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UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, D.C. 20549
FORM 10-Q
(Mark One)
QUARTERLY REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the quarterly period ended March 31, 2026
OR
(| TRANSITION REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the transition period from to

Commission File Number: 001-42129

=Sila

realty trust

SILA REALTY TRUST, INC.

(Exact name of registrant as specified in its charter)

Maryland 46-1854011
(State or Other Jurisdiction of Incorporation or Organization) (LI.R.S. Employer Identification No.)
1001 Water Street, Suite 800
Tampa, FL 33602 (813) 287-0101
(Address of Principal Executive Offices; Zip Code) (Registrant’s Telephone Number, Including Area Code)

Securities registered pursuant to Section 12(b) of the Act:

Title of each class Trading Symbol Name of each exchange on which registered

Common stock, $0.01 par value per share SILA New York Stock Exchange

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the Securities Exchange Act of 1934 during the preceding 12 months (or for such
shorter period that the registrant was required to file such reports), and (2) has been subject to such filing requirements for the past 90 days. Yes No O

Indicate by check mark whether the registrant has submitted electronically every Interactive Data File required to be submitted pursuant to Rule 405 of Regulation S-T (§232.405 of this chapter)
during the preceding 12 months (or for such shorter period that the registrant was required to submit such files). Yes No O

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer, a smaller reporting company, or an emerging growth company. See the definitions
of “large accelerated filer,” *
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accelerated filer”, “smaller reporting company,” and "emerging growth company" in Rule 12b-2 of the Exchange Act.

Large accelerated filer Accelerated filer O
Non-accelerated filer O Smaller reporting company O
Emerging growth company O

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial accounting standards
provided pursuant to Section 13(a) of the Exchange Act. [J

Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Exchange Act). Yes O No
As of May 1, 2026, there were 55,241,098 shares of common stock of Sila Realty Trust, Inc. outstanding.
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PART I. FINANCIAL INFORMATION
Item 1. Condensed Consolidated Financial Statements.
SILA REALTY TRUST, INC.

CONDENSED CONSOLIDATED BALANCE SHEETS
(in thousands, except share data and per share amounts)

(Unaudited)
March 31, 2026 December 31, 2025
ASSETS
Real estate:
Land $ 170,865 $ 171,848
Buildings and improvements, less accumulated depreciation of $335,713 and $331,437, respectively 1,623,478 1,616,905
Total real estate, net 1,794,343 1,788,753
Cash and cash equivalents 30,778 32,288
Real estate related notes receivable, net of current expected credit loss reserve of $205 and $180, respectively 17,116 17,106
Intangible assets, less accumulated amortization of $112,584 and $112,292, respectively 114,709 116,693
Goodwill 17,432 17,635
Right-of-use assets - operating leases 34,613 35,008
Right-of-use assets - finance lease 1,901 1,901
Other assets 85,983 85,119
Total assets $ 2,096,875 $ 2,094,503
LIABILITIES AND STOCKHOLDERS’ EQUITY
Liabilities:
Credit facility, net of deferred financing costs of $1,562 and $1,878, respectively $ 688,438 $ 674,122
Accounts payable and other liabilities 37,844 42,183
Intangible liabilities, less accumulated amortization of $9,254 and $8,939, respectively 5,495 5,810
Operating lease liabilities 40,450 41,013
Finance lease liabilities 69 77
Total liabilities 772,296 763,205
Stockholders’ equity:
Preferred stock, $0.01 par value per share, 100,000,000 shares authorized; none issued and outstanding — —
Common stock, $0.01 par value per share, 510,000,000 shares authorized; 62,066,544 and 61,939,043
shares issued, respectively; 54,954,347 and 54,876,558 shares outstanding, respectively 550 549
Additional paid-in capital 1,994,960 1,994,960
Distributions in excess of accumulated earnings (672,956) (663,197)
Accumulated other comprehensive income (loss) 2,025 (1,014)
Total stockholders’ equity 1,324,579 1,331,298
Total liabilities and stockholders’ equity $ 2,096,875 $ 2,094,503

The accompanying notes are an integral part of these condensed consolidated financial statements.
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SILA REALTY TRUST, INC.

CONDENSED CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME
(in thousands, except share data and per share amounts)

(Unaudited)
Three Months Ended
March 31,
2026 2025

Revenue:

Rental revenue $ 52,060 $ 48,256

Real estate related notes receivable interest income 605 —

Total revenues 52,665 48,256

Expenses:

Rental expenses 6,038 6,326

General and administrative expenses 4,978 5,698

Depreciation and amortization 19,908 17,762

Impairment losses — 3,531

Demolition costs 986 —

Total operating expenses 31,910 33,317

Other income (expense):
Gain on dispositions of real estate 2,473 —
Interest and other income 163 455
Interest expense (9,044) (7,325)
Increase in current expected credit loss reserve (25) (171)
Merger-related costs (1,902) —

Total other expense (8,335) (7,041)
Net income attributable to common stockholders $ 12,420 $ 7,898

Other comprehensive income (loss) - unrealized gain (loss) on interest rate swaps, net 3,039 (7,138)
Comprehensive income attributable to common stockholders $ 15459 § 760
Weighted average number of common shares outstanding:

Basic 54,933,931 55,130,665

Diluted 55,423,778 55,620,892
Net income per common share attributable to common stockholders:

Basic $ 023 $ 0.14

Diluted $ 022 $ 0.14

The accompanying notes are an integral part of these condensed consolidated financial statements.
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Balance, December 31, 2025

Vesting of restricted common stock and issuance of
performance-based deferred stock unit awards

Stock-based compensation
Repurchases of common stock
Distributions to common stockholders
Other comprehensive income

Net income

Balance, March 31, 2026

Balance, December 31, 2024

Vesting of restricted common stock and issuance of
performance-based deferred stock unit awards

Stock-based compensation
Repurchases of common stock
Distributions to common stockholders
Other comprehensive loss

Net income

Balance, March 31, 2025

SILA REALTY TRUST, INC.

CONDENSED CONSOLIDATED STATEMENTS OF STOCKHOLDERS' EQUITY
(in thousands, except share data)

(Unaudited)
Common Stock
Additional Distributions in Excess Accumulated Other Total
No. of Par Paid-in of Accumulated Comprehensive Income Stockholders’
Shares Value Capital Earnings (Loss) Equity
54,876,558 $ 549 1,994,960 (663,197) $ (1,014) $ 1,331,298
127,503 — — — — —
— 1 1,196 — — 1,197
(49,714) — (1,196) — — (1,196)
— — — (22,179) — (22,179)
— — — — 3,039 3,039
— — — 12,420 — 12,420
54,954,347 § 550 1,994,960 (672,956) $ 2,025 § 1,324,579
Common Stock
Additional Distributions in Excess Total
No. of Par Paid-in of Accumulated Accumulated Other Stockholders’
Shares Value Capital Earnings Comprehensive Income Equity
55,075,006 $ 551 1,998,777 (607,499) $ 11,356 $ 1,403,185
118,096 — — — — —
— 1 1,260 = = 1,261
(47,229) (1) (1,144) — — (1,145)
— — — (22,297) — (22,297)
— — — — (7,138) (7,138)
- = = 7,898 — 7,898
55,145873  § 551 1,998,893 (621,898) $ 4218 $ 1,381,764

The accompanying notes are an integral part of these condensed consolidated financial statements.
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SILA REALTY TRUST, INC.
CONDENSED CONSOLIDATED STATEMENTS OF CASH FLOWS
(in thousands)

(Unaudited)
Three Months Ended
March 31,
2026 2025
Cash flows from operating activities:
Net income attributable to common stockholders $ 12,420 $ 7,898
Adjustments to reconcile net income attributable to common stockholders to net cash provided by operating activities:
Depreciation and amortization 19,908 17,762
Amortization of deferred financing costs 725 652
Amortization of above- and below-market leases, net (137) (129)
Amortization of fees on real estate related notes receivable (35) —
Other amortization expenses 181 184
Increase in current expected credit loss reserve 25 171
Gain on dispositions of real estate (2,473) —
Loss on extinguishment of debt — 233
Impairment losses — 3,531
Straight-line rent adjustments, net of write-offs (3,009) (2,388)
Stock-based compensation 1,197 1,261
Changes in operating assets and liabilities:
Accounts payable and other liabilities (812) (3,604)
Other assets 1,484 (1,442)
Net cash provided by operating activities 29,474 24,129
Cash flows from investing activities:
Investments in real estate (43,300) (35,315)
Net proceeds from real estate dispositions 24,813 —
Capital expenditures and other costs (3,422) (577)
Net payments of deposits for investments in real estate 500 (150)
Net cash used in investing activities (21,409) (36,042)
Cash flows from financing activities:
Proceeds from credit facility 51,000 32,000
Payments on credit facility (37,000) —
Payments of deferred financing costs — (5,839)
Repurchases of common stock (1,196) (1,145)
Distributions to common stockholders (22,379) (22,489)
Net cash (used in) provided by financing activities (9,575) 2,527
Net change in cash and cash equivalents (1,510) (9,386)
Cash and cash equivalents - Beginning of period 32,288 39,844
Cash and cash equivalents - End of period $ 30,778 $ 30,458
Supplemental cash flow disclosure:
Interest paid $ 8431 $ 6,477
Supplemental disclosure of non-cash transactions:
Change in accrued distributions related to performance-based deferred stock unit awards $ (200) $ (192)
Change in accrued capital expenditures and other costs $ (1,012) $ (527)
Change in accrued acquisition costs related to investments in real estate $ — 5
Right-of-use assets obtained in exchange for new finance lease liabilities $ — 74

The accompanying notes are an integral part of these condensed consolidated financial statements.
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SILA REALTY TRUST, INC.

NOTES TO CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)
March 31, 2026

Note 1—Organization and Business Operations

Sila Realty Trust, Inc., or the Company, is a Maryland corporation, headquartered in Tampa, Florida, that has elected, and conducts its operations so as to
qualify to be taxed as a real estate investment trust, or a REIT, under the Internal Revenue Code of 1986, as amended, or the Code, for federal income tax
purposes. The Company is primarily focused on investing in high quality net lease healthcare facilities across the continuum of care, which the Company
believes typically generate predictable, durable and growing income streams. The Company may also make other real estate related investments, which may
include equity or debt interests in other real estate entities.

Substantially all of the Company’s business is conducted through Sila Realty Operating Partnership, LP, a Delaware limited partnership, or the Operating
Partnership. The Company is the sole general partner of the Operating Partnership and directly and indirectly owns 100% of the Operating Partnership. Except
as the context otherwise requires, the “Company” refers to Sila Realty Trust, Inc., the Operating Partnership and their wholly-owned subsidiaries.

The Company’s common stock, par value $0.01 per share, or the Common Stock, is the sole class of stock traded on the New York Stock Exchange, or
the NYSE, under the ticker symbol “SILA.”

On April 19, 2026, the Company entered into a definitive merger agreement, or the Merger Agreement, pursuant to which certain affiliates of Blue Owl
Real Estate Capital LLC, Sunshine Ultimate Parent LLC, a Delaware limited liability company, or the Parent, and Sunshine Holding REIT LLC, a Delaware
limited liability company and wholly owned subsidiary of the Parent, or the Merger Sub, will acquire all outstanding shares of common stock of Sila Realty
Trust, Inc. for $30.38 per share, or the Merger Consideration, in an all-cash transaction valued at approximately $2.4 billion. The Merger Agreement provides
that the Company will merge with and into Merger Sub (such merger transaction, the "Merger"), with Merger Sub being the surviving entity, or the Surviving
Entity, in the Merger.

At the effective time of the Merger, or the Merger Effective Time, each share of Common Stock, par value $0.01 per share, of the Company that is issued
and outstanding immediately prior to the Merger Effective Time will automatically vest and be cancelled and terminated and converted into the right to receive
the Merger Consideration. The transaction, which has been unanimously approved by the Company's Board of Directors, or the Board, is expected to close in
the second or third quarter of 2026, subject to approval by the Company's stockholders and other customary closing conditions. During the pendency of the
transaction, the Company is permitted under the Merger Agreement to pay up to two regular quarterly dividends.

Subject to and upon completion of the transaction, the Company will become a private company, and shares of the Common Stock will be de-registered
under the Securities Exchange Act of 1934, as amended, or the Exchange Act, and will no longer trade on the NYSE. In certain specified circumstances further
described in the Merger Agreement, in connection with the termination of the Merger Agreement, the Company will be required to pay Parent a termination
payment of approximately $55.7 million, pursuant to the terms of the Merger Agreement.

Note 2—Summary of Significant Accounting Policies

The accompanying condensed consolidated financial statements have been prepared in accordance with United States generally accepted accounting
principles, or GAAP, for interim financial information and with the instructions to Form 10-Q and Article 10 of Regulation S-X. Accordingly, they do not
include all of the information and notes required by GAAP for complete financial statements. The information included in this Quarterly Report on Form 10-Q
should be read in conjunction with the Company’s audited consolidated financial statements as of and for the year ended December 31, 2025, and related notes
thereto set forth in the Company’s Annual Report on Form 10-K, filed with the U.S. Securities and Exchange Commission, or the SEC, on February 25, 2026.
In the opinion of management, all adjustments, consisting of a normal and recurring nature considered for a fair presentation, have been included. Operating
results for the three months ended March 31, 2026 are not necessarily indicative of the results that may be expected for the year ending December 31, 2026.

Principles of Consolidation and Basis of Presentation

The accompanying condensed consolidated financial statements include the accounts of the Company, the Operating Partnership, and their wholly-owned
subsidiaries. All intercompany accounts and transactions have been eliminated in consolidation.
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Use of Estimates

The preparation of the condensed consolidated financial statements and accompanying notes in conformity with GAAP requires the Company to make
estimates and assumptions that affect the amounts reported in the condensed consolidated financial statements and accompanying notes. These estimates are
made and evaluated on an ongoing basis using information that is currently available as well as various other assumptions believed to be reasonable under the
circumstances. Actual results could differ from those estimates.

Recently Issued Accounting Pronouncements

In November 2024, the Financial Accounting Standards Board, or the FASB, issued Accounting Standards Update, or ASU, 2024-03, Income Statement
—Reporting Comprehensive Income—Expense Disaggregation Disclosures (Subtopic 220-40), Disaggregation of Income Statement Expenses, or ASU 2024-
03, to improve disclosures about an entity's expenses and to provide detailed information about the types of expenses in commonly presented expense captions.
ASU 2024-03 requires disclosures about specific expense categories including purchases of inventory, employee compensation, depreciation, amortization and
selling expenses. Additionally, ASU 2024-03 requires a qualitative description of amounts remaining in relevant expense captions that are not separately
disaggregated. ASU 2024-03 is effective for fiscal years beginning after December 15, 2026 and interim periods for fiscal years beginning after December 15,
2027, and should be applied either prospectively for reporting periods after the effective date of ASU 2024-03 or retrospectively to all periods presented. Early
adoption is permitted. The Company expects the adoption of this standard to expand its annual and interim expense disclosures, but otherwise to have no
impact on the condensed consolidated financial statements.

In November 2025, the FASB issued ASU 2025-09, Derivatives and Hedging (Topic 815), Hedge Accounting Improvements, or ASU 2025-09. The
objective of ASU 2025-09 is to clarify and improve the hedge accounting guidance in Topic 815 and to address implementation issues identified following the
issuance of ASU 2017-12. The amendments in ASU 2025-09 address five discrete issues and are intended to better reflect hedging strategies in financial
reporting by enabling entities to achieve and maintain hedge accounting for highly effective economic hedges. The amendments in ASU 2025-09 apply to any
entity that elects to apply hedge accounting in accordance with Topic 815 and generally are to be adopted on a prospective basis, with an election available to
apply the guidance to existing hedging relationships as of the adoption date. ASU 2025-09 is effective for fiscal years beginning after December 15, 2026, and
interim periods within those annual reporting periods. While the Company continues to assess all potential impacts of the standard, the Company currently
expects that the adoption will not have a material impact on the condensed consolidated financial statements.

Note 3—Real Estate
Acquisitions

During the three months ended March 31, 2026, the Company purchased one real estate property, which was determined to be an asset acquisition. The
Company allocated the purchase price to tangible assets, consisting of land, building and improvements, and tenant improvements; and an intangible asset,
consisting of an in-place lease, based on the relative fair value method of allocating all accumulated costs. The Company engaged a third-party real estate
services firm to assist in performing the purchase price allocation.

