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PART I. FINANCIAL INFORMATION
Item 1. Financial Statements

PLYMOUTH INDUSTRIAL REIT, INC.
CONDENSED CONSOLIDATED BALANCE SHEETS
UNAUDITED
(In thousands, except share and per share amounts)

June 30, December 31,
2020 2019
Assets
Real estate properties $ 738,024 $ 655,788
Less accumulated depreciation (80,452) (63,877)
Real estate properties, net 657,572 591,911
Cash 13,975 10,465
Cash held in escrow 11,444 9,453
Restricted cash 3,827 2,480
Deferred lease intangibles, net 57,328 57,088
Other assets 20,501 14,084
Total assets $ 764,647 $ 685,481
Liabilities, Preferred stock and Equity
Liabilities:
Secured debt, net $ 397,150 $ 318,558
Borrowings under line of credit 70,100 78,900
Accounts payable, accrued expenses and other liabilities 42,598 36,284
Deferred lease intangibles, net 7,888 8,314
Total liabilities 517,736 442,056
Commitments and contingencies (Note 11)
Preferred stock, par value $0.01 per share, 100,000,000 shares authorized,
Series A: 2,040,000 shares issued and outstanding at June 30, 2020 and December 31, 2019 (aggregate liquidation preference of
$51,000 at June 30, 2020 and December 31, 2019) 48,868 48,868
Series B: 4,411,764 shares issued and outstanding at June 30, 2020 and December 31, 2019, (aggregate liquidation preference
0f $97,230 and $96,574 at June 30, 2020 and December 31, 2019, respectively) 83,501 79,793
Equity:
Common stock, $0.01 par value: 900,000,000 shares authorized; 15,897,644 and 14,141,355 shares issued and outstanding at
June 30, 2020 and December 31, 2019, respectively 159 141
Additional paid in capital 265,774 256,259
Accumulated deficit (156,106) (148,403)
Total stockholders' equity 109,827 107,997
Non-controlling interest 4,715 6,767
Total equity 114,542 114,764
Total liabilities, preferred stock and equity $ 764,647 $ 685,481

The accompanying notes are an integral part of the condensed consolidated financial statements.
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PLYMOUTH INDUSTRIAL REIT, INC.
CONDENSED CONSOLIDATED STATEMENTS OF OPERATIONS
UNAUDITED
(In thousands, except share and per share amounts)

For the Three Months For the Six Months
Ended June 30, Ended June 30,
2020 2019 2020 2019
Rental revenue $ 26,137 $ 17,022 $ 52,366 $ 33,684
Total revenues 26,137 17,022 52,366 33,684
Operating expenses:
Property 9,026 6,034 18,037 12,296
Depreciation and amortization 13,520 8,476 27,617 16,908
General and administrative 2,576 1,691 5,098 3,337
Total operating expenses 25,122 16,201 50,752 32,541
Other income (expense):
Interest expense (4,900) (3,576) 9,771) (7,418)
Change in fair value of warrant derivative — (102) — (181)
Total other expense, net (4,900) (3,678) (9,771) (7,599)
Net loss (3,885) (2,857) (8,157) (6,456)
Less: loss attributable to non-controlling interest (209) (380) (454) (1,033)
Net loss attributable to Plymouth Industrial REIT, Inc. (3,676) (2,477) (7,703) (5,423)
Less: Preferred stock dividends 1,613 1,566 3,226 3,132
Less: Series B preferred stock accretion to redemption value 1,854 1,901 3,708 3,801
Less: amount allocated to participating securities 30 58 106 115
Net loss attributable to common stockholders $ (7,173)  § 6,002) $ (14,743)  $ (12,471)
Net loss basic and diluted per share attributable to common stockholders $ (0,49) $ (0.88) $ (1 02) $ (2,15)
Weighted-average common shares outstanding basic and diluted 14,649,290 6,835,878 14,514,233 5,787,600

The accompanying notes are an integral part of the condensed consolidated financial statements.
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CONDENSED CONSOLIDATED STATEMENTS OF CHANGES IN PREFERRED STOCK AND EQUITY (DEFICIT)

Balance, January 1, 2020
Series B Preferred stock accretion to
redemption value

Net proceeds from common stock
Stock based compensation

Restricted shares issued

Redemption of partnership units
Rebalancing of non-controlling interest
Dividends and distributions

Net loss

Balance, March 31, 2020

Series B Preferred stock accretion to
redemption value

Net proceeds from common stock
Stock based compensation

Restricted shares issued

Redemption of partnership units
Rebalancing of non-controlling interest
Dividends and distributions

Net loss

Balance, June 30, 2020

Balance, January 1, 2019

Series B Preferred stock accretion to
redemption value

Net proceeds from common stock
Stock based compensation
Restricted shares issued

Dividends and distributions

Net loss

Balance, March 31, 2019

Series B Preferred stock accretion to
redemption value

Net proceeds from common stock
Stock based compensation
Restricted shares issued

Dividends and distributions

Net loss

Balance, June 30, 2019

PLYMOUTH INDUSTRIAL REIT, INC.

UNAUDITED
(In thousands, except share and per share amounts)

Preferred Stock Preferred Stock
Series A Series B Common Stock Additional Stockholders' Non- Total
$0.01 Par Value $0.01 Par Value $0.01 Par Value Paid in Accumulated Equity controlling Equity
Shares Amount Shares Amount Shares Amount Capital Deficit (Deficit) Interest (Deficit)
2,040,000 $ 48,868 4,411,764 $ 79,793 | 14,141,355 $ 141 $§ 256,259 $  (148,403) $ 107,997 $ 6,767 $ 114,764
— — — 1,854 — — (1,854) — (1,854) — (1,854)
= = = = 593,705 6 10,808 — 10,814 — 10,814
— — — — — — 349 — 349 — 349
— — — — 44,900 = = = = = =
— — — — 11,477 1 194 — 195 (195) —
— — (193) — (193) 193 —
— — — — — — (7,159) — (7,159) (324) (7,483)
_ _ _ _ _ — (4,027) (4,027) (245) (4,272)
2,040,000 $ 48,868 4,411,764 $ 81,647 | 14,791,437 148 $ 258,404 §  (152,430) $ 106,122 $ 6,196 $ 112,318
— — — 1,854 — — (1,854) — (1,854) — (1,854)
— — — — 1,060,300 11 12,525 — 12,536 — 12,536
— — — — — — 383 — 383 — 383
— — — — 45,907 — 780 — 780 (780) —
— — 328 — 328 (328) —
— — — — — — (4,792) — (4,792) (l64) (4,956)
— — — — — — — (3,676) (3,676) (209) (3,885)
2,040,000 $ 48,868 4,411,764 $ 83,501 | 15,897,644 $ 159 $ 265,774 $ (156,106) $ 109,827 $ 4715 § 114,542
Preferred Stock Preferred Stock
Series A Series B Common Stock Additional Stockholders’ Non- Total
$0.01 Par Value $0.01 Par Value $0.01 Par Value Paid in Accumulated Equity controlling Equity
Shares Amount Shares Amount Shares Amount Capital Deficit (Deficit) Interest (Deficit)
2,040,000 $ 48,868 4,411,764 $ 72,192 | 4,821,876 $ 49 $ 126,327 $ (137,983) $ (11,607) $ 14,467 § 2,860
— — — 1,900 — — (1,900) — (1,900) — (1,900)
— — — — 278,302 2 4,513 — 4,515 — 4,515
— — — — — — 288 — 288 — 288
— — — — 29,192 — — — — — —
— — — — — — (3,489) — (3,489) (393) (3,882)
— — — — — — — (2,946) (2,946) (653) (3,599)
2,040,000 48,868 4,411,764 74,092 5,129,370 $ 51 § 125739 §  (140,929) $ (15,139) $ 13,421 $ (1,718)
— — — 1,901 — — (1,901) — (1,901) — (1,901)
— — — — | 3,572,017 36 58,237 — 58,273 — 58,273
— — — — — — 305 — 305 — 305
— — — — 53,395 1 — — 1 — 1
— — — — — — (4,823) — (4,823) (393) (5,216)
— — — — — — — (2,477) (2,477) (380) (2,857)
2,040,000 $ 48,868 4,411,764 $ 75,993 8,754,782 $§ 88 § 177,557 $§  (143,406) $ 34239 § 12,648 $ 46,887

The accompanying notes are an integral part of the condensed consolidated financial statements.
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PLYMOUTH INDUSTRIAL REIT, INC.
CONDENSED CONSOLIDATED STATEMENTS OF CASH FLOWS
UNAUDITED
(In thousands)

Operating activities
Net loss $
Adjustments to reconcile net loss to net cash provided by operating activities:
Depreciation and amortization
Straight line rent adjustment
Intangible amortization in rental revenue, net
Amortization of debt related costs
Change in fair value of warrant derivative
Stock based compensation
Changes in operating assets and liabilities:
Other assets
Deferred leasing costs
Accounts payable, accrued expenses and other liabilities

Net cash provided by operating activities

Investing activities
Acquisition of properties
Real estate improvements

Net cash used in investing activities

Financing activities
Proceeds from common stock, net
Proceeds from issuance of secured debt
Repayment of secured debt
Proceeds from line of credit facility
Repayment of line of credit facility
Debt issuance costs
Dividends paid

Net cash provided by financing activities

Net increase (decrease) in cash and cash held in escrow and restricted cash
Cash and cash held in escrow and restricted cash at beginning of period

Cash and cash held in escrow and restricted cash at end of period $

Supplemental Cash Flow Disclosures:
Cash paid for interest $

Supplemental Non-Cash Investing and Financing Activities:
Dividends declared included in dividends payable

Distribution payable to non-controlling interest holder

Series B accretion to redemption value

Fixed asset acquisitions included in accounts payable, accrued expenses and other liabilities

Deferred leasing costs included in accounts payable, accrued expenses and other liabilities

For the Six Months Ended
June 30,
2020 2019
®,157) $ (6,456)
27,617 16,908
961) (481)
(986) (685)
665 508
— 181
732 593
(5,618) (3,856)
(456) (995)
7,715 1,304
20,551 7,021
(89,053) (22,686)
(3,219) (1,802)
(92,272) (24,488)
23,351 62,788
81,000 63,115
(2,556) (63,304)
41,500 6,697
(50,300) (35,250)
(355) (1,208)
(14,071) (6,138)
78,569 26,700
6,848 9,233
22,398 14,961
29,246 $ 24,194
9,016 $ 7,003
$ 3,836 $ 4,847
$ 164 $ 393
$ 3,708 $ 3,801
$ 98 $ 316
$ 757 $ 59

The accompanying notes are an integral part of the condensed consolidated financial statements.




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

1. Nature of the Business and Basis of Presentation
Business

Plymouth Industrial REIT, Inc., (the “Company”, “we” or the “REIT”) is a Maryland corporation formed on March 7, 2011. The Company is structured as an umbrella
partnership REIT, commonly called an UPREIT, and owns substantially all of its assets and conducts substantially all of its business through its operating partnership,
Plymouth Industrial Operating Partnership, L.P., a Delaware limited partnership (the “Operating Partnership”). The Company, as general partner of the Operating Partnership,
controls the Operating Partnership and consolidates the assets, liabilities, and results of operations of the Operating Partnership. As of June 30, 2020 and December 31, 2019,
the Company owned a 95.1% and 94.2%, respectively, equity interest in the Operating Partnership.

