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Recommendation Change: Betting on Mean Reversion

Our sector-neutral gaming recommendations have two changes summarized herein:

VICI Properties (VICI) has outperformed Gaming & Leisure Properties (GLPI) by bps year
to date. It’s important to note that relative performance distribution tends to be limited in this
space as the total return differential between the two gaming REITs often oscillates within a tight
band in any three-month period. Hence, VICI’s recent outperformance is enough to tilt valuation

in favor of GLPL.

On an earnings yield basis, GLPI’s ’25 AFFO yield is bps higher than that of VICI.
Further, GLPI currently trades at a implied cap rate to VICI’s . This bps spread is
moderately wide of the average spread of bps since the beginning of ’23. This translates into
a implied IRR for GLPI and implied IRR for VICI. A key consideration inherent in
our IRR underwriting is VICI’s concentration on the Las Vegas Strip, which represents of

Exhibit 1: Rolling Total Returns and Implied Cap Rate Spread

Turning Point: Several valuation criteria, including implied cap rate spread, favor GLPI following
meaningful YTD underperformance vs. VICI. With this signal in mind, it’s notable that the total
return differential between the two gaming REITSs tends to mean revert over time.

Rolling 3-Month Total Return Implied Cap Rate Spread

Differential (VICI less GLPI)
(VICI less GLPI)

Sources: Bloomberg, Green Street
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the company’s annualized rent. Green Street implicitly ascribes a long-term growth premium of

bps/yr to Las Vegas relative to regional markets. However, current pricing implies a long-
term growth spread of bps/yr, which seems too wide. We herein ... = shares of
GLPIto (from )and - w + sharesof VICIto = (from ).

While both GLPI and VICI will report 1Q25 earnings results in the coming days, our
recommendation changes herein are not predicated on a particularly positive / negative view of
this earnings season for gaming. Rather, intra-sector investment recommendations are solely
focused on our assessment of relative valuation within Green Street’s broader framework that
typically aims for an equal number of Buy and Sell ratings within each of our covered property
sectors. That said, we have some concern for underlying tenant operations in both portfolios. For
GLPI, an increasingly stretched U.S. consumer, combined with competitive pressure from newly
opened properties, has been and continues to be a risk worth monitoring closely. On the other
hand, VICT’s Vegas-centric portfolio has historically been subject to greater volatility in gaming
revenue over a full cycle and would seem to carry risk in an economic slowdown or recession, but
likely so would GLPI. Perhaps of as much or more concern for Vegas: a greater exposure to
international travel represents a key tail risk amid contentious political policy and/or rhetoric.
For now, we don’t have a strong view between the two sets of risks between GLPI and VICI.
Prevailing rent coverage levels are also seemingly high enough for both companies to cushion any
setback in the performance of underlying operations and therefore our recommendations focus
on relative valuation rather than a thematic bent.

Taking a step back, gaming REITs have outperformed all REITs by bps YTD, ostensibly
due to a “flight to safety” mindset amid an increasingly uncertain economic backdrop. This makes
sense considering that gaming REIT cash flows are highly secure with long-term triple net leases,
high operator coverage levels, and resilient underlying businesses. Further, gaming REITs benefit
from a stronger internal growth profile relative to traditional net lease REITs. Despite recent
meaningful outperformance, the gaming sector remains attractively priced within
Green Street’s Sector Allocation framework (see page 3 of Global Property Allocator),
which assesses relative valuation signals across all covered property sectors. The current inter-
sector valuation signal implies that investors can find success in allocating capital to both GLPI
and VICI relative to all REITs.
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Chris Darling, CFA The redacted content in this report is exclusive to Green Street subscribers. Visit our
Michael Herring website to book a demo of the Green Street platform, and start exploring the benefits
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EMPOWERING THE GLOBAL REAL ASSETS INDUSTRY

One Platform. Complete Perspective.

Power your investment, portfolio, and risk strategies with Green Street. Our proprietary
platform — Data & Analytics, Research, News — and Advisory Services deliver predictive
analytics, actionable intelligence, and forward-looking expert insight across public and

private markets within the global real assets industry.
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Real results.
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Celebrating 40 years of trusted CRE intelligence, insight, and innovation, Green Street

has been enabling smarter investment decisions since 1985. Our industry-leading data,

forecasts, and predictive analytics, empower real assets decision-makers with a long-
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Green Street’s Disclosure Information

This report does NOT constitute investment advice nor is it provided in the capacity of a fiduciary.

