OMEGA HEALTHCARE INVESTORS, INC.
FUNDS FROM OPERATIONS
Unaudited
(In thousands, except per share amounts)

Three Months Ended
September 30, 2019

NEL INCOME.. . ueeeeeeeeeeeteiererereeessteesseeesaesessessssesssseessssesssssssesassessssessssesssssessessssessssessssesssssssseesssesesseesssessssessanses S 142,948
Deduct gain from real estate dispositions (53,067)
Deduct gain from real estate dispositions - unconsolidated joint ventures (9,345)
SUDEOTAL 1.t evrecectetete ettt ettt ettt ettt b bbb s e RS R e R bbb bR bbb R AR ARttt bbb b st en s S 80,536
Elimination of non-cash items included in NEL INCOME: . ......iiiiiiiiiiiiiit e s e e e e sanee
Depreciation and amOrtiZation. . ... .uiiii i e e e e e e e e e e e e e e e e nnareeeeenanaeaeeeennnrres 76,696
Depreciation - unconsolidated JOINt VENTUIES.........ciii i e e e e st e e e e s eneeee e e e e e e nneeeas 1,841
Add back provision for impairments on real estate properties... 3,836
Add back UNrealized 0SS ON WAITANTS.......ciiiiiiiieee et eee e e e e e e e e re e e e e s e aeaeeeeessnneaeeeeesssnsneeeeeennsseeesanns 184
FUNAS FrOM OPEIatiONS..c.veeverrerreererseesesseessesesssesesssesssssessesssssessessessessessessessessasssesesssessessessessessessessessessessassessosses $ 163,093
Weighted-average common shares outstanding, DasiC.......ccuiiiiiieeiiiiiei e e e e e e e 217,818
[T A T =T Iy o Yol 1= Ta o N 24 2T 1SR 1,754
=L (o] AV [ e IR o =T I oo o = ot f S 319
(01 U oV £SO P TP 6,622
Weighted-average common shares outstanding, dilUted............coeeievivieerieiieieeeeeeee ettt 226,513
Funds from operations pPer SHare...........uiiiiiiiiiiiisssssisssisissssssssssssssssssssssssssssssssssssssssssssssssasssssasans 0.7200
Adjusted funds from operations:
LT Yo I3 e 4 T XY= Y4 T T o -SRI S 163,093
Add back acquisition and MErger related COSTS.......iiiiiiiiiiiiiiiiiecee et ere et ettt e ereereesteeeereeeseeeaseenteesaneenns 887
Add back interest refinancing expense - unconsolidated jOINt VENTUIES..........cceeovveeireeeieeecree it 2,014
Add back uncollectible accounts 3,011
Add back restructuring costs........ccccveerercnrneennn. 622
Add back stock-based COMPENSALION EXPENSE.....ccuiiiiiirieiiieeecieeecreeesreeeereeesreeeesareeestbeeesbeeeersseessseeesnreeessseens 2,921
AdJUSted FUNAS FrOM OPEIALIONS ....evveerereereeieiriereiieseestessessessessessessessessessessessssssesssssessessessessessessessessassassassassass $ 172,548
Adjusted funds from OPErations PEr ShATE........ccevccuerrierieeernrerereseerseeessressssesssessssessssessssesssessssessssessasessasens $ 0.7618




Funds From Operations (“FFO”), Adjusted FFO and Funds Available for Distribution (“FAD”) are non-GAAP financial measures. For
purposes of the Securities and Exchange Commission’s Regulation G, a non-GAAP financial measure is a numerical measure of a
company’s historical or future financial performance, financial position or cash flows that excludes amounts, or is subject to adjustments
that have the effect of excluding amounts, that are included in the most directly comparable financial measure calculated and presented
in accordance with GAAP in the income statement, balance sheet or statement of cash flows (or equivalent statements) of the company,
or includes amounts, or is subject to adjustments that have the effect of including amounts, that are excluded from the most directly
comparable financial measure so calculated and presented. GAAP refers to generally accepted accounting principles in the United States
of America. Pursuant to the requirements of Regulation G, the Company has provided reconciliations of the non-GAAP financial measures
to the most directly comparable GAAP financial measures.