The Company is a full service, vertically integrated, self-administered and self-managed organization. The Company focuses on the acquisition, ownership and management
of single and multi-tenant Class B industrial properties, including distribution centers, warehouses and light industrial properties, primarily located in secondary and select
primary markets across the U.S. As of June 30, 2020, the Company, through its subsidiaries, owns 96 industrial properties comprising 125 buildings with an aggregate of
approximately 20 million square feet.

2. Summary of Significant Accounting Policies

The accounting policies underlying the accompanying unaudited condensed consolidated financial statements are those set forth in the Company's audited financial
statements for the years ended December 31, 2019 and 2018. Additional information regarding the Company’s significant accounting policies related to the accompanying
interim financial statements is as follows:

Basis of Presentation

The Company’s interim condensed consolidated financial statements include the accounts of the Company, the Operating Partnership and their subsidiaries. The interim
condensed consolidated financial statements have been prepared in accordance with U.S. generally accepted accounting principles ("GAAP"). All significant intercompany
transactions have been eliminated in consolidation. These interim condensed consolidated financial statements include adjustments of a normal and recurring nature considered
necessary by management to fairly present the Company's financial position and results of operations. These interim condensed consolidated financial statements may not be
indicative of financial results for the full year. These interim condensed consolidated financial statements and notes thereto should be read in conjunction with the Company's
audited consolidated financial statements and the notes thereto for the years ended December 31, 2019 and 2018 included in the Company’s Annual Report on Form 10-K for
the year ended December 31, 2019 as filed with the United States Securities and Exchange Commission on February 27, 2020.

Risks and Uncertainties

As a result of the ongoing COVID-19 pandemic, public health officials have recommended and mandated precautions to mitigate the spread of COVID-19, including
prohibitions on congregating in heavily populated areas and shelter-in-place orders or similar measures. A number of our tenants have been impacted by such measures as they
either temporarily closed down their operations or are scaling back activity in order to comply, causing a strain on their ability to generate revenue. As such, our future operating
results may be adversely impacted by our tenants’ inability to generate revenue and pay their rent due as a result of the shut-downs and other actions taken to contain or treat the
impact of COVID-19. The extent of such impact will depend on future developments, which are highly uncertain and cannot be predicted.

The state of the overall economy beyond the current impacts of the COVID-19 pandemic can also significantly impact the Company’s operational performance and thus
impact its financial position. Should the Company experience a significant decline in operational performance, it may affect the Company’s ability to make distributions to its
stockholders, service debt, or meet other financial obligations.

Use of Estimates

The preparation of the condensed consolidated financial statements in conformity with GAAP requires management to make estimates and assumptions that affect the
reported amounts of assets and liabilities and disclosures of contingent assets and liabilities at the date of the condensed consolidated financial statements and the reported
amounts of revenues and expenses during the reporting period. Management makes significant estimates regarding the allocation of tangible and intangible assets for real estate
acquisitions, impairments of long-lived assets, stock-based compensation and its common stock warrant liability. These estimates and assumptions are based on management’s
best estimates and judgment. Management evaluates its estimates and assumptions on an ongoing basis using historical experience and other factors, including the current
economic environment. Management adjusts such estimates when facts and circumstances dictate. As future events and their effects cannot be determined with precision, actual
results could differ from those estimates and assumptions.




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

Segments

The Company has one reportable segment—industrial properties. These properties have similar economic characteristics and also meet the other criteria that permit the
properties to be aggregated into one reportable segment.

Revenue Recognition and Tenant Receivables and Rental Revenue Components

Minimum rental revenue from real estate operations is recognized on a straight-line basis. The straight-line rent calculation on leases includes the effects of rent concessions
and scheduled rent increases, and the calculated straight-line rent income is recognized over the lives of the individual leases. In accordance to ASC 842, we assess the
collectability of lease receivables (including future minimum rental payments) both at commencement and throughout the lease term. If our assessment of collectability changes
during the lease term, any difference between the revenue that would have been received under the straight-line method and the lease payments that have been collected will be
recognized as a current period adjustment to rental revenue. Rental revenue associated with leases where collectability has been deemed less than probable is recognized on a
cash basis in accordance to ASC 842.

Cash Equivalents and Restricted Cash

The Company considers all highly liquid investments with a maturity of three months or less when purchased to be cash equivalents. There were no cash equivalents at June
30, 2020 and December 31, 2019. The Company maintains cash and restricted cash, which includes tenant security deposits and cash collateral for its borrowings discussed in
Note 5, cash held in escrow for real estate tax, insurance and tenant capital improvements and leasing commissions, in bank deposit accounts, which at times may exceed
federally insured limits. As of June 30, 2020, the Company has not realized any losses in such cash accounts and believes it is not exposed to any significant risk of loss.

The following table presents a reconciliation of cash, cash held in escrow and restricted cash reported within our condensed consolidated balance sheet to amounts reported
within our condensed consolidated statement of cash flows:

June 30, December 31,
2020 2019
Cash as presented on balance sheet $ 13,975 $ 10,465
Cash held in escrow as presented on balance sheet 11,444 9,453
Restricted cash as presented on balance sheet 3,827 2,480
Cash and cash held in escrow and restricted cash as presented on cash flow statement $ 29,246 $ 22,398

Fair Value of Financial Instruments

The Company applies various valuation approaches in determining the fair value of its financial assets and liabilities within a hierarchy that maximizes the use of
observable inputs and minimizes the use of unobservable inputs by requiring that observable inputs be used when available. Observable inputs are inputs that market
participants would use in pricing the asset or liability based on market data obtained from sources independent of the Company. Unobservable inputs are inputs that reflect the
Company’s assumptions about the inputs that market participants would use in pricing the asset or liability and are developed based on the best information available in the
circumstances. The fair value hierarchy is broken down into three levels based on the source of inputs as follows:

Level 1— Quoted prices for identical instruments in active markets.

Level 2— Quoted prices for similar instruments in active markets; quoted prices for identical or similar instruments in markets that are not active; and model-derived
valuations whose inputs are observable or whose significant value drivers are observable.

Level 3— Significant inputs to the valuation model are unobservable.




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

The availability of observable inputs can vary among the various types of financial assets and liabilities. To the extent that the valuation is based on models or inputs that
are less observable or unobservable in the market, the determination of fair value requires more judgment. In certain cases, the inputs used to measure fair value may fall into
different levels of the fair value hierarchy. In such cases, for financial statement disclosure purposes, the level in the fair value hierarchy within which the fair value
measurement is categorized is based on the lowest level input that is significant to the overall fair value measurement. Level 3 inputs are applied in determining the fair value of
warrants to purchase common stock in the amount of $293 at June 30, 2020 and December 31, 2019, as discussed in Note 6.

Financial instruments include cash, restricted cash, cash held in escrow and reserves, accounts receivable, accounts payable and accrued expenses and other current
liabilities. The amounts reported on the balance sheet for these financial instruments approximate their fair value due to their relatively short maturities and prevailing interest
rates.

The fair value of our secured debt and borrowings under line of credit was estimated using Level 3 inputs by calculating the present value of principal and interest
payments, using discount rates that best reflect current market rates for financings with similar characteristics and credit quality, and assuming each loan is outstanding through
its maturity.

The following table summarizes the aggregate principal outstanding under the Company’s secured debt and borrowings under line of credit and the corresponding estimate
of fair value as of June 30, 2020 and December 31, 2019.

June 30, 2020 December 31, 2019
Indebtedness (in thousands) Principal O di Fair Value Principal Outstanding Fair Value
Secured debt $ 400,621 $ 419,205 $ 322,177 $ 319,376
Borrowings under line of credit 70,100 69,372 78,900 77,571
Total 470,721 $ 488,577 401,077 $ 396,947
Unamortized premium/(discount), net (4,236) (4,491)
Unamortized debt issuance cost, net 765 872
Total carrying value $ 467,250 $ 397,458

Debt Issuance Costs

Debt issuance costs other than those associated with the Revolving Line of Credit Facility are reflected as a reduction to the respective loan amounts in the form of a debt
discount. Amortization of this expense is included in interest expense in the condensed consolidated statements of operations.

Debt issuance costs amounted to $7,076 and $6,718 at June 30, 2020 and December 31, 2019, respectively, and related accumulated amortization amounted to £,840 and
$2,227 at June 30, 2020 and December 31, 2019, respectively. At June 30, 2020 and December 31, 2019, the Company has classified net unamortized debt issuance costs of
$972 and $1,133, respectively, related to the Revolving Line of Credit Facility from Borrowings under line of credit, net to Other assets in the condensed consolidated balance
sheets.

Stock Based Compensation

The Company grants stock-based compensation awards to our employees and directors typically in the form of restricted shares of common stock. The Company measures
stock-based compensation expense based on the fair value of the awards on the grant date and recognizes the expense ratably over the vesting period. Forfeitures of unvested
shares are recognized in the period the forfeiture occurs.

Earnings (Loss) per Share

The Company follows the two-class method when computing net loss per common share as the Company has issued shares that meet the definition of participating
securities. The two-class method determines net loss per share for each class of common and participating securities according to dividends declared or accumulated and
participation rights in undistributed earnings. The two-class method requires income available to common stockholders for the period to be allocated between common and
participating securities based upon their respective rights to receive dividends as if all income for the period had been distributed. Diluted net loss per share is the same as basic
net loss per share since the Company does not have any common stock equivalents such as stock options. The warrants are not included in the computation of diluted net loss
per share as they are anti-dilutive for the periods presented.




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

Consolidation

The Company’s condensed consolidated financial statements include its financial statements, and those of its wholly-owned subsidiaries and controlling interests. Interests
in the Operating Partnership held by unrelated 3rd parties are identified as the “Non-controlling interest”. All intercompany accounts and transactions have been eliminated in
consolidation for all periods presented.

New Accounting Pronouncements

In August 2018, the FASB issued ASU 2018-13, “Fair Value Measurement (Topic 820): Disclosure Framework - Changes to the Disclosure Requirements for Fair Value
Measurement” (“ASU 2018-13"). ASC 820 defines fair value, establishes a framework for measuring fair value, and expands disclosures about fair value measurements. ASU
2018-13 is intended to improve the effectiveness of disclosures required by entities regarding recurring and nonrecurring fair value measurements. ASU 2018-13 was effective
for the Company for reporting periods beginning after December 15, 2019, with early adoption permitted. The Company adopted ASU 2018-13 on January 1, 2020 and the
adoption did not have a material impact on the Company’s condensed consolidated financial statements.

In March 2020, the Financial Accounting Standards Board ("FASB") issued Accounting Standards Update (“ASU”) No. 2020-04 Reference Rate Reform (Topic 848).
ASU 2020-04 contains practical expedients for reference rate reform-related activities that impact debt, leases, derivatives and other contracts. The guidance in ASU 2020-04 is
optional and may be elected over time as reference rate reform activities occur. The Company has not elected any of the practical expedients provided by ASU 2020-04 and will
continue to evaluate the impact of the guidance and may apply certain elections as applicable as additional changes in the market occur.

Other accounting standards that have been issued or proposed by the FASB or other standards-setting bodies that do not require adoption until a future date are not
expected to have a material impact on the Company’s financial statements.

3. Real Estate Properties
Real estate properties consisted of the following at June 30, 2020 and December 31, 2019:

June 30, December 31,
2020 2019

Land $ 141,972 $ 127,439
Buildings, building improvements and tenant improvements 530,667 474,492
Site improvements 63,402 52,998
Construction in progress 1,983 859

738,024 655,788
Less accumulated depreciation (80,452) (63,877)
Real estate properties $ 657,572 $ 591,911

Depreciation expense was $8,489 and $5,238 for the three months ended June 30, 2020 and 2019, respectively, and $16,575 and $10,397 for the six months ended June 30,
2020 and 2019, respectively.

