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Triple-Net REIT Comp Sheets 9/18/2016

®m REITs Pull Back, Sector Outperforms. The overall REIT sector pulled back 70 bps this past week and is
+9.6% YTD. The triple-net sector outperformed gaining 10 bps for the week and is +28.7% YTD.

m Dividend Yield. Triple-net REITs are trading at 16.3x 2017E FFO as compared to equity REITs trading at
17.2x. The current dividend yield for the sector is 4.78% vs. the REIT sector dividend yield of 3.82%. The
96 bps spread is 67 bps below the long-term average spread of 163 bps.

m ADC Management Takeaways. We recently hosted meetings with Agree Realty Corporation's (ADC, $46.41 Buy)
management. Management's main message is that the company has created value and continues to create value
across its three platforms: acquisitions, development, and Partner Capital Solutions (PCS). Management believes it
differentiates itself from the other net-lease peers in that it focuses strictly on retail, is a real estate focused company as
opposed to being more of a finance company, and management believes its development capabilities also stand out.
Acquisitions yields are in the mid-7.0% range, development yields are in the 9.0% range, and PCS yields are
somewhere in between. Some recent and current value creation opportunities include a Starbucks turn-key lease at the
strip center in Lakeland, FL, a ground-lease Chick-fil-A in Frankfort, KY, a ground-lease Texas Roadhouse in Mount
Pleasant, MI, and the Family Fare Quick Stop in Marshall, MI. Another opportunity is the 20,745 sf Off Broadway lease
in Boynton Beach, FL that expires next year. The lease was an original Borders location and accounts for half of the
rent roll.in 2017. The property could be expanded by 15,500 sf and re-leased at higher rates.

m GPT Establishes Strategic Office Partners With TPG. Gramercy Property Trust (GPT, $9.26, Buy) announced that
the company has formed Strategic Office Partners with TPG Real Estate. The platform will invest in up to $1.0 billion of
single-tenant office assets in high-growth MSAs. The entity will have $400 million of equity and has obtained $200
million of non-course financing. GPT will own a 25.0% interest in the venture. At close, GPT has sold six office assets
($187.5 million) at a 9.5% cap rate with a weighted average lease term of 3.6 years. The assets are located in the Los
Angeles MSA, San Francisco Bay Area, the San Diego MSA, Nashville, and Minneapolis.

m Also Receives Investment Grade Rating From Fitch. Fitch provided GPT with an initial BBB rating with a stable
outlook. The company also has a BBB- with a stable outlook from S&P and Baa3 with a stable outlook from Moody’s.
GPT now has investment grade ratings from all three major rating agencies.

m FCPT Purchases More Restaurants. Four Corners Property Trust (FCPT, $20.01, Not Covered) acquired four KFC
restaurants in the Detroit, Michigan MSA for $3.9 million with a weighted average lease terms of 20 years.
Priced as of close 9-16-2016.
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Triple-Net REIT Valuation Table

Total Return Analysis Capital Structure
Eq. Net Fixed-
Div. Pfd. Mkt. Total Debt/ Charge
M 52-Wk Range Price Appreciation % Total Return % Yid. (%) Annual. Equity Cap. Debt TEV Cash TEV Covrge.

