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~ . Adjusted FFO and Adjusted EBITDA Growth
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O Growth In AFFO

FIELDS

Significant AFFO Growth driven Accretive reinvestment of cash flow, scaling operations and utilizing HUD debt

Illustrative Reinvestment of Cash Flow AFFO/Share Growth*

CAGR
2025 AFFO $75,351,000 10.7% o

$1.30

Payout Ratio 47.3% $1.11
Retained Cash Flow $39,677,000 e e’ —
Targeted Acquisition ROE 15.0% B

Incremental AFFO $5,952,000

Organic AFFO Growth 7.9%

FY2021 FY 2022 FY 2023 FY 2024 FY 2025 Proj 2026

*2020 shares calculated based on number of Operating Partnership units outstanding each year and assumed same conversion ratio as formation transaction
21



Well-Laddered Debt Maturity Schedule with Bond

e ° °
FIELDS Ref InP
efinancing In Progress
i bond l HUD mBankTermloans m Bonds
Israeli bonds maturing in July & q
Sl 28 and A el HUD Guaranteed Debt (1) SF REIT INC Bond Series B
prepayment penalty until maturity date. $252.0M M $108-1MM
ulidplte options o ref'n,anc'n,g el Weighted average interest rate: 3.91% Interest rate: 6.70%
but not limited to refinancing of the
bonds lthemsejves, a new bank faccil/ity Secured Bank Debt SF REIT LTD Bond Series C
currently under negotiation and/or
increased term loans $161.5MM $78.3MM
Weighted average interest rate: SOFR+3.32% Interest rate: 5.70%
$250.0 l
: SF REIT INC Bond Series A SF REIT LTD Bond Series D
|
; $95.4MM $55.5MM
$200.0 I Interest rate: 6.97% Interest rate: 9.10%
1
|
:
I
$150.0 :
|
:
I
$100.0 !
|
:
I
$50.0 !
|
! $38.9
I
$0.0 L $8.5
2027 2028 Thereafter
D
1) HUD loans mature between 2036 and 2055 with a weighted average maturity of 2047 ST o XBERRY
22 2) The Company signed a term sheet to refinance three loans that comprise $158.8mm of the Secured Bank Debt into a $300mm Corporate Credit Facility. This Facility is expected to close during Q2. FIELDS
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Operators Payor Mix

Other
. 12%
Private
6%
Medicare
5%
Medicaid
77%

FIELDS

NN NIP'LD'LLD
Strawberry
Fields
2026 ININ297 |12]

JI7'wo SNF niv'n 14,333 7y bbian*
NTTN7 SNF -0 NMwyN1 wpwnn TT0 NN ("7910n 01 727") PPD**
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Base Rent by Related Consultant

Infinity of
Illinois

Other
12%

9%

Tide Group
7%

Infinity of
Reliant Care Indiana
Management 25%

8%

Siena
Healthcare
8%

Infinity of
Hill Valley HC Tennessee
18% 13%

24

Base Rent by State

Other
8% Illinois
16%

Missouri
12%

Indiana
25%

Kentucky
18%

Tennessee Arkansas
13% 8%

ST@VBERRY

FIELDS



.- Market Performance and Value Opportunity

FIELDS

Performance for STRW over the Last Year(1)

1-Year Total Return vs. Peers (1) AFFO Trading Multiple(2)

21.4x

14.8x
13.1x 13.1x I I
STM\ PhRR\ <<® _\\ SHBHH w (; OMEGA CARE:RUST

FIELDS

Note: Please refer to the final page of this presentation for a reconciliation of Adjusted FFO and Adjusted EBITDA.
Sources: Company filings, S&P Capital IQ, Bloomberg.
25 1) 1-year period from May 5, 2025 to May 5, 2026.
2) Reflects annualized Q1 2026 normalized AFFO (in some cases FAD when AFFO is not explicitly reported); reflects Q4 2025 multiples for LTC and CTRE; based on stock price as of May 5, 2026.



.. ®-  Low Payout Ratio with Solid Dividend Yield

IR STRW Boasts Lowest Payout Ratio Among Peers
AFFO Payout Ratio® Dividend Yield®
85.9% 5 8% 5.9% 6.0%
76.9% 78.1%

71.3% 72.8% 4.9% 5.0%
47.1% | | | 3.4% l |
> —

STM\SVBERRY CARE:RUST @ A\SHBHH (; OMEGA CARE:RUST # pme—— 8 SIR»\\\ B}- RR\ (; OMEGA A\SHEHH

FIELDS SATIONAL HEALITH INVESTORS

REIT REIT

Note: Please refer to the final page of this presentation for a reconciliation of Adjusted FFO and Adjusted EBITDA.
Sources: Company filings, S&P Capital IQ, Bloomberg.