Acquisition of Properties

The Company made the following acquisitions of properties during the six months ended June 30, 2020:

Date Square Purchase Price

Location Acquired Feet Properties (in th d )(])

Chicago, IL January 24, 2020 465,940 1 3 18,650
Indianapolis, IN January 27, 2020 276,240 1 8,800
Atlanta/Savannah, GA January 28, 2020 924,036 5 34,700
Avon, OH February 14, 2020 406,863 3 15,750
Atlanta, GA March 13, 2020 117,000 1 10,056
Total 2,190,079 11 3 87,956

(1) Purchase price does not include capitalized acquisition costs.




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

The allocation of the aggregate purchase price in accordance with Financial Accounting Standards Board, (FASB), ASU 2017-01 (Topic 805) “Business Combinations,” of
the assets and liabilities acquired at their relative fair values as of their acquisition date, is as follows:

Purchase Price
(in thousands)

Total Purchase Price

Purchase price $ 87,956
Acquisition costs 1,097
Total $ 89,053

Allocation of Purchase Price

Land $ 14,532
Building 54,144
Site improvements 10,404
Total real estate properties 79,080

Deferred lease intangibles

Tenant relationships 2,225
Leasing commissions 1,914
Above market lease value 246
Below market lease value (960)
Lease in place value 6,548
Net deferred lease intangibles 9,973
Total $ 89,053
4. Leases

As a Lessor

We lease our properties to tenants under agreements classified as operating leases. We recognize the total minimum lease payments provided for under the leases on a
straight-line basis over the lease term. Many of our leases include the recovery of certain operating expenses such as common area maintenance, insurance, real estate taxes and
utilities from our tenants. The recovery of such operating expenses are recognized in Rental revenue in the condensed consolidated statements of operations. Some of our tenant
leases contain options to extend leases at a fair market rate and may also include options to terminate. A minor number of the Company’s tenant leases are subject to changes in
the Consumer Price Index (“CPI”).

As of June 30, 2020, undiscounted future minimum fixed rental receipts due under non-cancellable operating leases for each of the next five years and total thereafter were
as follows (in thousands):

Future Minimum

Fixed Rental
Receipts
2020 $ 39,359
2021 71,250
2022 60,211
2023 48,431
2024 37,731
Thereafter 63,514
Total minimum rental receipts $ 320,496

These amounts do not reflect future rental revenue from the renewal or replacement of existing leases and excludes tenant recoveries and rental increases that are not fixed
or indexed to CPL

The Company includes accounts receivable and straight-line rent receivables within Other assets in the condensed consolidated balance sheet. For the six months ended
June 30, 2020 and 2019, rental revenue was derived from various tenants. As such, future receipts are dependent upon the financial strength of the lessees and their ability to
perform under the lease agreements.
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Rental revenue is comprised of the following:

Three Months Ended June 30, Six Months Ended June 30,
2020 2019 2020 2019

Income from leases $ 19,483 $ 12,339 $ 38,778 $ 24,469
Straight-line rent adjustments 443 223 961 481
Tenant recoveries 5,773 4,116 11,641 8,049
Amortization of above market leases (199) (159) (402) (319)
Amortization of below market leases 637 503 1,388 1,004

Total $ 26137  $ 17,022 $ 52366 % 33,684

Tenant recoveries included within rental revenue for the three and six months ending June 30, 2020 and 2019 are variable in nature.

On April 8, 2020, the FASB provided feedback on technical inquires received from stakeholders regarding certain accounting topics affected by the COVID-19 pandemic,
including guidance as to whether any concessions granted by a landlord to tenants results in a modification of a lease in accordance to ASC 842. The FASB concluded that a
company can, as a policy election, treat any COVID-19 related rent concessions as a provision included within the pre-concession lease arrangement, and therefore, not be
classified as a lease modification per ASC 842. In order to be considered a COVID-19 related concession, cash flows may be less than or equal to those prior to the concession,
but not substantially greater. As of June 30, 2020, the Company has entered into a small number of such COVID-19 related rent deferral concessions and has elected not to treat
such concessions as a modification of the respective lease.

As a Lessee

At June 30, 2020, we have four, non-cancelable office space operating leases. These leases have remaining lease terms ranging from4.2 years to 10.0 years. The lease
agreements do not contain residual value guarantees or an option to renew. As of June 30, 2020, total right of use assets and lease liabilities were approximately $6,806 and
$8,149, respectively. In arriving at the lease liability as of June 30, 2020, we applied a weighted-average incremental borrowing rate 08.9% over the weighted-average
remaining lease term of 8.7 years. The incremental borrowing rate is our estimated borrowing rate on a fully-collateralized basis for the term of the respective leases.

The following table summarizes the operating lease expense recognized during the three and six months ended June 30, 2020 included in the Company’s condensed
consolidated statements of operations.

Three months ended Six months ended
June 30, June 30,
2020 2020
Operating lease expense included in general and administrative expense attributable to office leases $ 275 $ 507
Non-cash adjustment due to straight-line rent adjustments (154) (262)
Cash paid for amounts included in the measurement of lease liabilities (operating cash flows) $ 121 $ 245

The following table summarizes the maturity analysis of our operating leases, which is discounted by our incremental borrowing rate to calculate the lease liability for the
operating leases in which we are the lessee (in thousands):

June 30, December 31,
2020 2019
2020 $ 401 $ 453
2021 1,161 465
2022 1,184 474
2023 1,208 483
2024 1,217 479
Thereafter 4,441 108
Total undiscounted rental commitments $ 9,612 $ 2,462
Present value adjustment using incremental borrowing rate 1,463 321
Total lease liability $ 8,149 $ 2,141

As of June 30, 2020, and December 31, 2019, the Company had no finance leases.
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5. Borrowing Arrangements
Secured Debt

The following table sets forth a summary of the Company’s secured debt outstanding at June 30, 2020 and December 31, 2019:

o dino Bal at
June 30, December 31, Interest rate at

2020 2019 June 30, 2020 Final Maturity Date
AIG Loan $ 118,352 $ 119,592 4.08% November 1, 2023
Transamerica Loan 73,593 74,214 4.35% August 1, 2028
Allianz Loan 63,115 63,115 4.07% April 10, 2026
Minnesota Life Loan 21,074 21,272 3.78% May 1, 2028
Fisher Park Mortgage 13,552 13,661 5.23% January 1, 2027
South Park Mortgage 9,399 9,507 3.41% January 10, 2022
Orange Point Mortgage 20,536 20,816 4.14% August 1, 2024
KeyBank Term Loan () 81,000 — 2.43%3 October 22, 2020

$ 400,621 $ 322,177

Unamortized debt issuance costs, net (4,236) (4,491)
Unamortized premium/(discount), net 765 872
Secured debt, net $ 397,150 $ 318,558

(1) OnJanuary 22, 2020, the Operating Partnership (the “KeyBank Term Loan Borrower”) entered into a credit agreement (the “KeyBank Term Loan”) with KeyBank National
Association (“KeyBank”) to provide the KeyBank Term Loan Borrower with a term loan with a total commitment of $100,000, subject to certain conditions. The KeyBank
Term Loan matures on October 22, 2020. Borrowings under the Credit Agreementbear interest at either (1) the base rate (determined as the highest of (a) KeyBank’s prime
rate, (b) the Federal Funds rate plus 0.50% and (c) the one month LIBOR rate plus 1.0% or (2) LIBOR, plus, in either case, a spread between 100 and 150 basis points for
base rate loans or a spread between 200 and 250 basis points for LIBOR rate loans, with the amount of such spread depending on the KeyBank Term Loan Borrower’s total
leverage ratio. The credit agreement is secured by the equity interests of certain of the KeyBank Term Loan Borrower’s wholly-owned subsidiary property owners. The
credit agreement contains financial covenants as defined within the KeyBank Term Loan agreement.

(2) The 1-month LIBOR rate as of June 30, 2020 was 0.16% The spread over the applicable rate for the KeyBank Term Loan is based on the Company’s total leverage ratio.

Revolving Line of Credit Facility
The following table sets forth a summary of the Company’s borrowings outstanding under its line of credit at June 30, 2020 and December 31, 2019:

Outstanding Balance at

June 30, December 31, Interest rate at
2020 2019 June 30, 2020 Final Maturity Date
Borrowings under line of credit $ 70,100 $ 78,900 2.43% M) August 7, 2023

(1) The 1-month LIBOR rate as of June 30, 2020 was 0.16% The spread over the applicable rate for the revolving line of credit with KeyBank is based on the Company’s total
leverage ratio.

Financial Covenant Considerations

The Company is in compliance with all respective financial covenants for our secured debt and revolving line of credit facility as of June 30, 2020 and December 31, 2019.
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6. Common Stock
ATM Program

On July 30, 2018, the Company and the Operating Partnership filed a shelf registration statement on Form S-3 with the U.S. Securities and Exchange Commission (“SEC”)
registering an aggregate of $500,000 of securities, consisting of an indeterminate amount of common stock, preferred stock, depository shares, warrants, rights to purchase our
common stock and debt securities.

On August 24, 2018, the Company entered into a distribution agreement with D.A. Davidson & Co., KeyBanc Capital Markets and National Securities Corporation (the
“Agents”), pursuant to which the Company may issue and sell, from time to time, shares of its common stock having an aggregate offering price of up to $50,000 through a “at-
the-market equity offering program” (the “Prior ATM Program”).

On February 27, 2020, the Company entered into a distribution agreement with KeyBanc Capital Markets Inc., Barclays Capital Inc., J.P. Morgan Securities, LLC, Capital
One Securities, Inc., Robert W. Baird & Co. Incorporated, BMO Capital Markets Corp., D.A. Davidson & Co. and National Securities Corporation pursuant to which the
Company may issue and sell, from time to time, shares of its common stock, with aggregate gross sales proceeds of up to $100,000, through an “at-the-market” equity offering
program (the “$100 Million ATM Program”). All $50,000 of common shares available under the Prior ATM Program were issued prior to establishing the $100 Million ATM
Program.

During the six months ended June 30, 2020, the Company issued1,654,005 shares of its common stock under both ATM programs at a weighted average share price of
$14.40, resulting in net proceeds of approximately $23,350.

Common Stock Warrants

The Company has warrants outstanding to acquire 311,661 shares of the Company’s common stock at an exercise price of $18.46 per share, which expire in 2022. The
warrants are accounted for as a liability on the accompanying condensed consolidated balance sheet as they contain provisions that are considered outside of the Company’s
control, such as the holders’ option to receive cash in lieu and other securities in the event of a reorganization of the Company’s common stock underlying such warrants. The
fair value of these warrants is re-measured at each financial reporting period with any changes in fair value recognized as a change in fair value of warrant liability in the
accompanying condensed consolidated statements of operations.

A roll-forward of the warrants is as follows:

Balance at January 1, 2020 $ 293
Change in fair value —
Balance at June 30, 2020 $ 293

The warrants in the amount of $293 at June 30, 2020 represent their fair value determined using a Binomial Valuation Model applying Level 3 inputs as described in Note
2. The significant inputs and assumptions into the model were: exercise price of $18.46, volatility of41.0%, an expected annual dividend of $0.80, a term of 2.0 years and an
annual risk-free interest rate of 0.16%. The warrants in the amount of $293 at December 31, 2019 represent their fair value determined using a Binomial Valuation Model
applying Level 3 inputs as described in Note 2. The significant inputs into the model were: exercise price of $18.96, volatility of 18.1%, an expected annual dividend of $1.50, a
term of 2.5 years and an annual risk-free interest rate of1.6%.