The following tables summarize the cash consideration transferred, including acquisition costs, and the purchase price allocation for the acquisition
during the three months ended March 31, 2026 (amounts in thousands):

Property Description Date Acquired Ownership Percentage Cash Consideration Transferred
Oklahoma City Healthcare Facility X 01/15/2026 100% $ 43,300
Total $ 43,300
Total
Land $ 1,759
Building and improvements 34,569
Tenant improvements 4,090
In-place lease” 2,882
Total assets acquired $ 43,300

(1) The in-place lease has an amortization period of 20.0 years as of the acquisition date.
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The Company capitalized acquisition costs of $172,000, which are included in the allocation of the real estate acquisition presented above.
Dispositions

On January 29, 2026, the Company sold the Saginaw Healthcare Facility for a sales price of $14,500,000, generating net proceeds of $14,343,000, after
transaction costs. The Company recognized a gain on sale of $1,018,000.

On March 4, 2026, the Company sold the Henderson Healthcare Facility and the Las Vegas Healthcare Facility II for an aggregate sales price of
$9,000,000, generating net proceeds of $8,932,000, after transaction costs. The Company recognized a gain on sale of $1,020,000.

On March 30, 2026, the Company sold the Alexandria Healthcare Facility for a sales price of $1,550,000, generating net proceeds of $1,538,000, after
transaction costs. The Company recognized a gain on sale of $435,000.

Gain on dispositions of real estate is presented in the accompanying condensed consolidated statements of comprehensive income.
Goodwill

The following table summarizes the rollforward of goodwill for the three months ended March 31, 2026 and the year ended December 31, 2025 (amounts
in thousands):

March 31, 2026 December 31, 2025
Accumulated Accumulated
Goodwill Impairment Losses Total Goodwill Impairment Losses Total

Balance at beginning of year $ 20,065 $ (2,430) $ 17,635 $ 20,065 $ (2,365) $ 17,700
Goodwill associated with disposed

reporting units (391) 188 (203) — — —
Impairment charges — — — — (65) (65)
Balance at end of year $ 19,674 § (2,242) $ 17,432 § 20,065 $ (2,430) $ 17,635

Investment Risk Concentrations

As of March 31, 2026, the Company did not have exposure to geographic concentration within a metropolitan statistical area that accounted for at least
10.0% of rental revenue for the three months ended March 31, 2026.

As of March 31, 2026, the Company had one exposure to tenant concentration that accounted for at least 10.0% of rental revenue for the three months
ended March 31, 2026. The leases with tenants at properties under the common control of PAM Health and its affiliates accounted for 16.3% of rental revenue
for the three months ended March 31, 2026.

Impairment

During the three months ended March 31, 2026, the Company did not record any impairment losses. During the three months ended March 31, 2025, the
Company recorded impairment losses on real estate of $3,531,000. Refer below for further details on the impairment losses recorded.

Steward

On May 6, 2024, Steward Health Care System LLC, or Steward, the sponsor and owner of the former tenant at the Stoughton Healthcare Facility,
announced that it filed for Chapter 11 bankruptcy protection under the United States Bankruptcy Code. On September 19, 2024, the U.S. Bankruptcy Court for
the Southern District of Texas approved Steward’s request to reject the Company’s lease.

On August 4, 2025, the Company committed to a plan to demolish the Stoughton Healthcare Facility. The Company recorded $986,000 in demolition
costs related to the Stoughton Healthcare Facility during the three months ended March 31, 2026, which is recorded in demolition costs in the accompanying
condensed consolidated statements of comprehensive income. The demolition of the Stoughton Healthcare Facility was completed on April 10, 2026.

During the three months ended March 31, 2025, the Company recorded impairment losses on real estate of $3,531,000 attributable to the Stoughton
Healthcare Facility. The fair value of the Stoughton Healthcare Facility was measured based on inputs that are derived principally from observable market data
related to the marketing for sale of the asset, which resides within Level 2 of the fair value hierarchy. This impairment was allocated to buildings and
improvements.

Impairment losses on real estate are recorded as impairment losses in the accompanying condensed consolidated statements of comprehensive income.
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Note 4—Real Estate Related Notes Receivable

On November 5, 2024, the Company entered into two mezzanine loans for the development of an inpatient rehabilitation facility and a behavioral
healthcare facility in Lynchburg, Virginia, or the Mezzanine Loans. The Mezzanine Loans have total loan amounts of $12,543,000 and $5,000,000,
respectively, and a maturity date of November 5, 2029, or the Maturity Date. The Mezzanine Loans bear interest at a rate of 13% per annum for the period
commencing November 5, 2024 through November 4, 2027, and 15% per annum for the period commencing November 5, 2027 through the Maturity Date.
The Company received an upfront fee of 2% of the total loan amount of the Mezzanine Loans, and will receive an additional 1% fee if the Mezzanine Loans
have not been paid in full before November 5, 2027 and another 1% fee if the Mezzanine Loans have not been paid in full before November 5, 2028. The
Mezzanine Loans include purchase options for the Company for both the inpatient rehabilitation facility and the behavioral healthcare facility upon completion
of construction.

For the three months ended March 31, 2026, the Company’s real estate related notes receivable activity was as follows (amounts in thousands):

Principal Balance Fees Carrying Value
Real estate related notes receivable, as of December 31, 2025 $ 17,543  $ 257) $ 17,286
Amortization of fees — 35 35
Real estate related notes receivable, as of March 31, 2026 $ 17,543 $ (222) $ 17,321
CECL reserve (205)
Real estate related notes receivable, net, as of March 31, 2026 $ 17,116

During the three months ended March 31, 2026, the Company recognized interest income related to the real estate related notes receivable of $605,000,
including $35,000 related to the amortization of fees which is included in real estate related notes receivable interest income in the accompanying condensed
consolidated statements of comprehensive income. The Company did not recognize any interest income related to the real estate related notes receivable during
the three months ended March 31, 2025.

Current Expected Credit Loss Reserve

The Company determines the current expected credit loss, or CECL, reserve quarterly by using a probability of default/loss given default method. The
Company considers historical loss data, current portfolio and market conditions, and reasonable and supportable forecasts for the duration of each respective
loan when developing the CECL reserve. Additionally, the Company considers credit quality when developing the CECL reserve, including the borrower credit
rating and the underlying collateral and progress of developments, if applicable, among other considerations. The Company considers the Mezzanine Loans as
a pool when developing the CECL reserve.

Pursuant to ASC 326, Financial Instruments - Credit Losses, the Company has made an accounting policy election not to measure the CECL reserve for
accrued interest receivables, as these will be written off, if deemed uncollectible, in a timely manner. The Company generally suspends the income accrual for
loans at the earlier of the date at which payments become 90 days past due or when, in the Company's opinion, recovery of income and principal becomes
doubtful.

The Company's CECL reserve balance was $205,000 and $180,000 as of March 31, 2026 and December 31, 2025, respectively. During the three months
ended March 31, 2026 and 2025, the Company recorded an increase to the CECL reserve of $25,000 and $171,000, respectively.
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Note 5—Intangible Assets, Net

Intangible assets, net, consisted of the following as of March 31, 2026 and December 31, 2025 (amounts in thousands, except weighted average
remaining life amounts):

March 31, 2026 December 31, 2025
In-place leases, net of accumulated amortization of $108,027 and $107,913, respectively (with a weighted
average remaining life of 7.2 years and 7.2 years, respectively) $ 110,362 $ 112,168
Above-market leases, net of accumulated amortization of $4,557 and $4,379, respectively (with a weighted
average remaining life of 6.4 years and 6.6 years, respectively) 4,347 4,525
$ 114,709 $ 116,693

The aggregate weighted average remaining life of the intangible assets was 7.2 years and 7.1 years as of March 31, 2026 and December 31, 2025,
respectively.

Amortization of in-place leases was $4,429,000 and $4,784,000 for the three months ended March 31, 2026 and 2025, respectively. Amortization of
above-market leases was $178,000 and $186,000 for the three months ended March 31, 2026 and 2025, respectively. Amortization of in-place leases is
included in depreciation and amortization, and amortization of above-market leases is recorded as a reduction to rental revenue in the accompanying condensed
consolidated statements of comprehensive income.

Note 6—Intangible Liabilities, Net

Intangible liabilities, net, consisted of the following as of March 31, 2026 and December 31, 2025 (amounts in thousands, except weighted average
remaining life amounts):

March 31, 2026 December 31, 2025

Below-market leases, net of accumulated amortization of $9,254 and $8,939, respectively (with a weighted
average remaining life of 4.9 years and 5.1 years, respectively) $ 5495 $ 5,810

Amortization of below-market leases was $315,000 for both the three months ended March 31, 2026 and 2025. Amortization of below-market leases is
recorded as an increase to rental revenue in the accompanying condensed consolidated statements of comprehensive income.

Note 7—Leases
Lessor

The Company’s real estate properties are leased to tenants under operating leases with varying terms. Typically, the leases have provisions to extend the
terms of the lease agreements. The Company retains substantially all of the risks and benefits of ownership of the real estate properties leased to tenants.

During the three months ended March 31, 2026, the Company received $1,812,000 from the tenant at the El Segundo Healthcare Facility related to
development costs that were determined to be lessor-owned assets. This amount is recognized on a straight-line basis over the tenant's lease term within rental
revenues in the accompanying condensed consolidated statements of comprehensive income.

The following table summarizes the Company’s rental revenue from operating leases for the three months ended March 31, 2026 and 2025 (amounts in
thousands):
Three Months Ended

March 31,
2026 2025
Rental income $ 47,995 $ 44,097
Variable lease income 4,065 4,159
Total rental revenue $ 52,060 $ 48,256

11
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Future rent to be received from the Company’s investments in real estate assets under the terms of non-cancellable operating leases in effect as of March
31, 2026, for the period ending December 31, 2026 and for each of the next four years ending December 31, and thereafter, are as follows (amounts in
thousands):

March 31, 2026

Period ending December 31, 2026 $ 134,376
2027 179,892
2028 178,617
2029 174,675
2030 166,162
Thereafter 1,240,505
Total $ 2,074,227

(1) The table includes payments from a tenant who is on the cash basis of accounting for revenue recognition purposes that has continued to make rental
payments as of March 31, 2026.

Lessee

The Company is subject to various non-cancellable operating lease agreements on which certain of its properties reside (ground leases) and for its
corporate office. Additionally, the Company has one non-cancellable lease agreement that is classified as a finance lease related to a ground lease of a
healthcare property.

The Company’s operating leases and finance lease do not provide implicit interest rates. In order to calculate the present value of the remaining operating
and finance lease payments, the Company used incremental borrowing rates, or IBRs, adjusted for a number of factors. The determination of an appropriate
IBR involves multiple inputs and judgments. The Company determined its IBRs considering the general economic environment, term of the underlying leases,
and various financing and asset specific adjustments to ensure the IBRs are appropriate for the intended use of the underlying operating leases and finance
lease.

The effects of the Company’s operating leases are recorded in right-of-use assets - operating leases and operating lease liabilities on the condensed
consolidated balance sheets. The effects of the Company’s finance lease are recorded in right-of-use assets - finance lease and finance lease liabilities on the
condensed consolidated balance sheets.

The future rent payments under non-cancellable leases in effect as of March 31, 2026, for the period ending December 31, 2026, and for each of the next
four years ending December 31 and thereafter, are as follows (amounts in thousands):

Operating Finance

Period ending December 31, 2026 $ 2,080 $

2027 2,823 9
2028 2,839 9
2029 2,574 9
2030 2,100 9
Thereafter 100,615 58
Total undiscounted rental payments 113,031 94
Less imputed interest (72,581) 25)
Total lease liabilities $ 40,450 $ 69
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The weighted average IBR and weighted average remaining lease term as of March 31, 2026 and December 31, 2025 for the Company’s operating leases
are as follows:

March 31, 2026 December 31, 2025
Weighted average IBR 55% 55%
Weighted average remaining lease term 34.1 years 34.2 years

The IBR and remaining lease term as of March 31, 2026 and December 31, 2025 for the Company's finance lease is as follows:

March 31, 2026 December 31, 2025
IBR 5.8% 5.8 %
Remaining lease term 10.3 years 10.5 years

The following table provides details of the Company's total lease costs for the three months ended March 31, 2026 and 2025 (amounts in thousands):

Three Months Ended
March 31,
Location in Condensed Consolidated Statements of
Comprehensive Income 2026 2025
Operating lease costs:
Ground lease costs) Rental expenses $ 688 $ 689
Corporate operating lease costs General and administrative expenses 180 183
Finance lease costs:
Interest on lease liability Interest expense 1
Supplemental disclosure of cash flows information:
Operating cash outflows for operating leases("® 219 244
Right-of-use assets obtained in exchange for new finance lease liabilities $ — S 74

(1) The Company receives reimbursements from tenants for certain operating ground leases, which are recorded as rental revenue in the accompanying
condensed consolidated statements of comprehensive income.

(2) Amounts are net of reimbursements the Company receives from tenants for certain operating ground leases.

Note 8—Other Assets

Other assets consisted of the following as of March 31, 2026 and December 31, 2025 (amounts in thousands):

March 31, 2026 December 31, 2025

Deferred financing costs, related to the revolver portion of the credit facility, net of accumulated amortization
of $1,827 and $1,418, respectively $ 4722 $ 5,131
Leasing commissions, net of accumulated amortization of $684 and $582, respectively 2,833 2,488
Tenant receivables 1,825 2,224
Straight-line rent receivable 69,610 67,120
Real estate deposits — 500
Prepaid and other assets 3,120 4,741
Derivative assets - interest rate swaps 3,873 2,915

$ 85,983 $ 85,119
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Note 9—Accounts Payable and Other Liabilities

Accounts payable and other liabilities consisted of the following as of March 31, 2026 and December 31, 2025 (amounts in thousands):

March 31, 2026 December 31, 2025

Accounts payable and accrued expenses $ 9,787 $ 9,465
Accrued interest expense 2,674 2,753
Accrued property taxes 3,548 3,605
Accrued personnel costs 902 4,345
Performance DSUs distributions payable 375 575
Tenant deposits 1,471 1,629
Deferred rental income 17,239 15,882
Derivative liabilities - interest rate swaps 1,848 3,929

$ 37,844 $ 42,183

Note 10—Credit Facility

The Company's debt consists of a senior unsecured revolving line of credit with Bank of America, N.A., as Administrative Agent for the lenders, or the
2029 Revolving Credit Agreement, a senior unsecured amended and restated term loan agreement with Truist Bank, as Administrative Agent for the lenders, or
the 2027 Term Loan Agreement, and a senior unsecured term loan with Truist Bank, as Administrative Agent for the lenders, or the 2028 Term Loan
Agreement, or collectively, the Unsecured Credit Facility. The Unsecured Credit Facility consisted of the following amounts outstanding as of March 31, 2026
and December 31, 2025 (amounts in thousands, except interest rates):

Interest Rate March 31, 2026 December 31, 2025

Variable 2029 Revolving Credit Agreement® 4.88% $ 165,000 $ 151,000
Variable 2027 Term Loan Agreement fixed through interest rate swaps® 5.11% 250,000 250,000
Variable 2028 Term Loan Agreement fixed through interest rate swaps® 4.18% 275,000 275,000

Total Unsecured Credit Facility, principal amount outstanding 4.68% 690,000 676,000

Unamortized deferred financing costs related to Unsecured Credit Facility term

loans (1,562) (1,878)

Total Unsecured Credit Facility, net of deferred financing costs $ 688,438 $ 674,122

(1) Interest rate represents the daily Secured Overnight Financing Rate, or SOFR, of 3.63% in effect on the Company’s revolving line of credit plus the
applicable margin of 1.25% as of March 31, 2026.

(2) Fixed through four interest rate swaps that mature on March 20, 2029.
(3) Fixed through six interest rate swaps that mature on January 31, 2028.
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The principal payments due on the Unsecured Credit Facility as of March 31, 2026, for the period ending December 31, 2026, and for each of the next four
years ending December 31 and thereafter, are as follows (amounts in thousands):

Amount

Period ending December 31, 2026 —
2027W 250,000
2028 275,000
2029 165,000
2030 —
Thereafter —

$ 690,000

(1) The 2027 Term Loan Agreement, at the Company's election, may be extended for a period of one year on no more than two occasions, subject to the
satisfaction of certain conditions, including the payment of an extension fee.

Note 11—Segment Reporting

The Company’s healthcare properties are aggregated into one operating segment due to their similar economic characteristics. The healthcare operating
segment is the Company’s only reportable segment.

