invested $308.5 million in 142 properties at a 7.4% weighted average cash cap rate
*  Netincome increased to $19.3 million, or $0.27 per share on a fully diluted basis

*  Increased FFO to $36.2 million, or $0.51 per share on a fully diluted basis

*  Increased Core FFO to $40.6 million, or $0.57 per share on a fully diluted basis

*  Increased AFFO to $39.1 million, or $0.55 per share on a fully diluted basis

CEO Comments

Commenting on the second quarter results, Essential Properties’ President and Chief Executive Officer, Pete Mavoides, said, “The
second quarter results, which saw the first anniversary of our IPO, demonstrated our disciplined and focused execution of our
business plan and benefits of a fully transparent and newly underwritten portfolio. Our portfolio fundamentals continued to improve
this quarter with strong same-store rent growth, full occupancy, healthy unit-level coverages, and greater tenant diversity. Lastly,
with a low levered balance sheet, we have ample capital capacity to execute on our growing investment pipeline into 2020.”



Net Investment Activity

Acquisitions

During the quarter ended June 30, 2019, Essential Properties invested $190.3 million in 91 properties in 32 separate transactions at a
weighted average cash and GAAP cap rate of 7.3% and 8.1%, respectively. These properties are 100% leased with a WALT of 15.3
years. As a percentage of cash ABR, 65.4% of the Company’s acquisitions for the quarter ended June 30, 2019 came from sale-
leaseback transactions, 67.3% were subject to a master lease and 100% are required to provide the Company with financial reporting.

During the six months ended June 30, 2019, Essential Properties invested $308.5 million in 142 properties in 67 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
15.2 years. As a percentage of cash ABR, 70.3% of the Company’s acquisitions for the six months ended June 30, 2019 came from
sale-leaseback transactions, 59.3% were subject to a master lease and 100% are required to provide the Company with financial
reporting.

Dispositions

During the quarter ended June 30, 2019, Essential Properties sold 11 properties, including one vacant property, for $26.8 million,
recording a net gain on these dispositions of $3.5 million. The disposition weighted average cash cap rate on the 10 leased properties
sold in the quarter ended June 30, 2019 was 7.0%.

During the six months ended June 30, 2019, Essential Properties sold 18 properties, including one vacant property, for $37.3 million,
recording a net gain on these dispositions of $4.2 million. The disposition weighted average cash cap rate on the 17 leased properties
sold in the six months ended June 30, 2019 was 6.9%.

Portfolio Update

Portfolio Highlights

As of June 30, 2019, Essential Properties’ portfolio consisted of 789 freestanding net lease properties, which included four properties
that secured mortgage notes receivable, with a WALT of 14.5 years and a weighted average rent coverage ratio of 2.9x. As of the
same date, the portfolio was 100.0% leased by 184 tenants operating 219 different concepts across 45 states in 16 distinct industries.
At quarter end, 93.1% of the Company’s cash ABR was generated from tenants that operate service-oriented or experience-based
businesses, and 62.8% of its cash ABR was derived from properties subject to a master lease.

Leasing Activity
During the six months ended June 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 six months
ended June 30, 2019 represented 1.2% of total cash ABR.



Leverage and Balance Sheet and Liquidity

Leverage
As of June 30, 2019, the Company’s ratio of net debt to Annualized Adjusted EBITDA re was 4.7x.

Balance Sheet and Liquidity

Essential Properties had $67.0 million in outstanding borrowings under its $400 million unsecured revolving credit facility as of June
30, 2019. In addition, the Company had $17.9 million of cash and cash equivalents and restricted cash as of June 30, 2019.

On May 14, 2019, the Company, through its operating partnership, fully borrowed on its $200 million five-year senior unsecured
term loan (the “Term Loan Facility”). In a subsequent transaction, on May 14, 2019, the Company repurchased $200 million of its
Class A Series 2016-1 ABS Notes from an affiliate of Eldridge Industries, LLC (“Eldridge”) for a 70 basis point premium to face
value, for an all-in cost of approximately $201.4 million.

On May 15, 2019, the Company, through its operating partnership, also entered into three swap transactions that fixed LIBOR
(London Interbank Offered Rate) for purposes of the $200 million borrowed under the Term Loan Facility for five years at a rate of
2.063%. Accordingly, after giving consideration to these swap transactions and based on the Company’s leverage ratio, the all-in
interest rate on borrowings under the Term Loan Facility is 3.263%, which represents interest rate savings of 119 basis points on the
repurchased Class A Series 2016-1 ABS Notes.

Dividend Information

As previously announced, on June 7, 2019 Essential Properties declared a cash dividend of $0.22 per share of common stock for the
quarter ended June 30, 2019 . The dividend was paid on July 15, 2019 to stockholders of record as of the close of business on June
28,2019 .

2019 Guidance

The Company reiterates its previously issued expectation that 2019 AFFO per share on a fully diluted basis will be within a range of
$1.11 to $1.15. This AFFO per share guidance equates to anticipated net income, excluding i) gains or losses on sales of property and
ii) gains or losses on the retirement of debt, of $0.60 to $0.64 per share, plus $0.54 to $0.55 per share of expected real estate
depreciation and amortization, minus $0.03 to $0.04 per share related to non-cash items.

