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

Three Months Ended
March 31, 2020

Y=y ot T Y- S 92,279
Deduct gain from real estate dispositions (1,838)
Deduct gain from real estate dispositions - unconsolidated joint ventures (117)
SUBTOTAL . 11vvavseteteisseete st s ittt ettt b s b b ss et bbb bbb s b A s b AR s et bR b et Rt b st s st ene S 90,324
Elimination of non-cash items included in NEL INCOME:......coiiiiiiiiii e e s
Depreciation and amMOrtiZatioN........ciiiiiiiiiie et s e e s see e s s e e s e e e sbe e e saabe e e sbeeesbaeesbaeeenraaeennne 82,643
Depreciation - unconsolidated JOINT VENTUIES.........ceii it e e e e e e s ee e e e e e esnaeeeeesnnnnnes 3,632
Add back provision for impairments on real estate PropPerties.......cccuueeeeeiiccieeee et 3,639
Add back unrealized loss on warrants............... 775
NAREIT funds from operations ("NAREIT FFO") $ 181,013
Weighted-average common shares outstanding, basic 227,261
ReStriCted SEOCK @NA PRSUS......cc e ecciteee ettt e ettt e e e ettt e e e e et e e e e e s aseteeeeeesnsaaeeeeasnssaneeeeannssneeeessnnnnnnns 1,261
(O] 2T 1 £ O PP PPRPTPP 5,984
Weighted-average common shares outstanding, dilUted...........cccviiiiiirieiieieiie e 234,506
NAREIT funds from operations available per share.........ccccuiiiiiiiiiiiiiiiiniiiiiieerereneerere e 0.7719
Adjusted funds from operations:
NAREIT FFO....cucviuiuiteiaiesiesitsseesessses st sessaebsss s s s ssste s sstebessst et s e st e b sssee s s s e bbb ss bbb st e b s s b e b bs st b s s aeb b nsetesnas $ 181,013
DEAUCE ONE-TIME FEVENUE. .. .uveieiieeeeeiiee ettt e eeette et e e e e et e e e e e e bba e e e e e eeataeeeeesasaaeeeeeeasssseseesesssssseeeeesssreneeeeenrnes (666)
Deduct acquisition and Merger relat@d COSS......uiiiiiiiiiii e e e e s e e e e s e e e e e snraeeeeesnnnnaeeens (225)
Add back proVvision fOr Credit I0SSES.....uiiiuiiiiei it e e e e e e e rre e e e e ssrrreeeeesennraeeeeeesnsaneeeessnnnnnns 1,486
Add back stock-based compensation eXpense........ccceecvveeeeeeerinieeeeesicnnens 4,635
Adjusted funds from operations (Adjusted FFO) $ 186,243
AdJUStEd FFO PEI SATE ...vvvnirisiniiiiiittssssssss sttt bbb e et b bbb bbb s $ 0.7942