In the healthcare operating segment, the Company generates income from rental revenue from leases and tenant reimbursements, which include additional
amounts recoverable from tenants for common area maintenance expenses and certain other recoverable expenses. Additionally, the healthcare operating
segment earns interest income from real estate related investments.

The Company’s chief operating decision maker, or CODM, is the Chief Executive Officer, who assesses the performance of the operating segment using
net income, which is reported on the condensed consolidated statements of comprehensive income as net income attributable to common stockholders. The
CODM assesses net income at least quarterly to review budget-to-actual variances, review quarter-over-quarter actual variances, evaluate the operating
performance of the healthcare properties, and allocate resources within the segment. Segment expenses provided to the CODM for budget-to-actual variance
review and quarter-over-quarter actual variance review include rental expenses, general and administrative expenses, depreciation and amortization,
impairment losses, demolition costs, merger-related costs and interest expense.

There were no intersegment sales or transfers during the three months ended March 31, 2026 and 2025. Segment assets are reported on the condensed
consolidated balance sheets as total assets while capital expenditures for the reportable segment are reported on the condensed consolidated statements of cash
flows as capital expenditures and other costs.

Note 12—Fair Value

Cash and cash equivalents, tenant receivables, prepaid and other assets, accounts payable and other liabilities—The Company considers the carrying
values of these financial instruments, assets and liabilities, to approximate fair value because of the short period of time between origination of the instruments
and their expected realization.

Real estate related notes receivable—The carrying value of the real estate related notes receivable was $17,116,000 and $17,106,000, which
approximated fair value as of March 31, 2026 and December 31, 2025, respectively. The fair value of the Company’s real estate related notes receivable is
estimated using significant unobservable inputs not based on observable market activity, but rather through particular valuation techniques (Level 3). The fair
value was measured using a discounted cash flow methodology, taking into consideration various factors including discount rates, credit worthiness of
borrowers, availability and cost of financing and other factors.

Credit facility—The outstanding principal of the credit facility was $690,000,000 and $676,000,000 as of March 31, 2026 and December 31, 2025,
respectively, which approximated its fair value due to the variable nature of the terms.

The fair value of the Company’s credit facility is estimated based on the interest rates currently offered to the Company by its financial institutions.

Derivative instruments—The Company’s derivative instruments consist of interest rate swaps. These swaps are carried at fair value to comply with the
provisions of ASC 820, Fair Value Measurements and Disclosures. The fair value of these instruments is determined using interest rate market pricing models.
The Company incorporated credit valuation adjustments to appropriately reflect the Company’s nonperformance risk and the respective counterparty’s
nonperformance risk in the fair value measurements. The Company determined that the inputs used to value its interest rate swaps, with the exception of the
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credit valuation adjustment, fall within Level 2 of the fair value hierarchy. The credit valuation adjustments associated with these instruments utilize Level 3
inputs, such as estimates of current credit spreads, to evaluate the likelihood of default by the Company and the respective counterparty. However, as of March
31, 2026, the Company assessed the significance of the impact of the credit valuation adjustments on the overall valuation of its derivative positions and
determined that the credit valuation adjustments are not significant to the overall valuation of its interest rate swaps. As a result, the Company determined that
its interest rate swaps valuation in its entirety is classified in Level 2 of the fair value hierarchy.

Considerable judgment is necessary to develop estimated fair values of financial assets and liabilities. Accordingly, the estimates presented herein are not
necessarily indicative of the amounts the Company could realize or be liable for on disposition of the financial assets and liabilities.

The following tables show the fair value of the Company’s financial assets and liabilities that are required to be measured at fair value on a recurring
basis as of March 31, 2026 and December 31, 2025 (amounts in thousands):

March 31, 2026
Fair Value Hierarchy

Quoted Prices in Active Significant Other Significant
Markets for Identical Observable Inputs Unobservable Total Fair
Assets (Level 1) (Level 2) Inputs (Level 3) Value
Assets:
Derivative assets - interest rate swaps $ — 3 3873 §$ — 3 3,873
Total assets at fair value $ — 3 3873 $ — 3 3,873
Liabilities:
Derivative liabilities - interest rate swaps  $ — 3 1,848 § — 3 1,848
Total liabilities at fair value $ — 3 1,848 § — 8 1,848
December 31, 2025
Fair Value Hierarchy
Quoted Prices in Active Significant Other Significant
Markets for Identical Observable Inputs Unobservable Total Fair
Assets (Level 1) (Level 2) Inputs (Level 3) Value
Assets:
Derivative assets - interest rate swaps $ — 3 2915 §$ — 3 2,915
Total assets at fair value $ — 3 2915 $ — 3 2,915
Liabilities:
Derivative liabilities - interest rate swaps $ — 3 3,929 $ — 3 3,929
Total liabilities at fair value $ — 3 3929 $ — $ 3,929

Derivative assets and liabilities are reported in the condensed consolidated balance sheets as other assets and accounts payable and other liabilities,
respectively.

Real Estate Assets—As of March 31, 2026, there were no real estate assets measured at fair value on a non-recurring basis.

As of December 31, 2025, one real estate asset was measured at fair value, on a non-recurring basis, of $1,550,000 and resulted in the recognition of an
impairment loss of $3,159,000 for the three months ended December 31, 2025. The fair value was measured based on inputs that are derived principally from
observable market data related to the marketing for sale of the asset, which resides within Level 2 of the fair value hierarchy.

Note 13—Derivative Instruments and Hedging Activities

Cash Flow Hedges of Interest Rate Risk

The Company’s objectives in using interest rate derivatives are to add stability to interest expense and to manage its exposure to interest rate movements.
To accomplish these objectives, the Company primarily uses interest rate swaps as part of its interest rate risk management strategy.
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For derivatives designated and qualifying as cash flow hedges of interest rate risk, the gain or loss on the derivative is recorded in accumulated other
comprehensive income (loss) and subsequently reclassified into interest expense in the same period(s) during which the hedged transaction affects earnings.
Amounts reported in accumulated other comprehensive income (loss) related to derivatives will be reclassified to interest expense as interest is incurred on the
Company’s variable rate debt. During the next twelve months, the Company estimates that an additional $1,948,000 will be reclassified from accumulated
other comprehensive income (loss) as a reduction to interest expense. As of March 31, 2026, the Company had 10 interest rate swap agreements, of which six
mature on January 31, 2028 and four mature on March 20, 2029.

The following table summarizes the notional amount and fair value of the Company’s derivative instruments (amounts in thousands):

March 31, 2026 December 31, 2025
Fair Value of Fair Value of
Derivatives Weighted
Designated as Average Outstanding Outstanding
Hedging Fixed Interest Effective Maturity Notional Notional
Instruments Rate Dates Dates Amount® Assets (Liabilities) Amount Assets (Liabilities)
Interest rate 05/02/2022 to
swaps) 2.83% 05/01/2023 01/31/2028 $ 275,000 $ 3873 § 197) $ 275,000 $ 2915 § (472)
Interest rate
swaps) 3.76% 12/31/2024 03/20/2029 250,000 — (1,651) 250,000 — (3,457)
$ 525,000 § 3,873 $ (1,848) $ 525,000 $ 29015 $ (3,929)

(1) Derivative assets and liabilities are reported in the condensed consolidated balance sheets as other assets and accounts payable and other liabilities,
respectively.

(2) The notional amount under the agreements is an indication of the extent of the Company’s involvement in each instrument at the time, but does not
represent exposure to credit, interest rate or market risks.

The table below summarizes the amount of income and (loss) recognized on the interest rate derivatives designated as cash flow hedges for the three
months ended March 31, 2026 and 2025 (amounts in thousands):

Location of Income Amount of Income
Amount of Income (Loss) Reclassified From Reclassified From Total Amount of Line Item in
L. ) Recognized Accumulated Other Accumulated Other Condensed Consolidated

Deer_athES n _Cash .FIOW in Other Comprehensive Income Comprehensive Income (Loss) to Comprehensive Income to Statements of Comprehensive
Hedging Relationships (Loss) on Derivatives Net Income Net Income Income
Three Months Ended March 31, 2026
Interest rate swaps $ 3,568 Interest expense $ 529§ (9,044)
Three Months Ended March 31, 2025
Interest rate swaps N (5,745) Interest expense $ 1,393 $ (7,325)

Credit Risk-Related Contingent Features

The Company has agreements with each of its derivative counterparties that contain a provision where if the Company either defaults or is capable of
being declared in default on any of its indebtedness, then the Company could also be declared in default on its derivative obligations. The Company records
credit risk valuation adjustments on its interest rate swaps based on the respective credit quality of the Company and the counterparty. The Company believes it
mitigates its credit risk by entering into agreements with creditworthy counterparties. As of March 31, 2026, the fair value of derivatives related to
counterparties that were in a net liability position was $1,287,000, inclusive of accrued interest but excluding any adjustment for nonperformance risk related to
the agreement. As of December 31, 2025, the fair value of derivatives related to counterparties that were in a net liability position was $3,499,000, inclusive of
accrued interest but excluding any adjustment for nonperformance risk related to the agreement. As of both March 31, 2026 and December 31, 2025, there were
no termination events or events of default related to the interest rate swaps.
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Tabular Disclosure Offsetting Derivatives

The Company has elected not to offset derivative positions in its condensed consolidated financial statements. The following tables present the effect on
the Company’s financial position had the Company made the election to offset its derivative positions as of March 31, 2026 and December 31, 2025 (amounts
in thousands):

Offsetting of Derivative Assets

Gross Amounts Not Offset in the Balance Sheet

Gross
Amounts of Gross Amounts Net Amounts of
Recognized Offset in the Assets Presented in Financial Instruments Net
Assets Balance Sheet the Balance Sheet Collateral Cash Collateral Amount
March 31, 2026 $ 3873 $ — S 3873 $ (616) $ — $ 3257
December 31, 2025 $ 2915 $ — 3 2915 $ 447) $ — 2,468
Offsetting of Derivative
Liabilities
Gross Amounts Not Offset in the Balance Sheet
Gross Net Amounts of
Amounts of Gross Amounts Liabilities
Recognized Offset in the Presented in the Financial Instruments Net
Liabilities Balance Sheet Balance Sheet Collateral Cash Collateral Amount
March 31, 2026 $ 1,848 $ — 1,848 $ (616) $ — 3 1,232
December 31, 2025 $ 3929 $ — 8 3929 $ (447) S — S 3,482

Note 14—Stockholders' Equity
Distributions Paid and Distributions Payable

The Company paid and declared distributions per share of Common Stock in the amount of $0.40 for both the three months ended March 31, 2026 and
2025.

On May 6, 2026, the Board authorized a quarterly cash dividend of $0.40 per share of Common Stock payable on June 4, 2026, to the Company’s
stockholders of record as of the close of business on May 20, 2026.

At-the-Market Program

On August 12, 2025, the Company entered into an ATM Equity Offering Sales Agreement, or the ATM Program, through which, from time to time, the
Company may offer and sell shares of Common Stock having an aggregate offering price of up to $250,000,000. During the three months ended March 31,
2026, no shares were issued under the ATM Program and as of March 31, 2026, the Company had $250,000,000 in gross sales of available capacity under the
ATM Program.

Share Repurchases

Share Repurchase Programs

On August 4, 2025, the Board authorized a share repurchase program of up to $75,000,000 in gross purchase proceeds for a period of three-years from
August 4, 2025, subject to the limitation of $25,000,000 in gross purchase proceeds in any twelve-month period, or the 2025 SRP. Repurchases of Common
Stock under the 2025 SRP may be made from time to time in the open market, in privately negotiated purchases, in accelerated share repurchase programs or
by any other lawful means. The number of shares of Common Stock purchased and the timing of any purchases will depend on a number of factors, including
the price and availability of Common Stock and general market conditions. The 2025 SRP replaced the Company’s prior share repurchase program. The
Company did not repurchase any shares under the 2025 SRP during the three months ended March 31, 2026. The Company did not repurchase any shares
under the prior share repurchase program during the three months ended March 31, 2025.

Other Repurchases of Common Stock

During the three months ended March 31, 2026, the Company repurchased 49,714 shares of Common Stock for the net settlement of withholding taxes in
connection with the vesting of restricted stock and performance-based deferred stock unit awards, for an aggregate purchase price of $1,196,000 (an average of
$24.08 per share). During the three months ended March 31, 2025, the Company repurchased 47,229 shares of Common Stock for the net settlement of
withholding taxes in connection with the vesting of restricted stock and performance-based deferred stock unit awards, for an aggregate purchase price of
$1,145,000 (an average of $24.24 per share).
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Accumulated Other Comprehensive Income (Loss)

The following table presents a rollforward of amounts recognized in accumulated other comprehensive income (loss) by component for the three months
ended March 31, 2026 and 2025 (amounts in thousands):

Unrealized Gain
on Derivative

Instruments
Balance as of December 31, 2025 $ (1,014)
Other comprehensive income before reclassification 3,568
Amount of income reclassified from accumulated other comprehensive income to net income (529)
Other comprehensive income 3,039
Balance as of March 31, 2026 $ 2,025

Unrealized Loss
on Derivative

Instruments
Balance as of December 31, 2024 $ 11,356
Other comprehensive loss before reclassification (5,745)
Amount of income reclassified from accumulated other comprehensive income to net income (1,393)
Other comprehensive loss (7,138)
Balance as of March 31, 2025 $ 4,218

Note 15—Earnings Per Share

The Company calculates basic and diluted earnings per share using the two-class method. Basic earnings per share is computed based on the weighted
average shares of the Company’s Common Stock outstanding for the period. Diluted earnings per share is computed based on the weighted average number of
shares outstanding and all potentially dilutive securities, which include shares of restricted Common Stock and Performance Deferred Stock Units, or DSUs.
The shares of restricted Common Stock contain non-forfeitable dividend distribution rights and are considered participating securities. The Performance DSUs
are entitled to dividend equivalents which are paid to the grantee only in the event that the applicable performance criteria are achieved and the Performance
DSUs vest.
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The following table is a reconciliation of the numerator and denominator used in the computation of basic and diluted earnings per share using the two-
class method (amounts in thousands, except share data and per share amounts):

Three Months Ended
March 31,
2026 2025

Earnings:

Net income attributable to common stockholders $ 12,420 $ 7,898

Less: Income allocated to participating securities (57) (45)
Net income used in basic earnings per share 12,363 7,853

Add back: Income allocated to participating securities 57 45
Net income used in diluted earnings per share $ 12,420 $ 7,898
Weighted Average Shares:

Basic weighted average number of common shares outstanding 54,933,931 55,130,665

Dilutive effect of weighted average shares of non-vested restricted common stock 255,339 314,110

Dilutive effect of weighted average shares of Performance DSUs 234,508 176,117
Diluted weighted average number of common shares outstanding 55,423,778 55,620,892
Net income per share attributable to common stockholders:

Basic $ 023 § 0.14

Diluted $ 022 $ 0.14

Note 16—Stock-based Compensation

On March 6, 2020, the Board approved the Amended and Restated 2014 Restricted Share Plan, or the A&R Incentive Plan, pursuant to which the
Company has the authority and power to grant awards of restricted shares of its Common Stock to its directors, executive officers, and employees.

On April 2, 2025, the Board adopted the A&R Incentive Plan. The Company’s stockholders approved the A&R Incentive Plan on May 21, 2025, which,
among other things, increased the number of shares authorized for issuance by 1,000,000 shares to 2,250,000 shares.

During the three months ended March 31, 2026, the Company granted time-based awards to its executive officers and certain employees, consisting of
113,928 restricted shares of Common Stock, net of forfeitures, or the Time-Based 2026 Awards. The Time-Based 2026 Awards will vest 25% annually
commencing on January 2, 2027, subject to each executive’s and employee’s employment through the applicable vesting dates, with certain exceptions. As of
March 31, 2026, there was $2,658,000 of total unrecognized stock-based compensation expense related to these awards, which will be recognized over the
vesting period.

Additionally, during the three months ended March 31, 2026, the Company’s compensation committee granted Performance DSUs to its executive
officers, or the Performance-Based 2026 Awards. The Performance-Based 2026 Awards will be measured based on the Company’s market performance over a
three-year performance period ending on December 31, 2028. Subject to each executive’s continuous employment through the applicable vesting dates, with
certain exceptions, the Performance-Based 2026 Awards, if any, will be issued following the performance period end date. Market-based awards are valued as
of the grant date utilizing a Monte Carlo simulation model that assesses the probability of satisfying certain market-based thresholds over a three-year
performance period. The number of shares of Common Stock that vest is based on the Company’s total shareholder return relative to that of the MSCI US
REIT Index and a Net Lease REIT Peer Group on a percentile basis. As of March 31, 2026, there was $2,123,000 of total unrecognized stock-based
compensation expense related to these awards, which will be recognized over the vesting period.