The Company calculates and reports FFO in accordance with the definition and interpretive guidelines issued by the National Association
of Real Estate Investment Trusts ("NAREIT"),and consequently, FFO is defined as net income (computed in accordance with GAAP),
adjusted for the effects of asset dispositions and certain non-cash items, primarily depreciation and amortization and impairments on real
estate assets, and after adjustments for unconsolidated partnerships and joint ventures and changes in the fair value of warrants.
Adjustments for unconsolidated partnerships and joint ventures will be calculated to reflect funds from operations on the same basis.
The Company believes that FFO, Adjusted FFO and FAD are important supplemental measures of its operating performance. Because the
historical cost accounting convention used for real estate assets requires depreciation (except on land), such accounting presentation
implies that the value of real estate assets diminishes predictably over time, while real estate values instead have historically risen or
fallen with market conditions. The term FFO was designed by the real estate industry to address this issue. FFO described herein is not
necessarily comparable to FFO of other real estate investment trusts, or REITs, that do not use the same definition or implementation
guidelines or interpret the standards differently from the Company.

Adjusted FFO is calculated as FFO available to common stockholders excluding the impact of non-cash stock-based compensation and
certain revenue and expense items identified above. FAD is calculated as Adjusted FFO less non-cash interest expense and non-cash
revenue, such as straight-line rent. The Company believes these measures provide an enhanced measure of the operating performance of
the Company’s core portfolio as a REIT. The Company’s computation of adjusted FFO and FAD are not comparable to the NAREIT
definition of FFO or to similar measures reported by other REITs, but the Company believes that they are appropriate measures for this
Company.

EBITDA is defined as earnings before interest, taxes, depreciation and amortization, and after adjustments for unconsolidated
partnerships and joint ventures. Adjusted EBITDA is defined as earnings before interest, taxes, depreciation, amortization, gain or loss on
asset sales-net, provisions for impairment and certain non-recurring revenues and expenses.

The Company uses these non-GAAP measures among the criteria to measure the operating performance of its business. The Company
also uses FAD among the performance metrics for performance-based compensation of officers. The Company further believes that by
excluding the effect of depreciation, amortization, impairments on real estate assets and gains or losses from sales of real estate, all of
which are based on historical costs and which may be of limited relevance in evaluating current performance, FFO can facilitate
comparisons of operating performance between periods and between other REITs. The Company offers these measures to assist the
users of its financial statements in analyzing its operating performance and not as measures of liquidity or cash flow. These non-GAAP
measures are not measures of financial performance under GAAP and should not be considered as measures of liquidity, alternatives to
net income or indicators of any other performance measure determined in accordance with GAAP. Investors and potential investors in
the Company’s securities should not rely on these non-GAAP measures as substitutes for any GAAP measure, including net income. These
materials should be read in conjunction with our most recent earnings release.



Our ratios of Funded Debt to annualized EBITDA, adjusted annualized EBITDA and Funded Debt to adjusted pro forma annualized
EBITDA as of September 30, 2019 were 4.22x, 5.14x and 5.07x, respectively. EBITDA is defined as earnings before interest, taxes,
depreciation and amortization. Adjusted EBITDA eliminates items such as acquisition costs and stock-based compensation
expense and adds back certain non-cash expenses, if any, to EBITDA. Adjusted pro forma EBITDA adds to or subtracts from
adjusted EBITDA the incremental EBITDA from (i) new investments and divestitures made during the 3rd quarter assuming a July
1st purchase or sale date and (ii) inception to date funding of construction in progress multiplied by the estimated contractual
quarterly yield assuming an July 1st in-service date. EBITDA, adjusted EBITDA, adjusted pro forma EBITDA and related ratios are
non-GAAP financial measures. Annualized EBITDA, adjusted annualized EBITDA and adjusted pro forma annualized EBITDA assume
the current quarter results multiplied by four, and are not projections of future performance. Below is the reconciliation of EBITDA
and adjusted EBITDA to net income.