Conference Call Information
In conjunction with the release of Essential Properties’ operating results, the Company will host a conference call on August 8, 2019

at 10:00 a.m. EDT 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: 51617. The
telephone replay will be available through August 22, 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—Second Quarter Ended June 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 real estate company 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 June 30, 2019, the Company’s portfolio consisted of 789 freestanding net lease properties with a weighted average
lease term of 14.5 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 184 tenants operating 219 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 t o 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-looki ng 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 June 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 (“EBITDA re ™),
adjusted EBITDA re , annualized adjusted EBITDA re , 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 gain s, 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 EBITDA re . The Company computes EBITDA
re in accordance with the definition adopted by NAREIT. NAREIT defines EBITDA re 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
EBITDA re 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 re are not measures of financial performance under GAAP. You should not consider EBITDA and EBITDA
re as alternatives to net income or cash flows from operating activities determined in accordance with GAAP. Additionally, the
Company’s computation of EBITDA and EBITDA re 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 EBITDA re , NOI and Cash NOI i) based on an estimate calculated as if all acquisition 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, such as its loss on repurchase of secured
borrowings, and iii) to eliminate the impact of 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 properties owned 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 EBITDA re , 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 acquisition 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 acquisition
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 June 30, Six Months Ended June 30,
(in thousands, except share and per share data) 2019 2018 2019 2018
(unaudited) (unaudited) (unaudited) (unaudited)
Revenues:

Rental revenue 1.2 $ 32111 $ 21,554 $ 62,884 $ 41,647

Interest on loans and direct financing leases 403 89 729 159

Other revenue 241 22 248 25
Total revenues 32,755 21,665 63,861 41,831
Expenses:

Interest 5,779 8,634 12,867 16,911

General and administrative 4,737 2,987 8,925 6,343

Property expenses 3 645 380 1,892 727

Depreciation and amortization 10,105 7,611 19,225 14,079

Provision for impairment of real estate 481 907 1,921 2,756
Total expenses 21,747 20,519 44,830 40,816
Other operating income:

Gain on dispositions of real estate, net 3,474 2,412 4,150 3,645
Income from operations 14,482 3,558 23,181 4,660
Other (loss)/income:

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

Interest 518 28 609 64
Income before income tax expense 10,647 3,586 19,437 4,724

Income tax expense 76 87 143 117
Net income 10,571 3,499 19,294 4,607

Net income attributable to non-controlling interests (2,620) (99) (5,214) (99)
Net income attributable to stockholders and members $ 7,951 $ 3,400 $ 14,080 $ 4,508
Basic weighted-average shares outstanding 57,103,676 51,204,733
Basic net income per share $ 0.14 $ 0.27
Diluted weighted-average shares outstanding 76,665,905 70,686,969
Diluted net income per share $ 0.14 $ 0.27
1. Includes contingent rent (based on a percentage of the tenant's gross sales at the leased property) of $226, $169, $575 and $683 for the three and six months ended

June 30, 2019 and 2018, respectively.
2. Includes reimbursable income from our tenants of $198, $6, $941 and $24 for the three and six months ended June 30, 2019 and 2018, respectively.
3. Includes reimbursable expenses from our tenants of $198, $6, $941 and $24 for the three and six months ended June 30, 2019 and 2018, respectively.
4. Includes premium paid on repurchase of notes issued under our Master Trust Funding Program of $1,400, the write-off of $2,853 of deferred financing costs related to

the repurchased notes and $100 of legal costs related to the repurchase.



Essential Properties Realty Trust, Inc.
Consolidated Balance Sheets

(in thousands, except share and per share amounts) June 30, 2019 December 31, 2018
(Unaudited) (Audited)
ASSETS
Investments:
Real estate investments, at cost:
Land and improvements $ 502,561 $ 420,848
Building and improvements 1,038,589 885,656
Lease incentive 4,794 2,794
Construction in progress 7,079 1,325
Intangible lease assets 74,079 66,421
Total real estate investments, at cost 1,627,102 1,377,044
Less: accumulated depreciation and amortization (69,010) (51,855)
Total real estate investments, net 1,558,092 1,325,189
Loans and direct financing lease receivables, net 30,659 17,505
Real estate investments held for sale, net 2,474 —
Net investments 1,591,225 1,342,694
Cash and cash equivalents 7,816 4,236
Restricted cash 10,128 12,003
Straight-line rent receivable, net 19,610 14,255
Prepaid expenses and other assets, net 14,524 7,712
Total assets $ 1,643,303 $ 1,380,900

LIABILITIES AND EQUITY

Secured borrowings, net of deferred financing costs $ 306,553 $ 506,116
Unsecured term loan, net of deferred financing costs 199,097 —
Revolving credit facility 67,000 34,000
Intangible lease liabilities, net 9,778 11,616
Dividend payable 16,917 13,189
Accrued liabilities and other payables 13,442 4,938
Total liabilities 612,787 569,859