The fair value of these warrants is re-measured at each financial reporting period with any changes in fair value recognized as a change in fair value of warrant liability in
the accompanying condensed consolidated statements of operations. The warrants are not included in the computation of diluted net loss per share as they are anti-dilutive for
the periods presented since the Company recorded a net loss during the three and six months ended June 30, 2020 and 2019.

12




Plymouth Industrial REIT, Inc.
Notes to Condensed Consolidated Financial Statements
Unaudited
(all dollar amounts in thousands, except share and per share data)

Common Stock Dividends

The following table sets forth the common stock distributions that were declared during the six months ended June 30, 2020 and the year ended December 31, 2019.

Cash Dividends
Declared Aggregate
per Share Amount
2020
First quarter $ 0.3750 $ 5,546
Second quarter $ 0.2000 $ 3,179
2019
First quarter $ 0.3750 $ 1,923
Second quarter $ 0.3750 $ 3,257
Third quarter $ 0.3750 $ 5,027
Fourth quarter $ 0.3750 $ 5,303
7. Preferred Stock
Series A Preferred Stock
The table below sets forth the Company’s outstanding Series A Preferred Stock issuance as of June 30, 2020:
Issuance Number Liquidation Value Dividend
Preferred Stock Issuance Date of Shares per Share Rate
7.5% Series A Preferred Stock 10/25/2017 2,040,000 $ 25.00 7.5%

The following table sets forth the 7.5% Series A preferred stock distributions that were declared during the six months ended June 30, 2020 and the year ended December
31,2019.

Cash Dividends
Declared Aggregate
per Share Amount
2020
First quarter $ 0.46875 $ 956
Second quarter $ 0.46875 $ 956
2019
First quarter $ 0.46875 $ 956
Second quarter $ 0.46875 $ 956
Third quarter $ 0.46875 $ 956
Fourth quarter $ 0.46875 $ 956
Series B Preferred Stock
The table below sets forth the Company’s outstanding Series B Convertible Redeemable Preferred Stock issuance as of June 30, 2020.
Current
Issuance Number Liquidation Value Dividend
Preferred Stock Issuance Date of Shares per Share Rate
I CINEIID 12/14/2018 4,411,764 S 22.04 3.50%

Redeemable Preferred Stock
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The following table sets forth the Series B preferred stock dividends that were declared during the six months ended June 30, 2020 and the year ended December 31, 2019.

Cash Dividends

Declared Aggregate

per Share Amount
2020
First quarter $ 0.14875 $ 657
Second quarter $ 0.14875 $ 657
2019
First quarter $ 0.13813 $ 610
Second quarter $ 0.13813 $ 610
Third quarter $ 0.13813 $ 610
Fourth quarter $ 0.13813 $ 610

8. Non-Controlling Interests
Operating Partnership Units Acquisitions

In connection with the acquisition of the Shadeland Portfolio on August 11, 2017, the Company, through its Operating Partnership issued421,438 Operating Partnership
Units (“OP Units”) at $19.00 per OP Unit for a total of approximately $8,007. In connection with the Cincinnati, Ohio acquisition on October 15, 2018, the Company, through
its Operating Partnership issued 626,011 OP Units at $17.00 per OP Unit for a total of approximately $10,642. The holders of the OP Units are entitled to receive distributions
concurrent with the dividends paid on our common stock. OP Units can be converted to common stock on a 1:1 conversion rate after one year. During the six months ended
June 30, 2020, 57,384 OP units were redeemed for 57,384 shares of our common stock. During the year ended December 31, 2019,172,153 OP units were redeemed for
172,153 shares of our common stock.

The following table sets forth the OP Unit distributions that were declared during the six months ended June 30, 2020 and the year ended December 31, 2019.

Cash Distributions

Declared per Aggregate
OP Unit Amount
2020
First quarter $ 0.375 $ 324
Second quarter $ 0.200 $ 164
2019
First quarter $ 0.375 $ 393
Second quarter $ 0.375 $ 393
Third quarter $ 0.375 $ 393
Fourth quarter $ 0.375 $ 328

The proportionate share of the loss attributed to the partnership units was £09 and $380 for the three months ending June 30, 2020 and 2019, respectively, and $#54 and
$1,033 for the six months ending June 30, 2020 and 2019, respectively.
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9. Incentive Award Plan

The following table is a summary of the total restricted shares granted, forfeited and vested for the six months ended June 30, 2020:

Shares
Unvested restricted stock at January 1, 2020 162,184
Granted 44,900
Forfeited —
Vested (58,902)
Unvested restricted stock at June 30, 2020 148,182

The Company recorded equity-based compensation in the amount of $732 and $593 for the six months ended June 30, 2020 and 2019, respectively, which is included in
general and administrative expenses in the accompanying condensed consolidated statements of operations. Equity-based compensation expense for shares issued to employees
and directors is based on the grant-date fair value of the award and recognized on a straight-line basis over the requisite period of the award. The unrecognized compensation
expense associated with the Company’s restricted shares of common stock at June 30, 2020 was approximately $2,478 and is expected to be recognized over a weighted
average period of approximately 3 years.

10. Earnings per Share
Net loss per Common Share

Basic and diluted net loss per share attributable to common stockholders was calculated as follows:

Three months Ended June 30, Six months Ended June 30,

2020 2019 2020 2019
Numerator
Net loss $ (3,885) $ 2,857 $ (8,157) $ (6,456)
Less: loss attributable to non-controlling interest (209) (380) (454) (1,033)
Net loss attributable to Plymouth Industrial REIT, Inc. (3,676) (2,477) (7,703) (5,423)
Less: Preferred stock dividends 1,613 1,566 3,226 3,132
Less: Series B Preferred stock accretion to redemption value 1,854 1,901 3,708 3,801
Less: amount allocated to participating securities 30 58 106 115
Net loss attributable to common stockholders $ (7,173) $ (6,002) $ (14,743)  § (12,471)
Denominator
Weighted-average common shares outstanding basic and diluted 14,649,290 6,835,878 14,514,233 5,787,600
Net loss per share attributable to common stockholders — basic and diluted $ (0,49) $ (0.88) $ (1 02) $ (2,15)

The Company uses the two-class method of computing earnings per common share in which participating securities are included within the basic EPS calculation. The
amount allocated to participating securities is according to dividends declared (whether paid or unpaid). The restricted stock does not have any participatory rights in
undistributed earnings. The unvested shares of restricted stock are accounted for as participating securities as they contain non-forfeitable rights to dividends.

In periods where there is a net loss, the weighted average number of common shares outstanding used to calculate both basic and diluted net loss per share attributable to
common stockholders is the same. The Company’s potential dilutive securities at June 30, 2020 include the 311,661 shares of common stock warrants and 148,182 shares of
restricted common stock. The stock warrants and restricted common stock have been excluded from the computation of diluted net loss per share attributable to common
stockholders as the effect of including them would reduce the net loss per share.
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11. Commitments and Contingencies
Employment Agreements

The Company has entered into employment agreements with the Company’s Chief Executive Officer, President and Chief Investment Officer, and Executive Vice
President and Chief Financial Officer. As approved by the compensation committee of the Board of Directors the agreements provide for base salaries ranging from $325 to
$475 annually with discretionary cash performance awards. The agreements contain provisions for equity awards, general benefits, and termination and severance provisions,
consistent with similar positions and companies.

Legal Proceedings

The Company is not currently party to any significant legal proceedings. At each reporting date, the Company evaluates whether or not a potential loss amount or a
potential range of loss is probable and reasonably estimable under the provisions of the authoritative guidance that addresses accounting for contingencies. The Company
expenses as incurred, the costs related to such legal proceedings.

Contingent Liability

In conjunction with the issuance of the OP Units for acquisitions, the agreements contain a provision for the Company to provide tax protection to the holders if the
acquired properties are sold in a transaction that would result in the recognition of taxable income or gain prior to the sixth anniversary of the acquisition. The Company intends
to hold these investments and has no plans to sell or transfer any interest that would give rise to a taxable transaction.

12. Subsequent Events

Subsequent to June 30, 2020, the United States continues to be severely impacted by the COVID-19 pandemic and by the economic effects of government responses, such
as “stay-at-home” and “phased-reopening” orders and continued restrictions on certain business activities. Through the date of this filing we have not provided any additional
rent deferrals or other rent concessions for rents due during Q3 2020. The extent that the pandemic impacts the Company’s operations will depend on future developments,
which are highly uncertain and cannot be predicted including the scope, severity and duration of the pandemic, the actions taken to contain the virus and to mitigate the personal
and financial impacts.




Item 2. MANAGEMENT’S DISCUSSION AND ANALYSIS OF FINANCIAL CONDITION AND RESULTS OF OPERATIONS

Cautionary Note Regarding Forward-Looking Statements

We make statements in this Quarterly Report on Form 10-Q that are forward-looking statements, which are usually identified by the use of words such as “anticipates,”
“believes,” “estimates,” “expects,” “intends,” “may,” “plans” “projects,” “seeks,” “should,” “will,” and variations of such words or similar expressions. Our forward-looking
statements reflect our current views about our plans, intentions, expectations, strategies and prospects, which are based on the information currently available to us and on
assumptions we have made. Although we believe that our plans, intentions, expectations, strategies and prospects as reflected in or suggested by our forward-looking statements
are reasonable, we can give no assurance that our plans, intentions, expectations, strategies or prospects will be attained or achieved and you should not place undue reliance on
these forward-looking statements. Additionally, unforeseen factors emerge from time to time, and we cannot predict which factors will arise or their ultimate impact on our
business or the extent to which any such factor, or combination of factors, may cause actual results to differ materially from those contained in any forward-looking statements.
One of these factors is the outbreak of the novel coronavirus (COVID-19), the impact of which is difficult to fully assess at this time due to, among other factors, uncertainty
regarding the severity and duration of the outbreak domestically and internationally and the effectiveness of efforts to contain the spread of the virus and its resulting direct and
indirect impact on the U.S. economy and economic activity. Furthermore, actual results may differ materially from those described in the forward-looking statements and may
be affected by a variety of risks and factors including, without limitation:

2 ”

* uncertainty surrounding the social and economic impacts of the current COVID-19 pandemic, including, without limitation, its impact on the Company’s ability to pay
common stock dividends and/or the amount and frequency of those dividends;

+ the competitive environment in which we operate;

< real estate risks, including fluctuations in real estate values and the general economic climate in local markets and competition for tenants in such markets;

+ decreased rental rates or increasing vacancy rates;

¢ potential defaults on or non-renewal of leases by tenants;

+ potential bankruptcy or insolvency of tenants;

¢ acquisition risks, including failure of such acquisitions to perform in accordance with projections;

+ the timing of acquisitions and dispositions;

« potential natural disasters such as earthquakes, wildfires or floods;

* national, international, regional and local economic conditions;

« the general level of interest rates;

+ potential changes in the law or governmental regulations that affect us and interpretations of those laws and regulations, including changes in real estate and zoning or
REIT tax laws, and potential increases in real property tax rates;

+ financing risks, including the risks that our cash flows from operations may be insufficient to meet required payments of principal and interest and we may be unable to
refinance our existing debt upon maturity or obtain new financing on attractive terms or at all;

* lack of or insufficient amounts of insurance;

« our ability to maintain our qualification as a REIT;

* litigation, including costs associated with prosecuting or defending claims and any adverse outcomes; and

* possible environmental liabilities, including costs, fines or penalties that may be incurred due to necessary remediation of contamination of properties presently owned or
previously owned by us.