The Time-Based 2026 Awards and the Performance-Based 2026 Awards, or collectively, the 2026 Awards, were granted under and are subject to the terms
of the A&R Incentive Plan and award agreements.

The Company recognized total stock-based compensation expense of $1,197,000, and $1,261,000 for the three months ended March 31, 2026 and 2025,
respectively. The Company recognized accelerated stock-based compensation expense of $47,000 for the three months ended March 31, 2026 related to the
acceleration of award agreements. The Company did not recognize any accelerated stock-based compensation expense during the three months ended March
31, 2025. Stock-based
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compensation expense is reported in general and administrative expenses in the accompanying condensed consolidated statements of comprehensive income,
and forfeitures are recorded as they occur.

Note 17—Commitments and Contingencies
Tenant Improvements

The Company may provide tenant improvement allowances in new or renewal leases for the purpose of refurbishing or renovating tenant space. The
Company may also assume tenant improvement obligations included in leases acquired in its real estate acquisitions. Many of these allowances are subject to
contingencies that make it difficult to predict when they will be utilized, if at all.

Development

The Company has a remaining commitment to fund a development to expand the Dover Healthcare Facility on the acquired adjacent land for up to
$8,989,000.

Legal Proceedings

In the ordinary course of business, the Company may become subject to litigation or claims. As of March 31, 2026, there were, and currently there are, no
material pending legal proceedings to which the Company is a party. While the resolution of a lawsuit or proceeding may have an impact to the Company’s
financial results for the period in which it is resolved, the Company believes that the final resolution of the lawsuits or proceedings in which it is currently
involved, either individually or in the aggregate, will not have a material adverse effect on its financial position, results of operations or liquidity.

Note 18—Subsequent Events
Proposed Merger

On April 19, 2026, the Company entered into the Merger Agreement, pursuant to which certain affiliates of Blue Owl Real Estate Capital LLC, the Parent
and Merger Sub, will acquire all outstanding shares of common stock of Sila Realty Trust, Inc. for the Merger Consideration, in an all-cash transaction valued
at approximately $2.4 billion. The Merger Agreement provides that the Company will merge with and into Merger Sub, with Merger Sub being the Surviving
Entity in the Merger.

At the Merger Effective Time, each share of Common Stock, par value $0.01 per share, of the Company that is issued and outstanding immediately prior
to the Merger Effective Time will automatically vest and be cancelled and terminated and converted into the right to receive the Merger Consideration. The
transaction, which has been unanimously approved by the Board, is expected to close in the second or third quarter of 2026, subject to approval by the
Company's stockholders and other customary closing conditions. During the pendency of the transaction, the Company is permitted under the Merger
Agreement to pay up to two regular quarterly dividends.

Subject to and upon completion of the transaction, the Company will become a private company, and shares of the Common Stock will be de-registered
under the Exchange Act, and will no longer trade on the NYSE. In certain specified circumstances further described in the Merger Agreement, in connection
with the termination of the Merger Agreement, the Company will be required to pay Parent a termination payment of approximately $55.7 million, pursuant to
the terms of the Merger Agreement.

Distributions Authorized

On May 6, 2026, the Board authorized a quarterly cash dividend of $0.40 per share of Common Stock payable on June 4, 2026, to the Company’s
stockholders of record as of the close of business on May 20, 2026. The quarterly cash dividend of $0.40 per share represents an annualized amount of $1.60
per share.
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Item 2. Management’s Discussion and Analysis of Financial Condition and Results of Operations.

The following discussion and analysis of our financial condition and results of operations should be read in conjunction with our condensed consolidated
financial statements, and the notes thereto, and the other financial information appearing elsewhere in this Quarterly Report on Form 10-Q.

The following discussion should also be read in conjunction with our audited consolidated financial statements, and the notes thereto, Risk Factors and
Management's Discussion and Analysis of Financial Condition and Results of Operations included in our Annual Report on Form 10-K for the year ended
December 31, 2025, as filed with the U.S. Securities and Exchange Commission, or the SEC, on February 25, 2026, or the 2025 Annual Report on Form 10-K.

99 ¢ 99 ¢

The terms “we,” “our,” “us,” and the “Company” refer to Sila Realty Trust, Inc., Sila Realty Operating Partnership, LP, or our Operating Partnership, and
all wholly-owned subsidiaries.

Forward-Looking Statements

Certain statements contained in this Quarterly Report on Form 10-Q, other than historical facts, include forward-looking statements that reflect our
expectations and projections about our future results, performance, prospects and opportunities. Such statements include, in particular, statements about our
liquidity and capital resources, capital expenditures, material cash requirements, debt service requirements, expected interest rates and interest rate hedging
impacts and practices, macroeconomic factors, the ability of our tenants to satisty their rent and other obligations under their leases, tariffs and changes in other
governmental policies, including the impacts of the government shutdown, term loan requirements, our share repurchases, our acquisitions and dispositions,
plans, leases, dividends, distributions, strategies, prospects and the consummation of the Merger, as defined below, and are subject to certain risks and
uncertainties, including known and unknown risks, which could cause actual results to differ materially from those projected or anticipated. Therefore, such
statements are not intended to be a guarantee of our performance in future periods. Such forward-looking statements can generally be identified by our use of
forward-looking terminology such as “may,” “will,” “would,” “could,” “should,” “expect,” “intend,” “anticipate,” “estimate,” “believe,” “continue,” “seek,”
“endeavor,” or other similar words. Forward-looking statements are subject to various risks and uncertainties, and factors that could cause actual results to
differ materially from our expectations, and investors should not rely on forward-looking statements since they involve known and unknown risks,
uncertainties and other factors which are, in some cases, beyond our control and which could materially affect our results of operations, financial condition,
cash flows, performance or future achievements or events.

EERT3 99 ¢

Forward-looking statements that were true at the time they were made may ultimately prove to be incorrect or false. We make no representation or
warranty (express or implied) about the accuracy of any such forward-looking statements contained in this Quarterly Report on Form 10-Q, and we do not
undertake to publicly update or revise any forward-looking statements, whether as a result of new information, future events, or otherwise. Some of the factors
that may affect outcomes and results include, but are not limited to: (i) risks associated with the Company’s ability to obtain the stockholder approval required
to consummate the proposed transaction and the timing of the closing of the proposed transaction, including the risks that a condition to closing would not be
satisfied within the expected timeframe or at all or that the closing of the proposed transaction would not occur, (ii) the outcome of any legal proceedings that
may be instituted against the parties and others related to the merger agreement and the costs related to such proceedings, (iii) the risk that stockholder
litigation or other proceedings in connection with the proposed transaction may affect the timing or occurrence of the proposed transaction or result in
significant costs of defense, indemnification and liability, (iv) unanticipated difficulties or expenditures relating to the proposed transaction, the response of the
Company’s tenants and business partners to the announcement of the proposed transaction, potential difficulties with the Company’s ability to retain and hire
key personnel and maintain its business relationships, including those with tenants and other third parties, as a result of the proposed transaction, and/or
potential difficulties in employee retention as a result of the announcement and pendency of the proposed transaction, (v) changes affecting the real estate
industry and changes in market and economic conditions, including tariffs, geopolitical tensions and elevated inflation and interest rates that may adversely
impact the Company or its tenants, (vi) fluctuations in interest rates and the costs and availability of financing, (vii) the occurrence of any event, change or
other circumstance or condition that could give rise to the termination of the Merger Agreement, (viii) the ability to recognize the anticipated benefits of the
proposed transaction and (ix) the risk that the Company’s stock price may decline significantly if the proposed transaction is not consummated. See Part I, Item
1A. “Risk Factors” of our 2025 Annual Report on Form 10-K, for a discussion of some, although not all, of the additional risks and uncertainties that could
cause actual results to differ materially from those presented in our forward-looking statements.

Management’s discussion and analysis of financial condition and results of operations is based upon our condensed consolidated financial statements,
which have been prepared in accordance with United States generally accepted accounting principles, or GAAP. The preparation of these financial statements
requires management to make estimates and assumptions
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that affect the reported amounts of assets, liabilities, revenues and expenses. We evaluate these estimates on a regular basis. These estimates are based on
management’s historical industry experience and on various other assumptions that are believed to be reasonable under the circumstances. Actual results may
differ from these estimates.

Overview

We are a net lease real estate investment trust, or REIT, with a strategic focus on investing in the growing and resilient healthcare sector. We invest in high
quality net lease healthcare facilities along the continuum of care in the pursuit of generating predictable, durable and growing income streams. Our portfolio
comprises high quality tenants in geographically diverse facilities, which are positioned to capitalize on the dynamic delivery of healthcare to patients. Our
properties include, among others, medical outpatient buildings, inpatient rehabilitation facilities, and surgical and specialty facilities. We may also make other
real estate related investments, which may include equity or debt interests in other real estate entities.

As of March 31, 2026, we owned 137 real estate properties and three undeveloped land parcels.

Critical Accounting Estimates

Our critical accounting estimates are disclosed in our 2025 Annual Report on Form 10-K. There have been no material changes to our critical accounting
estimates as disclosed therein.

Interim Unaudited Financial Data

Our accompanying condensed consolidated financial statements have been prepared by us in accordance with GAAP in conjunction with the rules and
regulations of the U.S. Securities and Exchange Commission, or SEC. Certain information and footnote disclosures required for annual financial statements
have been condensed or excluded pursuant to SEC rules and regulations. Accordingly, our accompanying condensed consolidated financial statements do not
include all of the information and footnotes required by GAAP for complete financial statements. Our accompanying condensed consolidated financial
statements reflect all adjustments, which are, in our view, of a normal recurring nature and necessary for a fair presentation of our financial position, results of
operations and cash flows for the interim period. Interim results of operations are not necessarily indicative of the results to be expected for the full year; such
full year results may be less favorable. Our accompanying condensed consolidated financial statements should be read in conjunction with the audited
consolidated financial statements and the notes thereto included in our 2025 Annual Report on Form 10-K.

Qualification as a REIT

We elected, and conduct our operations so as to qualify, to be taxed as a REIT for federal income tax purposes, and we intend to continue to be taxed as a
REIT. To maintain our qualification as a REIT, we must continue to meet certain organizational and operational requirements, including a requirement to
distribute at least 90.0% of our REIT taxable income, without regard to the deduction for dividends paid and excluding net capital gain, to our stockholders. As
a REIT, we generally will not be subject to federal income tax on taxable income that we distribute to our stockholders.

If we fail to maintain our qualification as a REIT in any taxable year, we would then be subject to federal income taxes on our taxable income at regular
corporate rates and would not be permitted to qualify for treatment as a REIT for federal income tax purposes for four years following the year during which
qualification is lost unless the Internal Revenue Service grants us relief under certain statutory provisions. Such an event could have a material adverse effect
on our net income and net cash available for distribution to our stockholders.

Proposed Merger

On April 19, 2026, we entered into a definitive merger agreement, or the Merger Agreement, pursuant to which certain affiliates of Blue Owl Real Estate
Capital LLC, Sunshine Ultimate Parent LLC, a Delaware limited liability company, or the Parent, and Sunshine Holding REIT LLC, a Delaware limited
liability company and wholly owned subsidiary of the Parent, or the Merger Sub, will acquire all outstanding shares of common stock of Sila Realty Trust, Inc.
for $30.38 per share, or the Merger Consideration, in an all-cash transaction valued at approximately $2.4 billion. The Merger Agreement provides that we will
merge with and into Merger Sub (such merger transaction, the “Merger”), with Merger Sub being the surviving entity, or the Surviving Entity, in the Merger.

At the effective time of the Merger, or the Merger Effective Time, each share of Common Stock, par value $0.01 per share, of the Company that is issued
and outstanding immediately prior to the Merger Effective Time will automatically vest and be cancelled and terminated and converted into the right to receive
the Merger Consideration. The transaction, which has been unanimously approved by our Board of Directors, or the Board, is expected to close in the second or
third quarter of 2026,
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subject to approval by our stockholders and other customary closing conditions. During the pendency of the transaction, we are permitted under the Merger
Agreement to pay up to two regular quarterly dividends.

Subject to and upon completion of the transaction, we will become a private company, and shares of the Common Stock will be de-registered under the
Securities Exchange Act of 1934, as amended, or the Exchange Act, and will no longer trade on the New York Stock Exchange, or the NYSE. In certain
specified circumstances further described in the Merger Agreement, in connection with the termination of the Merger Agreement, the Company will be required
to pay Parent a termination payment of approximately $55.7 million, pursuant to the terms of the Merger Agreement.

Factors That May Influence Results of Operations
Economic and Market Conditions

Our operating results have been and will continue to be generally impacted by global and national economic and market conditions and by the local
economic conditions where our real estate properties are located. Increased interest rates, persistent elevated prices due to recent inflation, ongoing geopolitical
tensions, and increased volatility in public and private equity and fixed income markets have led to increased costs. Continued elevated interest rates imposed
by the Federal Reserve to address potential inflation may adversely impact our borrowing costs and real estate asset values generally, including our real estate
properties. In addition, any tariffs imposed by the United States or other countries, as well as any prolonged government shutdown, may cause additional
impacts to the economy, including further inflationary pressures. On July 4, 2025, the One Big Beautiful Bill Act, or OBBBA, was signed into law. The
OBBBA includes, among other things, changes to Medicaid and health insurance marketplaces that may have an impact on our tenants’ financial position. We
continue to monitor regulatory updates and any related impacts to our tenants.

Most of our lease agreements contain provisions designed to mitigate the adverse impact of inflation, including annual rent increases based on stated
increases or consumer price index (CPI) increases, as well as the triple net nature of the leases whereby tenants are responsible for the operating expenses of
the properties. To the extent our tenants have experienced difficulties due to the foregoing economic and market conditions, they may be unable or unwilling to
make payments or perform their obligations when due.

Rental Revenue

The amount of rental revenue generated by our properties depends principally on our ability to maintain the occupancy rates of leased space and to lease
available space at existing rental rates. Negative trends in one or more of these factors could adversely affect our rental revenue in future periods. We
continually monitor our tenants’ ability to meet their lease obligations to determine if any adjustments should be reflected currently. As of March 31, 2026, our
properties were 98.7% leased.

Results of Operations

Our results of operations are influenced by the timing of acquisitions and the performance of our real estate properties.

The following table shows the property statistics of our real estate properties as of March 31, 2026 and 2025:

March 31,
2026 2025
Number of real estate properties! 137 136
Leased square feet 5,189,000 5,117,000
Weighted average percentage of rentable square feet leased 98.7 % 96.0 %

(1) Asof March 31, 2026 we owned 137 real estate properties and three undeveloped land parcels. As of March 31, 2025, we owned 136 real estate
properties and two undeveloped land parcels.
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The following table summarizes our real estate activity for the three months ended March 31, 2026 and 2025:

Three Months Ended

March 31,
2026 2025
Real estate properties acquired 1 1
Real estate properties disposed 4 —
Aggregate purchase price of real estate properties acquired" $ 43,300,000 $ 35,320,000
Net book value of real estate properties disposed $ 22,364,000 $ —
Leased square feet of real estate property additions 53,000 70,000
Leased square feet of real estate property dispositions 101,000 @ —

(1) Includes capitalized acquisition costs associated with transactions determined to be asset acquisitions.
(2) The Alexandria Healthcare Facility was vacant upon disposition on March 30, 2026.

This section describes and compares our results of operations for the three months ended March 31, 2026 and 2025. We generate substantially all of our
revenue from property operations. In order to evaluate our overall portfolio, management analyzes the results of our “same store properties.” We define “same
store properties” as properties that were owned and operated for the entirety of both calendar periods being compared and exclude properties under
development, redevelopment, or classified as held for sale.

By evaluating the results of our same store properties, management is able to monitor the operations of our existing properties for comparable periods to
measure the performance of our current portfolio and readily observe the expected effects of our new acquisitions and dispositions on net income.