Commitments and contingencies — —
Stockholders' equity:
Preferred stock, $0.01 par value; 150,000,000 authorized; none issued and outstanding as
of June 30, 2019 and December 31, 2018 — —
Common stock, $0.01 par value; 500,000,000 authorized; 57,825,460 and 43,749,092

issued and outstanding as of June 30, 2019 and December 31, 2018, respectively 578 431
Additional paid-in capital 806,376 569,407
Distributions in excess of cumulative earnings (18,447) (7,659)
Accumulated other comprehensive income (2,913)
Total stockholders' equity 785,594 562,179
Non-controlling interests 244,922 248,862
Total equity 1,030,516 811,041

Total liabilities and equity $ 1,643,303 $ 1,380,900




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

Three Months Ended June 30,

Six Months Ended June 30,

(unaudited, in thousands except per share amounts) 2019 2018 2019 2018
Net income $ 10,571  $ 3499 § 19,294 $ 4,607
Depreciation and amortization of real estate 10,081 7,610 19,178 14,077
Provision for impairment of real estate 481 907 1,921 2,756
Gain on dispositions of real estate, net (3,474) (2,412) (4,150) (3,645)
Funds from Operations 17,659 9,604 36,243 17,795
Loss on repurchase of secured borrowings 1 4,353 — 4,353 —
Core Funds from Operations 22,012 9,604 40,596 17,795
Adjustments:
Straight-line rental revenue, net (2,994) (1,867) (5,897) (3,517)
Non-cash interest expense 709 589 1,525 1,165
Non-cash compensation expense 1,247 169 2,473 347
Other amortization and non-cash charges 216 31 447 207
Capitalized interest expense (45) (83) (70) (136)
Transaction costs — 18 — 26
Adjusted Funds from Operations $ 21,145 § 8,461 § 39,074 $ 15,887
Net income per share 2:
Basic $ 0.14 $ 0.27
Diluted $ 0.14 $ 0.27
FFO per share 2 :
Basic $ 0.23 $ 0.51
Diluted $ 0.23 $ 0.51
Core FFO per share 2:
Basic $ 0.29 $ 0.57
Diluted $ 0.29 $ 0.57
AFFO per share 2:
Basic $ 0.28 $ 0.56
Diluted $ 0.27 $ 0.55
1. Includes premium paid on repurchase of notes issued under our Master Trust Funding Program of $1,400, the write-off of $2,853 of deferred financing costs related to
the repurchased notes and $100 of legal costs related to the repurchase.
2. Calculations exclude $112 and $267 from the numerator for the three and six months ended June 30, 2019 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) June 30, 2019
Net income $ 10,571
Depreciation and amortization 10,105
Interest expense 5,779
Interest income (518)
Income tax expense 76
EBITDA 26,013
Provision for impairment of real estate 481
Gain on dispositions of real estate, net (3,474)
EBITDA re 23,020
Adjustment for current quarter acquisition and disposition activity 1 2,608
Adjustment to exclude loss on repurchase of secured borrowings 2 4,353
Adjustment to exclude certain percentage rent 3 (116)
Adjusted EBITDA re - Current Estimated Run Rate 29,865
General and administrative 4,737
Adjusted net operating income ("NOI") 34,602
Straight-line rental revenue, net 1 (2,911)
Other amortization and non-cash charges 214
Adjusted Cash NOI $ 31,905
Annualized EBITDA re $ 92,080
Annualized Adjusted EBITDA re $ 119,460
Annualized Adjusted NOI $ 138,408
Annualized Adjusted Cash NOI $ 127,620
1. Adjustment assumes all acquisitions and dispositions of real estate investments made during the three months ended June 30, 2019 had occurred on April 1, 2019.
2. Includes premium paid on repurchase of notes issued under our Master Trust Funding Program of $1,400, the write-off of $2,853 of deferred financing costs related to
the repurchased notes and $85 of legal costs related to the repurchase.
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)

June 30, 2019

Secured debt:

Series 2016-1, Class A 53,513
Series 2016-1, Class B 17,243
Series 2017-1, Class A 225,305
Series 2017-1, Class B 15,669
Total secured debt 311,730
Unsecured debt:
Term loan 200,000
Revolving credit facility 1 67,000
Total unsecured debt 267,000
Gross debt 578,730
Less: cash & cash equivalents (7,816)
Less: restricted cash deposits held for the benefit of lenders (10,128)
Net debt 560,786
Equity:
Preferred stock —
Common stock & OP units (76,882,012 shares @ $20.04/share as of 6/30/19) 2 1,540,716
Total equity 1,540,716
Total enterprise value ("TEV") 2,101,502
Net Debt / TEV 26.7%
Net Debt / Annualized Adjusted EBITDA re 4.7x
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 June 30, 2019, based on 57,825,460 common shares outstanding (including unvested restricted share awards) and 19,056,552 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.



