PECO First Quarter 2024 Highlights
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Our Differentiated Strategy Portfolio Highlights

Our differentiated and focused strategy of owning and operating small-format,
neighborhood shopping centers anchored by the #1 or #2 grocer by sales in a
market continues to result in strong financial and operating performance.
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STATES
Q Format Drives Results: Targeted Trade Areas
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Neighborhood Locations Small Shop Neighbors Are Investment Grade Balance Sheet

Successful with significant liquidity position and net debt to annualized adjusted EBITDAre at 5.1x
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Strength and Resiliency of Our Grocers Retailers Growing with PECO
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+ 6 % | U.S. grocery sales growth in 2023

$ 7 0 5 | Average annual grocer sales per square foot as of March 31, 2024
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PHYSICAL THERAPY

2 o 4 % | Grocer health ratio (occupancy cost) as of March 31, 2024

Learn more about PECO at https:/investors phillipsedison.com. Certain matters included in this presentation may be forward looking statements within the meaning of federal securities laws. Actual future performance and results may differ materially from those included in forward looking statements. Please refer to our most recent annual report on Form I0-K and quarterly
report on Form 10-Q filed with the SEC which include risk factors and other information that could cause actual results to differ from what is included in forward looking statements. This presentation includes certain non-GAAP financial measures that the company considers meaningful measures of financial performance. Additional information regarding these non-GAAP
measures, including reconciliations to GAAP, as well as definitions of terms in this presentation, are included in documents we have filed with the SEC.

Dividend yield as of March 28, 2024 and is based on an annualized rate of $1.17 per share