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 NAREIT FFO excluding the impact of non-cash stock-based compensation and certain revenue and expense
items (e.g., acquisition and merger related costs, provisions for uncollectible accounts, provisions for current expected credit losses, etc.).
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 may not be comparable to the NAREIT definition of funds from operations 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 March 31, 2020 were 5.56x, 5.38x and 5.24x, respectively. Funded Debt is defined as balance sheet debt adjusted for
premiums/discounts, deferred financing costs, and to add back cash. 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 1st quarter assuming a
January 1st purchase or sale date and (ii) inception to date funding of construction in progress multiplied by the estimated
contractual quarterly yield assuming a January 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) March 31, 2020
L= AT g Tole 1 o T= TR S 92,279
Depreciation and amMOTtiZatioN.........coueeeieeieeiie ettt et e e naee 82,643
Depreciation - unconsolidated JOINT VENTUIES .........uuviiiiiiiiiieee et e e e e e e e e aeraee e e e e e 3,632
LY AT =T A o 1= PP PPPPPPPRRRPPPRt 55,161
Yoo g (=T = D= U RUURRRY 1,005
EBITDA. .. ceteiiiituiiiteniitienietreesistrassietrassssrsssssstensssssesssssssssssssensssssssssssssssssstenssssssnssssssnsssssenssssssnssssssnsssssnnnss S 234,720
Deduct gain 0N @SSELS SOIA = NEL ..occuvii ittt e e e et e e e e ab e e e e bae e e tbeeesabeeeearaeeensaeeanns (1,838)
Deduct gain on assets sold -unconsolidated joint ventures. (117)
DEAUCT ONE-TIME FEVENUE. .. .cccutieeetiee ettt ettt e ettt e eette e e ste e e eetveeeattaeeaataeeeaateeeassaeeaasseessseesasteeeesseessseesasseeenns (666)
Deduct acquisition and mMerger related COSES......uiiiiiiiiiiiiiee e e e e e e e e e e ebrree e e e e snerees (225)
Add back FOreigN CUITENCY 10SS.......iiiiiiiieiiie ettt ettt e e et e e e et e e e eeabe e e steeeeaaeessreeeassneennnes 70
Add back unrealized 10SS ON WaAITANTS.......coiiiiiiiiieiiiee et eree et e e e ste e e sbbeesbteesssbeeesbeeessnesansseeenns 775
Add back provision fOr Credit I0SSES.......ccuuiiiiuiieiiiie ettt et e e e sbe e e e tae e s e abeeesbeeeebaeeenreas 1,486
Add back non-cash impairment on real estate Properties........ccvereerieriieiieniieeeesee e 3,639
Add back stock-based compensation expense 4,635
Adjusted EBITDA.........ccccccvreeerrnnnnnnnennnnnnnnns S 242,479
Add incremental pro forma EBITDA from new investments in QlL.........ccccvuvieeiiieeiiieeecieeecieeeeveeeesveee e 605
Add incremental pro forma EBITDA from construction in progress through Q1........cccccceceeveenierieeneennnen. 6,017
Deduct incremental pro forma revenue from Q1 asset divestitures .........cccoveeeiieeeiieecciee e (196)
Adjusted pro forma EBITDA........cccceeiereeecrreereeseeesesseseesssesessssssessssessssessssssesesssssssssssssssssssssssssssassssssassssnsess S 248,905
FUNDED DEBT
Revolving line of credit S 516,760
=10 00 (o =T L3OO TP PPPRR 799,000
Yol BT =Yoo o] g o VYT oY -SSR 387,835
UNSECUIEA DOITOWINES. . .eiiiiiiieiiieeiiiee et e ettt st e e ettt e estbe e e sbeeessbbaeesbeeesabeeesasaeessbeeessbaeeanssaesnsseessaseeesnsseennsnen 3,863,541
FMV adjustment of assumption of deDt .........cccuiiiiiiiiiiiee e e et ebae e e earee s 150
Premium/(discount) on unsecured DOrrOWINGS = NET......coiviirierieiiinirierieree ettt sttt s nee s (22,368)
Deferred fiNANCING COSTS = NMET.......ccciiiiiiie et e e et e et e e e at e e e e ateeeebaeeetteeeanseeesnbeeesseeeennreas (25,269)
TOLAL AEDE. ettt ettt st st e et es e et et s et stae s et s e s e e e e et seae s e s s et en et et e e eeneesenneees $ 5,519,649
Deduct balance sheet cash and cash eqUIVAIENTS...........eeiiiiiiiiiiiiiiice e e e (347,965)
N L R o] 7 1 e =] o) SRR S 5,171,684
Deduct FMV adjustment for assumption of debt .........cccveiieiiiriiecec e (150)
Add back discount (deduct premium) on unsecured borrowings - Net.......ccccvuveeriiieeiiieeeiiee e e eseee e 22,368
Add back deferred financing costs - net . 25,269
Funded Debt........cccoeeeummreenccinnneerrecnnns S 5,219,171
Funded Debt / annualized EBITDA .........ccccueeeeeeeeeeteeeeeeeeeeeeeeeeeeteeeeeeeessssssssssssssssssssssssssssssssssssssssnes 5.56 x
Funded Debt / adjusted annualized EBITDA .........cccccvveererseeriesneescsnessssnessesssesssssessssssssssssssssssessssssssssananss 5.38 x
Funded Debt / adjusted pro forma annualized EBITDAL..........ccccccceeeeerrerscsnnesissnesssseescsnesssssessessssssssnasssnnes 5.24 x

(1) Used to calculate leverage only.