Ticker 9/16/2016 Low High 3-Mo' TTM' YTD' 3-Mo' TTM' YTD' 9/16/2016  Div.($) (SMM)  ($MM) ($MM)  Ratio (%) ($MM)  ($MM) Ratio
Agree Realty Corp (a) ADC $46.41 $28.80  $51.33 29% 59.5% 36.5% 4.0% 68.0% 39.6% 4.1% $1.92 76.0% $0  $1,097 $390 25.9% $6.0  $1,481 3.7x
EPR Properties (a) EPR $76.40 $50.37  $84.67 20% 49.6% 30.7% 3.3% 58.6% 35.6% 5.0% $3.84 81.2% $346  $5,024 $2,115  28.2% $8.5  $7,477| 3.2x
Four Corners Property Trust FCPT $20.01 $14.09  $24.44 | -0.3% NA  -172%| 0.9% N/A 33.6% 4.8% $0.97 67.8% $0  $1,197 $393 23.0% $36.1  $1,554| 6.2x
Getty Realty GTY $23.35 $15.31 $24.24 | 10.6% 49.9% 36.2% | 11.9% 60.2% 39.6% 4.3% $1.00 69.9% $0 $788 $302  27.3% $6.8  $1,084| 2.7x
Gramercy Property (a) GPT $9.26 $6.34 $10.03 22% 36.4% 19.9% 3.5% 43.2% 23.0% 4.8% $0.44 68.8% $88  $3,916 $2,157  33.0% $185.1  $5975| 3.8x
National Retail Properties (a) NNN $48.63 $35.02  $53.60 1.7%  36.0% 21.4% 2.6% 41.6% 25.0% 3.7% $1.82 75.4% $575  $7,100 $2,139  21.8% $2.4  $9,812| 3.4x
Realty Income (a) O $64.47 $45.60 $72.30 | -0.9% 39.3% 24.9% 0.0% 451% 28.1% 3.8% $2.42 84.0% $409 $16,630 $4,971 22.5% $20.4 $21,990| 4.2x
Select Income REIT SIR $26.21 $17.07  $27.97 41%  40.6% 32.2% 6.0% 54.3% 41.6% 7.8% $2.04 81.6% $0  $2,343 $2,343 49.9% $10.8  $4,675| 4.2x
Spirit Realty SRC $12.96 $8.90 $13.97 76% 39.2% 29.3% 9.1% 48.6% 33.2% 5.4% $0.70 80.1% $0  $6,217 $3,636  36.7% $29.4  $9,824| 3.3x
STORE Capital Corporation (a) STOR | $28.55 $20.36  $31.44 52% 354% 23.1% 6.2% 41.6% 25.5% 4.1% $1.16 69.9% $0  $4,375 $2,157  31.8% $1185 $6,414| 3.0x
VEREIT (a) VER $9.96 $6.68 $11.09 1.5% 23.0% 25.8% 3.0% 31.1% 29.5% 5.5% $0.55 751% $1,071  $9,962 $6,864  38.2% $37.6 $17,859| 2.8x
W.P. Carey & Co WPC $64.30 $51.12  $72.89 | -5.0% 10.8% 9.0% -3.7%  18.0% 12.3% 6.1% $3.92 76.2% $0  $6,799 $4,642  39.7%  $173.3 $11,267| 4.1x
Triple-Net Total/Avg. 1.3% 33.6% 23.3% 2.5% 40.9% 27.8% 4.8% 77.8% 30.7% 3.6x
MSCI US REIT Index 0.7% 18.3% 9.6%
1 Priced as of close, 9/16/16
(a) Stifel FFO esti all others are i from SNL

Note: GPT FAD is adjusted to account for capital expenditures
Source: Stifel Estimates, SNL, FactSet, Company Reports
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Triple-Net REIT Valuation Table

