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Dear Fellow Stockholders,
This is the first stockholder letter for Curbline Properties,
and we are delighted to share with you an overview of
our “origin story” and strategy, our 2025 results, and lastly
our outlook. Curbline Properties was spun-off from its
predecessor on October 1, 2024. Thus, calendar year 2025
was our first full year of operations as a public company.

CURBLINE’S “ORIGIN STORY” & STRATEGY

Our inspiration to begin investing in convenience assets in
2019 was based on three fundamental beliefs in retail real
estate. First, while retail tenants change over time, the best
real estate investments are in flexible buildings that need
very little capital to accommodate the next tenant. This
flexibility reduces obsolescence risk and landlord capital
expenditures to maintain competitive relevance. Second,
both retailers and their customers accept that inflation is
a normal part of a growing economy and prices of goods
and services rise with inflation. Our belief is that the best
retail real estate should also be able to realize higher
rents as the economy grows, yet without the direct risk
of rents tied to sales and individual tenant performance.
Lastly, we believe that the best method to reduce portfolio
risk is through diversification. This is achieved not only
through a wide geographic dispersion of properties, but
also through investing in properties with a very wide range
of possible tenants reducing tenant concentration. These
three fundamental beliefs were the inspiration of our original
investment thesis and are the foundation for future Curbline
Properties investments.

Convenience properties are inherently simple: a rectangular
building consisting of a row of retail shops along the
curbline of major vehicular corridors and intersections in
high income suburban communities. They offer excellent
access and visibility for our tenants with dedicated parking
and often include drive-thru units. If you consider your
own consumer patterns, you can imagine how important
these property attributes are to the many errands you
run every week for both goods and services. In fact,
because our properties consist of a homogeneous row of
primarily small-shop units leased to a diversified mixture of
national, regional and local tenants, they cater to the daily
convenience trips from the growing suburban population
and can accommodate a wide use by tenants today and in
the future. This flexibility is a key component in providing
stable long-term investment returns.

The convenience retail subsector is over 100 years old,
evolving along with automobiles and suburban migration.
It has been tested through economic cycles and has proven
particularly adaptive to changes in consumer demands.
It is this lack of obsolescence and continued desirability
from tenants that makes the asset class so unique. These
features were not new to us when we began investing in
convenience assets, yet there was a significant dearth
of available data which resulted in an underfollowed and
underrepresented asset class in both the institutional
investment community and public markets. This lack of data
was our opportunity.

Via extensive research of both our predecessor’s portfolio
and the broader asset class, we recognized that: 1) the
financial performance of the small-format asset class was
in fact superior to other retail formats and also many other
real estate property types, 2) geolocation data confirmed
that the property type attributes were aligned with consumer
behavior and attractive to a wide mix of national, regional
and local retailers, and 3) the total addressable market was
significant.

The COVID pandemic put a temporary pause on our
investments in 2020, but in the post-pandemic period we
began accelerating our plans to aggregate a portfolio,
along with the infrastructure, that would eventually become
Curbline Properties.

By the fourth quarter of 2023, we had amassed a $1 billion
plus portfolio as measured by asset value and announced
our plans to separate Curbline into an independent publicly
traded company. Our strategy at the time was simple and
remains unchanged. We aim to own the highest quality
portfolio of convenience shopping centers located in high
household income communities by scaling the fragmented,
yet liquid convenience sector. As the first mover and the only
public company exclusively focused on the sector, we have
an opportunity like other real estate roll-up stories, including
self-storage or data centers, to scale an asset class, create
significant value by constructing the premier operating
platform, and benefit from being the largest operator in the
property type. We have achieved this goal and status as the
dominant institutional investor in the sector, with significant
runway ahead of us. After all, the sector contains over 950
million square feet of US inventory and Curbline, while
currently the largest owner of high-quality assets, represents
less than one-half of one percent of the industry.



2025 RESULTS

2025 was an incredible first full year as a public
company and we are proud of our achievements and
accomplishments for acquisitions, capital raising and
operations. For the full year 2025, we generated OFFO of
$1.06 per share as compared to the fourth quarter of 2024
annualized (our only comparable period) of $0.92 per share.
The 15.2% earnings growth is the highest in the retail sector
and amongst the highest in the entire REIT universe.