(1)
(1)
(1)



Our adjusted EBITDA to total interest expense ratio and adjusted EBITDA to fixed charges as of March 31, 2020 were
4.4x 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) March 31, 2020
N B N COM. ittt ettt ettt e e e s e et e s ettt e aaeeseaaeesabeessaseesaaseesbeesassesasseessaeesabeesasaeesabaeesseesanseesaraees S 92,279
Depreciation and amoOrtiZatioN.........ceii it e e s sareee s 82,643
Depreciation - unconsolidated JOINt VENTUIES ..........eueeiiiiiiiiiiieeeee et e e 3,632
LY (=] =Y W o = 55,161
[T olo] 0 gk = D=L N 1,005
]2 8 I 0 N S 234,720
Deduct gain 0N @SSEES SOIA = NET....icciiieiii ittt ettt e e et e e e eebreeeesbbeeeesnabeeeesenbaeseesans (1,838)
Deduct gain on assets sold - unconsolidated joint VENtUres.........cccccvvieeee e (127)
DEAUCE ONE-TIME FEVENUE......ceveeeeeceteeeeeeiteee ettt e e eete et e e etree e e sebeeeeesbeeeeeebbeeeesasbeeeeeassaeseesssresessnsens (666)
Deduct acquisition and merger related COStS.......oo et e e (225)
Fi¥o [0l oF- Yol i {o) =TT =4 o el U L4 =T o Tor VAN (o TSRS 70
Add back unrealized 10SS ON WAITANTS.......ccoiiciiiiiiiiiee e cciee s seee e esrrre e e s sbee e s eenbee e s esarreeessnreees 775
Add back provision fOr Credit I0SSES.....uii ittt et e e eeree e e sbae e e e baae e e eannes 1,486
Add back non-cash impairment on real estate Properties.......ccccceveeecciieeeee e 3,639
Add back stock-based compensation EXPENSE........uuueeiiiiiiieciiieeeee e e 4,635
Adjusted EBITDAL......cciiiiiiiirunniiiiiiiiiiiiiessnsssssssiiisstiitessssssssssssssssstssessssssssssssssssssssssssssssssssssssnns S 242,479
FIXED CHARGES
L T A=y (o 1L Y= TSR S 52,700
Amortization of non-cash deferred financing Charges.......cccovuveieiecieee e 2,461
TOtal INtErESt EXPENSE. ... iieeiireeiireeneireeerteeertneerensesreasesrensesenssesenssssenssssassesenssssenssssenssssensaneen S 55,161
Add back: capitalized INTEIEST.....uuiiieee et e e e e e e e e e e e e b rrae e e e e e e eennnnns 3,646
TOtal fiXEA CRAIEES. ... . e re e e e e e e eseeeeeeeaeeeeeeeeeeseeseeenans S 58,807
Adjusted EBITDA / total interest @Xpense ratio.........ccccceeueemmmmeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeseeesesees 4.4 x

Adjusted EBITDA / fixed charge coVerage ratio.........cccceeeeeeeeeunnreeeeereeeeeeeenssssseseeeseeessessnsssssnnnns 4.1 x




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

Three Months Ended
March 31, 2020

VTS 1T T -t S 92,279
Deduct 8ain 0N SSEES SOIA = NEL....cc.uiiiiiieiiee ettt b et a et e s b e et esbesbe e b e sbeeanens (1,838)
Deduct gain on assets sold - unconsolidtated JOINt VENTUIES........cccoiiiiriirieieninieseseee ettt (117)
YU (] 7 | OO SRPRRRROt S 90,324
Elimination of non-cash items included in net income:
Depreciation and AMOTTIZatioN. .......cocuiiiiieiiieee ettt sttt sre et r et 82,643
Depreciation - uUnconsolidated JOINT VENTUIES .......ccceeririeirirerieieeeestetee ettt snennens 3,632
Add back non-cash provision for impairments on real estate properties........cccceevveerieeieeniiesieenee e 3,639
Add back UNrealized (0SS 0N WAITANTS. ....c..ciiiiriiiieieiietese ettt st b e st e e bt et e sbesseentanbasseensesseans 775
NAREIT funds from operations (NAREIT FFO)........cuuuuueeeememimimmimiiiiiiiiiiiiiiieiiiiiiiisssssssssssssssssssssssssss S 181,013
e JT S 4 =T 0 PP TTTRE
DEAUCE ONE-TIME FEVENUE. ...c.eeeeetiteiteieet sttt ettt ettt a et e bt e b s bt e e e bt s b e s b e st e st eh e st et e st e b e s b et e st ebeeb et entesesbensensenennes (666)
DEAUCE @CQUISTTION COSES..uurviriiieieiietirierieieestesteeetestesteeesestesteee st e sesseee st ese st enseneesesseseneesessessenseneesessenseneenessensaneen (225)
Add back provision for credit I0SSES..........civiiiiiiiiiic s 1,486
Add back stock-based COMPENSALION EXPENSE.....ccuuiruiirreerrrieeereesreereesre et esteesteeseeesteessaesssaesseessseesseessseensensnns 4,635
Adjusted funds from operations (Adjusted FFO).......ccciiiiiiiiiiiiiiiiiiiiiiiiiciciccciccecssessssssssssssssssssssssssssssssssssssssees S 186,243
e JT S 4 =T 0 PPN
NON-CASh INTErESt EXPENSE....cviuiiiiiiiteitc bbb bbbt 2,438
(0 Yo T = 12T T =T 1) AT (3,646)
NON=CASN FTEVENUES ...ttt ettt ettt ettt b s bbbt e b s bt et e bbb et e st e b et et e st eb e et et entesenbensenseneenes (10,763)
Funds available for distribution (FAD) .......cccieeiiiiiiiiiiiemmnniiiiiiiiiimmmmiiiiiieemssiiiissmmmmssssssssssssssssssssssnns [3 174,272
Weighted-average common shares outstanding, basiC..........cccccuviiiniiiiiiiiciicc e 227,261
Restricted stock and PRSUs 1,261
(O] 2o T £ RPN 5,984
Weighted-average common shares outstanding, dilUted ...........c.cocveriieiieiiieie e 234,506