Cash Flow Analysis
2015A
P/FFO 2016E 2017E  2016E 2016E 2017E 2017E
Price’ FFO Price/FFO Rel.to  FFO FFO FFO FAD Price/FAD FAD  FAD FAD
Company Ticker 9/16/2016 2015A 2016E 2017E 2015A 2016E 2017E Sector Growth Growth Yield 2016E 2017E 2016E 2017E Payout Payout Yield
Agree Realty Corp (a) ADC $46.41 $2.39 $2.52 $2.82 19.4 18.4 16.4| 106% 5.4% 12.0% 5.4%| $2.53 $2.84 18.4 16.4 76.0% 67.7% 6.1%
EPR Properties (a) EPR $76.40 $4.45 $4.80 $5.07 17.2 15.9 15.1] 94% 7.9% 5.8% 6.3%| $4.73 $5.01 16.2 15.3 81.2% 76.7% 6.6%
Four Corners Property Trust FCPT $20.01 $1.51 $1.31 $1.35 13.3 15.3 14.9| 72% -13.2% 2.7% 6.5%| $1.18 $1.23 17.0 16.3 82.4% 78.9% 6.1%
Getty Realty GTY $23.35 $2.04 $1.51 $1.57 11.4 15.5 14.9] 62% -26.0% 4.0% 6.5%| $1.43 $150 16.3 15.6 69.9% 66.7% 6.4%
Gramercy Property (a) GPT $9.26 $0.61 $0.75 $0.79 15.2 12.3 11.7] 83% 23.0% 5.3% 8.1%| $0.64 $0.73 145 12.7 68.8% 60.3% 7.9%
National Retail Properties (a) NNN $48.63 $2.22 $2.36 $2.54 21.9 20.6 19.2] 119% 6.1% 7.5% 4.9%| $2.41 $259 2041 18.8 75.4%  70.3% 5.3%
Realty Income (a O $64.47 $2.77 $2.85 $3.04 23.3 22.7 212 127% 2.9% 7.0% 4.4%| $2.89 $3.07 223 21.0 84.0% 79.1% 4.8%
Select Income REIT SIR $26.21 $2.88 $2.89 $2.91 9.1 9.1 9.0 50% 0.5% 0.7% 11.0%| $2.50 $2.49 10.5 10.5 81.6% 81.9% 9.5%
Spirit Realty SRC $12.96 $0.82 $0.87 $0.92 15.8 14.8 14.1] 86% 6.7% 5.4% 6.7%| $0.87 $0.92 14.8 141 80.1% 76.4% 7.1%
STORE Capital Corporation (a) STOR $28.55 $1.40 $1.57 $1.78 20.3 18.2 16.0] 111% 11.7% 13.6% 55%| $1.66 $1.86 17.2 15.4 69.9% 62.5% 6.5%
VEREIT (a) VER $9.96 $0.63 $0.77 $0.73 15.8 12.9 13.7| 86% 22.6% -5.6% 7.8%| $0.73 $0.69 13.6 14.4 751%  79.7% 6.9%
W.P. Carey & Co WPC $64.30 $4.35 $4.92 $4.73 14.8 13.1 13.6] 81% 13.1% -3.9% 7.7%| $5.14 $5.23 125 12.3 76.2%  75.0% 8.1%
Triple-Net Total/Avg. 16.5 15.7 15.0 5.1% 4.5% 6.7% 16.1 15.2 76.7% 72.9% 6.8%
Weighted Average 18.4 17.0 16.3 9.1% 3.8% 6.3% 171 16.3 78.0% 74.9% 6.4%

1 Priced as of close, 9/16/16

(a) Stifel FFO estimates, all others are consensus estimates from SNL
Note: GPT/VER FAD is adjusted to account for capital expenditures
Source: Stifel Estimates, SNL, Company Reports
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Triple-Net REIT Valuation Table

Valuation Analysis

Sensitivity
Implied 2Q16 NAV Down50 Up 50
Price’  CapRate NAV CapRate BPS BPS
Rating Ticker 16-Sep-16
Agree Realty Corporation Buy ADC $46.41 5.6% $42.14  6.00% $47.46 $37.64
EPR Properties Hold EPR $76.40 6.3% $62.99 7.25% $69.70 $57.14
Gramercy Property Trust Buy GPT $9.26 6.2% $8.17  6.75% $9.20 $7.29
National Retail Properties Buy NNN $48.63 5.2% $37.89 6.25% $42.76 $33.74
Realty Income Buy O $64.47 4.7% $45.81  6.00% $51.89 $34.72
STORE Capital Corporation Buy STOR  $28.55 5.8% $24.16  6.50% $27.30 $21.48
VEREIT Hold VER $9.96 6.3% $9.05 6.60% $10.45 $7.84
Average 5.5%

' Priced as of close, 9/16/16
Source: Stifel Estimates, Company Reports
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Triple-Net REIT Valuation Table

Balance Sheet Analysis

2016E Fixed Line Line 2016 2016 Maturities 2017 2017 Maturities % of Fixed Wid Avg
2Q16 FAD Charge Size  Capacity Maturities as % of Maturities as % of Rate Interest
REIT's Dividend Payout Coverage ($MM) ($MM) ($MM) Total Debt ($MM) Total Debt Debt Rate

ADC  $46.41  $2.53 $1.92 76% 3.7x $200 $200 $0 0.0% $20 5.0% 100% 4.00%
EPR $76.40 $4.73 $3.84 81% 3.2x $650 $303 $43 2.0% $163 7.7% 85% 4.56%
GPT $9.26 $0.64 $0.44 69% 3.8x $850 $680 $32 1.5% $66 3.1% 81% 3.45%
NNN  $48.63  $2.41 $1.82 75% 3.4x $650 $650 $0 0.0% $253 11.8% 93% 4.20%
o $64.47  $2.89 $2.42 84% 4.2x $2,000 $1,488 $280 5.6% $325 6.5% 89% 4.19%
STOR $28.55 $1.66 $1.16 70% 3.0x $500 $500 $15 0.7% $34 1.6% 100% 4.64%
VER $9.96 $0.73 $0.55 75% 2.8x $3,300  $2,595 $207 3.0% $421 6.1% 99% 3.90%