Three Months Ended March 31, 2026 Compared to Three Months Ended March 31, 2025

The following table details our total revenues for the three months ended March 31, 2026, compared to the comparable period in 2025 (amounts in
thousands):

Three Months Ended

March 31,
2026 2025 $ Change % Change

Same store rental revenue $ 43,119 $ 43,181 § (62) (0.1)%
Same store tenant reimbursements 3,949 4,111 (162) 3.9%
Non-same store rental revenue 4,876 916 3,960 432.3 %
Non-same store tenant reimbursements 114 47 67 142.6 %
Other operating income 2 1 1 100.0 %
Total rental revenue 52,060 48,256 3,804 7.9 %
Real estate related notes receivable interest income 605 — 605 n/a
Total revenues $ 52,665 $ 48256 $ 4,409 9.1 %

. Same store rental revenue decreased primarily due to a $357,000 decrease as a result of properties with tenant vacancies and lease terminations and a

decrease of $47,000 in rent recognized on a cash basis as a result of a tenant with payment uncertainty that was repaying deferred rent in addition to
annual base rent in the prior year, partially offset by a $245,000 increase primarily a result of new and renewal leasing activity, and a $97,000 increase in
annual base rent escalations for leases indexed to CPI.

. Same store tenant reimbursements, which are generally passed along to our tenants, decreased primarily due to the timing of real estate taxes.

. Non-same store rental revenue increased primarily due to a $3,572,000 increase attributable to properties acquired since January 1, 2025, and an
$817,000 increase related to two properties that were under development throughout 2025 and completed in December 2025, partially offset by a
$429,000 decrease primarily from properties sold since January 1, 2025.

. Non-same store tenant reimbursements increased primarily due to properties acquired since January 1, 2025.
. There were no material changes in other operating income.

. Real estate related notes receivable interest income increased due to fundings of the mezzanine loans since April 1, 2025.
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Changes in our operating expenses are summarized in the following table (amounts in thousands):

Three Months Ended

March 31,
2026 2025 $ Change % Change

Same store rental expenses $ 5,581 $ 5,757 $ (176) B.DH)%
Non-same store rental expenses 457 569 (112) (19.7)%
General and administrative expenses 4,978 5,698 (720) (12.6)%
Depreciation and amortization 19,908 17,762 2,146 12.1 %
Impairment losses — 3,531 (3,531) n/a
Demolition costs 986 — 986 n/a

Total operating expenses $ 31,910 ' § 33317 § (1,407) (4.2)%
. Same store rental expenses, most of which are subject to reimbursement by our tenants, decreased primarily due to the timing of real estate taxes.

. Non-same store rental expenses, most of which are subject to reimbursement by our tenants, decreased primarily due to a $326,000 decrease in non-
reimbursable operating costs from the Stoughton Healthcare Facility, which was demolished, partially offset by a $189,000 increase from properties
acquired since January 1, 2025, and a $25,000 increase primarily related to two properties that were under redevelopment throughout 2025 and were

completed in December 2025.

. General and administrative expenses decreased primarily due to a $686,000 decrease in audit and tax fees primarily due to the timing of audit fees in the
prior year and the initial audit of internal controls over financial reporting due to the change in our filer status to a large accelerated filer, a $153,000
decrease in other costs, primarily due to the allocation of property management fees, and a $104,000 decrease in personnel costs and stock-based
compensation primarily due to forfeitures during the prior year, partially offset by a $223,000 increase in legal fees.

. Depreciation and amortization increased primarily due to a $1,416,000 increase due to properties acquired since January 1, 2025, a $1,328,000 increase in
depreciation recognized at the Stoughton Healthcare Facility, which was demolished, primarily related to a change in the estimated useful life, and a
$216,000 increase due to assets placed in service since January 1, 2025, partially offset by a $598,000 decrease primarily attributable to fully amortized
in-place lease intangible assets and tenant improvements, and a $216,000 decrease from properties sold since January 1, 2025.

. We did not record any impairment losses during the three months ended March 31, 2026. We recorded impairment losses of $3,531,000 during the three

months ended March 31, 2025, related to the impact of a lease termination at a property.

. Demolition costs of $986,000 were recorded during the three months ended March 31, 2026, related to the demolition of the Stoughton Healthcare

Facility.

Changes in other (expense) income are summarized in the following table (amounts in thousands):

Three Months Ended

March 31,
2026 2025 $ Change % Change
Gain on dispositions of real estate $ 2473 $ — 3 2,473 n/a
Interest and other income 163 455 (292) (64.2)%
Interest expense (9,044) (7,325) (1,719) 23.5%
Increase in current expected credit loss reserve (25) (171) 146 (85.4)%
Merger-related costs (1,902) — (1,902) n/a
Total other (expense) income $ (8,335 § (7,041) § (1,294) 18.4 %

. During the three months ended March 31, 2026, we recognized a gain on disposition on four real estate properties. On January 29, 2026, we sold one
property for a sales price of $14,500,000, resulting in a gain on sale of $1,018,000. On March 4, 2026, we sold two properties for an aggregate sales price
of $9,000,000, resulting in a gain on sale of $1,020,000. On March 30, 2026, we sold one property for a sales price of $1,550,000, resulting in a gain on

sale of $435,000. During the three months ended March 31, 2025 we did not dispose of any real estate properties.

. Interest and other income decreased primarily due to a decline in dividend income attributable to lower average interest rates on money market funds and

a lower average investment in money market funds.

. Interest expense increased due to a $1,878,000 increase primarily resulting from higher average borrowings on our variable rate debt, and a $74,000

increase in amortization of deferred financing costs, partially offset by a $233,000
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decrease in loss on extinguishment of debt in connection with the extinguishment of our prior revolving credit agreement during the prior year.

. During the three months ended March 31, 2026, the current expected credit loss reserve increased by $25,000 due to changes in current market conditions
used to develop the reserve for the two mezzanine loans we entered into in November 2024. During the three months ended March 31, 2025, the current
expected credit loss reserve increased by $171,000 due to the initial recognition of expected credit losses associated with the mezzanine loans.

. Merger-related costs of $1,902,000 were recorded during the three months ended March 31, 2026, related to the Merger Agreement.

Liquidity and Capital Resources

Our principal uses of funds are for acquisitions of real estate and real estate related investments, capital expenditures, operating expenses, distributions to,
and share repurchases from, stockholders, and principal and interest payments on current and future indebtedness. Continued elevated interest rates imposed by
the Federal Reserve to address potential inflation has impacted the interest rates on our variable rate debt. Future increases or decreases are difficult to predict
during the current uncertain macroeconomic environment, particularly given the recent significant changes in U.S. tariffs. That said, we believe our exposure to
increased or fluctuating interest rates is limited at this time due to our hedging strategy, which has effectively fixed 76% of our outstanding debt as of March
31, 2026, and therefore allowed us to reasonably project our liquidity needs. Generally, cash for these items is generated from operations of our current and
future investments. Our sources of funds are primarily operating cash flows, our credit facility and other potential borrowings.

When we acquire a property, we prepare a capital plan that contemplates the estimated capital needs of that investment. In addition to operating expenses,
capital needs may also include, for example, costs of refurbishment, tenant improvements or other major capital expenditures. The capital plan also sets forth
the anticipated sources of the necessary capital, which may include a line of credit, operating cash generated by the investment, additional equity investments
from us, and when necessary, capital reserves. The capital plan for each investment will be adjusted through ongoing, regular reviews of our portfolio or, as
necessary, to respond to unanticipated additional capital needs.

Automatic Shelf Registration Statement

On August 12, 2025, we filed with the SEC an automatic shelf registration statement on Form S-3 that is effective for a term of three years, covering
future offerings of an indeterminate amount of our Common Stock, preferred stock, depositary shares, warrants, purchase contracts and units. In connection
with the filing of the registration statement, on August 12, 2025, we filed a prospectus supplement related to the ATM Program (as defined below), with the
SEC.

ATM Program

On August 12, 2025, we entered into an ATM Equity Offering Sales Agreement, or the ATM Program, through which, from time to time, we may offer
and sell shares of Common Stock having an aggregate offering price of up to $250,000,000. During the three months ended March 31, 2026, no shares were
issued under the ATM Program and as of March 31, 2026, we had $250,000,000 in gross sales of available capacity under the ATM Program.

Short-term Liquidity and Capital Resources

For at least the next twelve months, we expect our principal demands for funds will be for operating expenses, including our general and administrative
expenses, and funding of capital improvements, including developments, and tenant improvements, distributions to, and potential stock repurchases from,
stockholders, and interest payments on our credit facility. We expect to meet our short-term liquidity requirements through proceeds from cash flows from
operations and borrowings on our credit facility and potential other borrowings.

We believe we will have sufficient liquidity available to meet our obligations in a timely manner, under both normal and stressed conditions, for the next
twelve months.

Long-term Liquidity and Capital Resources

Beyond the next twelve months, we expect our principal demands for funds will be for costs to acquire additional real estate properties, interest and
principal payments on our credit facility, long-term capital investment demands for our real estate properties and distributions necessary to maintain our REIT
status.

We currently expect to meet our long-term liquidity requirements through proceeds from cash flows from operations and borrowings on our credit facility,
potential other borrowings and potential equity offerings.

We expect to pay distributions to our stockholders from cash flows from operations; however, we have used, and may in the future use, other sources to
fund distributions, as necessary. To the extent cash flows from operations are lower due to
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lower-than-expected returns on the properties held or the disposition of properties, distributions paid to stockholders may be lower. We currently expect that
substantially all net cash flows from our operations will be used to fund acquisitions, certain capital expenditures and tenant improvement allowances identified
at acquisition or lease renewal, ongoing capital expenditures, interest and principal payments on outstanding debt and distributions to our stockholders.

Material Cash Requirements

As of March 31, 2026, we had $30,778,000 in cash and cash equivalents. In addition to the cash we need to conduct our normal business operations, we
expect to require up to $293,734,000 in cash over the next twelve months, of which $281,957,000 is related to principal and estimated interest payments on our
outstanding debt, (calculated based on our effective interest rates as of March 31, 2026), up to $8,989,000 is related to a development to expand the Dover
Healthcare Facility, and $2,788,000 is related to our various obligations as a lessee. The current maturity of the loan under the 2027 Term Loan Agreement may
be extended for a period of one year on no more than two occasions, subject to the satisfaction of certain conditions, including the payment of an extension fee.
We cannot provide assurances, however, that actual expenditures will not exceed these estimates. In addition, we may provide capital expenditure or tenant
improvement allowances in new or renewal leases for the purpose of refurbishing or renovating tenant space. We may also assume tenant improvement
obligations included in leases acquired in our real estate acquisitions. Many of these allowances are subject to contingencies that make it difficult to predict
when they will be utilized, if at all.

As of March 31, 2026, we had material obligations beyond twelve months in the amount of $575,036,000, inclusive of $464,699,000 related to principal
and estimated interest payments on our outstanding debt (calculated based on our effective interest rates as of March 31, 2026) and $110,337,000 related to our
various obligations as a lessee.

One of our principal liquidity needs is the payment of principal and interest on outstanding indebtedness. As of March 31, 2026, we had $690,000,000 of
principal outstanding under our Unsecured Credit Facility (as defined below). We are required by the terms of certain loan documents relating to the Unsecured
Credit Facility to meet certain covenants, such as financial ratios and reporting requirements. As of March 31, 2026, we were in compliance with all such
covenants and requirements on our Unsecured Credit Facility.

As of March 31, 2026, the aggregate notional amount under our derivative instruments was $525,000,000. We have agreements with each derivative
counterparty that contain cross-default provisions; if we default on our indebtedness, then we could also be declared in default on our derivative obligations,
resulting in an acceleration of payment of any net amounts due under our derivative contracts. As of March 31, 2026, we were in compliance with all such
cross-default provisions.

Debt Service Requirements
Credit Facility

As of March 31, 2026, the maximum commitments available under our senior unsecured revolving line of credit with Bank of America, N.A., as
Administrative Agent for the lenders, or the 2029 Revolving Credit Agreement, were $600,000,000, which may be increased, subject to lender approval,
through incremental term loans and/or revolving loan commitments in an aggregate amount not to exceed $1,500,000,000. The maturity date for the 2029
Revolving Credit Agreement is February 16, 2029, which, at our election, may be extended for a period of six-months on no more than two occasions, subject
to certain conditions, including the payment of an extension fee. As of March 31, 2026, the 2029 Revolving Credit Agreement had an aggregate outstanding
principal balance of $165,000,000.

As of March 31, 2026, the maximum commitments available under our senior unsecured amended and restated term loan agreement with Truist Bank, as
Administrative Agent for the lenders, or the 2027 Term Loan Agreement, were $250,000,000, which may be increased, subject to lender approval, to an
aggregate amount not to exceed $500,000,000. The 2027 Term Loan Agreement has a maturity date of March 20, 2027, which, at our election, may be extended
for a period of one year on no more than two occasions, subject to the satisfaction of certain conditions, including the payment of an extension fee. As of March
31, 2026, the 2027 Term Loan Agreement had an aggregate outstanding principal balance of $250,000,000.

As of March 31, 2026, the maximum commitments available under our senior unsecured term loan with Truist Bank, as Administrative Agent for the
lenders, or the 2028 Term Loan Agreement, were $275,000,000, which may be increased, subject to lender approval, to an aggregate amount not to exceed
$500,000,000 and has a maturity date of January 31, 2028. The 2028 Term Loan Agreement is pari passu with our 2029 Revolving Credit Agreement and 2027
Term Loan Agreement. As of March 31, 2026, the 2028 Term Loan Agreement had an aggregate outstanding principal balance of $275,000,000.

The 2029 Revolving Credit Agreement, the 2027 Term Loan Agreement and the 2028 Term Loan Agreement, or collectively, the Unsecured Credit
Facility, has aggregate commitments available of $1,125,000,000, as of March 31, 2026. Generally, the proceeds of loans made under our Unsecured Credit
Facility may be used for acquisition of real estate investments, funding of tenant improvements and leasing commissions with respect to real estate, repayment
of indebtedness, funding of capital expenditures with respect to real estate, and general corporate and working capital purposes.
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As of March 31, 2026, we had a total pool availability under our Unsecured Credit Facility of $1,125,000,000 and an aggregate outstanding principal
balance of $690,000,000; therefore, $435,000,000 was available to be drawn under our Unsecured Credit Facility.

Cash Flows
Three Months Ended March 31, 2026 Compared to Three Months Ended March 31, 2025

Three Months Ended
March 31,
(in thousands) 2026 2025 Change
Net cash provided by operating activities $ 29,474 $ 24,129 § 5,345
Net cash used in investing activities $ (21,409) $ (36,042) $ 14,633
Net cash (used in) provided by financing activities $ 9,575) $ 2,527 $ (12,102)

Operating Activities

. Net cash provided by operating activities increased primarily due to an increase in cash collected for rent resulting from property acquisitions and annual
rent increases, and an increase in interest income from mezzanine loans, partially offset by property dispositions, vacancies, lease terminations, an
increase in interest paid on our Unsecured Credit Facility, and a decrease in dividend income from money market funds.

Investing Activities
Significant investing activities included:

. Investment of $43,300,000 to purchase one property during the three months ended March 31, 2026, compared to an investment of $35,315,000 to
purchase one property during the three months ended March 31, 2025.

. Received net proceeds of $24,813,000 from the sale of four properties during the three months ended March 31, 2026. There were no property
dispositions during the three months ended March 31, 2025.

. Funded capital expenditures, primarily for developments and tenant improvements, of $3,422,000 during the three months ended March 31, 2026,
compared to $577,000 funded during the three months ended March 31, 2025.

. Received net deposits of $500,000 for investments in real estate during the three months ended March 31, 2026 compared to paid net deposits for
investments in real estate of $150,000 during the three months ended March 31, 2025.

Financing Activities
Significant financing activities included:

. Payment of $22,379,000 in cash distributions to common stockholders, including cash distributions on vested performance-based deferred stock unit
awards, during the three months ended March 31, 2026, compared to $22,489,000 during the three months ended March 31, 2025.

. Repurchase of $1,196,000 of Common Stock for the net settlement of withholding taxes in connection with the vesting of restricted stock and
issuance of performance-based deferred stock unit awards during the three months ended March 31, 2026, compared to $1,145,000 of Common
Stock repurchased for the net settlement of withholding taxes in connection with the vesting of restricted stock and issuance of performance-based
deferred stock unit awards during the three months ended March 31, 2025.

. Payment of $5,839,000 in deferred financing costs primarily as a result of entering into the 2029 Revolving Credit Agreement during the three
months ended March 31, 2025.

. The following Unsecured Credit Facility related activity during the three months ended March 31, 2026:

° Drew $51,000,000 on the 2029 Revolving Credit Agreement to fund an acquisition and to manage our cash balance.