OMEGA HEALTHCARE INVESTORS, INC.
EBITDA RECONCILIATION AND
FUNDED DEBT COVERAGE RATIO CALCULATION

Unaudited
Three Months Ended
(000's) September 30, 2019
N B I COMIC ettt ettt et e e e e et e e ea e e e eaeeeeaueeesseeeeaseeeaaseesanaee s seeesaneeesasaeeanseesanseesasseesanseeaaseeeasseessneesnnne S 142,948
Depreciation and @mMOrTiZatioN.........c.ieiiiieccie et et e e e et e e st e e esatee e abee e taeestaeeesaeeereeeeaaeeenes 76,696
Depreciation - unconsolidated JOINT VENTUIES .......c.eeiiuiieiiieecie ettt et e e e s e e s tee e sraeesavaeeesseeesaeas 1,841
LY A= =T A o 1= S UP PP 51,996
[LaTeTe TR = = PPN 483
EBITDA . .. ettt ettt ettt h e bttt a e s bt e bt e h e b b e bt eh e e st e bt e bt e bt e st e s e R e Rt e Rt h e et e bt eb e e h e e a b et e be e bt bt et e tenteene S 273,964
Deduct ain 0N @SSETS SOIA = NET ...c.eiriiiiiirie ettt ettt ettt be e s aeesbe e st esateeabeenbeebeesbeesseenaeas (53,067)
Deduct gain on assets sold -unconsolidated JOINt VENTUIES..........eevviiieriiiririieeee et svee e seeeennees (9,345)
Deduct foreign currency gain........ccceceeveereereenvensiennns (23)
Add back uncollectible accounts 3,011
Add back UNrealized 10SS ON WarTANTS.......c.ciciiiiiiiieiieiterite ettt ettt et e be e sbeesbeesatesabesasesasesnbesnseenee 184
Add back interest refinancing expense - unconsolidated joint VENTUIeS..........cocevveeniieniienieniienieniesie e 2,014
Add DACK FESTIUCTUNNG COSES..eeuiiriiiiiiiiiieie ettt ettt et sttt et e st e e bt e s et e satesatesabeesbeesbeenbeenseenbeesaeesanens 622
Add back non-cash impairment on real estate PropPerties......c.ocevierierierieriieeieeee ettt s 3,836
Add back acquisition and Merger related COSES.... .ottt e et e e sreeeenneee e 887
Add back stock-based COMPENSALION EXPENSE.......uiiriieeriieeiieeeitee ettt eerte e ettt esreeesbeeessteeesseeeessseesnseeesnseeenns 2,921
AJUSEEA EBITDA. ...ttt ettt ettt h et a et b e bt st et s b et e e bt e st e b e s bt e bt e bt e s e et e et e eheeab et e nbeebeebeenbenbenbesbeeneenes S 225,004
Add incremental pro forma EBITDA from new investments in Q3........cccevvueerrieeniieenireeneeesreeesieeeseeesnnnes 548
Add incremental pro forma EBITDA from construction in progress through Q3.........cccceevvevviveccieesceeenen. 5,586
Deduct incremental pro forma revenue from Q3 asset divestitures . (2,788)
Adjusted Pro forma EBITDA.......cc.oiiiuieeeteeteete et et et e teeteete et etesteeteetaessebesteeseessessessesbasssessensasesseessessesesseaseas S 228,350
DEBT
REVOIVING [N OF CrEAit....cuviiiiiiiceieeicieciceeete ettt ettt ettt et et e et et ete et et e besbeeaeess e seeteebeesseasensessesseeseens S -
=T8T (o =L SRR 798,230
SECUIEA DOITOWINES ©oeiuveeiiuieeeitiieeiiee ettt e ettt e sttt e e s teeessteeeaeeesssaeesssaeeanseeeasseeessseeeasseeensseeansseesnseeesnseaessseeennsensnns 2,275
(8L =T =Te l o Yo o YT oYL 3,870,000
FMV adjustment of assumption Of debt ........coceiiieiiiiiece e e e 196
Premium/(discount) on unsecured borrOWINGS - NEL.......cccuieiieeiiieiiecie et (24,061)
Deferred fiNANCING COSES = NEL....uiiiiiiieiiecee ettt ste e e st e s e e s tae s aaesabe e s beesteenseeseeseesseesseesssennsennns (27,387)
B oL 1Ie =] ) SRR S 4,619,253
Deduct balance sheet cash and cash equivalents... (40,860)
N Lo (oL =1 I L] L ST S 4,578,393
Deduct FMV adjustment for assumption of debt .........c.ceoviiieiiieeiiee e (196)
Add back discount (deduct premium) on unsecured borrowings - net.. 24,061
Add back deferred fiNaNCING COSTS = NET.....cciiii i e ettt e e et e e s teeesaseeessaeeennes 27,387
Adjusted total debt (a/k/a FUNAEA DEDL)........ccvcivveriiiiieeiiiieeteeteeete sttt b e sbe st b e erennens S 4,629,645
Funded Debt / anNUAlized EBITDA ........ccceiieereeeerisessneeeesssssssseeessssssssessssssssssesssssssssssssssssssssssesssssssssssssnns 4.22 x
Funded Debt / adjusted annualized EBITDA .........ccceeviiireeiserininssiessssssissssssssssssssssssssssessssssssssssesssssssess 5.14 x
Funded Debt / adjusted pro forma annualized EBITDAL.........cccccccteierurercrsenesseescsnesessessssssessssnessssnssssssseses 5.07 x