We signed 414,149 square feet of new leases and renewals,
with trailing-twelve months cash new lease spreads of
19.4% and cash renewal spreads of 8.0%. Straight-lined
spreads were 34.6% and 18.3%, respectively. We generated
3.3% same-property growth on top of 5.8% growth in 2024
and, importantly, our capital expenditures were just 7% of
NOI, placing us among the most capital-efficient operators
in the entire public REIT sector – an important hallmark
of the convenience asset class. Demand for space was
consistent across the portfolio and with limited supply, there
remains a supply and demand imbalance in the markets in
which we operate.

While the Company’s strong operations were largely in
line with our expectations for the year, investment volume
exceeded our expectations with $788 million of acquisitions
through a combination of individual and portfolio deals
as investments in our people and marketing paid off.
Specifically, we have added transactions leadership in
markets where we are looking to acquire properties and
our brand recognition has allowed us to become the first
call for those looking to sell high-quality properties. This
operating structure differentiates Curbline in the fragmented
brokerage and ownership environment and is leading
to increased visibility and confidence in our investment
pipeline.

Curbline was spun-off with a unique capital structure
aligned with the Company’s business plan with $800 million
of cash and no debt. The higher-than-expected pace of
2025 investment activity pulled forward our capital raising
plans. In May 2025, we received our inaugural investment
grade credit rating from Fitch allowing us to tap the private
placement market and we closed two private placement
notes offerings in 2025 raising $350 million. The offerings
brought total debt capital raised since spin-off to $600
million dollars at a weighted average rate of roughly 5%.

Additionally, in the fourth quarter 2025 and first quarter
2026, the Company sold 14.4 million common shares on
a forward basis with $354.9 million of expected gross
proceeds. We expect to draw on these shares in 2026 to
fund investment volume.

Curbline’s proven access to unsecured, fixed rate debt and
equity capital is a key differentiator from the largely private
buyer universe acquiring convenience properties. The net
result of the capital markets activity since formation is
that the Company ended the year with a leverage ratio less
than 20% providing substantial dry powder and liquidity to
continue to acquire assets and scale.

CURBLINE’S OUTLOOK

Looking forward, we believe the fundamental drivers that
supported 2025 growth remain in place and that these
results are not just reflective of a single year but are
representative of the asset class and the opportunities in
front of us. They help explain our confidence in delivering
superior risk-adjusted returns. Specifically, we believe that:
1) the convenience sector with simple and flexible buildings
has superior economics versus other property types and
is aligned with consumer behavior, 2) there remains a
significant addressable investment market that provides
an opportunity to scale the business; and, 3) we have the
team and balance sheet to support our growth and drive
compelling returns.

OUR TEAM

Attaining the first-mover advantage and setting the table
for an extended period of growth for Curbline has required
a tremendous amount of work and shows the dedication
of our team, the pride we take in our strategic vision, and
our intense focus on execution. The entire organization is
focused on our stewardship of stockholder capital. We are
aware of your choices as investors and intend to deliver on
our goals to create and maintain our leadership in what we
believe is the most compelling asset class within retail real
estate.

We are in the early innings and intend to capitalize on the
opportunity in front of us. I couldn’t be more excited.

Sincerely,

David R. Lukes | President & Chief Executive Officer
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David R. Lukes, age 56

CoConor M. Fennerty,yy age 40,



JJohn M. Cattonar,r age 44

Lesley H. Solomon, age 54,
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TThe following discii ussion contains forward-looking statements based upon the ComCC panym ’s current expex ctations that involve riskii skk and
uncertainties. The histii orical audited combined financial statements prior to the Spin-Offff do not repre esent the financial stat mements of a
llegale entity,tt but rather a combination of entities under common control that have been “carved-odd ut” of SITEII Centers’rr consolidatdd eded
financial statements. Accordingly,ll the ComCC panym ’s actual results maya diffei r materially from those anticipated in these forward-loooki gng
statements as a result of various factors,rr including those set forth under “Fo“ rward-Looking Statements; Riskii Factor Summary,”yy Item
1A. “Ri“ skii Factors,rr ” or in other parts of this Form 10-K.