26 1) Reflects annualized Q1 2026 normalized AFFO (in some cases FAD when AFFO is not explicitly reported) and Q1 2026 annualized dividend; reflects Q4 2025 data for LTC and CTRE.
2) Based on stock price as of May 5, 2026.



st Skilled Nursing Focus Magnified

STRW is the Closest Pure-Play SNF Real Estate Investor in the Market

SNF Properties as a % of Portfolio(1)

91.6%
63.4% 0
e 57.6%
I I I . ;
& s : NTLY
ST FIEL§§RY CARETRUST (‘ OMEGA A\ gﬁ?ﬂaa SATIONAT, HEALTH INVESTORS

. 1) Represents owned portfolios; LTC and CTRE concentrations as of Q4 2025.



.2 Portfolio Strength Paired with Accretion

FIELDS o
Strong SNF Performance with Higher AFFO/Share Growth than Peers

SNF TTM EBITDARM Coverage(1) 2020-2025E AFFO/Share CAGR(2)

10.7%

3.41x

3.17x
2.46x
2.24x
2.10x
1.34x 4.7%
2.9%
- o
-0.3% -0.1%

-0.8%

B v ,

/@,

- ) ~ @ g

Note: EBITDARM is a non-GAAP measure —please refer to the disclosures for further explanation.
Sources: Company filings, S&P Capital 1Q, Bloomberg.

28 1) For STRW: TTM period as of February 2026; for NHI, OHI, and SBRA: TTM period as of December 2025; for LTC and CTRE: TTM period as of September 2025; OHI reflects EBITDARM coverage for full portfolio.
2) Reflects annualized Q1 2026 normalized AFFO (in some cases FAD when AFFO is not explicitly reported); reflects Q4 2025 data for LTC and CTRE
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Strawberry Fields REIT

DM DT7'9 MINLD
2026 'XD 179N

Moishe Gubin Jeff Bajtner
Chairman & CEO Chief Investment Officer
Mgubin@sfreit.com Jbajtner@sfreit.com

6101 Nimtz Parkway South Bend, IN 46628
574.807.0800



ST [@ %ERRY

FIELDS

Adjustments to FFO ("AFFQ"):
{dollars in 31,000s)

Net income

Depreciation and amortization

Funds from Operations
Adjustments to FFO:

Straight-line rent

Funds from Operations. as Adjusted

Non-GAAP Measure Reconciliation

Three Months Ended
March 31,

2026 2025

5 9474 5 06901

11453 11,270

20,027 18,261

(2.089) (1.457)
$ 18338 5 16.804

Q1 2026 AFFO Annualized

§ 75351

EBITDARM is a non-GAAP measure that for
any period of determination, the aggregate
net operating income of Tenant for such
period to the extent derived from the
operation of the Premises as reflected in
their financials, adjusted to add thereto, to
the extent allocable to the Premises for the
applicable period of determination, without
duplication, (1) interest expense, (2) income
tax expense, (3) depreciation and
amortization expense, (4) base rent, and
(5) management fee expenses.

30

Adjustments to EBITDA ("AEBITDA"):
{dollarsin $1,000s)

Net income (loss)

Depreciation and amortization

Interest expense

EBITDA

Straight-line rent

Adjusted EBITDA

Three Months Ended

March 31,

2026 2025
0474 3 6,991
11,453 11.270
13,178 13,558

34106 31.819
(2.089) (1.457)

$ 32,016 S 30362

Q1 2026 AEBITDA Annualized

5 128.065

Net Debt is a non-GAAP financial measure, represents principal debt outstanding less cash and cash equivalents. Net debt provides useful
information by calculating and monitoring the Company’s leverage metrics.

710,993

ca

Total Debt 5
Cash

MNet Debt

AEBITDA 5
Net Debt/ AFBITDA

h

Total Debt $ T47.544

T47.544 Cash 36.551
36.551 MNet Debt 710993
Portfolio Market Value® $ 1.429.051

_ MNotes Recemvable 20,821

D_ﬁlf Net Assets 1449873

20 X Net Debt/Net Asset Ratio 49.0%

*Represents annual base rents of the portfolio multiplied by a 10x cap (refer to page 12 for the Company’s investment criteria).

. =

STRAWBERRY
FIELDS
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