(1) Used to calculate leverage only.



Our adjusted EBITDA to total interest expense ratio and adjusted EBITDA to fixed charges as of September 30, 2019
were 4.3x and 4.1x, respectively. Fixed charge coverage is the ratio determined by dividing EBITDA by our fixed charges.
EBITDA is defined as earnings before interest, taxes, depreciation and amortization. Adjusted EBITDA eliminates items
such as acquisition costs and stock-based compensation expense and adds back certain non-cash expenses, if any, to
EBITDA.

Fixed charges consist of interest expense, amortization of other non-cash interest charges, amortization of deferred
financing costs and refinancing costs. EBITDA, adjusted EBITDA and interest expense ratio are non-GAAP measures.
Below is the reconciliation of EBITDA to net income.

OMEGA HEALTHCARE INVESTORS, INC.
EBITDA RECONCILIATION AND
FIXED CHARGE AND INTEREST COVERAGE RATIO CALCULATION

Unaudited

Three Months Ended

(000's) September 30, 2019
N BT N O ettt e et e e e e e e e e e e e et eeeeaaeaeeseaeeeeesaasaeeesaaseaeesaaseeessanseeessasaeeesannseeesanneneenan S 142,948
Depreciation and amoOrtiZation.........ciiiiee i e s arae e ea 76,696
Depreciation - unconsolidated jJOINT VENTUIES .........eeeiiiiiiiiiiiiieeee et earaaee e 1,841
Y =] = A 1= 51,996