Any forward-looking statement speaks only as of the date on which it is made. New risks and uncertainties arise over time, and it is not possible for us to predict those
events or how they may affect us. Except as required by law, we are not obligated to, and do not intend to, update or revise any forward-looking statements, whether as a result
of new information, future events or otherwise.

The following discussion and analysis is based on, and should be read in conjunction with our unaudited financial statements and notes thereto for the periods ended June
30, 2020 and 2019 included elsewhere in this Quarterly Report, as well as information contained in our Annual Report on Form 10-K for the year ended December 31, 2019
(the “2019 10-K*) filed with the United States Securities and Exchange Commission (the “SEC”) on February 27, 2020, including the audited historical financial statements and
related notes thereto as of and for the years ended December 31, 2019 and 2018 contained therein, which is accessible on the SEC’s website at www.sec.gov.

Overview

We are a full service, vertically integrated, self-administered and self-managed REIT focused on the acquisition, ownership and management of single and multi-tenant
Class B industrial properties, including distribution centers, warehouses and light industrial properties. The Company’s portfolio at June 30, 2020 consists of 96 industrial
properties (the “Company Portfolio”) comprising of 125 buildings located in eleven states with an aggregate of approximately 20 million rentable square feet leased to 323
different tenants.
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Our strategy is to acquire, own and manage single and multi-tenant Class B industrial properties located primarily in secondary markets across the U.S.; however, we may
make opportunistic acquisitions of Class A industrial properties or industrial properties located in primary markets. We seek to generate attractive risk-adjusted returns for our
stockholders through a combination of dividends and capital appreciation.

Factors That May Influence Future Results of Operations
Business and Strategy

Our core investment strategy is to acquire primarily Class B industrial properties predominantly in secondary markets across the U.S. We expect to acquire these properties
through third-party purchases and structured sale-leasebacks where we believe we can achieve high initial yields and strong ongoing cash-on-cash returns. In addition, we may
make opportunistic acquisitions of Class A industrial properties or industrial properties in primary markets that offer similar return characteristics.

Our target markets are comprised primarily of secondary markets because we believe these markets tend to have less occupancy and rental rate volatility and less buyer
competition relative to primary markets. We also believe that the systematic aggregation of such properties will result in a diversified portfolio that will produce sustainable
risk-adjusted returns. Future results of operations may be affected, either positively or negatively, by our ability to effectively execute this strategy.

We also intend to pursue joint venture arrangements with institutional partners which could provide management fee income as well as residual profit-sharing income. Such
joint ventures may involve investing in industrial assets that would be characterized as opportunistic or value-add investments. These may involve development or re-
development strategies that may require significant up-front capital expenditures, lengthy lease-up periods and result in inconsistent cash flows. As such, these properties’ risk
profiles and return metrics would likely differ from the non-joint venture properties that we target for acquisition.

Impact of COVID-19

While we are not able to estimate the ultimate impact of the COVID-19 pandemic on our operating results at this time, the following discussion provides certain
information regarding the impacts of the COVID-19 pandemic on our business as of July 31, 2020 and an overview of management’s efforts to respond to anticipated impacts.
While our results for the first and second quarter of 2020 were in line with our expectations, the COVID-19 pandemic and the significant and wide-ranging efforts of
international, federal, state and local public health and governmental authorities in regions across the United States and the world to combat the spread of the virus, including
substantial restrictions on the daily activities of individuals and the operations of many businesses, have significantly reduced economic activity throughout the country and
increased volatility in the financial markets, which could negatively impact our results of operations during the remainder of 2020 and in future periods.

As a result of the uncertainty surrounding the economic environment, we expect that such statistical and other information provided below will change, potentially
significantly, going forward and may not be indicative of the actual impact of the COVID-19 pandemic on our business, operations, cash flows and financial condition for the
third quarter of 2020 and future periods.

We have received July rent payments for approximately 93% of our portfolio; however, collections to-date may not be indicative of collections in any future period.

We have received some rent relief requests from tenants at our properties, most often in the form of rent deferral requests, including some from tenants that we believe
are being opportunistic. As of June 30, 2020, the Company has entered into a small number of such COVID-19 related rent deferral concessions representing 1.6% or
$1.25 million of ABR. ABR is defined/calculated as the annualized monthly contractual base rent per the leases, excluding any rent abatements, as of June 30, 2020.
The majority of the deferred balances are scheduled to be paid by December 31, 2020.

In an effort to stabilize our operations and attempt to manage the impact of COVID-19, we have taken a number of proactive measures to maintain the strength of our
business, including the following:

The health and safety of our employees and their families is a top priority. We have adapted our operations to protect employees, including by implementing a work
from home policy, and our systems have enabled our team to work seamlessly.

We are in frequent communication with our tenants and we are assisting them in identifying state and federal resources that may be available to support their
businesses and employees during the pandemic, including stimulus funds that may be available under the Coronavirus Aid, Relief, and Economic Security Act of
2020.

We have approximately $19.2 million in cash and approximately $29.9 million available on our line of credit as of June 30, 2020 to address near-term working capital
and other liquidity needs.

We have delayed non-essential capital and operating expenses that do not impact the safety of our tenants or our ability to lease and/or renew leasing space.




Rental Revenue and Tenant Recoveries

We receive income primarily from rental revenue from our properties. The amount of rental revenue generated by the Company Portfolio depends principally on the
occupancy levels and lease rates at our properties, our ability to lease currently available space and space that becomes available as a result of lease expirations and on the rental
rates at our properties. As of June 30, 2020, the Company Portfolio was approximately 95.1% occupied. Our occupancy rate is impacted by general market conditions in the
geographic areas which our properties are located and the financial condition of tenants in our target markets.

Scheduled Lease Expirations

Our ability to re-lease space subject to expiring leases will impact our results of operations and will be affected by economic and competitive conditions in the markets in
which we operate and by the desirability of our individual properties. During the period from July 1, 2020 through to December 31, 2022, an aggregate of 36.8% of the
annualized base rent leases in the Company Portfolio are scheduled to expire, which we believe will provide us an opportunity to adjust below market rates as market conditions
continue to improve.

During the six months ended June 30, 2020, leases for space totaling 2,222,140 square feet (11.1% of the Company Portfolio) either was subject to renewal or expired. Of
this space 1,391,948 was renewed (62.6%), 259,147 square feet was leased to new tenants (11.1%) and 571,045 square feet went vacant. Additionally, 90,232 square feet of
previously vacant square feet was leased to new tenants. As of June 30, 2020, the vacancy rate of the Company Portfolio was 4.9%.

During the year ended December 31, 2019 and six months ended June 30, 2020, lease negotiation efforts resulted in 85 leases commencing with durations in excess of six
months encompassing 4,104,282 square feet and 7 leases commencing with a duration of less than 6 months encompassing 497,000 square feet. Renewed leases made up 67.6%
of the square footage covered by the 85 leases in excess of 6 months, and the rent under the renewed leases increased an average of 7.3% over the prior leases. Leases to new
tenants comprised the other 32.4% of the square footage covered by the 85 leases in excess of 6 months, and the rent under the new leases increased an average of 23.2% over
the prior leases. The rental rates under all of the 85 leases in excess of 6 months entered into during 2019 and 2020, increased by an average of 11.9% over the rates of the prior
leases.

The table below reflects certain data about our new and renewed leases with terms of greater than six months executed in the year ended December 31, 2019 and the six
months ended June 30, 2020.

% of Total Tenant Lease
Square Square Expiring New % Improvements Commissions
Year Type Footage Footage Rent Rent Change $/SF/YR $/SF/YR
2019 Renewals 1,380,839 584% § 417 § 4.51 7.9% 019 $ 0.14
New Leases 982,116 41.6% § 288 $ 3.43 19.1% 027 $ 0.23
Total 2,362,955 100.0% § 3.64 § 4.06 11.6% 022 § 0.17
2020 Renewals 1,391,948 799% § 351§ 3.74 6.6% 0.09 $ 0.08
New Leases 349,379 20.1% § 373§ 4.92 31.9% 027 §$ 0.19
Total 1,741,327 100.0% § 356 8§ 3.98 11.8% 013 $ 0.10
Total Renewals 2,772,787 67.6% § 384 § 4.12 7.3% 0.14 $ 0.11
New Leases 1,331,495 324% § 310 $ 3.82 23.2% 027 $ 0.22
Total 4,104,282 100.0% § 3.60 $ 4.03 11.9% 018 §$ 0.14

Conditions in Our Markets

The Company Portfolio is located primarily in various secondary markets in the eastern half of the U.S. Positive or negative changes in economic or other conditions,

adverse weather conditions and natural disasters in these markets are likely to affect our overall performance.

Property Expenses

Our rental expenses generally consist of utilities, real estate taxes, insurance and site repair and maintenance costs. For the majority of the Company Portfolio, property

expenses are controlled, in part, by either the triple net provisions or modified gross lease expense reimbursement provisions in tenant leases. However, the terms of our tenant
leases vary and in some instances the leases may provide that we are responsible for certain property expenses. Accordingly, our overall financial results will be impacted by the
extent to which we are able to pass-through property expenses to our tenants.

General and Administrative Expenses

We expect to incur increased general and administrative expenses, including legal, accounting and other expenses related to corporate governance and public reporting and
compliance. In addition, we anticipate that our staffing levels will increase from current levels as of June 30, 2020 during the subsequent 12 to 24 months and, as a result, our
general and administrative expenses will increase further.
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Critical Accounting Policies

Our financial statements are prepared in accordance with U.S. generally accepted accounting principles. The preparation of the condensed consolidated financial statements
in conformity with GAAP requires management to make estimates and assumptions that affect the reported amounts of assets and liabilities and disclosures of contingent assets
and liabilities at the date of the condensed consolidated financial statements and the reported amounts of revenues and expenses during the reporting period. Management makes
significant estimates regarding the allocation of tangible and intangible assets or business acquisitions, impairments of long-lived assets, stock-based compensation and its
common stock warrants liability. These estimates and assumptions are based on management’s best estimates and judgment. Management evaluates its estimates and
assumptions on an ongoing basis using historical experience and other factors, including the current economic environment. Management adjusts such estimates when facts and
circumstances dictate. As future events and their effects cannot be determined with precision, actual results could differ from those estimates and assumptions.

During the six months ended June 30, 2020, there were no material changes to our critical accounting policies. Our critical accounting policies are described under the
heading “Management’s Discussion and Analysis of Financial Condition and Results of Operations—Critical Accounting Policies and Significant Judgments and Estimates” in
our Annual Report on Form 10-K filed with the SEC on February 27, 2020 and the notes to the financial statements appearing elsewhere in this Quarterly Report on Form 10-Q.
We believe that the following critical accounting policies involve the most judgment and complexity:

Real estate property acquisitions, capitalization and depreciation
Income taxes

Amortization of deferred lease intangibles — assets and liabilities
Impairment of Long-lived assets

Consolidation

Accordingly, we believe the policies set forth in our 2019 10-K are critical to fully understand and evaluate our financial condition and results of operations. If actual
results or events differ materially from the estimates, judgments and assumptions used by us in applying these policies, our reported financial condition and results of operations
could be materially affected.

