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“The farther backward you can look, the 
farther forward you are likely to see.”

— Winston Churchill

2025 A n n ua l  Re p o r t

This quote captures why we have taken on the challenge of reinventing the ground lease 
market and building the largest ground lease company in the public markets. Looking 
backward, we can see the tremendous wealth creation that can accrue to ground lease 
owners over the term of their leases in almost every major market in the United States. 
Looking forward, we are confident that similar returns are possible if we build a growing 
portfolio of ground leases across the top 30 markets in the U.S.

While we believe the long-term direction seems historically predictable, near-term 
dynamics are less so, and our company has been working through a period of rising rates 
and increased volatility. Owning bond-like, long-duration cash flow streams in a market 
where long-term interest rates have risen sharply creates significant headwinds, 
regardless of the quality of the underlying credit.

And while our share price has generally exhibited a high correlation to the pricing of 
long-term bonds, there are significant differences that we believe will make an investment 
in Safehold superior to comparable long-duration, high-credit alternatives.



Inflation
Inflation in the United States has historically averaged around 3%, yet can fluctuate over 
shorter periods of time. While bonds have no protection against higher inflation, Safehold’s 
ground leases typically include some form of inflation kickers whereby ground rent adjusts 
upwards if inflation exceeds 2% (generally subject to a cap between 3.0% and 3.5%). These 
adjustments generally take place at 10-year intervals (generally starting between lease 
year 11 and 21) and represent a sharp difference between a portfolio of long-term bonds 
and Safehold’s ground lease portfolio — a difference that should grow over time. While our 
first 10-year adjustments will not show up for a few more years, we expect they will 
become recognized as a key benefit of our portfolio, as inflation protection is a 
compounding benefit that can add meaningful value to our business.

Capital Gains
One massive difference between high-grade bonds and high-grade ground leases is the 
embedded capital gain that is part of the ground lease contractual structure. Since whatever 
value sits on top of the ground lease typically reverts to the ground lease owner at the end 
of the term, ground leases have historically enjoyed sizable capital appreciation potential 
both at maturity and, in many cases, well before maturity. There are few places in the 
capital markets where you can own potentially deep-in-the-money options and have the 
prospect of getting potentially many more deep-in-the-money options added over time. 
While we are certainly happy to wait and let the compounding wealth dynamic play out in 
full, our goal is to find ways for the value we believe is inherent in this part of our portfolio, 
what we call Caret, to be more readily recognized.

The Future
While we can’t predict what interest rates will be in the near-term, what inflation will be 
over each inflation kicker determination period, or when we can capture the value of the 
embedded capital gain upside potential in our portfolio, we are convinced the future bodes 
well for a company that owns and invests in well-located ground leases in top markets 
across the U.S. AI appears to have the potential to initiate deflationary forces across many 
parts of the economy, enabling long-term interest rates to follow historical patterns of 
decline, and reverse the negative impact higher rates have had on our business. Most 
importantly, we believe the power of compounding, the entrepreneurial forces of progress, 
and the economic densification of cities will together drive long-term value to Safehold over 
the life of our ground leases.

The road is not straight, and has certainly been bumpier than we would have liked, yet the 
destination remains the same and is well worth the journey.

Thank you for your support,

Jay Sugarman
CHAIRMAN & CHIEF EXECUTIVE OFFICER
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(1)	 $277m ground lease investment includes $136m of forward commitments that have not yet been funded as of 12/31/25. There can be no assurance that 
Safehold will fully fund these transactions.

(2)	 $107m forward commitments have not yet been funded (such funding commitments are subject to certain conditions). Excludes $30m forward commitment 
regarding contingent-based loan allocation as of 12/31/25. There can be no assurance Safehold will fully fund these transactions.

(3)	 Represents Core Ground Lease Portfolio. The portfolio is presented using Aggregate Gross Book Value. As of 12/31/25, the portfolio included $142m of 
Safehold’s forward commitments that have not yet been funded (such funding commitments are subject to certain conditions). There can be no assurance 
Safehold will fully fund these transactions. See Q4/FY Earnings Presentation for definitions of Core Ground Lease Portfolio and Aggregate Gross Book Value.