[ gToloTo g LI =) =L PP P PP PP PP PP PPPPPPPPPPPPPPR 483
2] 1 10 A S 273,964
Deduct gain 0N @SSETS SOIA = NET......uuiiiiiii ittt e et e e e e e e tbre e e e e e e eeeetbbaeeeeeeeeennes (53,067)
Deduct gain on assets sold - unconsolidated joint VENTUreS......c.oocvieiiiiiieiiniiiee e, (9,345)
Deduct fOr@igN CUITENCY BaAIN. ..o iiiiiieee ettt e e e e e ettt e e e e e e e eetaeeeeeeeeeesataseeeeaeeeeeassssraeaseeeaannns (23)
PiYo [o I o Yol QU [ o) 11T ox ] o] LTz Lol oo 1 U 1 ] K-y 3,011
Add back unrealized 10SS 0N WarTaNTS......c.uuviiiiiiiee e sre e e e e e e srbte e e e e raeeeennnnns 184
Add back interest refinancing expense - unconsolidated joint ventures..........cccovvvveeeeiiecccciieennennn. 2,014
Pi¥e o I o= Tol | =Sy { U ot { U] g = ol 1) USRI 622
Add back non-cash impairment on real estate properties.......cccccceeeecccciieeeee e, 3,836
Add back acquisition and merger related COStS......coiiiiiiiiiii e 887
Add back stock-based compensation EXPENSE........coccuuvriiiiie ettt e e e e 2,921
AdJUSEEA EBITDA. ... S 225,004

FIXED CHARGES

[ = (=R A= 4 1= A LT = TR S 49,719
Amortization of non-cash deferred financing Charges.........ouue oo 2,277
TOTAl INEEIEST EXPENSE...eeuiiiiiiiiiiiiiiiiiettieeeeeeeeee e eeeereereeeeeeeeeeeeeeeeeeeesreeeaeesesaaaesraaaesaaaaasaaseeaaaeaeaaaaaees S 51,996
Add back: capitalized INTEIEST.....cci i e e e e e e e e e e et raaeeeeeean 3,281
TOAl FIXEA CRAIZES...ccuveeveieiiecee ettt ettt ettt ettt e e ete e te e eteeeaeeebeeeteeeateenseenseeeseeeareereenaeas S 55,277
Adjusted EBITDA / total interest @XPense rati......ccccceevrrreeeeeerieeiisrssneeeeeeeseesssssnnseseeeeesssssnsnsseeees 4.3 x

Adjusted EBITDA / fixed charge coverage ratio......c.cccccceeeeeereeeeeccrneeeeessneeeeesssneesscsssnessessnsesssssnnes 4.1 x




OMEGA HEALTHCARE INVESTORS, INC.
FUNDS AVAILABLE FOR DISTRIBUTION
Unaudited
(In thousands, except per share amounts)