° Repayment of $37,000,000 on the 2029 Revolving Credit Agreement with proceeds from dispositions and cash flows from operations.
. The following Unsecured Credit Facility related activity during the three months ended March 31, 2025:

° Drew $32,000,000 on the 2029 Revolving Credit Agreement to fund an acquisition.
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Distributions to Stockholders

The amount of distributions payable to our stockholders is determined by the Board and is dependent on a number of factors, including our funds
available for distribution, financial condition, lenders’ restrictions and limitations, capital expenditure requirements, corporate law restrictions and the annual
distribution requirements needed to maintain our status as a REIT under the Internal Revenue Code of 1986, as amended. The Board must authorize each
distribution and may, in the future, authorize lower amounts of distributions or not authorize additional distributions and, therefore, distribution payments are
not guaranteed. Additionally, our organizational documents permit us to pay distributions from unlimited amounts of any source, and we may use sources other
than operating cash flows to fund distributions, which may reduce the amount of capital we ultimately invest in properties or other permitted investments.

In order to maintain our status as a REIT, we are required to make distributions each taxable year equal to at least 90% of our REIT taxable income,
computed without regard to the dividends paid deduction and excluding capital gains.

For the three months ended March 31, 2026, we paid approximately $22,379,000 in aggregate ordinary cash distributions on our Common Stock. On May
6, 2026, the Board authorized a quarterly cash dividend of $0.40 per share of Common Stock payable on June 4, 2026, to our stockholders of record as of the
close of business on May 20, 2026. To the extent funds are available, we intend to continue to pay regular distributions to stockholders.

Non-GAAP Financial Measures

In the real estate industry, analysts and investors employ certain non-GAAP supplemental financial measures in order to facilitate meaningful
comparisons between periods and among peer companies. We believe that these measures are useful to investors to consider because they may assist them to
better understand and measure the performance of our business over time and against similar companies. We use the following non-GAAP financial measures:
Funds From Operations, or FFO, Core Funds From Operations, or Core FFO, and Adjusted Funds From Operations, or AFFO.

Net Income and FFO, Core FFO and AFFO

A description of FFO, Core FFO, and AFFO and reconciliations of these non-GAAP measures to net income, the most directly comparable GAAP
measure, are provided below.

The National Association of Real Estate Investment Trusts, or Nareit, an industry trade group, has promulgated the FFO measure, which we believe is an
appropriate additional measure to reflect the operating performance of a REIT. The use of FFO is recommended by the REIT industry as a supplemental
performance measure. FFO is not equivalent to our net income as determined under GAAP.

We define FFO, consistent with Nareit’s definition, as net income (calculated in accordance with GAAP), excluding gains and losses from sales of real
estate assets, impairment of 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, and depreciation and amortization of real estate assets. Adjustments for unconsolidated partnerships and joint ventures will be
calculated to reflect FFO on the same basis. We do not have any investments in unconsolidated partnerships or joint ventures.

We, along with many of our peers in the real estate industry, consider FFO to be an appropriate supplemental measure of a REIT’s operating performance
because it is based on a net income analysis of real estate portfolio performance that excludes non-cash items such as real estate depreciation and amortization
and real estate impairments. We believe FFO provides investors a useful understanding of our performance to the investors and to our management, and when
compared to year over year, FFO reflects the impact on our operations from trends in occupancy.

We calculate Core FFO by adjusting FFO to remove the effect of certain GAAP non-cash income and expense items, unusual and infrequent items that
are not expected to impact our operating performance on an ongoing basis, items that affect comparability to prior periods and/or items that are not related to
our core real estate operations. We consider it to be a useful supplemental financial performance measure because it provides investors with additional
information to understand our sustainable performance. Excluded items include severance, write-off of straight-line rent receivables related to prior periods,
accelerated stock-based compensation, amortization of above- and below-market lease intangibles (including ground leases), loss on extinguishment of debt,
changes in the current expected credit loss reserve, demolition costs and merger-related costs.

We calculate AFFO by further adjusting Core FFO for the following items: deferred rent, current period straight-line rent adjustments, amortization of
deferred financing costs, amortization of fees on our real estate related notes receivable, and stock-based compensation. We believe AFFO is a supplemental
performance measure that provides investors appropriate supplemental information to evaluate our ongoing operations. AFFO is a metric used by management
to evaluate our dividend policy.
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Presentation of this information is intended to assist management and investors in comparing the operating performance of different REITs, although it
should be noted that not all REITs calculate FFO, Core FFO and AFFO the same way, so comparisons with other REITs may not be meaningful. Furthermore,
FFO, Core FFO and AFFO are not necessarily indicative of cash flows available to fund cash needs and should not be considered as an alternative to net
income as an indication of our performance or as an indication of our liquidity, including our ability to make distributions to our stockholders. FFO, Core FFO
and AFFO may be useful in assisting management and investors in assessing the sustainability of operating performance in future operating periods. All of our
non-GAAP financial measures should be reviewed in conjunction with other measurements as an indication of our performance. The method used to evaluate
the value and performance of real estate under GAAP should be considered a more relevant measure of operating performance and more prominent than the

non-GAAP financial measures presented here.

Reconciliation of Net Income to FFO, Core FFO and AFFO

The following table presents a reconciliation of net income attributable to common stockholders, which is the most directly comparable GAAP financial

measure, to FFO, Core FFO and AFFO for the three months ended March 31, 2026 and 2025 (amounts in thousands):

Net income attributable to common stockholders
Adjustments:
Depreciation and amortization of real estate assets
Gain on dispositions of real estate
Impairment losses
FFO
Adjustments:
Severance
Write-off of straight-line rent receivables related to prior periods
Accelerated stock-based compensation
Amortization of above (below) market lease intangibles, including ground leases, net
Loss on extinguishment of debt
Increase in current expected credit loss reserve
Demolition costs
Merger-related costs
Core FFO
Adjustments:
Deferred rent()
Straight-line rent adjustments
Amortization of deferred financing costs
Amortization of fees on real estate related notes receivable
Stock-based compensation

AFFO

Three Months Ended

March 31,
2025

12,420 $ 7,898
19,880 17,737
(2,473) —
— 3,531
29,827 $ 29,166
102 11
— 3

47 —

15 23

— 233

25 171
986 —
1,902 —
32,904 $ 29,607
1,812 319
(3,009) (2,391)
725 652
(35) —
1,150 1,261
33,547 $ 29,448

(1) The deferred rent related to the three months ended March 31, 2026 represents cash proceeds received from the tenant for development costs that are
related to lessor-owned assets at the El Segundo Healthcare Facility. These proceeds are recognized over time in straight-line rent adjustments within
rental revenues. The deferred rent related to the three months ended March 31, 2025 represents rent received on a property that was under development.
This property was placed in service in December 2025 and therefore, subsequent rent received is reflected in rental revenue and the prior deferred

revenue is recognized over time in straight-line rent adjustments within rental revenues.

Item 3. Quantitative and Qualitative Disclosures About Market Risk.

Market risk includes risks that arise from changes in interest rates, foreign currency exchange rates, commodity prices, equity prices and other market
changes that affect market sensitive instruments. In pursuing our business plan, the primary market risk to which we are exposed is interest rate risk.
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We have obtained variable rate debt financing and we are exposed to such changes in the Secured Overnight Financing Rate, or SOFR. Loans under the
Unsecured Credit Facility may be made as Base Rate Loans or SOFR Loans, at our election, and all of our interest rate swap agreements are indexed to SOFR.
Our objectives in managing interest rate risk are to limit the impact of interest rate fluctuations on operations and cash flows, and to lower overall borrowing
costs. To achieve these objectives, we will borrow primarily at interest rates with the lowest margins available and, in some cases, with the ability to convert
variable interest rates to fixed rates.

As of March 31, 2026, of our total principal debt outstanding of $690,000,000, $525,000,000 was fixed through 10 interest rate swap agreements, of
which six mature on January 31, 2028 and four mature on March 20, 2029. As of December 31, 2025, of our total principal debt outstanding of $676,000,000,
$525,000,000 was fixed through 10 interest rate swap agreements. As of March 31, 2026, the interest rate swap agreements had an aggregate notional amount
of $525,000,000 and an aggregate settlement asset value of $2,145,000. The settlement value of these interest rate swap agreements is dependent upon existing
market interest rates and swap spreads. As of March 31, 2026, an increase of 50 basis points in the market rates of interest would have resulted in an increase to
the settlement value of these interest rate swaps to an asset value of $7,782,000. As of March 31, 2026, a decrease of 50 basis points in the market rates of
interest would have resulted in a decrease to the settlement value of these interest rate swaps to a liability value of $3,592,000. These interest rate swap
agreements were designated as cash flow hedging instruments. See Note 10—"Credit Facility" and Note 13—"Derivative Instruments and Hedging Activities"
in the Notes to Condensed Consolidated Financial Statements included in this Quarterly Report on Form 10-Q for more information about the impacts of our
interest rate swaps on our outstanding debt and for more information about our interest rate swaps.

As of March 31, 2026, the weighted average interest rate on our total principal debt outstanding was 4.68%, including the impact of our interest rate swap
agreements. We have entered, and may continue to enter, into additional derivative financial instruments, such as interest rate swaps, in order to mitigate our
interest rate risk on a given variable rate financial instrument. To the extent we do, we are exposed to credit risk and market risk. Credit risk is the failure of the
counterparty to perform under the terms of the derivative contract. When the fair value of a derivative contract is positive, the counterparty owes us, which
creates credit risk for us. When the fair value of a derivative contract is negative, we owe the counterparty and, therefore, it does not possess credit risk. Market
risk is the adverse effect on the value of a financial instrument that results from a change in interest rates. We manage the market risk associated with interest
rate contracts by establishing and monitoring parameters that limit the types and degree of market risk that may be undertaken. We have not entered, and do not
intend to enter, into derivative or interest rate swap transactions for speculative purposes. We may also enter into rate-lock arrangements to lock interest rates
on future borrowings.

As of March 31, 2026, of the $690,000,000 total principal debt outstanding, $165,000,000 was subject to variable interest rates, indexed to daily SOFR,
with an interest rate of 4.88% per annum. As of March 31, 2026, an increase of 50 basis points in the market rates of interest would have resulted in an increase
in interest expense of approximately $825,000 per year.

In addition to changes in interest rates, the value of our future investments will be subject to fluctuations based on changes in local and regional economic
conditions and changes in the creditworthiness of tenants, which may affect our ability to refinance our debt, if necessary.

We do not have any foreign operations, and thus we are not exposed to foreign currency fluctuation risks.

Item 4. Controls and Procedures

(a) Evaluation of disclosure controls and procedures. We maintain disclosure controls and procedures that are designed to ensure that information
required to be disclosed in our reports pursuant to the Exchange Act, is recorded, processed, summarized and reported within the time periods specified in the
rules and forms, and that such information is accumulated and communicated to us, including our Chief Executive Officer and Chief Financial Officer, as
appropriate, to allow timely decisions regarding required disclosure. In designing and evaluating the disclosure controls and procedures, we recognize that any
controls and procedures, no matter how well designed and operated, can provide only reasonable assurance of achieving the desired control objectives, as ours
are designed to do, and we necessarily were required to apply our judgment in evaluating whether the benefits of the controls and procedures that we adopt
outweigh their costs.

As required by Rules 13a-15(b) and 15d-15(b) of the Exchange Act, we conducted an evaluation as of March 31, 2026, under the supervision and with the
participation of our management, including our Chief Executive Officer and Chief Financial Officer, of the effectiveness of our disclosure controls and
procedures (as defined in Rules 13a-15(e) and 15d-15(e) under the Exchange Act). Based on this evaluation, our Chief Executive Officer and Chief Financial
Officer concluded that our disclosure controls and procedures, as of March 31, 2026, were effective at a reasonable assurance level.

(b) Changes in internal control over financial reporting. There have been no changes in our internal controls over financial reporting (as defined in Rules
13a-15(f) and 15d-15(f) of the Exchange Act) that occurred during the three months
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ended March 31, 2026, that have materially affected, or are reasonably likely to materially affect, our internal control over financial reporting.
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PART II. OTHER INFORMATION

Item 1. Legal Proceedings.

We are not aware of any material pending legal proceedings to which we are a party or to which our properties are the subject.

Item 1A. Risk Factors

There have been no material changes from the risk factors set forth in our Annual Report on Form 10-K for the year ended December 31, 2025, as filed
with the SEC on February 25, 2026, with the exception of the risk factors discussed below.

Risks Related to the Proposed Merger

The announcement and pendency of the transactions contemplated by the Merger Agreement may have an adverse effect on our business, financial
condition and results of operations.

Uncertainty about the effect of the proposed Merger on our employees, tenants, potential tenants and other third parties may disrupt our leasing or other
key business activities and may adversely affect our business, financial condition and results of operations, as well as the market price of our shares of
Common Stock. For example, tenants and other third parties may defer decisions concerning working with us, or, if applicable, seek to change existing
business relationships with us. In addition, parties with whom we otherwise may have sought to establish business relationships may seek alternative
relationships with third parties. Current employees may experience uncertainty about their roles following the proposed Merger, and this may have an effect on
our corporate culture, ability to retain current employees and/or hire new employees. Any loss or distraction of such employees could have a significant adverse
effect on our business, financial condition and operating results. In addition, we have devoted, and will continue to devote, significant management and other
internal resources towards the completion of the proposed Merger and planning for integration, which could significantly adversely affect our business,
financial condition and results of operations.

The Merger Agreement generally requires us to operate our business in the ordinary course pending consummation of the proposed Merger and generally
restricts us from taking certain specified actions until the proposed Merger is completed. These restrictions may affect our ability to execute our business
strategies, to respond effectively to competitive pressures and industry developments, and to attain our financial and other goals and may otherwise harm our
business, financial condition and results of operations.

The consummation of the proposed Merger is subject to certain closing conditions, including, among others, the approval of the Merger by our
stockholders, some or all of which may not be satisfied or completed within the expected timeframe, if at all.

Completion of the proposed Merger is subject to a number of closing conditions, including, among others, the approval of the Merger by the affirmative
vote of the holders of our shares of Common Stock entitled to cast a majority of all the votes entitled to be cast at a stockholder meeting on the Merger. We can
provide no assurance that such approval will be obtained or that all closing conditions will otherwise be satisfied (or waived, if applicable), and, even if such
approval can be obtained and all closing conditions are satisfied (or waived, if applicable), we can provide no assurance that other events will not intervene to
delay the proposed Merger or result in the termination of the Merger Agreement. Any adverse consequence of the proposed Merger could be exacerbated by
any delays in completion of the proposed Merger or termination of the Merger Agreement.

Each party’s obligation to consummate the proposed Merger is also subject to the accuracy of the representations and warranties of the other party
(subject to customary materiality qualifications) and compliance in all material respects with the covenants and agreements contained in the Merger Agreement
as of the closing of the proposed Merger, including, with respect to us, covenants to conduct our business in the ordinary course and to not engage in certain
kinds of transactions prior to closing (with certain specified exceptions). In addition, the Merger Agreement may be terminated under certain specified
circumstances, including, but not limited to, in connection with a change in the recommendation of our Board to enter into an agreement for certain alternate
proposals. As a result, we cannot assure you that the proposed Merger will be completed even if our stockholders approve the Merger, or that, if completed, it
will be exactly on the terms set forth in the Merger Agreement or within the expected timeframe.

We may not complete the proposed Merger within the timeframe anticipated or at all, which could adversely affect our business, financial condition, results
of operations and the market price of our shares of Common Stock.

The proposed Merger may not be completed within the expected timeframe, or at all, as a result of various factors and conditions, some of which may be
beyond our control. If the proposed Merger is not completed for any reason, including as a result of the stockholders failing to approve the Merger, our
stockholders will not receive any payment for their common shares
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of Common Stock. Instead, we will remain a public company, the Common Stock will continue to be listed and traded on the NYSE and registered under the
Exchange Act, and we will be required to continue to file periodic reports with the SEC. Moreover, our ongoing business may be significantly adversely
affected, and we would be subject to a number of risks, including the following:

*  we may experience negative reactions from the financial markets, including negative impacts on share price, and it is uncertain when, if ever, the price
of our shares of Common Stock would return to the prices at which our shares of Common Stock currently trade;

* we may experience negative publicity, which could have an adverse effect on our ongoing operations including, but not limited to, retaining and
attracting tenants and employees;

» we will still be required to pay certain significant costs relating to the proposed Merger, such as financial advisory, legal, accounting, consulting and
other advisory fees, severance/employee benefit-related costs, financing-related fees and costs, public company filing fees and other regulatory fees,
printing costs and other related costs, which may relate to activities that we would not have undertaken other than in connection with the proposed
Merger;

*  we may be required to pay a cash termination fee to Parent of up to $55.7 million, as required under the Merger Agreement under certain
circumstances;

*  while the Merger Agreement is in effect, we are subject to restrictions on our business activities, including, among other things, restrictions on our
ability to engage in certain kinds of material transactions, including, subject to certain exceptions, acquiring other properties or disposing of currently
owned properties, making capital expenditures, or incurring indebtedness, which could prevent us from pursuing strategic business opportunities,
taking actions with respect to the business that we may consider advantageous and responding effectively and/or timely to competitive pressures and
industry developments, and may, as a result, significantly adversely affect our business, results of operations and financial condition;

*  matters relating to the proposed Merger require substantial commitments of time and resources by management, which could result in the distraction
of management from ongoing business operations and pursuing other opportunities that could have been beneficial to us; and

* we may commit significant time and resources to defending against litigation related to the proposed Merger.