! Priced as of close, 9/16/16
Source: Stifel Estimates, Company Reports
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Important Disclosures and Certifications

I, Simon Yarmak, certify that the views expressed in this research report accurately reflect my personal views about
the subject securities or issuers; and |, Simon Yarmak, certify that no part of my compensation was, is, or will be
directly or indirectly related to the specific recommendations or views contained in this research report. Our
European Policy for Managing Research Conflicts of Interest is available at www.stifel.com.

Rating and Price Target History for: Agree Realty Corporation (ADC) as of 09-16-2016
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| - Initiation SU - Rating Suspended

D - Discontinued

Created by BlueMatrix

For a price chart with our ratings and any applicable target price changes for ADC go to
http://sf.bluematrix.com/bluematrix/Disclosure?ticker=ADC

Rating and Price Target History for: Gramercy Property Trust Inc. (GPT) as of 09-16-2016
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For a price chart with our ratings and any applicable target price changes for GPT go to
http://sf.bluematrix.com/bluematrix/Disclosure?ticker=GPT

Agree Realty Corporation is a client of Stifel or an affiliate or was a client of Stifel or an affiliate within the past 12 months.
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Agree Realty Corporation is provided with investment banking services by Stifel or was provided with investment banking
services by Stifel or an affiliate within the past 12 months.

Stifel or an affiliate has received compensation for investment banking services from Agree Realty Corporation in the past 12
months.

Stifel or an affiliate expects to receive or intends to seek compensation for investment banking services from Agree Realty
Corporation and Gramercy Property Trust Inc. in the next 3 months.

Stifel or an affiliate managed or co-managed a public offering of securities for Agree Realty Corporation in the past 12
months.

Stifel or an affiliate is a market maker or liquidity provider in the securities of Agree Realty Corporation and Gramercy
Property Trust Inc..

The equity research analyst(s) responsible for the preparation of this report receive(s) compensation based on various
factors, including Stifel's overall revenue, which includes investment banking revenue.

Our investment rating system is three tiered, defined as follows:

BUY -We expect a total return of greater than 10% over the next 12 months with total return equal to the percentage price
change plus dividend yield.

HOLD -We expect a total return between -5% and 10% over the next 12 months with total return equal to the percentage
price change plus dividend yield.

SELL -We expect a total return below -5% over the next 12 months with total return equal to the percentage price change
plus dividend yield.

Occasionally, we use the ancillary rating of SUSPENDED (SU) to indicate a long-term suspension in rating and/or target
price, and/or coverage due to applicable regulations or Stifel policies. SUSPENDED indicates the analyst is unable to
determine a “reasonable basis” for rating/target price or estimates due to lack of publicly available information or the inability
to quantify the publicly available information provided by the company and it is unknown when the outlook will be clarified.
SUSPENDED may also be used when an analyst has left the firm.

Of the securities we rate, 49% are rated Buy, 42% are rated Hold, 3% are rated Sell and 6% are rated Suspended.

Within the last 12 months, Stifel or an affiliate has provided investment banking services for 15%, 7%, 0% and 13% of the
companies whose shares are rated Buy, Hold, Sell and Suspended, respectively.

Additional Disclosures

Please visit the Research Page at www.stifel.com for the current research disclosures and respective target price
methodology applicable to the companies mentioned in this publication that are within Stifel's coverage universe. For a
discussion of risks to target price please see our stand-alone company reports and notes for all stocks.

The information contained herein has been prepared from sources believed to be reliable but is not guaranteed by us and is
not a complete summary or statement of all available data, nor is it considered an offer to buy or sell any securities referred to
herein. Opinions expressed are subject to change without notice and do not take into account the particular investment
objectives, financial situation or needs of individual investors. Employees of Stifel, or its affiliates may, at times, release
written or oral commentary, technical analysis or trading strategies that differ from the opinions expressed within. Past
performance should not and cannot be viewed as an indicator of future performance.