Three Months Ended
September 30, 2019

LA =38 Tt o T RS S 142,948
Deduct gain 0N assets S0I0 - NEL........ciiiiiiiii s (53,067)
Deduct gain on assets sold - unconsolidtated joint VENtUres..........c.ccccciiiiiiiiniiciniiccee (9,345)
SUD=EOTAL. ..ttt b bbbtk h ekt b et b et b b e bRt e bR e bt e bbbt b et et e et ee S 80,536
Elimination of non-cash items included in NEt INCOME:........coririiiiirice e
Depreciation aNd AMOITIZAtION. .....cccciiirereieere ettt ettt s bt e bt b e et st nesn et neenenene 76,696
Depreciation - unconsolidated JOINT VENTUIES ........cccueviirieiiniiniieieseete ettt ettt sttt e sbe e sbesaeeneas 1,841
Add back non-cash provision for impairments on real estate Properties..........ccueevererviereneesieniesieseseeeeseseene 3,836
Add back UNrealized [0SS 0N WAITANTS. ......ccueiririerieieerentee ettt ettt et b e bt et besbe s e e ebesbesse e enesnesseneene 184
FUNAS from OPerations.....cccueuiiiiiiiiiiiiieiiiiniiiiineniiiiiiiteesessiisiiiietssmssisisttsssssssssisttssssssssssssssssssssssssssssssnes S 163,093
X T 1 =T
Add back acquisition and Merger related COSTS.......oiiiiiiiiiiiieree ettt sbe et sbe s neas 887
Add back interest refinancing expense - unconsolidated joiNt VENTUIES........c.ceviiiriienienienieneeee e 2,014
Add back Uncollectible aCCOUNTES.........cciviiiiiiiii e 3,011
Add DACK FESTIUCTUING COSTS...cviitiuiiuietirtirieieitett sttt ettt ettt sttt ese bt e st e st ebesbe b ess e st sbe s b et eseebe s b et e st ese st ebeneenenbennen 622
Add back stock-based COMPENSAtION EXPENSE.....c.coiririeieirireieer ettt ettt et besre e sesresneneene 2,921
Adjusted funds from OPEratioNns ...........eeeeeeeeeeeiiiiiiiiiiiiiiii e S 172,548
X LT 1y =T
NON-CASh INTErEST EXPENSE....cvivieiiiiiiticite e bbb bbb bbb 2,253
Capitalized INTEIEST ....c.cviieiciccc b (3,281)
NON-CASN FEVENUES ...ttt bbb bbb sttt bbb b sa s (14,956)
Funds available for distribution (FAD) ........eeeeeeeeiiiiiiiiiiiiiiiiiiiiieiiiieiieeeeeiisiiissssssesssssssssssssssssssssssssssssssssssssssnnes [ 156,564
Weighted-average common shares outstanding, DasiC........cecveererieriiinenieiierereeeeree et 217,818
Restricted SOCK @Nd PRSUS......coouiiiiiiiiiitiic ettt 1,754
NEt FOrWard SNArE CONMTIACT......cveirerieieere ettt ettt sttt e b e s bt e st e bt s b et e st ebe b et et esesbenseneeneebensen 319
L0 ] TS 6,622

Weighted-average common shares outstanding, diluted 226,513

FAD per share, diluted...........coueiiiiiiiniiiniiiieieneee e s a s s s s a e s a e a e aes S 0.6912




Percentages of adjusted total debt to adjusted book capitalization and adjusted total debt to total
market capitalization at September 30, 2019 were 53.4% and 33.2%, respectively. Adjusted total
debt is total debt plus the discount or less the premium derived from the sale of unsecured
borrowings, deferred financing costs - net and fair market value adjustment of assumed debt.
Adjusted book capitalization is defined as adjusted total debt plus stockholders' equity and
noncontrolling interest. Adjusted total debt, adjusted book capitalization and related ratios are non-
GAAP financial measures. Total market capitalization is the total market value of our securities as of
September 30, 2019 plus adjusted total debt.

OMEGA HEALTHCARE INVESTORS, INC.
BOOK AND MARKET CAPITALIZATION RATIO CALCULATIONS

Unaudited
(In thousands)