Investments 
$429 million of new originations, including 17 new ground leases 
for $277 million 1 and four leasehold loans for $152 million, 2 bringing 
total aggregate portfolio to $7.1 billion 3

Credit Ratings
S&P upgrade from BBB+ to A- with a Stable outlook; single A 
ratings from all three major rating agencies underscore the high 
credit quality of our portfolio and balance sheet, already positively 
flowing through into our cost of capital

Capital
Approximately $1.2 billion of cash and credit facility availability; 
weighted average debt maturity of approximately 18 years, with no 
significant maturities due until 2029

“The upgrade follows Safehold's steady asset quality and business stability 
despite the stress in the CRE sector, which we believe demonstrates the 
structural integrity of the company's ground leases and differentiates it 
from other 'BBB+' rated companies.” 

S&P Credit Opinion, 
11/24/2025

2025 was marked by continued growth of a new and valuable 
affordable housing vertical, the hiring of a new president Michael 
Trachtenberg, strong earnings and liquidity, and a positive credit 
outcome that now has Safehold rated single A by all three major rating 
agencies. Safehold’s balance sheet and scale have further solidified 
our position as the market leader in the ground lease sector. 
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Financial Performance

Affordable Housing Platform Continues 
to Gain Momentum

Note: Please refer to the “Earnings Reconciliation” section in the Appendix of our Q4/FY Earnings Presentation for more information with regard to the calculation of net 
income attributable to Safehold Inc. common shareholders excluding non-recurring gains and losses and EPS excluding non-recurring gains and losses for each period.

(1)	 Non-recurring losses were $4.2m in FY’25 for the $1.9m write-off of a preferred equity position in a leasehold joint venture in Q1’25 and the $2.2m loss on early 
extinguishment of debt in Q4’25. Non-recurring losses were $6.8m in FY’24 for general provision for credit losses on prior period balances, as the company 
enhanced its general provision for credit losses methodology during the quarter and applied the updated methodology to historical periods in accordance 
with GAAP. Non-recurring gains were $0.6m in FY’24 due to redemption of Caret units at original purchase price reduced by an amount equal to previous cash 
distributions in connection with the sale of a ground lease in 2022.  

Revenue Net Income
Attributable to Safehold Inc. 
common shareholders
Excluding non-recurring gains and losses 1
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Earnings Per Share
Excluding non-recurring gains and losses 1

0.0

0.6

1.2

1.8

2.4

FY 2025FY 2024

5.4%
$386$366 $119$112 $1.65$1.57

While interest rate volatility and macro headwinds continued to form a 
challenging environment, financial growth metrics improved year-over-year.

Safehold’s ground lease capital meets a need in the Affordable Housing sector to 
fill capital structure gaps and move high-quality projects forward. We are the first 
and only group in the space to serve as a third-party lessor and capital provider, 
delivering a lower cost of capital with a lease rate well inside of conventional 
debt. In 2025, we closed 12 ground leases on LIHTC assets, delivering a more 
efficient use of government resources and enabling developers to stretch their 
impact in the communities they serve.

3T h e G r o un d L e as e C o m p a ny



Top 10 Markets  
(% of GBV, Count, Rent Coverage,1 GLTV 2)

1.	 Manhattan (21%) 3 - 10 Assets (2.8x, 68%)

2.	 Washington D.C. (10%) - 17 Assets (3.2x, 65%)

3.	 Boston (8%) - 5 Assets (3.1x, 49%)

4.	 Los Angeles (7%) - 20 Assets (3.4x, 41%)

5.	 San Francisco (4%) - 7 Assets (3.5x, 66%)

6.	 Denver (4%) - 6 Assets (3.2x, 62%)

7.	 Honolulu (3%) - 2 Assets (3.5x, 54%)

8.	 Nashville (3%) - 5 Assets (3.4x, 38%)

9.	 Miami (3%) - 6 Assets (3.7x, 41%)

10.	 Atlanta (2%) - 7 Assets (2.5x, 42%)

Portfolio Total Square Feet: 37.8m 4

Multifamily

19.3m SF
(22.6k units)

Hotel

4.0m SF
(5.3k keys)

Office

12.6m SF
Life Science

1.3m SF
Other

0.7m SF

Note: Represents Core Ground Lease Portfolio. Based on Gross Book Value of 
$7.0b, which excludes $142m of Safehold’s forward commitments. There can 
be no assurance that Safehold will fully fund any forward commitments.