G
.*,'-_; i |"-'..’_"1.fl:"-—-1\ L I

SecondQuarter Ended June 30,2019




Table of Contents

Financial Summary

Consolidated Statements of Operalions 2
Funds from Operations and Adjusted Funds from Operations 3
Consolidated Balance Sheets i
GAAP Recondliationsto EBITDA, GAAP NOI and Cash NOI 3
Market Capitalization, Debt Summary and Leverage Metrics B
Net Investment Activity
mvestment Summary 7
D= position Summary 8

Portfolio Summary

Porifollo Highlights g
Tenant and Industry Diversification 10
Porifolio Health 11

Leasing Summary

Leasing Expiration Schedule, Leasing Activity and Statistics 12

Same-Store Analyzis 13

Lease Ezcalations 14
Glossary 1517

ESSENTIAL :E PROPERTIES




Financial Summary
Consolidated Statements of Operations

Three Months Ended June 30, Sk Months Ended June 30,
{in thousands, except share and per share data) 2019 2018 2019 2018
(unaudited) {unaudited) {unaudited) (unawdied)
Revenues:
Rental revenuets 3 2z 3 21,554 5 62 884 3 41647
Interest on loans and direct fnancing leases 403 Bs T8 158
Othar revenue 241 22 248 25
Total revenues 32, 755 21,665 63, 861 41831
Expenses
Interest ETTS 8634 12,887 16,911
General and administrative 4737 2,987 8,925 6,343
Property expenses? 645 380 1,882 727
Depreciation and amortzation 10,105 TE11 18,225 14,079
Provision forimpairment ofreal estate 481 807 1,921 2,758
Total expanses 21,747 20.518 44 830 40 816
Other operating incomes
Gan on dispostions of real esiate, net 3,474 2412 4150 3,645
Incomeirom operations 14,432 3,558 23,18 4880
Other {(loss)income:
Loss on repurchase of secured borrowings+ {4,353) - (4,353} -_—
nieres 318 2B [:111:] ga
Income beforeincome tax expense 10,647 3,586 16,437 4,724
Income tax expense TH 87 143 117
Hetincome 10,571 3,488 18,254 4,807
Net income atirbutable to non-controlling interests (26201 (5 (5.214% [l
Hetincome attributable to stockholders and members 5 1051 3 3400 5 14 080 -] 4508
Basic weighled-average s hares outstanding EI lﬂaﬁzﬂ E]:w ﬂ
Basic net income per shame -1 [N 3 02T
Diluted weighted-average shares outstanding — T5g85005 — Toeseoen
Diluted netincome per share i L14 i DEL
1 Incidies contingent reat (based on 3 percentage of the tenant's gross sales an the leased propeny) of 229 5183, 5573 and S883 for the thies and six moaihs ended June 30, 2009 and 2018, mspectively
2. Inchedes rembursabls income from our tenants of 3158, 33, 3541 and 324 for the three and six months ended Juse 30, 2015 snd 2018, espectively.
3. Includec reembursable axgpanses from our teaants of 3150, 38, $541 and 324 forthe theee and soc months ended June 30, 2019 and 3018, respectvely
4, Inciydss premum paid on repurchass of Master Trest Funding notes of 51,800, the write—off of 52,881 of defemed financing costs related to the repurchased notes and $100 of egal costs related to the mpunchace
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Financial Summary
Funds from Operations (FFO) and Adjusted Funds from Operations (AFFQO)

Three Months Ended June 30, Six Months Ended June30,
{unaudited, in thousands except per share amaou nis) 219 2018 2019 2018
Hetincome 5 10,5T1 5 3,488 5 19,284 5 4,607
Depreciation and amortization of real estate 10,081 7610 19178 14,077
Provision for impairmen! of real estate am 807 1821 2,758
Gan on dispostions of real estate, net (3474) 24121 [4.150) (3 B45)
Funds from Operations 17,658 6,604 36,243 17,795
Loss on repurchase of secured bormowings 4,353 — 4353 —
Core Funds from Operations 2,m2 9804 40,556 17,795
Adjustmanis:
Etraight-ine rental revenue, net (2,994) (1,867} (5,887} (3,517
Hen-cazh interest expense Tog =t 1,525 1,165
Non-cash compensation expense 1247 169 2473 M7
Other amortization and non-cash charges 218 3 447 207
Capitalized intarest expanse (45) (B3} (70} (138}
Tranzaction costs — 18 —_ 5
Adjusted Funds from Ope rations 3 21145 ] gag1 ] 23074 3 15087
Hetincome per shares:
Basic H 0.14 - i)
Diuted 3 Lls - s
FFO per share:
Basic H 023 3 8=
Core FFO per shares;
Basic - TR - N - I T A—
Diuted 5 0.28 5 0.57
AFFO per shares
Basic 3 D28 i 138
Diuted - D2L 1 DEs
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Financial Summary
Consolidated Balance Sheets