FAD per Share, dilUted..........ceeeiiiiiiiiiiiiiiiiiiiiiiiiiiiiisiissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssees S 0.7431




Percentages of adjusted total debt to adjusted book capitalization and adjusted total debt to total
market capitalization at March 31, 2020 were 56.9% and 47.4%, 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
March 31, 2020 plus adjusted total debt.

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

Unaudited
(In thousands)

At
March 31, 2020
Revolving [iNe of Credit........coviieeiiieiiciiece ettt et S 516,760
B =] 2 T Lo Y= L, 799,000
SECUIEd DOITOWING...cii ittt ettt e s s s 387,835
UNSECUred DOITOWINGS. ....cociiiiiee ettt e e e srae e e e enaeee s 3,863,541
FMV adjustment of assumption of debt .......ccccevviiiiiiiiiiinieeeeeciee 150
Discount on unsecured borrowings - Net .......ccceecveeeevcieiecriee e (22,368)
Deferred financing COStS = NEL....ccoiiiiiiiriieeeeeeeee e (25,269)
B 1o =1 I e 1= o SRR S 5,519,649
Deduct FMV adjustment of assumption of debt .......ccccoeviviviiiniiinieenieeee, (150)
Add back discount on unsecured borrowings - Net........ccccoecveervcceeeereeeeennee, 22,368
Add back deferred financing costs - NEt......cccvcevviiiiniienir e 25,269
Adjusted total debt.........ccocvveiierrceeiierrreeiecrereeccreeeeeeseeeeeesneeeessnneeenes S 5,567,136
BOOK CAPITALIZATION....cuctiuiiiniienicieniitnniienieiesisinsssssersnsssssssssssssnssssssssnnes
Adjusted total deDt.......coceeeiieeee e S 5,567,136
Omega stockholders' eQUILY.......ciicecciiiiieee e 4,021,575
NONCONTIOHING INTEIEST oo e eree e 197,070
Adjusted book capitalization.........cccoeiiiiiiiiiiiiiiiiiiiiiiiii. S 9,785,781
MARKET CAPITALIZATION.......ccuctreeeerenerrencreenerenerrmsernsseresssenssssassssasesnssesansens
Omega common shares and OP units outstanding at 3/31/2020................... 232,851
Market price of common stock at 3/31/2020........cccceeveeevreeneeenieesieeeiee e S 26.54
Market capitalization of common stock at 3/31/2020........ccccceevreererenrernne. 6,179,866
Market capitalization of publicly traded securities..........cccccevveeeeciiieecccieeennns 6,179,866
Add adjusted total debt.......ccuveeii i 5,567,136
Total market capitalization..........ccceeeeveeeeecerneeresseeeeesseeereesnneeesssnneeens S 11,747,002
Adjusted total debt / adjusted book capitalization.........cccccceeeeeeeerrrrneenennnn. 56.9%

Adjusted total debt / total market capitalization........cccccceeeeerrrreeeeeereeeennnns 47.4%




