ebblebrook

HOTEL TRUST NEWPORT

Property Information:

May 2022 TTM Performance and Valuation:

Acquisition Price: $174.0M
Acquisition Date: June 23, 2022 ADR: sy
Location: Newport, RI ~ Total RevPAR: $401
Rooms: 257 Hotel EBITDA/Key®: $53K
Type: Upper-Upscale, Full-Service Resort  cap Rate (May 2022 TTM NOI)®: 7.0%
Opened / Renovated: 1969/ 2017

(1) Based on previously disclosed earnings before interest, taxes, depreciation and amortization (“EBITDA”")
(2) Based on May 2022 TTM Hotel EBITDA, less a 4% capital reserve, resulting in hotel net operating income

Property Highlights:

= 257-room waterside oasis on Goat Island that boasts unobstructed views of
Narragansett Bay, Newport Harbor and the iconic Newport Bridge, creating
the quintessential coastal New England setting

= Wide variety of waterside eateries including Showfish Newport and The
Pineapple Club, which feature ingredient-driven menus with healthy bites,
locally sourced dishes and seasonal classics

= Over 80,000 square feet of indoor and outdoor event space, surrounded by
expansive lawns, sweeping water views and a historic lighthouse

= Seawater Spa is a 3,000-square foot sanctuary that offers guests the
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$120 L 60% = Attractive waterside drive-to resort in the= ROI opportunities via enhancing the
$100 - L 5504 best location in Newport guestrooms, pool area, spa, meeting and
0 = Desirable, experiential prop. for leisure pavilion spaces, lobby and arrival
$80 - F 50% transient guests and corp/leisure groups  experience and landscaping
$60 - L 45% = Over 80,000 square feet of indoorand = Right to purchase the marina (22 slips)
outdoor event space in 2027
$40 - - 40% = High barrier-to-entry market with limited = Improved lobby activation
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Source: Smith Travel Research destinations in the world
Note: 2022 reflects March TTM d&ta

This summary information sheet contains certain "forward-looking statements” relating to, among other things, ADR, Total RevPAR, hotel EBITDA and hotel net operating income, and investment opportunities. The forward-looking statements made are based on our
beliefs, assumptions and expectations of future performance, taking into account all information currently available to us. Actual results could differ materially from the forward-looking statements made on this summary information sheet. When we use the words
"projected,” "expected,” ‘planned” and "estimated" or other similar expressions, we are identifying forward-looking statements. The forward-looking statements on this summary information sheet are subject to the safe harbor of the Private Securities Litigation Reform
Act of 1995. All information on this sheet is as of June 23, 2022. We undertake no duty to update the information to conform to actual results or changes in our expectations. For additional information, please visit our website at www.pebblebrookhotels.com.