June 30, 2019 December 31, 2018
[in thousands, except s hare and per share amounis) [unaudited) (audited)
ASSETS
Invaatments
Feal esiate nvasiments, at cost:
Land and improvements 5 502, 561 H 420 848
Building and mprovemants 1,038 585 885 656
Leasa incentie 4 784 2754
Construction in progress 7078 1,225
Intangible lease assats 74078 56421
Tofal real estate investmanis, at cost 1,627,102 1,377,044
Laaa: accumulated depreciation and amortizaton (65,0103 {51 855}
Total real estate investmantis, nat 1,658, 042 1,325,188
Loans and direct financing lease receivables, net 30,650 17,505
Bleal estate mvestments hald forsake, net 2474 -
Mat investmentz 1,581,225 1,342 694
Cash and cash eguivalents 7816 4236
Restricted cash 10,128 12,003
Straight-lina rent recenable, nat 19,610 14_255
Prepaid axpenzes and othar assaets, net 14,524 7.72
Total assets 3 1842302 5 1380000
LIABILITIES AND EQUITY
Secured borrowings, net of deferred financing costs 3 308, 553 3 508,118
Unsecured term loan, nat of deferred financing costs 199 057 —
Revolving credit faciity &7,000 34,000
intangible lease fabiftes, net 8,778 11,616
Dividend payable 16,917 13,189
Accrued abilties and other payables 13,442 4 538
Total iabilities B12T8T 269 859
Commitments ard contingencies — —
Stockhoiders” equity:
Preferred stock, 50.01 par value; 150,000,000 authonzed; none issued and outsianding as of June 30, 2019 and December 31, 2018 — —
Common steck, $0.01 par value, 500,000,000 authorized; 57,825,450 and 43,743,052 ssued and outstanding as of June 30, 201% and
December 31, 2016, respeciively aTé 431
Additonal paid-in captal 806,376 569.407
Digtributions in excess of cumuistive earmings (18,447) (7659)
Accumulated other comprehensive income (25913} —
Total stockholders” equity 785,504 562,179
Non-controling interasts 244922 243 662
Totalequity 1.030, 516 811,041
Taotal iabilities and equity - 1.643 303 5 1.380 900
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Financial Summary
GAAP Reconciliations to EBITDAre, GAAP NOI, Cash NOI and Estimated Run Rate Metrics

Three Months Ended
lunaudited, in thousands) June 30, 2019
Hetincome 5 10,571
Depreciation and amortization 10,105
Interest expense 5778
Interest income (518)
Income {ax expense Fi:]
EBITDA 26013
Brovizion for mpairment of real estate 431
Gain on dispostions of realestate, net (3474}
EBITDAre 23020
Adjustment for current quarer acguistion and dspostion activity? 26508
Adjustment lo exclude bss on répurchase of secured bormowings: 4353
Adjustment 1o éxclude certain percentage rent? 1181
Adjusted EBITDAre - Current Estimated Run Rate 25, B85
General and sdministrative 4737
Adjusted net operafingincome [“NOI") 34 602
Straight-lina rental revenuea, natt (2,811)
Other amartization and non-cash charges 214
Adjusted Cash NI g 31,905
Annualized EBITDAre 5 92 030
Annualized Adjusied EBITDAre 5 119,480
Annualized Adjusted NOI 5 138 408
Annualized Adjusted Cash NOI 5 127820

1. Thess sdjustnments ane made bo reflest EBITDAR, NO| and Cask NOI a3 if all scquisitions and dispoaitions of real estate invesiments made during the three montha ended Juse 30, 2018 had ooowmmed on Aprl 1, 2013,
2 Inchsdes pramium paid on repurchase of Masser Trust Funding notes of 51,400, the wrte-off of 52,853 of defarmd fimancing costs related to the mpunshaced notes and 5100 of legal costs retated fo the repurchase
3 Adustrnent excludes contegent rent (based on @ peroentags of the fenent s grodt sskes 31 the kasad propaty | whass paymant S solyect 1o exceeling 3 sakes theesholl specified In the iEase
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Financial Summary
Market Capitalization, Debt Summary and Leverage Metrics

(dollars in thousands excaplshare and per share amounis) June 30, 2093 Rale Maturity
Secureddebt:
Series 2018-1, Class A ] 53,513 4.45% 2.4 years
Seres 2016-1, Class B 17243 5.43% 2.4 years
Series 20171, Class & 225,305 4.10% E.0 yoars
Series 2017-1, ClassB 15,669 S11% 5.0 years
Total secured debt 311,730 4 Jas 4 4 years
Unsecureddebt:
Term loan 200,000 3% 4.3 years
Revohing credi facikty= 67,000 LBOR plus 1.25% o0 1.85% 3.8 yoars
Total unsecured debt 287,000 3.38% 45 years
Gross debt 578,730 3.88% 4 5 yaars
Less: cash & cash eguivalents {7 B18}
Less: resiricied cash deposis held for the beneft of ienders (101284
Het debt 560 786
Equity:
Preferrad stock -
Common siock & OF units (78,882 012 shares (@ 520.04/share as o f 830018 1.540.716
Total equity 1.540 16
Total enterpisevaloe ["TEV") -1 ala1o02
Het Debt i TEV 26.T%
Het Debt! Annualized Adjusted EBITDAre 4Tx