As a multi-disciplined financial services firm, Stifel regularly seeks investment banking assignments and compensation from
issuers for services including, but not limited to, acting as an underwriter in an offering or financial advisor in a merger or
acquisition, or serving as a placement agent in private transactions.

Affiliate Disclosures

“Stifel”, includes Stifel Nicolaus & Company (“SNC”), a US broker-dealer registered with the United States Securities and
Exchange Commission and the Financial Industry National Regulatory Authority and Stifel Nicolaus Europe Limited (“SNEL”),
which is authorized and regulated by the Financial Conduct Authority (“FCA”), (FRN 190412) and is a member of the London
Stock Exchange.

Registration of non-US Analysts: Any non-US research analyst employed by SNEL contributing to this report is not
registered/qualified as a research analyst with FINRA and is not an associated person of the US broker-dealer and therefore
may not be subject to FINRA Rule 2241 or NYSE Rule 472 restrictions on communications with a subject company, public
appearances, and trading securities held by a research analyst account.

Country Specific and Jurisdictional Disclosures
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United States: Research produced and distributed by SNEL is distributed by SNEL to “Major US Institutional Investors” as
defined in Rule 15a-6 under the US Securities Exchange Act of 1934, as amended. SNEL is a non-US broker-dealer and
accordingly, any transaction by Major US Institutional Investors in the securities discussed in the document would need to be
effected by SNC. SNC may also distribute research prepared by SNEL directly to US clients that are professional clients as
defined by FCA rules. In these instances, SNC accepts responsibility for the content. Research produced by SNEL is not
intended for use by and should not be made available to retail clients, as defined by the FCA rules.

Canadian Distribution: Research produced by SNEL is distributed in Canada by SNC in reliance on the international dealer
exemption. This material is intended for use only by professional or institutional investors. None of the investments or
investment services mentioned or described herein is available to other persons or to anyone in Canada who is not a
“permitted client” as defined under applicable Canadian securities law.

UK and European Economic Area (EEA): This report is distributed in the EEA by SNEL, which is authorized and regulated
in the United Kingdom by the FCA. In these instances, SNEL accepts responsibility for the content. Research produced by
SNEL is not intended for use by and should not be made available to non-professional clients.

The complete preceding 12-month recommendations history related to recommendation(s) in this research report is available
at https://stifel2.bluematrix.com/sellside/MAR.action

Brunei: This document has not been delivered to, registered with or approved by the Brunei Darussalam Registrar of
Companies, Registrar of International Business Companies, the Brunei Darussalam Ministry of Finance or the Autoriti
Monetari Brunei Darussalam. This document and the information contained within will not be registered with any relevant
Brunei Authorities under the relevant securities laws of Brunei Darussalam. The interests in the document have not been and
will not be offered, transferred, delivered or sold in or from any part of Brunei Darussalam. This document and the information
contained within is strictly private and confidential and is being distributed to a limited number of accredited investors, expert
investors and institutional investors under the Securities Markets Order, 2013 ("Relevant Persons") upon their request and
confirmation that they fully understand that neither the document nor the information contained within have been approved or
licensed by or registered with the Brunei Darussalam Registrar of Companies, Registrar of International Business
Companies, the Brunei Darussalam Ministry of Finance, the Autoriti Monetari Brunei Darussalam or any other relevant
governmental agencies within Brunei Darussalam. This document and the information contained within must not be acted on
or relied on by persons who are not Relevant Persons. Any investment or investment activity to which the document or
information contained within is only available to, and will be engaged in only with Relevant Persons.

In jurisdictions where Stifel is not already licensed or registered to trade securities, transactions will only be affected in
accordance with local securities legislation which will vary from jurisdiction to jurisdiction and may require that a transaction
carried out in accordance with applicable exemptions from registration and licensing requirements. Non-US customers
wishing to effect transactions should contact a representative of the Stifel entity in their regional jurisdiction except where
governing law permits otherwise. US customers wishing to effect transactions should contact their US salesperson.

The recommendation contained in this report was produced at 18 September 2016 17:51EDT and disseminated at 18
September 2016 17:51EDT

Additional Information Available Upon Request

© 2016 Stifel. This report is produced for the use of Stifel customers and may not be reproduced, re-distributed or passed to
any other person or published in whole or in part for any purpose without the prior consent of Stifel. Stifel, Nicolaus &
Company, Incorporated, One South Street, Baltimore, MD 21202.
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