(1)	 The Company uses estimates of the stabilized Property NOI for Rent Coverage 
calculations if it is not contractually entitled to current tenant information, 
does not receive current tenant information, or if the properties are under 
construction / in transition. These estimates are based on leasing activity at 
the property, third party appraisals and available market information, such 
as leasing activity at comparable properties in the relevant market.

(2)	 The CPV used to calculate GLTV is generally based on independent 
appraisals; however, the Company will use actual sales prices / 

management estimates for recently acquired and originated ground leases 
for which appraisals are not yet available. We currently intend that the 
CPV associated with each Ground Lease in our portfolio will be valued 
approximately every 12 calendar months and no less frequently than every 
24 months.

(3)	 Total New York MSA including areas outside of Manhattan makes up 27% of 
GBV (18 assets).

(4)	 Square footage and total units/keys are based on information provided by 
the building owners, public records, broker reports, and other third-party 
sources and are based on the primary usage of the building. No assurance 
can be made to the accuracy of these figures.

Safehold primarily invests in the top 30 MSAs across the U.S., which we believe 
are positioned for long-term sustainable growth.

Northeast West Mid-Atlantic Southeast Southwest Central Total GBV% Rent Coverage 1 GLTV 2

Multifamily 11 42 11 23 10 4 101 42% 3.5x 38%

Office 10 7 9 5 4 1 36 39% 3.0x 71%

Hotel 2 9 1 1 4 0 17 11% 3.4x 48%

Life Science 1 2 2 0 0 0 5 6% 4.6x 43%

Mixed Use  
& Others

1 1 0 2 0 1 5 2% 3.7x 46%

Total 25 61 23 31 18 6 164 100% 3.4x 52%

Portfolio by Count

$7.0b Core Ground Lease Portfolio 
(91-year w.a. extended lease term)

2025 A n n ua l  Re p o r t
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21x
Estimated UCA
Growth since IPO

21x
Portfolio Growth
since IPO 1

Aggregate GBV 
(Ground Leases)

Estimated 
Unrealized Capital 
Appreciation

Portfolio Snapshot

Q4 '25Q4 '21IPO

$0.3b
$0.4b

$4.8b

$7.1b

$8.1b

$9.3b

0.0

4.5

9.0

13.5

18.0

Q4 '25Q4 '21IPO

Multifamily Asset Count

Total Asset Count

Multifamily Asset Count %

1 55 101

$7.1b
Aggregate GBV 1

164
Ground Leases

52%
Ground Lease to 
Value ("GLTV") 2

3.4x
Rent Coverage 3

$9.3b
Est. Unrealized 
Capital Appreciation 
("UCA")

41 MSAs
Diversified & 
Location Centric

91 Years
W.A. Extended Lease Term

Note: Unrealized Capital Appreciation (UCA) is calculated as the difference between 
CPV of the Core Ground Lease Portfolio and the Aggregate Cost Basis. We rely in 
part on CBRE’s valuations of the CPV in our portfolio in calculating UCA. We may 
use management’s estimate of CPV for ground lease investments recently acquired 
that CBRE has not yet evaluated. For construction deals, CPV represents the cost 
to build inclusive of the land. CPV is a hypothetical value of the as-improved subject 
property, based on an assumed ownership structure different from the actual 
ownership structure. The calculation of UCA is subject to a number of limitations 
and qualifications. For more information on UCA and CPV, including additional 
limitations and qualifications, please refer to our Current Report on Form 8-K filed 
with the SEC on February 11, 2026 and the "Risk Factors" section of our Annual 
Report on Form 10-K for the year ended December 31, 2025, as updated from 
time to time in our subsequent periodic reports, filed with the SEC.

Safehold’s modern ground lease portfolio has grown significantly since IPO, 
with attractive risk-return characteristics.

(1)	 The portfolio is presented using Aggregate Gross Book Value. Aggregate 
Gross Book Value represents the Gross Book Value plus unfunded 
commitments of the Core Ground Lease Portfolio. For unfunded 
commitments, it represents the aggregate future amount to be paid under 
the commitments. Gross Book Value represents Cost Basis plus accrued 
interest on sales-type leases of the Core Ground Lease Portfolio. The 
amount is not reduced for general provision for credit losses allowances. 
Cost Basis represents the historical purchase price of an asset in the Core 
Ground Lease Portfolio, including capitalized acquisition costs of the assets.