The information contained in this report is based on data obtained from sources we deem to be reliable; it is not guaranteed as to accuracy and does not purport to be complete. This report is
produced solely for informational purposes and is not intended to be used as the primary basis of investment decisions. Because of individual client requirements, it is not, and it should not be
construed as, advice designed to meet the particular investment needs of any investor. This report is not an offer or the solicitation of an offer to sell or buy any security.

Issuers of this Report US and EEA: This report has been prepared by analysts working for Green Street (Green Street US) and/or Green Street (U.K.) Limited (Green Street UK). Green
Street US is the parent company of Green Street UK.

This report is issued in the European Economic Area (EEA) by Green Street UK. Green Street US accepts no responsibility for this report to the extent that it is read by persons
based in the EEA. Green Street Advisors (UK) Ltd is registered in England, (Company number. 6471304), and its registered office is 3rd & 4th Floors, 25 Maddox Street, London W1S 2QN.
Green Street Advisors (UK) Ltd is authorized and regulated by the Financial Conduct Authority in the United Kingdom (FRN 482269).

Green Street US relies on the Limited Connection Relief for services provided to our clients located in Australia.

Green Street UK is exempt from the requirement to hold an Australian financial services license under the Act in respect of the financial services; and is regulated by the FCA under UK laws,
which differ from Australian laws.

Green Street, along with its research professionals, are not registered as an advisor or dealer in any category with a securities regulator in Canada and any advice provided is not a solicitation
to offer or sell or trade in specific securities or to provide tailored advice to any person in Canada.

Swiss recipients: the funds, the REITs, the investment companies and any collective investment schemes referred to in these reports may not have been registered with the Swiss Financial
Market Supervisory Authority (FINMA) and no Swiss representative or paying agent has been appointed. This report is provided in Switzerland for the use of the addressees only and may not
be distributed, copied, reproduced, or passed on to any third parties.

Green Street reserves the right to update the disclosures and policies set out in this document at any time.
Other Important Information

Automated Valuation Model: The valuation estimates do not constitute an appraisal of the properties or portfolios and should not be relied upon in lieu of an appraisal or underwriting pro-
cess. The estimated values are based upon data collected from public record sources, client inputs, and Green Street proprietary metrics and models. The accuracy of the methodology used
to develop the valuation estimates are based on available data and are not guaranteed or warranted. The condition of the properties and current market conditions can affect the validity of the
valuation estimates and custom reports generated. Any valuation estimate and custom report generated does not include a physical inspection of the properties or a visual inspection or analy-
sis of current market conditions by a licensed or certified appraiser, which is typically included in an appraisal.

Management of Conflicts of Interest: Conflicts of interest can seriously impinge the ability of Green Street employees to do their job. In that spirit, Green Street adheres to the following
policies regarding conflicts of interest:

Green Street employees are prohibited from actively trading the shares of any company in our coverage universe.

Green Street employees do not serve as officers or directors of any of our subject companies.

Neither Green Street nor its employees/analysts receive any compensation from subject companies for inclusion in our research.

On occasion, Green Street analysts may be contacted by companies within the firm’s coverage universe regarding potential employment opportunities. Additional disclosure will be made
when appropriate.

. Green Street’s Advisory business services investors seeking to acquire interests in publicly traded companies. Green Street may provide valuation services to prospective acquirers of
companies which are the subject(s) of Green Street’s research reports.

Green Street publishes research reports covering issuers that may offer and sell securities in an initial or secondary offering.

Green Street US generally prohibits research analysts from sending draft research reports to subject companies. However, it should be presumed that the analyst(s) who authored this report
has(/have) had discussions with the subject company to ensure factual accuracy prior to publication and has(/have) had assistance from the company in conducting due diligence, including
visits to company sites and meetings with company management and other representatives.

Terms of Use

Protection of Proprietary Rights: To the extent that this report is issued by Green Street US, this material is the proprietary and confidential information of Green Street and is protected by
copyright. To the extent that this report is issued by Green Street UK, this material is the proprietary and confidential information of Green Street (U.K.) Limited and is protected by copyright.

This report may be used solely for reference for internal business purposes. This report may not be reproduced, re-distributed, sold, lent, licensed or otherwise transferred without the prior
consent of Green Street. All other rights with respect to this report are reserved by Green Street.

EEA and UK Recipients: For use only by Professional Clients and Eligible Counterparties: Green Street Advisors (UK) Ltd is authorized by the Financial Conduct Authority to issue this

report to "Professional Clients" and "Eligible Counterparties" only . This report is not for the use of "Retail Clients". This report is provided in the United Kingdom for the use of the addressees
any other person who receives this report should not act on the contents of this report.
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