Update on Dividend Policy

Given the Company’s continued focus on its balance sheet and liquidity position, our Board of Directors revised the common stock dividend policy to adjust the quarterly
dividend, if declared, to $0.20 per diluted share, or an annualized rate of $0.80 per diluted share, effective with the second quarter dividend declared in June 2020. The Board of
Directors and management will continue to assess the Company’s common stock dividend policy in light of the uncertainty resulting from COVID-19 and the requirements to
maintain the Company’s REIT compliance. Accordingly, there can be no assurances as to the timing or amount of dividends for future periods.

Results of Operations (amounts in thousands)

Our consolidated results of operations are often not comparable from period to period due to the effect of property acquisitions and dispositions completed during the
comparative reporting periods. Our Total Portfolio represents all of the properties owned during the reported periods. To eliminate the effect of changes in our Total Portfolio
due to acquisitions and dispositions and to highlight the operating results of our on-going business, we have separately presented the results of our Same Properties Portfolio and
Acquisitions/Dispositions.

For the three months ended June 30, 2020 and 2019, we define the Same Store Portfolio as a subset of our Total Portfolio and includes
properties that were wholly-owned by us for the entire period presented. We define Acquisitions/Dispositions as any properties that were
acquired or sold during the period from April 1, 2019 through June 30, 2020. For the six months ended June 30, 2020 and 2019, we define the Same Store Portfolio as a subset
of our Total Portfolio and includes properties that were wholly-owned by us for the entire period presented. We define Acquisitions/Dispositions as any properties that were
acquired or sold during the period from January 1, 2019 through June 30, 2020.
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Three Months Ended June 30, 2020 Compared to June 30, 2019

The following table summarizes the results of operations for our Same Store Portfolio, our acquisitions and dispositions and total portfolio for the three months ended June
30, 2020 and 2019 (dollars in thousands):

Same Store Portfolio A isiti Dispositi Total Portfolio
Three months ended Three months ended Three months ended
June 30, Change June 30, Change June 30, Change
2020 2019 $ % 2020 2019 $ % 2020 2019 $ %

Revenue:
Rental revenue $ 16,623 $ 16,916 $ (293) -17% 8 9514 § 106 $ 9,408 8875% $§ 26,137 $ 17,022 § 9,115 53.5%
Property expenses 5,981 6,015 (34) -0.6% 3,045 19 3,026 15,926% 9,026 6,034 2,992 49.6%
Depreciation and amortization 13,520 8,476 5,044 59.5%
General and administrative 2,576 1,691 885 52.3%
Total operating expenses 25,122 16,201 8,921 55.1%
Other income (expense)
Interest expense (4,900) (3,576) (1,324) 37.0%
dChgngg in fair value of warrant - (102) 102 -100%

erivative
Total other expense (4,900) (3,678) (1,222) 33.2%
Net loss $ (3,885 $ (2,857 $ (1,028)  36.0%

Rental revenue: Rental revenue increased by approximately $9,115 to $26,137 for the three months ended June 30, 2020 as compared to $17,022 for the three months ended
June 30, 2019. The increase was primarily related to an increase in rental revenue from acquisitions of $9,408 and a decrease of $293 from same store properties primarily from
a decrease of $87 in tenant reimbursements, and a decrease in non-cash rent adjustments of $179 for the three months ended June 30, 2020.

Property expenses: Property expenses increased $2,992 for the three months ended June 30, 2020 to $9,026 as compared to $6,034 for the three months ended June 30,
2019 primarily due to an increase in expenses related to acquisitions of $3,026. Property expenses for the same store properties decreased approximately $34 primarily due to
increases in utility and operating expenses totaling $167, offset by an decrease in real estate taxes of approximately $201.

Depreciation and amortization: Depreciation and amortization expense increased by approximately $5,044 to approximately $13,520 for the three months ended June 30,
2020 as compared to $8,476 for the three months ended June 30, 2019, primarily due to an increase from acquisitions of $5,805 and a decrease of $761 for the same store
properties.

General and administrative: General and administrative expenses increased approximately $885 to $2,576 for the three months ended June 30, 2020 as compared to $1,691
for the three months ended June 30, 2019. The increase is attributable primarily to increased professional fees of $210 due to compliance, increased compensation expense of
$453 due to increased head count and compensation increases, an increase in non-cash stock compensation of $79 and an increase of $146 due to non-cash rent expense.

Interest expense: Interest expense increased by approximately $1,324 to $4,900 for the three months ended June 30, 2020, as compared to $3,576 for the three months
ended June 30, 2019. The increase is primarily due to additional borrowings associated with our acquisition activity. The schedule below is a comparative analysis of the
components of interest expense for the three months ended June 30, 2020 and 2019.

Three Months Ended June 30,

2020 2019
Accrued interest $ 174y $ (62)
Amortization of debt related costs 366 273
Total accretion of interest and deferred interest 192 211
Cash interest paid 4,708 3,365
Total interest expense $ 4,900 $ 3,576

Change in fair value of warrant derivative: Change in fair value of warrant derivative represents the change in the fair market value of our common stock warrants. The fair
value of warrant derivative adjustment of $102 for the three months ended June 30, 2019 was due to an increase in the common stock warrant liability during the second quarter
0f 2019. There was no adjustment to the fair value of the warrant derivative during the three months ended June 30, 2020.
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Six Months Ended June 30, 2020 Compared to June 30, 2019

The following table summarizes the results of operations for our Same Store Portfolio, our acquisitions and dispositions and total portfolio for the six months ended June
30, 2020 and 2019 (dollars in thousands):

Same Store Portfolio Acquisiti Dispositi Total Portfolio
Six months ended Six months ended Six months ended
June 30, Change June 30. Change June 30, Change
2020 2019 $ % 2020 2019 $ % 2020 2019 S %
Revenue:
Rental revenue $ 33,814 $ 33,289 $ 525 1.6% $ 18,552 § 395§ 18,157 4,597% $ 52,366 $ 33,684 § 18,682 55.5%
Property expenses 11,943 12,181 (238) -2.0% 6,094 115 5,979 5,199% 18,037 12,296 5,741 46.7%
Dl e 27,617 16,908 10,709 63.3%
amortization
General and
administrative 5,098 3,337 1,761 52.8%
ettt 50,752 32,541 18,211 56.0%
expenses
Other income
(expense)
Interest expense (9,771) (7,418) (2,353) 31.7%
Change in fair value o
of warrant derivative B =i e =00
Total other expense (9,771) (7,599) (2,172) 28.6%
Net loss $ (8,157 S (6456 $ (1,701 26.3%

Rental revenue: Rental revenue increased by approximately $18,682 to $52,366 for the six months ended June 30, 2020 as compared to $33,684 for the six months ended
June 30, 2019. The increase was primarily related to an increase in rental revenue from acquisitions of $18,157 and an increase of $525 from same store properties primarily
from an increase in rent income of $545 due to scheduled rent steps and leasing activities and an increase of $175 in tenant reimbursements, offset by a decrease in non-cash rent
adjustments of $197 for the six months ended June 30, 2020.

Property expenses: Property expenses increased $5,741 for the six months ended June 30, 2020 to $18,037 as compared to $12,296 for the six months ended June 30, 2019
primarily due to an increase in expenses related to acquisitions of $5,979. Property expenses for the same store properties decreased approximately $238 primarily due to
decreases in real estate taxes, utilities and other operating expenses.

Depreciation and amortization: Depreciation and amortization expense increased by approximately $10,709 to approximately $27,617 for the six months ended June 30,
2020 as compared to $16,908 for the six months ended June 30, 2019, primarily due to an increase from acquisitions of $11,367 and a decrease of $658 for the same store
properties.

General and administrative: General and administrative expenses increased approximately $1,761 to $5,098 for the six months ended June 30, 2020 as compared to $3,337
for the six months ended June 30, 2019. The increase is attributable primarily to increased professional fees of $528 due to compliance, increased compensation expense of $703
due to increased head count and compensation increases, an increase in non-cash stock compensation of $140 and an increase of $249 due to non-cash rent expense.

Interest expense: Interest expense increased by approximately $2,353 to $9,771 for the six months ended June 30, 2020, as compared to $7,418 for the six months ended
June 30, 2019. The increase is primarily due to additional borrowings associated with our acquisition activity. The schedule below is a comparative analysis of the components
of interest expense for the six months ended June 30, 2020 and 2019.

Six Months Ended June 30,
2020 2019
Accrued interest $ 90 $ 93)
Amortization of debt related costs 665 508
Total accretion of interest and deferred interest 755 415
Cash interest paid 9,016 7,003
Total interest expense $ 9,771 $ 7,418

Change in fair value of warrant derivative: Change in fair value of warrant derivative represents the change in the fair market value of our common stock warrants. The fair
value of warrant derivative adjustment of $181 for the six months ended June 30, 2019 was due to an increase in the common stock warrant liability during the first six months
0f 2019. There was no adjustment to the fair value of the warrant derivative during the six months ended June 30, 2020.
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Non-GAAP Financial Measures (dollars in thousands)

In this quarterly report on Form 10-Q, we disclose NOI, EBITDAre, FFO and AFFO, each of which meet the definition of “non-GAAP financial measure” set forth in
Item 10(e) of Regulation S-K promulgated by the SEC. As a result, we are required to include in this report a statement of why management believes that presentation of these
measures provides useful information to investors.

None of NOI, EBITDAre, FFO or AFFO should be considered as an alternative to net income (determined in accordance with GAAP) as an indication of our performance,
and we believe that to understand our performance further NOI, EBITDAre, FFO, and AFFO should be compared with our reported net income or net loss and considered in
addition to cash flows in accordance with GAAP, as presented in our condensed consolidated financial statements.

NOI

We consider net operating income, or NOI, to be an appropriate supplemental measure to net income in that it helps both investors and management understand the core
operations of our properties. We define NOI as total revenue (including rental revenue, tenant reimbursements, and other income) less property-level operating expenses. NOI
excludes depreciation and amortization, general and administrative expenses, impairments, gain/loss on sale of real estate, interest expense, and other non-operating items.

The following is a reconciliation from historical reported net loss, the most directly comparable financial measure calculated and presented in accordance with GAAP, to
NOIL:

For the Three Months For the Six Months
Ended June 30, Ended June 30,

NOI: 2020 2019 2020 2019

Net loss $ (3,885) $ (2,857) $ (8,157) $ (6,456)
General and administrative 2,576 1,691 5,098 3,337
Depreciation and amortization 13,520 8,476 27,617 16,908
Interest expense 4,900 3,576 9,771 7,418
Change in fair value of warrant derivative — 102 — 181
NOI $ 17,111 $ 10,988 $ 34,329 $ 21,388

EBITDAre

We define earnings before interest, taxes, depreciation and amortization for real estate in accordance with the standards established by the National Association of Real
Estate Investment Trusts (“NAREIT”). EBITDAre represents net income (loss), computed in accordance with GAAP, before interest expense, tax, depreciation and
amortization, gains or losses on the sale of rental property, and loss on impairments. We believe that EBITDA re is helpful to investors as a supplemental measure of our
operating performance as a real estate company as it is a direct measure of the actual operating results of our industrial properties. The following table sets forth a reconciliation
of our historical net loss to EBITDAre for the periods presented:

For the Three Months For the Six Months
Ended June 30, Ended June 30,
EBITDAre: 2020 2019 2020 2019
Net loss $ (3,885) $ (2,857) $ (8,157) $ (6,456)
Depreciation and amortization 13,520 8,476 27,617 16,908
Interest expense 4,900 3,576 9,771 7,418
EBITDAre $ 14,535 $ 9,195 $ 29,231 $ 17,870

FFO

Funds from operations, or FFO, is a non-GAAP financial measure that is widely recognized as a measure of REIT operating performance. We consider FFO to be an
appropriate supplemental measure of our operating performance as it is based on a net income analysis of property portfolio performance that excludes non-cash items such as
depreciation. The historical accounting convention used for real estate assets requires straight-line depreciation of buildings and improvements, which implies that the value of
real estate assets diminishes predictably over time. Since real estate values rise and fall with market conditions, presentations of operating results for a REIT, using historical
accounting for depreciation, could be less informative. In December 2018, NAREIT issued a white paper restating the definition of FFO. The purpose of the restatement was not
to change the fundamental definition of FFO, but to clarify existing NAREIT guidance. The restated definition of FFO is as follows: Net Income (calculated in accordance with
GAAP), excluding: (i) Depreciation and amortization related to real estate, (ii) Gains and losses from the sale of certain real estate assets, (iii) Gain and losses from change in
control, and (iv) Impairment write-downs of certain real estate assets and investments in entities when the impairment is directly attributable to decreases in the value of
depreciable real estate held by the entity.