At
September 30, 2019
RevoIVINg iN€ Of Credit......uciiciiececee e s e S -
=100 01 o Lo TP TR 798,230
SeCUred DOMTOWING. ... eiiiiieiiieiee ettt et 2,275
UNSECUred DOITOWINGS.....viiiiiiieeciiee ettt ettt ete e e et e e e e tr e e e aaee e earaeaenns 3,870,000
FMV adjustment of assumption of debt .......cccoceeviriiriiniiniiceee, 196
Discount on unsecured borrowings - NEt .......cccceeecieeeeciiee e e (24,061)
Deferred financing COSES - NET.....ccviiiieeciieciece e s (27,387)
o] = e 1] | S USRS USRPRRRNE S 4,619,253
Deduct FMV adjustment of assumption of debt .........ccccccevienienennennenenne. (196)
Add back discount on unsecured borrowings - Net..........cccceeevcveeeccieee e, 24,061
Add back deferred financing costs - NET.......cceeverieriieniieneeeee e 27,387
Adjusted total debt.........ccccvererercterireeiereriereeeseeecseeeeseeeesseeessesssssssssssenns 3 4,670,505
BOOK CAPITALIZATION......cituuieiinnniciinneiciinssieiiassieimsssisimssssnmssisnssssssssassssnns
Adjusted total deDt.........cciivieiiceiceece et S 4,670,505
Omega stockholders' @QUILY......ccuueeiiieeeeciie e e 3,881,985
NONCONTIOIlING INTEIEST .....vveeeeieeeeeee e et 201,477
Adjusted book capitalization.........ccccceiiiiiiiiiiiiiiiiiiiiiiirrrrrr S 8,753,967
MARKET CAPITALIZATION....cctcceiitteniitreneerennceesenssessenssssssnssssssnssssssssesssnnsess
Omega common shares and OP units outstanding at 9/30/2019................... 224,365
Market price of common stock at 9/30/2019.........ccccveevieveeeceeeceeeciee e S 41.79
Market capitalization of common stock at 9/30/2019.........ccceevvevveervernnenne. 9,376,213
Market capitalization of publicly traded securities.........ccceeeeeiieeiiiieeeciieeenns 9,376,213
Add adjusted total debt........cooviiieee 4,670,505
Total market capitalization........ccccciiiiiiiiiiiiiiiiiiiiiinrnnr s, 3 14,046,718
Adjusted total debt / adjusted book capitalization.........ccccceeeeeeeeveerecrrneenn. 53.4%

Adjusted total debt / total market capitalization........cccceeceeeerrreeeeecreenecssnens 33.2%




2019 GUIDANCE UPDATED

The Company adjusted its 2019 annual guidance range to be between $1.70 and $1.73 of Net income per diluted share from $1.44 and 1.48 per
share. The Company also increased the low end of its Adjusted FFO by $0.01 to a range of $3.04 to $3.07 per diluted share.

Bob Stephenson, Omega’s CFO commented, “We have tightened our 2019 year-end AFFO guidance as a result of closing the $735 million
Encore acquisition last week, third quarter asset sales, continuing to record Daybreak on a cash basis and our third quarter capital markets
activity.” Mr. Stephenson continued, “We are pleased to have sold 7.5 million common shares on a forward basis and to have extended our debt
maturities by issuing $500 million of 3.625% ten-year senior unsecured debt, thereby freeing up our credit facility for potential acquisitions.”

The following table presents a reconciliation of Omega’s guidance regarding Adjusted FFO to projected GAAP earnings.

2019 Q4 2019 Annual
Guidance Range Guidance Range
(per diluted (per diluted
common share) common share)

Net Income $0.39- $0.42 $1.70- $1.73

Depreciation . o 0.35 1.35

Depreciation — unconsolidated joint 0.00 0.03

venture

Provision for real estate impairment 0.00 0.04

Unrealized loss on warrants 0.00 0.00

Gain on assets sold - net @ 0.00 (0.27)
FFO $0.74 - $0.77 $2.85 - $2.88
Adjustments:

One-time revenue items 0.00 (0.01)

Acquisition and merger related costs 0.00 0.02

One-time termination payment 0.00 0.01

Interest -_reflnar_lc!ng costs - 0.00 0.01

unconsolidated joint ventures

Restructuring expenses 0.00 0.00

Provision or write-off of uncollectible 0.00 0.05

accounts

Impairment on direct financing leases 0.00 0.04

Stock-based compensation expense 0.02 0.07
Adjusted FFO $0.76 - $0.79 $3.04 - $3.07

(1) Includes gains from unconsolidated joint venture asset sales

Note: All per share numbers rounded to 2 decimals.

The Company's Adjusted FFO guidance for 2019 includes (i) the Encore Portfolio acquisition (closed on October 31), (ii) over $35 million of
planned capital renovation projects with fourth quarter 2019 estimated in-service dates or spending that should generate cash in the fourth quarter
of 2019 and (iii) Daybreak continuing on a cash basis. It excludes additional acquisitions and asset sales, the impact of gains and losses from the
sale of assets, certain revenue and expense items, interest refinancing expense, capital transactions, acquisition costs, and additional provisions for
uncollectible accounts, if any.