]

s

ety figuees for our secured detit are baeed of f of our anticpated repayment schedue. The Sanes 2078-1 notes mature n Novembar 2045 bet have an aatoipated repaymnant date of Movemnber 2021 The Seres 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 million

Common sguity & wnits 35 of Jung 20, 2015, based on 57,525, 450 common shames cutstanding (Imcluding unvested restricied sharg awards) and 15,058,552 OP units held by non-controlling inferasts.

ental Finane { arali ] 1 5 of . ! ESSENTIAL $ PROPERTIES




Net Investment Activity
Investment Summary

i b 5214427
t— $200,000 $180 280

r g ] $160,366

EE $160,000 $138 653 5133745 e

Ef $120,000 $103,660 —

i $80,000 564,098

$40,000 -
30
Invesimenis 30 2017 40 2017 10 2018 #a 2018" 30 2018° 40 20187 10 2018 20 2019°
Mumber of Transactions 18 21 16 23 M4 24 35 32
Property Count 20 oo 28 86 62 39 51 =h|
Avg. Investment per Unit (in 000s) $2,728 51742 $2,185 52 438 52042 52572 52303 52,015
Cash Cap Ratas’ T7% T.7% 7.8% T.6% 7.6% 7.6% 7.5% 7.3%
GAAFP Cap Rates® B.9% B.7% 5.3% BT% B.5% B.5% 2.4% B.1%
Master Lease %? T3% 65% 3% B2% 58% 57% 47% G7%
Sale-Leaseback % 94% 75% 68% 80% 77T% B3% 78% B65%
% of Financial Reporting? 98% 100% 100% 6%" 100% a0%" 100% 100%
Rent Coverage Ratio 2.8 31z 2% 2.4x 27 2.8 32 e |
LeaseTermYears 18.4 15.5 141 17.2 16.1 16.6 15.1 15.3
1. Cash AER for the finst ful month after the mvestment divided by the purchass prce forthe property
2. GAAF rent Tor the First teaive months BT 120 (ha nvesimans divised by O chase pce for (B propery
1. Az a permentsge of cash ARR for that parfioular quoarber
inchded two propertes that secured 32 ios of mostgage loans recesvabiles; $1.1 million was parfisly repaid i 20 2019,
in aggregate. nokades the purthase of t propedtes with no uni-ievel repering per the lease; howe ver. Company was abie 1o receive financials dus io @osting eEtonshes wih 1he tenants

RS BIHE DRODETDES. RAT SECunsd an of morigags ibans mosivabies, thess propertes. conirsciually converted 1o 4 20 yaar masier leasein 10 2015
ded cos proparty that seo 3.5 milion of morigage loans. ecsivables: this loan was fulhy repaid in 2Q 2019
duded thees propesrtes that 5 & miliign of mongsgs oans e ables

Supplemental Financial and Operating Information | As of June ESSENTIAL $ PROPERTIES




Net Investment Activity
Disposition Summary

80 526,804
:E., 525 000
o R A 519,406 §19.542
%3 $20,000 $16,983
Ee  §15000 13,709
A5 510,480
§ §10,000 §7.721
$5,000 .
30
Dispositions 3Q 2017 4Q 2017 10 2018 202018 30 2018 40 2018 10 2019 20 2019
Realized Gain/{Loss)'2 10.2% 15.0% {1.7%) 97% {6.6%)F 0.4% 2. 0% 13%
CashCapRate on Leased Assets? 6.1% 6.4% 6.7% 7.14%* §.8%" 6.9% 6.6% 7.0%
LeasedProperias Sold* 8 9 5 8 17 7 T 10
Vacant Properties Sold* G 3 1 2 4 1 = 1
2.4x 1.8x 0.8x 24 188 1.8 1.8x 1.5x

Rent Coverage Ratio

1. Met of ranaschon costs.
Gains/{losses) based on our aggregant
Cash ABR st time of sale divided oy Sale PNoe [ExChuding LIENEACTION £o5ia) Tor The property
Property count extledes dsposi ich only & porion of e owned parcel 5 sold

Exchudes ane property Sold purseant bo &h exisbing bendsl prchase aptos.

8, Exciudes the sale of ono leasehold proparty.