We define FFO, consistent with the NAREIT definition. Adjustments for unconsolidated partnerships and joint ventures will be calculated to reflect FFO on the same basis.
Other equity REITs may not calculate FFO as we do, and, accordingly, our FFO may not be comparable to such other REITs’ FFO. FFO should not be used as a measure of our
liquidity, and is not indicative of funds available for our cash needs, including our ability to pay dividends. FFO attributable to common stockholders and unit holders represents
FFO reduced by dividends paid (or declared) to holders of our preferred stock.
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The following table sets forth a reconciliation of our historical net loss to FFO attributable to common stockholders and unit holders for the periods presented:

For the Three Months For the Six Months
Ended June 30, Ended June 30,

FFO: 2020 2019 2020 2019

Net loss $ (3,885) $ (2,857) $ (8,157) $ (6,456)
Depreciation and amortization 13,520 8,476 27,617 16,908
FFO: $ 9,635 $ 5,619 $ 19,460 $ 10,452
Preferred stock dividends (1,613) (1,566) (3,226) (3,132)
FFO attributable to common stockholders and unit holders $ 8,022 $ 4,053 $ 16,234 $ 7,320

AFFO

Adjusted funds from operations, or AFFO, is presented in addition to FFO. AFFO is defined as FFO, excluding certain non-cash operating revenues and expenses,
acquisition and transaction related costs for transactions not completed and recurring capitalized expenditures. Recurring capitalized expenditures include expenditures required
to maintain and re-tenant our properties, tenant improvements and leasing commissions. AFFO further adjusts FFO for certain other non-cash items, including the amortization
or accretion of above or below market rents included in revenues, straight line rent adjustments, impairment losses, non-cash equity compensation and non-cash interest
expense.

We believe AFFO provides a useful supplemental measure of our operating performance because it provides a consistent comparison of our operating performance across
time periods that is comparable for each type of real estate investment and is consistent with management’s analysis of the operating performance of our properties. As a result,
we believe that the use of AFFO, together with the required GAAP presentations, provide a more complete understanding of our operating performance.

As with FFO, our reported AFFO may not be comparable to other REITs’ AFFO, should not be used as a measure of our liquidity, and is not indicative of our funds
available for our cash needs, including our ability to pay dividends.

The following table sets forth a reconciliation of FFO attributable to common stockholders and unit holders to AFFO.

For the Three Months For the Six Months
Ended June 30, Ended June 30,

AFFO: 2020 2019 2020 2019

FFO attributable to common stockholders and unit holders $ 8,022 $ 4,053 16,234 $ 7,320
Amortization of debt related costs 366 273 665 508
Non-cash interest expense (174) (62) 90 93)
Stock compensation 383 305 732 593
Change in fair value of warrant derivative — 102 — 181
Straight line rent (443) (223) (961) (481)
Above/below market lease rents (438) (344) (986) (685)
Recurring capital expenditures (1) (719) (687) (1,755) (1,246)
AFFO: $ 6,997 $ 3,417 $ 14,019 $ 6,097

(1) Excludes non-recurring capital expenditures of $401 and $635 for the three months ended June 30, 2020 and 2019, respectively, and $2,151 and $1,688 for the six months
ended June 30, 2020 and 2019 respectively.

Cash Flow (dollars in thousands)
A summary of our cash flows for the six months ended June 30, 2020 and 2019 are as follows:

Six months Ended June 30,

2020 2019
Net cash provided by operating activities $ 20,551 $ 7,021
Net cash used in investing activities $ (92,272) $ (24,488)
Net cash provided by financing activities $ 78,569 $ 26,700

Operating activities: Net cash provided by operating activities for the six months ended June 30, 2020 increased approximately $13,530 compared to the six months ended
June 30, 2019. The increase was primarily attributable to incremental operating cash flows from acquisitions completed between Q2 2019 and Q2 2020 and same store
properties.

Investing activities: Net cash used in investing activities for the six months ended June 30, 2020 increased approximately $67,784 compared to the six months ended June
30, 2019 primarily due to property acquisitions completed during the first six months in 2020 totaling $89,053 as opposed to $22,686 during the first six months of 2019 and an
increase in capital expenditures as a result of our expanded portfolio totaling $1,417.
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Financing activities: Net cash provided by financing activities for the six months ended June 30, 2020 increased $51,869 compared to the six months ended June 30, 2019.
The change was predominantly driven by an increase of $99,239 in net proceeds from secured debt and the line of credit, offset by an increase of $7,933 in dividends paid and a
decrease in net proceeds from the issuance of common stock of $39,437.

Liquidity and Capital Resources

We intend to make reserve allocations as necessary to aid our objective of preserving capital for our investors by supporting the maintenance and viability of our properties
we acquire in the future. If reserves and any other available income become insufficient to cover our operating expenses and liabilities, it may be necessary to obtain additional
funds by borrowing, refinancing properties or liquidating our investments.

Our short-term liquidity requirements consist primarily of funds to pay for operating expenses and other expenditures directly associated with our properties, including:

property expenses that are not borne by our tenants under our leases;
Principal and interest expense on outstanding indebtedness;

general and administrative expenses; and

capital expenditures for tenant improvements and leasing commissions.

In addition, we will require funds for future dividends required to be paid on our Series A and Series B Preferred Stock.

We intend to satisfy our short-term liquidity requirements through our existing cash, cash flow from operating activities and the net proceeds of any potential future
offerings.

Our long-term liquidity needs consist primarily of funds necessary to pay for acquisitions, recurring and non-recurring capital expenditures and scheduled debt maturities.
We intend to satisfy our long-term liquidity needs through cash flow from operations, long-term secured and unsecured borrowings, future issuances of equity and debt
securities, property dispositions and joint venture transactions, and, in connection with acquisitions of additional properties, the issuance of OP units.

The COVID-19 pandemic continues to create social and economic uncertainty for the Company, its tenants and stakeholders. Given the wide-ranging impacts of the
pandemic, coupled with external factors that are outside the control of the Company, the extent of such impacts from the COVID-19 pandemic continues to be dependent on
various future developments, which are highly uncertain and cannot be readily predicted. The Company continues to monitor potential liquidity restraints resulting from the
COVID-19 pandemic, including the evaluation and potential of delayed non-essential capital and operating expenditures that do not impact the safety or ability to lease and/or
renew space, and maintaining sufficient availability under our revolving line of credit. The updated dividend policy effective with the second quarter of 2020 has provided the
Company with additional liquidity to fund its short and long-term needs.

As of June 30, 2020, we had available liquidity of approximately $49.1 million, comprised of $19.2 million in cash and $29.9 million available on our line of credit. The
Company anticipates it will have sufficient liquidity and access to capital resources to meet its current obligations and to meet any scheduled debt maturities.

Existing Indebtedness as of June 30, 2020

The following is a schedule of our indebtedness as of June 30, 2020 (dollars in thousands):

Outstanding Interest rate at
Balance June 30, 2020 Final Maturity Date

Secured debt:
AIG Loan $ 118,352 4.08% November 1, 2023
Transamerica Loan 73,593 4.35% August 1, 2028
Allianz Loan 63,115 4.07% April 10, 2026
Minnesota Life Loan 21,074 3.78% May 1, 2028
Fisher Park Mortgage 13,552 5.23% January 1, 2027
South Park Mortgage 9,399 3.41% January 10, 2022
Orange Point Mortgage 20,536 4.14% August 1, 2024
KeyBank Term Loan 81,000 2.43%( October 22, 2020
Total secured debt $ 400,621
Unamortized debt issuance costs, net (4,236)
Unamortized premium/(discount), net 765
Secured debt, net 397,150
Revolving line of credit facility:
Borrowings under line of credit 70,100 2.43%(D August 7, 2023
Borrowings under line of credit, net $ 70,100

(1) The 1-month LIBOR rate as of June 30, 2020 was 0.16%. The spread over the applicable rate for the KeyBank Term Loan and the revolving line of credit with KeyBank is

based on the Company’s total leverage ratio.




Stock Issuances

Universal Shelf S-3 Registration Statement

The Company has approximately $314,365 available for issuance under its Registration Statement on Form S-3 filed on July 30, 2018 with the SEC. The registration
statement allows the Company to offer debt or equity securities (or a combination thereof) from time to time.

ATM Program

On August 24, 2018, the Company filed a prospectus supplement to its registration statement on Form S-3, which enabled the Company, at its discretion from time to time,
to sell up to $50,000 worth of shares of its common stock by way of an “at-the-market” offering (the “Prior ATM program”).

On February 27, 2020, the Company entered into a distribution agreement with KeyBanc Capital Markets Inc., Barclays Capital Inc., J.P. Morgan Securities, LLC, Capital
One Securities, Inc., Robert W. Baird & Co. Incorporated, BMO Capital Markets Corp., D.A. Davidson & Co. and National Securities Corporation pursuant to which the
Company may issue and sell, from time to time, shares of its common stock, with aggregate gross sales proceeds of up to $100,000, through an “at-the-market” equity offering
program. (the “$100 Million ATM Program™). All $50,000 of common shares available under the Prior ATM Program were issued prior to establishing the $100 Million ATM
Program.

For the six months ending June 30, 2020, the Company has issued 1,654,005 shares of its common stock under both ATM programs for aggregate net proceeds of
approximately $23,350. The Company has approximately $86,403 available for issuance under the $100 Million ATM program.

Off-Balance Sheet Arrangements
The Company has no off-balance sheet arrangements.
Inflation

The majority of our leases are either triple net or provide for tenant reimbursement for costs related to real estate taxes and operating expenses. In addition, most of the
leases provide for fixed rent increases. We believe that inflationary increases may be at least partially offset by the contractual rent increases and tenant payment of taxes and
expenses described above. We do not believe that inflation has had a material impact on our historical financial position or results of operations.

ITEM 3. QUANTITATIVE AND QUALITATIVE DISCLOSURES ABOUT MARKET RISK (amounts in thousands)

We are exposed to market risk from changes in interest rates. Interest rate exposure relates primarily to the effect of interest rate changes on borrowings outstanding under
our Line of Credit Agreement, which bear interest at a variable rate.