Prior to the Spin-Offfff



SSpin-OffO frff om SITEII Centersrr Corp.

Current Strate ygye



Transaction and Capia tal Marketkk stt Highli ightgg stt
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Operational Accomplishmen sts
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Tenant Demand and Company Fundamentals



Summary—2yy 025 Financial Results



Purchase Price Allocations of Propertytt Acquisiii tio sns

MeaMM surement of Fair Value - Real Esta ete



Revenues from Operatiott ns (inii thousand )s)dd



ExpeEE nses from Operatiott ns (inii thousands)dd

Othett r Income and Expexx nses (inii thousand )s)dd



Non-Contrott lling Intereststt Net Income (inii thousands)dd

Define ition and Basisii of Presentation



Reconciliation Presentationn

Define ition and Basisii of Presentation



Reconciliation Presentationn

Indebtednedd ss







iDivividedendnd iDiststiii iributbutioionsns

Common Stock Continuous Equity Program and Common Stock Repure chase Program



Non-controlling Interestsstt

Cash Flow Activityytt

OpOperating Activities:

Investing Activitiess

Financing Activitie :s:

Acquisiii tions



Indebtednedd ss

Outparcel Construction Projectsstt

Other Commitments
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Opinions on the Finaii ncial Stattt emtt ents and Internal Contrott l over Finaii ncial Repoee rtintt g

Basisii for Opinio sns

Defie niii tioii n and Limitaii tions of Internal Contrott l over Finaii ncial Repoee rtintt g



CrCritical Auditii Matters

Purchase Price Allocation for Propertytt Acquisiii tio sns













Nature of Business

Prior to the Spin-Offfff



Use of Estimates in Preparation of Financial Statements

Principli es of Consolidatdd ion

Statements of Cash Flowsww and Supplemental Discii losure of Non-Cash Investing and Financing Infon rmation

eRealal sEstatatete



Purchase Price Accountingg

Real Estate Impaim rment Assessmentt

Interest Paidid

Cash and Cash Equivalentstt

Accountstt Receivablee



Defee rred Charger s

Revenue Recognition
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Leases

EEquity-Based Pl sans



InIncocomeme aTaxesxesaaa

Defee rred Taxaa Assets

SSegme ents



Derivative and Hedging Activitiess

Fair Value Hierarchyh

Fair VValue Measurements

Non-controlling Interestsstt

Recently Issued Accounting Standar sds

Expex nse Disaii ggregation Discii losures.





Lessee

Lessor



$$200.0 Million Private Placement of Unsecured Notess



$$150.0 Million 2025 Term Loan



$$150.0 Million Private Placement of Unsecured Notess

RRevolving Credit Facility and 2024 Term Loan



Scheduled Principai l Repae yma en sts

Cash and Cash Equivalents,tt Restricted Cash, Accountstt Receivable and Accountstt Payaa ble and Other Liabilitiess

Indebtednedd ss



Items Measured on Fair Value on a Recurring Basisii - Derivatives

Riskii Management Objeb ctive of Using Derivativ ses

Cash Flow Hedges of Interest Rate Riskii



Credit Riskii -Rkk elated Contingent Featur ses

Legale Matters

Commitments and Guaranties



Stock-Based Compensation

RRestricted Stock Units ((RSU )s)UU

Service-Based Restricted Stock Awards (RSA )s)



SeService-Based LTIPII UUnits

Perforff mance-Based Equity Awardsds



Summary of Unvested Share Awards

Non-Cash Compensation Expex nsee

Defee rred Compensation Plans



At-TheTT -Marketkk Equity Offeff ring Progr mam

SShare Repure chase Program

Dividends and Distii ributions

Non-Controlling Intereststt



––

––

Separe ation and Distii ribution Agreg ementt



SShared Services Agreg ement

Lease Agreg emen sts

Land SSa ele

SSummary

























Curbline Properties

320 Park Avenue, 27th Floor

New York, NY 10022 USA

(833) 610-0761 • (216) 755-6200 www.curbline.com


