Rating Action: Moody's upgrades EPR Properties to Baa2 (senior unsecured);
rating outlook is stable
Global Credit Research - 13 Jun 2013
Approximately $ 1 billion of securities affected.

New York, June 13, 2013 -- Moody's Investors Service upgraded EPR Properties' [NYSE: EPR] issuer and senior
unsecured debt ratings to Baa2 from Baa3, and upgraded the preferred stock rating to Baa3 from Ba1.
Concurrently, Moody's assigned ratings to the REIT's proposed bond offering announced today and its recently
filed shelf. The outlook is stable.
RATINGS RATIONALE
The upgrade follows EPR's announcement that it intends to issue $250 million of unsecured bonds. The proceeds
will be used to pay off secured debt maturing in 2014. This transaction will increase EPR's unencumbered assets
significantly to over 80% of gross assets from 69% at 1Q13. Secured debt is also expected to decline below 10%,
from 12% at 1Q13. EPR has been successful in growing its primary investment categories, which includes
Entertainment, Education and Recreation real estate assets, and operating trends in these industries remain
favorable. In addition, the REIT has made progress in property-type and tenant diversity, though these still are
considered highly-concentrated in our methodology.
The Baa2 ratings reflect EPR's market leadership in the theatre industry, high-quality megaplex theatre assets,
solid coverage metrics and moderate leverage levels. During 1Q13, EPR's fixed charge coverage was 2.7X,
consistent with 1Q12. The credit profile also benefits from sound rent coverages in its asset types and a wellladdered lease expiration schedule. Occupancies are high and, historically, have been stable. EBITDA margins
are high at 83%, resulting from the use of triple net lease structures.
These credit strengths are counterbalanced by the REIT's material exposure to AMC Entertainment, a movie
theatre operator, which accounted for 26% of EPR's total revenue at 1Q13. EPR Properties also has significant
tenant/operator exposure in its charter school business with Imagine Schools and in its metropolitan ski area with
Peak Resorts. Moody's notes that EPR has consistently decreased its exposure to AMC Entertainment over time
(from 33% of total revenues at 1Q12) and has taken other steps to limit tenant credit risk in all of its asset types,
such as the use of cross-collateralization provisions, master leases and prepaid rent. In addition, EPR continues
to diversify its operators in both its megaplex theatre and charter schools. EPR recently entered the Early
Childhood Education Centers. Finally, we note that EPR's liquidity is solid and its unencumbered NOI to
unsecured interest expense is very strong.
Moody's views EPR's specialized assets as less liquid than traditional real estate assets, indicating that positive
rating movement could be constrained. Nevertheless, upward ratings movement would be predicated upon i)
greater tenant diversity, ii) effective leverage at or below 35% and net debt to EBITDA below 4.0X, iii) fixed charge
coverage consistently above 3.7X, and iv) development (build-to-suit) . Downward rating pressure could result
from i) secured debt at or above 20%, ii) a decline in fixed charge coverage below 2.7X, iii) effective leverage
sustained over 50% and net debt to EBITDA above 5.5X, or iv) a material credit deterioration of a major tenant.
The following ratings were upgraded with a stable outlook:
EPR Properties -- issuer rating to Baa2 from Baa3; senior unsecured to Baa2 from Baa3; preferred stock to Baa3
from Ba1.
The following ratings were assigned with a stable outlook:
EPR Properties -- proposed senior unsecured debt at Baa2; preferred stock shelf at (P)Baa3; subordinated shelf
at (P)Baa3; senior unsecured shelf at (P)Baa2; senior subordinated shelf at (P)Baa3.
The last rating action with respect to EPR Properties (then, Entertainment Properties Trust) was on July 16, 2012
when Moody's affirmed EPR Properties' ratings and revised the rating outlook to positive.

Entertainment Properties Trust [NYSE: EPR] is a real estate investment trust that develops, owns, leases and
finances specialty assets characterized by entertainment, education and recreation. These assets include
megaplex theaters, entertainment retail centers, charter schools, ski resorts, and water parks. The REIT has book
assets of $3.0 billion and book equity of $1.5 billion at March 31, 2013.
The principal methodology used in this rating was Global Rating Methodology for REITs and Other Commercial
Property Firms published in July 2010. Please see the Credit Policy page on www.moodys.com for a copy of this
methodology.
REGULATORY DISCLOSURES
For ratings issued on a program, series or category/class of debt, this announcement provides certain regulatory
disclosures in relation to each rating of a subsequently issued bond or note of the same series or category/class
of debt or pursuant to a program for which the ratings are derived exclusively from existing ratings in accordance
with Moody's rating practices. For ratings issued on a support provider, this announcement provides certain
regulatory disclosures in relation to the rating action on the support provider and in relation to each particular rating
action for securities that derive their credit ratings from the support provider's credit rating. For provisional ratings,
this announcement provides certain regulatory disclosures in relation to the provisional rating assigned, and in
relation to a definitive rating that may be assigned subsequent to the final issuance of the debt, in each case where
the transaction structure and terms have not changed prior to the assignment of the definitive rating in a manner
that would have affected the rating. For further information please see the ratings tab on the issuer/entity page for
the respective issuer on www.moodys.com.
For any affected securities or rated entities receiving direct credit support from the primary entity(ies) of this rating
action, and whose ratings may change as a result of this rating action, the associated regulatory disclosures will
be those of the guarantor entity. Exceptions to this approach exist for the following disclosures, if applicable to
jurisdiction: Ancillary Services, Disclosure to rated entity, Disclosure from rated entity.
Regulatory disclosures contained in this press release apply to the credit rating and, if applicable, the related rating
outlook or rating review.
Please see www.moodys.com for any updates on changes to the lead rating analyst and to the Moody's legal
entity that has issued the rating.
Please see the ratings tab on the issuer/entity page on www.moodys.com for additional regulatory disclosures for
each credit rating.
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