If the proposed Merger is not consummated, the risks described above may materialize, and they may have a significant adverse effect on our business,
financial condition, results of operations and the market price of our shares of Common Stock, particularly to the extent that the current market price of our
shares of Common Stock reflects an assumption that the proposed Merger will be completed.

In certain instances, the Merger Agreement requires us to pay a termination fee to Parent, which could affect the decisions of a third party considering
making an alternative acquisition proposal.

In certain specified circumstances further described in the Merger Agreement, in connection with the termination of the Merger Agreement, we will be
required to pay Parent a termination fee of up to approximately $55.7 million, including if Parent terminates the Merger Agreement after our Board changes its
recommendation to the stockholders or if the Company terminates the Merger Agreement to enter into an alternative acquisition agreement with respect to
certain alternative transactions. This payment could affect the structure, pricing and terms proposed by a third party seeking to acquire or merge with us and
could discourage a third party from making a competing acquisition proposal or inquiry, including a proposal that would be more favorable to our stockholders
than the proposed Merger. For these and other reasons, termination of the Merger Agreement could significantly adversely affect our business, financial
condition, results of operations and the market price of our shares of Common Stock.

We may be the target of securities class action and derivative lawsuits which could result in substantial costs and may delay or prevent the proposed Merger
from being completed.

Securities class action lawsuits and derivative lawsuits are often brought against public companies that have entered into merger agreements. Even if the
lawsuits are without merit, defending against these claims can result in substantial costs and divert management’s time and resources. An adverse judgment
could result in monetary damages, which could have a negative impact on our liquidity and financial condition. Additionally, if a plaintiff is successful in
obtaining an injunction prohibiting completion of the proposed Merger, then that injunction may delay or prevent the proposed Merger from being completed,
which could adversely affect our business, financial condition and results of operations.
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We have incurred and will incur a number of non-recurring costs associated with the proposed Merger.

We have incurred and expect to incur a number of non-recurring costs associated with the proposed Merger, for which we will receive little or no benefit
if the proposed Merger is not completed. These costs include financial advisory, legal, accounting, consulting and other advisory fees, severance/employee
benefit-related costs, financing-related fees and costs, public company filing fees and other regulatory fees, printing costs and other related costs. There are a
number of factors beyond our control that could affect the total amount or the timing of these costs and expenses. Many of these costs are payable by us
regardless of whether or not the proposed Merger is completed and may relate to activities that we would not have undertaken other than to complete the
proposed Merger.

Item 2. Unregistered Sales of Equity Securities and Use of Proceeds.

2(a): Unregistered Sales of Equity Securities and Use of Proceeds

None.

2(b): Use of Proceeds from Registered Securities

None.

2(c): Purchases of Equity Securities

During the three months ended March 31, 2026, we repurchased shares of our Common Stock as follows:
Total Number Maximum Number (or

of Shares Purchased Approximate Dollar Value)
Average as Part of Publicly of Shares that May Yet

Total Number of Price Paid per Announced Plans be Purchased Under the
Period Shares Purchased Share or Programs® Plans or Programs®
January 1, 2026 - January 31, 2026 21919 @ 23.46 — 3 75,000,000
February 1, 2026 - February 28, 2026 24,426 @ $ 24.46 — 3 75,000,000
March 1, 2026 - March 31, 2026 3369 @ 8 25.26 — 8 75,000,000
Total 49,714 $ 24.08 —

(1) On August 4, 2025, the Board authorized a new share repurchase program of up to $75,000,000 in gross purchase proceeds for a period of three-years
from August 4, 2025, subject to the limitation of $25,000,000 in gross purchase proceeds in any twelve-month period, or the 2025 SRP. We did not
repurchase any shares under the 2025 SRP during the three months ended March 31, 2026.

(2) Consists of shares of Common Stock repurchased for the net settlement of withholding taxes in connection with the vesting of restricted stock and
performance-based deferred stock unit awards.
Item 3. Defaults Upon Senior Securities.

None.

Item 4. Mine Safety Disclosures.

Not applicable.

Item 5. Other Information.

Insider trading arrangements and policies. During the three months ended March 31, 2026, none of the Company’s officers or directors adopted or
terminated any contract, instruction or written plan for the purchase or sale of Company securities that was intended to satisfy the affirmative defense
conditions of Rule 10b5-1(c) or any “non-Rule 10b5-1 trading arrangement,” as defined in Item 408 of Regulation S-K.
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Item 6. Exhibits.

Exhibit
No:

2.1 Agreement and Plan of Merger, dated as of April 19, 2026, by and among Sila Realty Trust, Inc., Sunshine Ultimate Parent LLC and Sunshine
Holding REIT LLC (included as Exhibit 2.1 to the Registrant's Current Report on Form 8-K (File No. 001-42129) filed on April 20, 2026, and
incorporated herein by reference).

3.1 Third Articles of Amendment and Restatement (included as Exhibit 3.1 to the Registrant's Current Report on Form 8-K (File No. 000-55435)
filed on August 15, 2022, and incorporated herein by reference).

3.1.1 Articles of Amendment effecting Reverse Stock Split (included as Exhibit 3.1 to the Registrant's Current Report on Form 8-K (File No. 000-
55435) filed on April 8, 2024, and incorporated herein by reference).

3.1.2 Articles of Amendment adjusting Par Value (included as Exhibit 3.2 to the Registrant's Current Report on Form 8-K (File No. 000-55435)
filed on April 8, 2024, and incorporated herein by reference).

3.13 Articles Supplementary reclassifying unissued stock (included as exhibit 3.1.3 to the Registrant's Quarterly Report on Form 10-Q (File No.
001-42129)_filed on August 7, 2024, and incorporated herein by reference).

3.14 Articles of Amendment renaming Class A Stock to Common Stock (included as exhibit 3.1.4 to the Registrant's Quarterly Report on Form 10-
Q_(File No. 001-42129) filed on August 7, 2024, and incorporated herein by reference).

32 Sila Realty Trust, Inc. Amended and Restated Bylaws, as amended November 18, 2024 (included as Exhibit 3.1 to the Registrant's Current
Report on Form 8-K (File No. 001-42129)_filed on November 19, 2024, and incorporated here by reference).

10.14%* Form of 2026 Deferred Stock Award Agreement

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

32.2%* Certification of Chief Financial Officer of the Company, pursuant to 18 U.S.C. Section 1350, as adopted pursuant to Section 906 of the
Sarbanes-Oxley Act of 2002.

101.INS* XBRL Instance Document

101.SCH* Inline XBRL Taxonomy Extension Schema Document.

101.CAL* Inline XBRL Taxonomy Extension Calculation Linkbase Document.

101.DEF* Inline XBRL Taxonomy Extension Definition Linkbase Document.

101.LAB* Inline XBRL Taxonomy Extension Label Linkbase Document.

101.PRE* Inline XBRL Taxonomy Extension Presentation Linkbase Document.

104* Cover Page Interactive Data File (embedded within the Inline XBRL document and contained in Exhibit 101).

% Filed herewith.

wx Furnished herewith in accordance with Item 601(b)(32) of Regulation S-K, this Exhibit is not deemed “filed” for purposes of Section 18 of the

Exchange Act or otherwise subject to the liabilities of that section. Such certifications will not be deemed incorporated by reference into any filing
under the Securities Act, except to the extent that the registrant specifically incorporates it by reference.

+ Management contract or compensatory plan.
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SIGNATURES

Pursuant to the requirements of Section 13 or 15(d) of the Securities Exchange Act of 1934, as amended, the registrant has duly caused this report to be
signed on its behalf by the undersigned, thereunto duly authorized.

SILA REALTY TRUST, INC.
(Registrant)

Date: May 8, 2026 By: /s/  MICHAEL A. SETON

Michael A. Seton
Chief Executive Officer
(Principal Executive Officer)

Date: May 8, 2026 By: /s/ KAY C. NEELY

Kay C. Neely
Chief Financial Officer
(Principal Financial Officer and Principal Accounting Officer)



EXHIBIT 10.1

SILA REALTY TRUST, INC.
DEFERRED STOCK AWARD AGREEMENT

Name of Recipient:
Target Number of Deferred Stock Units: (“Target Award”)

Award Date:

THIS AGREEMENT (the “Agreement”) is made and entered into as of the date set forth above (the “Award Date”), by and between Sila
Realty Trust, Inc., a Maryland corporation (the “Company”), and the individual Recipient noted above (the “Recipient”). Unless otherwise
indicated, all capitalized terms used in this Agreement are defined in the Plan as of the Award Date or in the “Definitions” section of Exhibit A.
Exhibit A is incorporated by reference and is included in the definition of “Agreement.”

WITNESSETH:
WHEREAS, the Company has adopted the Sila Realty Trust, Inc. Amended and Restated 2014 Restricted Share Plan (the “Plan”);
WHEREAS, Recipient is an officer of the Company; and

WHEREAS, the Board of Directors of the Company (the “Board”) or a committee thereof has authorized the grant under the Plan to
Recipient of a Deferred Stock Award under the Plan and the Company and Recipient wish to confirm herein the terms, conditions, and
restrictions of the Deferred Stock Award;

NOW, THEREFORE, in consideration of the premises, the mutual covenants contained herein, and other good and valuable
consideration, the parties hereto agree as follows:

1  AWARD OF SHARES

1.1  Award of Deferred Stock Units. Subject to the terms, restrictions, limitations, and conditions stated herein and in the Plan, the
Company hereby awards to Recipient this Deferred Stock Award that provides for a “target” number of Deferred Stock Units identified above
(the “Target Award”). The actual number of shares of Common Stock earned under the Target Award, if any, may range from 50% to 200% of
the Target Award. By the execution of this Agreement, the Recipient hereby accepts this Deferred Stock Award subject to all terms and
provisions of this Agreement and the Plan, which is incorporated herein by this reference.

1.2 Vesting of Deferred Stock Units. Recipient shall earn and become vested in the Deferred Stock Units based on the Company’s
achievement of performance metrics from January 1, 2026 through December 31, 2028 (the “Performance Period”). The number of shares of
Common Stock included in the Target Award that are earned hereunder (the “Earned Shares”) will be based on the Company’s relative Total
Shareholder Return (“TSR”) as measured against its peers. The number of Earned Shares will be determined by reference to the Company’s TSR
as compared to the TSR of two comparator groups; (i) one-half will be based on the Company’s TSR as compared to the MSCI US REIT Index;
and (ii) one-half will be based on the Company’s TSR as compared the Net Lease REIT Peer Group as defined in Exhibit B. The portion of the
Target Award earned under each of the two metrics is shown on the table below:



Relative TSR Ranking: Percentage of Target Shares Earned:

Below 25" Percentile 0%
25 Percentile 50%
50t Percentile 100%
75 Percentile or Better 200%

(a) Total Shareholder Return. TSR will be calculated for the Company and each peer company in the comparator groups. TSR
means the percentage appreciation (positive or negative) in the fair market value (as reported on the applicable exchange or reporting
system) of one share of the stock of the company over the Performance Period, assuming the reinvestment of dividends on the ex-
dividend date. The fair market value shall be adjusted for any stock split or other similar changes in capitalization. The fair market value
for the respective measurement dates shall be based on the reported values at the beginning and the end of the Performance Period.

(b) Calculation of Ranking. The companies in the two comparator groups, and the Company, will be arranged highest to lowest by
their respective TSR. The Company’s percentile rank will be determined by dividing (i) the number of entities with a TSR lower than the
Company, by (ii) the total number of entities in the comparator group.

(¢) Adjustments to MSCI Index. Any company in the MSCI US REIT Index that is not publicly traded for the entire Performance
Period shall be excluded from the group. However, any company that files for bankruptcy or is delisted during the Performance Period
shall be included with TSR performance as -100%.

(d) Adjustments to Net Lease REIT Peer Group. The Committee retains the discretion to make adjustments to recognize special or
non-recurring situations or circumstances with respect to the Company or any other company in the Net Lease REIT Peer Group for any
year during the Performance Period. Such circumstances include but are not limited to merger and acquisition activity, spin-off or a
divestiture. Any company that files bankruptcy or is delisted during the Performance Period shall be included with TSR performance as -
100%.

(e) Interpolation. The percentage of the Target Award that becomes Earned Shares for performance in between the percentiles on
the table will be calculated by straight-line interpolation.

1.3 Vesting of Earned Shares, Forfeiture. The Earned Shares calculated under Section 1.2 will become fully vested at the end of the
Performance Period, except as provided below, provided that the Recipient continuously provides Service during such Performance Period. As
used herein, the term “Service” shall mean Recipient’s performance of services for the Company (or any direct or indirect subsidiary of the
Company) in the capacity of employee, non-employee director or consultant. The calculation of Earned Shares and vesting if the Recipient
ceases to provide Service prior to the end of the Performance Period will be determined as follows in each of the following circumstances:

(a) Death. Upon the death of the Recipient during the Performance Period, 100% of the Target Award will treated as Earned Shares
and will be fully vested at the time of death.

(b) Disability, Good Reason, Without Cause. Upon termination of Service that is due to disability, resignation for Good Reason or
termination without Cause, the Earned Shares will be calculated at the end of the Performance Period. The number of Earned Shares will
be reduced



pro rata for the portion of the Performance Period in which the Recipient performed Services and will be fully vested at the end of the
Performance Period.

(¢) For Cause, Without Good Reason. All Deferred Stock Units will be forfeited if the Recipient’s Service is terminated for Cause
or if the Recipient resigns Service without Good Reason during the Performance Period.

(d) Change in Control. The Earned Units will be calculated as the greater of (i) the actual performance of the Company treating the
date of the Change in Control as the end of the Performance Period, and (ii) 100% of the Target Award. The Earned Units will be fully
vested on a Change in Control.

(e)  Retirement. Upon the “retirement” of the Recipient (as determined by the Committee), the Target Award will be treated as
Earned Shares and vested as determined by the Committee in its discretion.

®) Other Termination of Service. The Committee may treat Deferred Stock Units that would be forfeited as Earned Shares and
vested in any percentage determined by the Committee from time to time.

(g)  Forfeiture. Any portion of this Deferred Stock Award that does not become vested upon termination of Service will be
immediately forfeited.

1.4  Settlement of Earned Shares. As soon as practicable after the last day of the Performance Period (and in all events no later than
March 15 of the calendar year following the last day of the Performance Period) the Company shall issue to the Recipient (or any permitted
transferee) a number of shares of Common Stock that is equivalent to the Earned Shares that became vested. Dividend Equivalents on the Earned
Shares will be accrued during the Performance Period and until the Common Stock has been issued to the Recipient. Dividend Equivalents will
be paid in cash at the time Common Stock is issued with respect to the Earned Shares. For purposes of this Section 1.4, the death of the
Recipient or the occurrence of a Change of Control shall be treated as the last day of the Performance Period.

1.5  Stockholder Rights, Dividend Equivalents. Recipient shall not be a stockholder with respect to the Deferred Stock Units until the
Earned Shares are earned following the end of the Performance Period or other vesting event. However, the Recipient shall be entitled to
Dividend Equivalents with respect to the Earned Shares, as described herein. If the Company declares a normal cash dividend, special cash
dividend or special cash distribution on its shares of Common Stock and the record date of such normal cash dividend, special cash dividend or
special cash distribution is after the Award Date and prior to the date shares of Common Stock are issued pursuant to Section 1.3 in respect of
any Earned Shares, the Recipient shall receive a Dividend Equivalent credit equal to such normal cash dividend, special cash dividend or special
cash distribution for each outstanding Earned Share. Any such Dividend Equivalent credits shall be accumulated (without interest) and shall be
subject to the same terms and conditions as are applicable to the Deferred Stock Units to which the Dividend Equivalents relate, including,
without limitation, the restrictions on transfer, forfeiture, vesting and payment provisions contained in this Agreement. For avoidance of doubt,
Dividend Equivalents shall be paid in cash on the date the Earned Shares to which they relate are converted into shares of Common Stock and
they shall only be paid with respect to Earned Shares that become vested. Any dividends or distributions paid in the form of Common Stock of
the Company or other securities shall be considered additional Deferred Stock Units and shall be subject to all terms and provisions of this
Agreement as the underlying Deferred Stock Units. The Recipient shall have all voting rights applicable to shares of Common Stock for which
the record date is on or after the date the shares are issued pursuant to Section 1.4, and no voting rights shall



apply prior to such issuance. The Recipient shall have no rights whatsoever (dividend, voting or otherwise) with respect to Deferred Stock Units
that are forfeited.