At June 30, 2020, we had $151,100 of outstanding variable rate debt, which was subject to a weighted average interest rate of 2.80% during the three months ended June
30, 2020. Based on the variable rate borrowings outstanding during the three months ended June 30, 2020, we estimate that had the average interest rate on our weighted
average borrowings increased by 100 basis points for the three months ended June 30, 2020, our interest expense for the quarter would have increased by approximately $431.
This estimate assumes the interest rate of each borrowing is raised by 100 basis points. The impact on future interest expense as a result of future changes in interest rates will
depend largely on the gross amount of our borrowings at that time.

Interest Rate Risk (amounts in thousands)

ASC 815, Derivatives and Hedging requires us to recognize all derivatives on the balance sheet at fair value. Derivatives that are not hedges must be adjusted to fair value
and the changes in fair value must be reflected as income or expense. If the derivative is a hedge, depending on the nature of the hedge, changes in the fair value of derivatives
are either offset against the change in fair value of the hedged assets, liabilities, or firm commitments through earnings or recognized in other comprehensive income, which is a
component of stockholders’ equity. The ineffective portion of a derivative’s change in fair value is immediately recognized in earnings. As of June 30, 2020, the Company has
no derivative or hedging contracts.

No assurance can be given that any future hedging activities by us will have the desired beneficial effect on our results of operations or financial condition.
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ITEM 4. CONTROLS AND PROCEDURES
Evaluation of Disclosure Controls and Procedures

Our management has evaluated, under supervision and with the participation of our Chief Executive Officer and Chief Financial Officer, the effectiveness of our disclosure
controls and procedures (as defined in Rules 13a-15(e) and 15d-15(e) under the Exchange Act) as of June 30, 2020. Based on the evaluation, our Chief Executive Officer and
Chief Financial Officer concluded that for the period ending June 30, 2020, our disclosure controls and procedures were effective to provide reasonable assurance that
information required to be disclosed in reports we file or submit under the Exchange Act is recorded, processed, summarized and reported within the time periods specified in
SEC rules and forms and is accumulated and communicated to our management as appropriate to allow timely decisions regarding required disclosures.

Changes in Internal Control over Financial Reporting
There were no changes in our internal control over financial reporting or in other factors during the quarter ended June 30, 2020, that have materially affected, or were
reasonably likely to materially affect, our internal control over financial reporting.
PART II. OTHER INFORMATION
Item 1. Legal Proceedings

The nature of our business exposes our properties, us and our Operating Partnership to the risk of claims and litigation in the normal course of business. Other than routine
litigation arising out of the ordinary course of business, we are not presently subject to any material litigation nor, to our knowledge, is any material litigation threatened against
us.

Item 2. Unregistered Sales of Equity Securities and Use of Proceeds
None.

Item 3. Defaults Upon Senior Securities
None.

Item 4. Mine Safety Disclosures
None.

Item 5. Other Information

None.
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Item 6. Exhibits

31.1 Certification of Chief Executive Officer pursuant to Section 302 of the Sarbanes-Oxley Act of 2002

31.2 Certification of Chief Financial Officer pursuant to Section 302 of the Sarbanes-Oxley Act of 2002

32.1 Certification of Chief Executive Officer pursuant to 18 U.S.C. 1350, as created by Section 906 of the Sarbanes-Oxley Act of 2002

322 Certification of Chief Financial Officer pursuant to 18 U.S.C. 1350, as created by Section 906 of the Sarbanes-Oxley Act of 2002

101 The financial information from the Company's Quarterly Report on Form 10-Q for the fiscal quarter ended June 30, 2020 formatted in Inline XBRL: (i)

Condensed Consolidated Balance Sheet, (ii) Condensed Consolidated Statements of Operations, (iii) Condensed Consolidated Statements of Changes in
Preferred Stock and Equity (Deficit), (iv) Condensed Consolidated Statements of Cash Flows, and (v) Notes to Condensed Consolidated Financial Statements.

104 Cover Page Interactive Data File formatted in Inline XBRL and contained in Exhibit 101.
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SIGNATURES
Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on our behalf by the undersigned, hereunto

duly authorized.

PLYMOUTH INDUSTRIAL REIT, INC.

By: /s/ Jeffrey E. Witherell
Jeffrey E. Witherell,
Chief Executive Officer and
Chairman of the Board of Directors

By: /s/ Daniel C. Wright
Daniel Wright,
Chief Financial Officer

Dated: August 5, 2020
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Exhibit 31.1

Certification of Chief Executive Officer pursuant to
Section 302 of the Sarbanes-Oxley Act of 2002

I, Jeffrey E. Witherell, certify that:

1.

2.

I have reviewed this quarterly report on Form 10-Q of Plymouth Industrial REIT, Inc.;

Based on my knowledge, this report does not contain any untrue statement of a material fact or omit to state a material fact necessary to make the statements made, in light
of the circumstances under which such statements were made, not misleading with respect to the period covered by this report;

Based on my knowledge, the financial statements, and other financial information included in this report, fairly present in all material respects the financial condition,
results of operations and cash flows of the registrant as of, and for, the periods presented in this report;

The registrant’s other certifying officer and I are responsible for establishing and maintaining disclosure controls and procedures (as defined in Exchange Act Rules 13a-
15(e) and 15d-15(e)) and internal control over financial reporting (as defined in Exchange Act Rules 13a-15(f) and 15d-15(f)) for the registrant and have:

a)  Designed such disclosure controls and procedures, or caused such disclosure controls and procedures to be designed under our supervision, to ensure that material
information relating to the registrant, including its consolidated subsidiaries, is made known to us by others within those entities, particularly during the period in which
this report is being prepared;

b) Designed such internal control over financial reporting, or caused such internal control over financial reporting to be designed under our supervision, to provide
reasonable assurance regarding the reliability of financial reporting and the preparation of financial statements for external purposes in accordance with generally
accepted accounting principles;

c¢) Evaluated the effectiveness of the registrant’s disclosure controls and procedures and presented in this report our conclusions about the effectiveness of the disclosure
controls and procedures, as of the end of the period covered by this report based on such evaluation; and

d) Disclosed in this report any change in the registrant’s internal control over financial reporting that occurred during the registrant’s most recent fiscal quarter that has
materially affected, or is reasonably likely to materially affect, the registrant’s internal control over financial reporting; and

The registrant’s other certifying officer and I have disclosed, based on our most recent evaluation of internal control over financial reporting, to the registrant’s auditors
and the audit committee of the registrant’s board of directors (or persons performing the equivalent functions):

a)  All significant deficiencies and material weaknesses in the design or operation of internal control over financial reporting which are reasonably likely to adversely
affect the registrant’s ability to record, process, summarize and report financial information; and

b)  Any fraud, whether or not material, that involves management or other employees who have a significant role in the registrant’s internal control over financial
reporting.

Date: August 5, 2020

/s/ JEFFREY E. WITHERELL
Jeffrey E. Witherell
Chief Executive Officer and
Chairman of the Board of Directors




Exhibit 31.2

Certification of Chief Financial Officer pursuant to
Section 302 of the Sarbanes-Oxley Act of 2002

I, Daniel C. Wright, certify that:
1. I'have reviewed this quarterly report on Form 10-Q of Plymouth Industrial REIT, Inc.;

2. Based on my knowledge, this report does not contain any untrue statement of a material fact or omit to state a material fact necessary to make the statements made, in light
of the circumstances under which such statements were made, not misleading with respect to the period covered by this report;

3. Based on my knowledge, the financial statements, and other financial information included in this report, fairly present in all material respects the financial condition,
results of operations and cash flows of the registrant as of, and for, the periods presented in this report;

4.  The registrant’s other certifying officer and I are responsible for establishing and maintaining disclosure controls and procedures (as defined in Exchange Act Rules 13a-
15(e) and 15d-15(e)) and internal control over financial reporting (as defined in Exchange Act Rules 13a-15(f) and 15d-15(f)) for the registrant and have:

a)  Designed such disclosure controls and procedures, or caused such disclosure controls and procedures to be designed under our supervision, to ensure that material
information relating to the registrant, including its consolidated subsidiaries, is made known to us by others within those entities, particularly during the period in which
this report is being prepared;

b) Designed such internal control over financial reporting, or caused such internal control over financial reporting to be designed under our supervision, to provide
reasonable assurance regarding the reliability of financial reporting and the preparation of financial statements for external purposes in accordance with generally
accepted accounting principles;

c¢) Evaluated the effectiveness of the registrant’s disclosure controls and procedures and presented in this report our conclusions about the effectiveness of the disclosure
controls and procedures, as of the end of the period covered by this report based on such evaluation; and

d) Disclosed in this report any change in the registrant’s internal control over financial reporting that occurred during the registrant’s most recent fiscal quarter that has
materially affected, or is reasonably likely to materially affect, the registrant’s internal control over financial reporting; and

5. The registrant’s other certifying officer and I have disclosed, based on our most recent evaluation of internal control over financial reporting, to the registrant’s auditors
and the audit committee of the registrant’s board of directors (or persons performing the equivalent functions):

a)  All significant deficiencies and material weaknesses in the design or operation of internal control over financial reporting which are reasonably likely to adversely
affect the registrant’s ability to record, process, summarize and report financial information; and

b)  Any fraud, whether or not material, that involves management or other employees who have a significant role in the registrant’s internal control over financial
reporting.
Date: August 5, 2020
/s/ _DANIEL C. WRIGHT

Daniel C. Wright
Chief Financial Officer




Exhibit 32.1

Certification pursuant to 18 U.S.C. Section 1350,
as Adopted pursuant to Section 906 of the
Sarbanes-Oxley Act of 2002

In connection with the Quarterly Report on Form 10-Q of Plymouth Industrial REIT, Inc. (the "Registrant") for the quarter ended June 30, 2020, as filed with the

Securities and Exchange Commission on the date hereof (the "Report"), the undersigned, Jeffrey E. Witherell, Chairman of the Board, Chief Executive Officer and Director of
the Registrant, hereby certifies, pursuant to 18 U.S.C. § 1350, as adopted pursuant to § 906 of the Sarbanes-Oxley Act of 2002, that, to the best of his knowledge and belief:

1. The Report fully complies with the requirements of Section 13(a) or 15(d) of the Securities Exchange Act of 1934; and
2. The information contained in the Report fairly presents, in all material respects, the financial condition and results of operations of the Registrant.
Date: August 5, 2020
[s/ JEFFREY E. WITHERELL
Jeffrey E. Witherell

Chief Executive Olfficer and
Chairman of the Board of Directors




Exhibit 32.2

Certification pursuant to 18 U.S.C. Section 1350,
as Adopted pursuant to Section 906 of the
Sarbanes-Oxley Act of 2002

In connection with the Quarterly Report on Form 10-Q of Plymouth Industrial REIT, Inc. (the "Registrant") for the quarter ended June 30, 2020, as filed with the
Securities and Exchange Commission on the date hereof (the "Report"), the undersigned, Daniel Wright, the Chief Financial Officer of the Registrant, hereby certifies, pursuant
to 18 U.S.C. § 1350, as adopted pursuant to § 906 of the Sarbanes-Oxley Act of 2002, that, to the best of his knowledge and belief:

1. The Report fully complies with the requirements of Section 13(a) or 15(d) of the Securities Exchange Act of 1934; and
2. The information contained in the Report fairly presents, in all material respects, the financial condition and results of operations of the Registrant.

Date: August 5, 2020
/s/__DANIEL C. WRIGHT
Daniel C. Wright
Chief Financial Officer