T, Bxcies ihe peepayment of Teo monigage lcans recaly shies for 34,8 milos

Supplemental Financial and Operating Informa af. : 30, 2019 ESSENTIAL $ PROPERTIES
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Portfolio Summary
Portfolio Highlights

As of June 30, 2019

Investment Properties (g)' 789

; 168

States (#) 45

Weighted Average Remaining L Term (Years) 145

Triple-Het Leases (% of Cash ABR) 92 4%

Master Leases (% of Cach ABR) 62 8%

Sale-Leaseback (% of Cash ABRY B0 4%

Unit-Level Financial Reporting (% of Cash ABR) 97.9%
100.0%
Top 10 Tenants (% of Cash ABR) 28.0%
Average Investment Per Property ($mm) $21
Average Transaction Size ($mm) 56.4
Total Cash ABR ($mm) $125.2

ndaveioped land parsel and four proparties that cecure mortgags icanc recaivables
Seed Portfols
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Portfolio Summary
Tenant and Industry Diversification

Top 10 Tenant Exposure Diversification by Industry
% ol Cash Type of Cash ABR % of Cash #of Building Rent Per
Top 10 Tenants' Properties ABH Tenant Industry Business ($'000s) ABR Properties?  SgFt ('000s) SgFi?
) Quick Senvice Service $ 16175 12.8% 205 567318 5 29M
E:;,;',g 74 4.0% = B 3

Early Childhood Education Senvice 14 B16 11.7% 65 751,529 19.45
) 13 3.3% Convenience Stores Sernvice 13,660 10.8% 118 457 466 29.86
Mister T CarWashes Senvice 13,542 10.7% = 245,301 54.98
Medical / Dental Service 11,884 9.4% 84 455714 24 62

(o e
.! 4 3.0% Casual Dining Service 9,236 7.3% 66 395089 2338
Automotive Senice Service 6,855 5.4% 54 358,035 19.15
ﬂ M4 2.0% Family Dining Service 5,319 4.2% 3 186,229 27.10
s Pt Care Senvices Service 3,376 2.7% 24 144970 2027
@ 3 2.9% Other Sanices Senvice 2,545 2.0% 16 134,753 18.88
Service Subtotal $ orA407 TT.2% s 3707404 § 26.09

@ 14 2.9%
Health and Fitness Expenance 8,706 6.9% 21 841833 10.64
(“ET' 13 2 4% Entertainment Experiance 7.050 5 f% 18 547 483 10.89
Movie Theatres Experienca 4,299 3.4% 6 293 206 14.66
ﬁ'f:?.. 25 299 Experiance Subtotal £ 20,056 15,0% 45 1,782522 § 1142
. Home Furnishings Retail £ B30 4.6% 8 418,778 13.04

& 5
: 1% Grocery Retail 212 02% 1 12190 .58
m‘wh Retail Subtotal $ 6,051 i4.8% 9 450968 § 1342

3 21%
Building Materials Othar 2,643 2.1% 19 296 056 295

Top 10 Tenants 190 28.0%
Total 789 100.0% Total 26,15 100.0% 8 6837850 § 1845

1. Represents i=nant, JUamnod of panent company’

2. Excipdes one undeveloped land parcal; but

chedes four propertes that secure marigage loans recedvables
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Portfolio Summary
Portfolio Health

Tenant Financial Reporting % of Cash AER by Unit-Level Coverage Tranche’
___<1.00x
2.0%

% of Cash 1.00% to

Tenant Financial Reporting Requirements ABR 149 —
Unit-Level Financial Information 97 9% 5.5%
Corporate-Level Financial Reporting 98.6%
Both Unit-Level and Corporate-Level Financial Information 97 5%
Mo Financial Information 1.2% Mot
reported g
1.2%
= -1 2 . - -
Unit-Level Coverage by Tenant Credit Unit-Level Coverage by Lease Expiration
19.6% 41.7%
16.0% 16.0%
£ 14.0% B 14.0%
‘E 12.0% % 12.0%
"
& 100 8 10.0%
= H
s B.0% % 8.0%
T e0% g 60%
E £
T 0% l < 40% I
P mimm I- : 20w I I'III w
5 | |
(1)1, g — ] - — | 0.0% _._-.__- _—. - l
+ o + o + i - g < . - O Sl ek 4 B
g W maﬂagggf i 3 S RN UESERBEESEERBAEE D
Rent o Rent Hﬁﬁp.ﬁﬁﬁﬁﬁﬁﬁﬁﬂﬁﬁﬁﬁﬁg
SN <100x ®10010149x +150t01%x ®2200x =NR L g £
Ratic (x) Ratia {x) <100x w100tol49x #15010199x =z200x sMR =~
Moas: N meane fil peparted.
1. Cartain tenants whose sases 3 regre anit-level francial meortin i, prowide th '!«.':—l"p.l"'" with uE-lev el financisl information. The dats shown Bcludes un-level DO TR for these eases
2. Thg chart ate the portoss ialized base rent a5 of 11, 2013 attributable 1o keases wih fenants kaving specified implad credit ratings based on their Moody's RiskCale soores. Moody's equates the EDF