1.6 Tax Withholding. If the Recipient is an employee of the Company or a direct or indirect subsidiary of the Company, the following
federal and state income tax withholding provisions shall apply:

(a) Share Withholding. Upon the vesting of Earned Shares described in Section 1.3, the Company shall withhold from the Recipient
40% (in whole shares) from the Earned Shares that would be delivered or paid to the Recipient to satisfy the withholding tax obligations
imposed on the Company by reason of the vesting of the Earned Shares, but not less than the number of whole shares required to satisfy
the Company’s minimum tax withholding obligations.

(b) Direct Payment on or prior to Share Delivery. The Recipient may, on or before the date on which any Earned Shares would be
delivered to Recipient hereunder deliver to the Company cash and/or a check payable to the Company in the amount of all withholding
obligations (whether federal, state or local) imposed on the Company. Such election shall be made by completing the election form at
Exhibit C attached. If the Recipient fails to timely make an election with respect to the vesting of any Earned Shares, then the share
withholding method specified in Section 1.6(a) shall automatically apply.

(¢) Dividend Equivalent Withholding. Tax withholding due on Dividend Equivalents will be withheld in cash and deducted from
the amount of the Dividend Equivalents payable to the Recipient.

1.7 Investment Representations. Recipient hereby represents, warrants, covenants, and agrees with the Company as follows:

(a) The Deferred Stock Units and any Earned Shares that are acquired by Recipient will be acquired for Recipient’s own account
without the participation of any other person, with the intent of holding the Earned Shares for investment and without the intent of
participating, directly or indirectly, in a distribution of the Earned Shares and not with a view to, or for resale in connection with, any
distribution of the Earned Shares, nor is Recipient aware of the existence of any distribution of the Earned Shares;

(b) Recipient is not acquiring the Deferred Stock Units or the Earned Shares based upon any representation, oral or written, by any
person with respect to the future value thereof, or income therefrom, but rather upon an independent examination and judgment as to the
prospects of the Company;

(¢) The Deferred Stock Units and Earned Shares were not offered to Recipient by means of publicly disseminated advertisements or
sales literature, nor is the Recipient aware of any offers made to other persons by such means;

(d) Recipient is able to bear the economic risks of the investment in the Deferred Stock Units and the Earned Shares, including the
risk of a complete loss of Recipient’s investment therein;

(e) Recipient understands that the Deferred Stock Units and the Earned Shares will be issued to Recipient under a registration
statement on SEC Form S-8 and is subject to the conditions of such registration and, if the Recipient is deemed to be an “affiliate” of the

Company, any resale of the Earned Shares by the Recipient will be subject to the limitations of Rule 144 promulgated under the
Securities Act of 1933;

(f) Recipient has such knowledge and experience in financial and business matters that Recipient is capable of evaluating the merits
and risks of acquiring the Deferred Stock Units hereunder and Recipient is able to bear the economic risk of such acquisition; and



(g) The agreements, representations, warranties, and covenants made by Recipient herein extend to and apply to all of the Earned
Shares of the Company issued to Recipient pursuant to this Deferred Stock Unit Award. Acceptance by Recipient thereof shall constitute
a confirmation by Recipient that all such agreements, representations, warranties, and covenants made herein shall be true and correct at
that time.

2 RESTRICTIONS

2.1 Restrictions on Deferred Stock Units. The Deferred Stock Units may not be conveyed, pledged, assigned, transferred, hypothecated,
encumbered, or otherwise disposed of by Recipient and any attempt to do so shall be null and void ab initio.

2.2 Market-Stand-Off Agreement. Recipient agrees that, if requested by the Company and its underwriters, Recipient will enter into a
lock-up or similar agreement not to sell or offer to sell any securities of the Company during the 180-day period following the effective date of a
registration statement of the Company filed in the underwritten offering.

3 GENERAL PROVISIONS

3.1 Governing Laws. This Agreement shall be construed, administered and enforced according to the laws of the State of Maryland;
provided, however, no Common Stock shall be issued except, in the reasonable judgment of the Board, in compliance with exemptions under
applicable state securities laws of the state in which Recipient resides, and/or any other applicable securities laws.

3.2 Successors. This Agreement shall be binding upon and inure to the benefit of the heirs, legal representatives, successors, and
permitted assigns of the parties.

3.3 Notice. Except as otherwise specified herein, all notices and other communications under this Agreement shall be in writing and shall
be deemed to have been given if personally delivered or if sent by registered or certified United States mail, return receipt requested, postage
prepaid, addressed to the proposed recipient at the last known address of the recipient. Any party may designate any other address to which
notices shall be sent by giving notice of the address to the other parties in the same manner as provided herein.

3.4 Severability. In the event that any one or more of the provisions or portion thereof contained in this Agreement shall for any reason
be held to be invalid, illegal, or unenforceable in any respect, the same shall not invalidate or otherwise affect any other provisions of this
Agreement, and this Agreement shall be construed as if the invalid, illegal or unenforceable provision or portion thereof had never been
contained herein.

3.5 Entire Agreement. Subject to the terms and conditions of the Plan, this Agreement expresses the entire understanding and agreement
of the parties with respect to the subject matter. This Agreement may be executed in two or more counterparts, each of which shall be deemed an
original but all of which shall constitute one and the same instrument.

3.6 Headings. Paragraph headings used herein are for convenience of reference only and shall not be considered in construing this
Agreement.

3.7 Specific Performance. In the event of any actual or threatened default in, or breach of, any of the terms, conditions and provisions of
this Agreement, the party or parties who are thereby aggrieved



shall have the right to specific performance and injunction in addition to any and all other rights and remedies at law or in equity, and all such
rights and remedies shall be cumulative.

3.8 No Employment Rights Created. Neither the establishment of the Plan nor the award of the Deferred Stock Award hereunder shall be
construed as giving Recipient the right to continued employment with the Company.

3.9 Capitalized Terms. All capitalized terms used in this Agreement shall have the meanings given to them herein or in the Plan.

3.10 No Disclosure Duty. The Recipient and the Company acknowledge and agree that the Company and its directors, officers or
employees shall have no duty or obligation to disclose to the Recipient any material information regarding the business of the Company or
affecting the value of its Common Stock.

3.11 Tax Consequences. RECIPIENT REPRESENTS THAT RECIPIENT HAS BEEN ADVISED BY THE COMPANY TO CONSULT
WITH, AND HAS FULLY CONSULTED WITH, RECIPIENT’S OWN TAX CONSULTANTS REGARDING HIS OR HER TAX
CONSEQUENCES WITH RESPECT TO THE DEFERRED STOCK UNITS AND THE RESULTING IMPACT ON RECIPIENT’S
PERSONAL TAX SITUATION, PRIOR TO ENTERING INTO THIS AGREEMENT AND THAT RECIPIENT IS RESPONSIBLE FOR HIS
OR HER OWN PERSONAL TAX MATTERS AND IS NOT RELYING ON THE COMPANY FOR ANY TAX ADVICE. RECIPIENT
UNDERSTANDS THAT RECIPIENT MAY SUFFER ADVERSE TAX CONSEQUENCES AS A RESULT OF RECIPIENT’S RECEIPT AND
DISPOSITION OF THE SHARES. RECIPIENT UNDERSTANDS THAT RECIPIENT SHALL BE SUBJECT TO THE WITHHOLDING
PROVISIONS OF SECTION 1.6 HEREIN.

[Signature Page Follows]



IN WITNESS WHEREOF, the parties have executed and sealed this Agreement on the day and year first set forth above.

COMPANY: RECIPIENT:
SILA REALTY TRUST, INC.:

By:

[ts:




EXHIBIT A
DEFINITIONS
Agreement shall mean this Deferred Stock Unit Agreement.

Cause shall have the meaning ascribed to such term (or term of similar import) in the Recipient’s employment or similar agreement with the
Company or, in the absence of such an agreement or a definition of cause (or term of similar import) in such agreement, shall have the
meaning ascribed to such term in the Plan.

Code shall mean the Internal Revenue Code of 1986, as amended from time to time.
Committee shall mean the Compensation Committee of the Board of Directors.
Common Stock shall mean the common stock of the Company.

Company shall mean Sila Realty Trust, Inc., and any successor thereto.

Disability shall mean a physical or mental impairment that substantially limits one or more major life activities and prevents the Recipient
from performing his or her duties for the Company.

Dividend Equivalent shall mean a right to receive the equivalent value of dividends paid on shares of Common Stock on Earned Shares as
if such shares were outstanding during the Performance Period, as described in Section 1.4.

Earned Shares shall mean the number of shares of Common Stock under the Target Award that have been earned as provided in Sections
1.2 and 1.3.

Good Reason shall have the meaning ascribed to such term (or term of similar import) in the Recipient’s employment or similar agreement
with the Company or, in the absence of such an agreement or a definition of cause (or term of similar import) in such agreement, shall
have the meaning ascribed to such term in the Plan.

Plan shall mean the Sila Realty Trust, Inc. Amended and Restated 2014 Restricted Share Plan.

Recipient shall mean the individual shown on this Agreement as the Recipient.



EXHIBIT B

Netlease REIT Peer Group Companies

Agree Realty Corporation
Alexandria Real Estate Equities, Inc.
Alpine Income Property Trust, Inc.
Broadstone Net Lease, Inc.
CareTrust REIT, Inc.

Essential Properties Realty Trust, Inc.
Four Corners Property Trust, Inc.
FrontView REIT, Inc.

Getty Realty Corp.

Gladstone Commercial Corporation
Global Medical REIT Inc.

Global Net Lease, Inc.

Healthcare Realty Trust Incorporated
LTC Properties, Inc.

Medical Properties Trust, Inc.
National Health Investors, Inc.

Net Lease Office Properties
NETSTREIT Corp.

NNN REIT, Inc.

Omega Healthcare Investors, Inc.
One Liberty Properties, Inc.

Orion Properties Inc.

Peakstone Realty Trust

Postal Realty Trust, Inc.

Realty Income Corporation

Sabra Health Care REIT, Inc.
Strawberry Fields REIT, Inc.

W. P. Carey Inc.



EXHIBIT C

WITHHOLDING ELECTION

TO: Sila Realty Trust, Inc.

RE: Withholding Election

This election relates to the number of Deferred Stock Units described below (the “Vested Shares™):
Number of Vested Shares:

Date of Vesting:

Deferred Stock Unit Agreement:

Deferred Stock Unit Agreement between the Recipient (designated below) and Sila Realty Trust, Inc. (the “Company”).
Date of Agreement:_

Target Number of Deferred Stock Units subject to Agreement: _

I, the undersigned Recipient, hereby certify that:
-My correct name and my current address are set forth at the end of this document.

-1 have read and understand the Agreement and understand that in the absence of an election, tax withholding obligations regarding the Earned
Shares subject to the Agreement will be satisfied by the Company withholding 40% of the number of whole Earned Shares, but not less than the
number of whole shares required to satisfy the Company’s minimum tax withholding obligations.

-1 do hereby elect to pay to the Company the entire amount of all withholding or other tax obligations (whether federal, state or local) imposed
on the Company by reason of the substantial vesting of the Earned Shares (the “Withholding Obligations™) by cash or by check on or before the
Date of Vesting.

-] understand that capitalized terms used in this Withholding Election without definition herein shall have the meanings given to them in the
Restricted Stock Agreement and in the Plan.

RECIPIENT:
Dated this day of , 20

Recipient’s Address:

Printed Name:

10



Exhibit 31.1

CERTIFICATIONS OF PRINCIPAL EXECUTIVE OFFICER

PURSUANT TO SECTION 302 OF THE SARBANES-OXLEY ACT OF 2002

I, Michael A. Seton, certify that:
I have reviewed this Quarterly Report on Form 10-Q of Sila Realty Trust, 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(s) 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 (the registrant’s fourth fiscal quarter in the case of an annual report) that has materially affected, or is reasonably likely to
materially affect, the registrant’s internal control over financial reporting; and

S. The registrant’s other certifying officer(s) 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: May 8, 2026

/s/ Michael A. Seton

Michael A. Seton

Chief Executive Officer and President
(Principal Executive Officer)




Exhibit 31.2

CERTIFICATIONS OF PRINCIPAL FINANCIAL OFFICER

PURSUANT TO SECTION 302 OF THE SARBANES-OXLEY ACT OF 2002

I, Kay C. Neely, certify that:
I have reviewed this Quarterly Report on Form 10-Q of Sila Realty Trust, 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(s) 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 (the registrant’s fourth fiscal quarter in the case of an annual report) that has materially affected, or is reasonably likely to
materially affect, the registrant’s internal control over financial reporting; and

S. The registrant’s other certifying officer(s) 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: May 8, 2026

/s/ Kay C. Neely
Kay C. Neely
Chief Financial Officer, Executive Vice President and Treasurer

(Principal Financial Officer)



Exhibit 32.1
CERTIFICATION OF PRINCIPAL EXECUTIVE OFFICER
PURSUANT TO SECTION 906 OF THE SARBANES-OXLEY ACT OF 2002
(18 U.S.C 1350)
In connection with the Quarterly Report on Form 10-Q of Sila Realty Trust, Inc., or the Company, for the period ended March 31, 2026, as filed with the
Securities and Exchange Commission on the date hereof, or the Report, Michael A. Seton, as Chief Executive Officer of the Company hereby certifies, to the

best of his knowledge, pursuant to 18 U.S.C. § 1350, as adopted pursuant to § 906 of the Sarbanes-Oxley Act of 2002, that:

(i) The accompanying Report of the Company fully complies with the requirements of Section 13(a) or 15(d), as applicable, of the Securities Exchange
Act of 1934, as amended; and

(i1) The information contained in the Report fairly presents, in all material respects, the financial condition and results of operations of the Company.

Date: May 8§, 2026

By: /s/ Michael A. Seton
Name: Michael A. Seton
Title: Chief Executive Officer and President

(Principal Executive Officer)

The foregoing certification is being furnished with the Company’s Quarterly Report on Form 10-Q for the period ended March 31, 2026 pursuant to 18
U.S.C. Section 1350. It is not being filed for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, and it is not to be incorporated by
reference into any filing of the Company, whether made before or after the date hereof, regardless of any general information language in such filing, except to
the extent that the Company specifically incorporates by reference.

A signed original of this written statement required by Section 906 has been provided to the Company and will be retained by the Company and
furnished to the Securities and Exchange Commission or its staff upon request.



Exhibit 32.2
CERTIFICATION OF PRINCIPAL FINANCIAL OFFICER
PURSUANT TO SECTION 906 OF THE SARBANES-OXLEY ACT OF 2002
(18 U.S.C 1350)
In connection with the Quarterly Report on Form 10-Q of Sila Realty Trust, Inc., or the Company, for the period ended March 31, 2026, as filed with the
Securities and Exchange Commission on the date hereof, or the Report, Kay C. Neely, as Chief Financial Officer of the Company hereby certifies, to the best of
her knowledge, pursuant to 18 U.S.C. § 1350, as adopted pursuant to § 906 of the Sarbanes-Oxley Act of 2002, that:

(i) The accompanying Report of the Company fully complies with the requirements of Section 13(a) or 15(d), as applicable, of the Securities Exchange
Act of 1934, as amended; and

(i1) The information contained in the Report fairly presents, in all material respects, the financial condition and results of operations of the Company.

Date: May 8, 2026

By: /s/ Kay C. Neely
Name: Kay C. Neely
Title: Chief Financial Officer and Executive Vice President

(Principal Financial Officer)

The foregoing certification is being furnished with the Company’s Quarterly Report on Form 10-Q for the period ended March 31, 2026 pursuant to 18
U.S.C. Section 1350. It is not being filed for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, and it is not to be incorporated by
reference into any filing of the Company, whether made before or after the date hereof, regardless of any general information language in such filing, except to
the extent that the Company specifically incorporates by reference.

A signed original of this written statement required by Section 906 has been provided to the Company and will be retained by the Company and
furnished to the Securities and Exchange Commission or its staff upon request.