The Company's guidance is based on a number of assumptions, which are subject to change and many of which are outside the Company’s
control. If actual results vary from these assumptions, the Company's expectations may change. Without limiting the general ity of the foregoing,
the timing of collection of rental obligations from operators on a cash basis, the timing and completion of acquisitions, divestitures, capital and
financing transactions, and variations in stock-based compensation expense may cause actual results to vary materially from our current
expectations. There can be no assurance that the Company will achieve its projected results. The Company may, from time to time, update its
publicly announced Adjusted FFO guidance, but it is not obligated to do so.



Forward-Looking Statements

This press release includes forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section
21E of the Securities Exchange Act of 1934, as amended. All statements regarding Omega’s or its tenants', operators', borrowers' or managers'
expected future financial condition, results of operations, cash flows, funds from operations, dividends and dividend plans, financing opportunities
and plans, capital markets transactions, business strategy, budgets, projected costs, operating metrics, capital expenditures, competitive positions,
acquisitions, investment opportunities, dispositions, facility transitions, growth opportunities, expected lease income, continued qualification as a
REIT, plans and objectives of management for future operations and statements that include words such as “anticipate,” “if,” “believe,” “plan,”
“estimate,” “expect,” “intend,” “may,” “could,” “should,” “will” and other similar expressions are forward -looking statements. These forward-
looking statements are inherently uncertain, and actual results may differ from Omega's expectations.

Omega’s actual results may differ materially from those reflected in such forward-looking statements as a result of a variety of factors, including,
among other things: (i) uncertainties relating to the business operations of the operators of Omega’s properties, including those relating to
reimbursement by third-party payors, regulatory matters and occupancy levels; (ii)the impact of healthcare reform and regulation, including cost
containment measures and changes in reimbursement policies, procedures and rates; (iii) the ability of operators and borrower s to maintain the
financial strength and liquidity necessary to satisfy their respective rent and debt obligations; (iv) the ability of any of Omega’s operators in
bankruptcy to reject unexpired lease obligations, modify the terms of Omega’s mortgages and impede the ability of Omega to co llect unpaid rent
or interest during the pendency of a bankruptcy proceeding and retain security deposits for the debtor’s obligations, and oth er costs and
uncertainties associated with operator bankruptcies; (v) the availability and cost of capital; (vi) changes in Omega’s credit ratings and the ratings
of its debt securities; (vii) competition in the financing of healthcare facilities; (viii) Omega’s ability to maintain its status as a REIT and the
impact of changes in tax laws and regulations affecting REITs; (ix) Omega’s ability to sell assets held for sale or complete potential asset sales on
a timely basis and on terms that allow Omega to realize the carrying value of these assets; (x) Omega’s ability to re-lease, otherwise transition or
sell underperforming assets on a timely basis and on terms that allow Omega to realize the carrying value of these assets; (x i) the effect of
economic and market conditions generally, and particularly in the healthcare industry; (xii) the potential impact of changes in the SNF and ALF
market or local real estate conditions on the Company’s ability to dispose of assets held for sale for the anticipated proceeds or on a timely basis,
or to redeploy the proceeds therefrom on favorable terms; (xiii) changes in interest rates; and (xiv) other factors identifie d in Omega’s filings with
the SEC. Statements regarding future events and developments and Omega’s future performance, as well as management’s expectations, beliefs,
plans, estimates or projections relating to the future, are forward looking statements.

We caution you that the foregoing list of important factors may not contain all of the material factors that are important to you. Accordingly,
readers should not place undue reliance on those statements. All forward-looking statements are based upon information available to us on the
date of this release. We undertake no obligation to publicly update or revise any forward -looking statement as a result of new information, future
events or otherwise, except as otherwise required by law.
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