2d using RiskCalc with 3 cosmespond

SLONBE QR
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Leasing Summary

Leasing Expiration Schedule, Leasing Activity and Statistics

Annual Lease Expirationby Cash ABR

Cash % ol #aol VWaol Avg.
Year' ABR  Cash ABR Properiies’ Coverage’
2019 5 253 0.2% 9 4.6x
2020 738 0.6% B 2.6x
2021 510 0.4% 5 2.3x
2022 Thd 0.6% 5 3Bx
2023 2.252 1.8% 13 2.9x
2024 5714 4.5% 45 34x
2025 Bo4 0.7% ] 3.6x
2026 1,770 1.4% ] 20x
2027 7,330 5.8% 41 27Ty
2028 2847 2.3% 17 3.00
2029 £ 230 4% 66 4.1
2030 4407  35% 42 3.6x
2031 5228 4.1% 33 3.5x
2032 10,875 B8.6% 70 3.0x
2033 9,618 7.6% 44 22
2034 12978 10.3% a4 33
2035 550 0.4% 4 0.0x
2036 2 638 2.1% 22 2.3x
2037 21,900 174% a5 3.0x
2038 18615  148% 96 21
20349 10,492 3.3% 64 2.7x
Thereafter 1.554 1.2% ¥ 3.0z
Total § 126157  100.0% TER 2.0x%

Leasing Activity — Trailing 12 Months

Renewed Per

${000)= Terms of Lease

Prior Cash ABR 5 393
Mew Cash ABR aay
Recovery Rate a3.5%
Mumber of Leases 5

Ayarage Months Vacant

Leasenceniives =

% of Tolal CashABR® 0.3%

Leasing Statistics

Vacanl Properties al March 31, 2019
Expiration Activity

Leasing Activity

‘Vacant Properly Sales

Vacant Properties at June 30, 2019

1. Expiration year of contracts in place as of June 10, 2015 and excludes amy tenant option nenewal perinds that kave not besn sxemised.
Excludes one undeveloped land parcal, but nobsdes four properties that cecure mortgage kans rgcervables

2
1, 'Winighted by cagh ABR as
4 MWaw caph ABR divided b

a 30, 2018

ach ABR a5 of Jung 30, 2015

Re-Leased to New Tenant Total
Without Vacancy  After Vacancy Leasing
5 1,853 § 2246
1,884 - 2271
101.7% - 101.1%

5 10
1,500 - 1,500
1.5% = 18%

Supplemental Financial a

d Cperating Inform
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Leasing Summary
Same-Store Analysis

Defined Terms Same-Store Portfolio Performance
i P Contraciual Cash Rent ($000s) %
Same-Store Portfolio: Type of Business Q2 2019 Q2 2018 Change

All properties owned, excluding new sites

under construction. for the entire same-store gf“:flzn . 5 fiii % 13‘5:’& ;'E::
measurement period, which is April 1, 2018 R;:a" 1418 1400 13%
through June 30, 2019. The same-store sl 651 644 2 0%
portfolio for 2Q 2019 is comprised of 468 Total Same-Store Rent $ 17323 § 17.006 1.9%
properties and represented 55% of our - Property Operating Expense’ 365 340 7.9%
current porifolio as measured by contractual Total Same-Store NOI 3 16,957 % 16,667 1%

cash rent divided by our cash ABR at June
30, 2019.

Contractual Cash Rent:

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

1 Excludes reimbursabie Dropery operaling expantes

Supplemental Financial and Cperating Infor




Leasing Summary
Lease Escalations

Lease Escalation Frequency Lease Escalation Type
Weighted Average

Lease Escalation Frequency % of Cash ABR  Annual Escalation Rate'™

Annually : Tr A% . 1.7%

Every 2 years : 3z : 1.4

Every 3 years i 0.4 : 12

Evary 4 years ; 06 08

Every & years i 128 : 1.2

Other escalation frequencies : 4 : 1.4

Flat : 1.9 : MA

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 1.5%, which assumes 0.0% change in annual CPI

= 9% of contractual rent escalations by cash ABR are CPl-based, while 89% are based on fixed percentage or scheduled
increases

= 74% 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 as of Juna 30, 2013
Represents the weghied avemgs annual escalaton rate of theentre portfolio as if 3l ssca@nons ocour annualy . For iBases In which rent escaiates by the graater of 3 states fed percentage or CFI, we have assemed an
escaiation equal 10 the stated fioed percentage in the iease. As any futdre increase n CF| is unknowsble 3t s time. we have not nckssed an Increass in e rent DErsEant 19 ese BISes in the Weighiad aVEdEge annu

ESCAANIGH MiE presented

[
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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
penods and amang our peers primanly 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.

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 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.

Supplemental Financial and

:

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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Glossary

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 acquisition and disposition activity that took place during
the quarter had been made on the first day of the quarter, ii) to exclude
centain GAAP income and expense amounts that we believe are

infrequent and unusual i nature, such as our foss on repurchase of
secured borowings and i) to eliminate the impact of contingent rental
revenue from our tenants which is subject to sales thresholds specified in
the lease. We then annualize these eslimates for the current quarter by
multiptying them by four, which we believe provides a meaningful estimate
of our current run rate for all properties owned as of the end of the current
quarter. You should not unduly rely on these metncs as they are based on
assumptions and estimates that may prove to be inaccurate. Qur actual
reported EBITDAr, MOl 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 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 atter acquisition divided 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 acquisition or disposition draded by the
purchase or sale pnce, as applicable, for the propery
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