(2)	 See footnote 2 on p. 4.

(3)	 See footnote 1 on p. 4.

12 106 164

8% 52% 62%
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Customer Adoption Scorecard

High Customer "Stickiness" 
& Improving Efficiency

Diversifying Customer Base 1

New vs. Repeat Customers
Cumulative Transactions 2

Unique Rolling Count

Diversifying Customer Base 1

Owner/Operator/Developer

Domestic Fund Manager

Family O�ce

Global Fund Manager

Public REIT

Other

Owner/Operator/Developer

Domestic Fund Manager

Family O�ce

Global Fund Manager

Public REIT

Other

51%

15%

13%

11%

5%
5%

Increasing Customer Awareness
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202420212017

Cumulative # of unique sponsors that have been 
pitched a Safehold ground lease

202520212017

32

562

1,176

202520212017

1
0

30
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90

120

150

202520212017

35

62

66

42

37%
Of customers have closed multiple 
deals with Safehold

70%
Of existing customers have looked 
at or are currently reviewing 
another deal

Increasing Customer Awareness

New

RepeatCumulative # of unique 
sponsors that have been 
pitched a Safehold 
ground lease

MSAs 12

9

10

35

72

50

41

105

59

Sponsors

Leasehold 
Lenders

2017 2021 2025

Source: Internal CRM tracking metrics as of 12/31/2025.

(1)	 Based on number of unique sponsors.

(2)	 Excludes Ground Lease Plus, IPO assets, deals in which iStar was the sponsor, and acquisition of existing ground leases.

Safehold’s customer base continues to expand and diversify across 105 
sponsors and over 55 leasehold lenders.
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���������
��,��	�����[���!����
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Performance Graph

The graph and table below compares the yearly change in the cumulative total stockholder return on 
Safehold Inc.’s common stock over the five years ended December 31, 2025 with the cumulative total returns 
on the S&P 500 Index and the MSCI US REIT Index (“RMZ”). The comparison assumes that $100 was invested 
on December 31, 2020 in Safehold’s common stock and in each of these indices and assumes reinvestment 
of dividends, if any. The total return performance shown in the graph and table below is not necessarily 
indicative of, and is not intended to suggest, future total return performance.
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Headquarters 

Investor Information Services

Investor Relations Email

Website

Registrar & Transfer Agent 

Regional Offices

1114 Avenue of the Americas 
New York, NY 10036 
Tel: 212.930.9400 
Fax: 212.930.9494 

Pearse Hoffmann 
Head of Corporate Finance
Tel: 212.930.9400 

investors@safeholdinc.com

www.safeholdinc.com

Computershare Trust Company, NA 
PO Box 505000 
Louisville, KY 40233-5000 
Tel: 800.317.4445 
www.computershare.com

11601 Wilshire Boulevard 
Suite 1680 
Los Angeles, CA 90024 
Tel: 310.315.7019 
Fax: 310.315.7017 

Safehold Inc. is a listed company on the New York Stock Exchange and is traded 
under the ticker “SAFE”. The Company has filed all required Annual Chief Executive 
Officer Certifications with the NYSE. In addition, the Company has filed with the SEC 
the certifications of the Chief Executive Officer and Chief Financial Officer required 
under Section 302 and Section 906 of the Sarbanes-Oxley Act of 2002 as exhibits to 
our most recently filed Annual Report on Form 10-K. For help with questions about 
the Company, or to receive additional corporate information, please contact:

Directors

Jay Sugarman 
Chairman and Chief Executive Officer,  
Safehold Inc.

Stefan M. Selig
Founder, BridgePark Advisors LLC;  
Lead Director, Safehold Inc.

Robin Josephs 
Director, Safehold Inc. and  
other public companies;  
formerly Lead Director, iStar Inc.

Jay S. Nydick 
Co-Founder and Principal,  
Prospect Ridge Advisors LLC

Barry Ridings
Retired; formerly Vice Chairman,  
Lazard Freres & Co. LLC

Board & Officers

Corporate Information

Executive Management

Elisha J. Blechner 
Head of Portfolio Management

Theresa Ulyatt 
Chief People Officer

Steve Wylder 
Head of Investments

Yosefa Lunzer 
General Counsel, Transactions

Austin Lee 
General Counsel, Corporate & Secretary

Executive Officers

Jay Sugarman 
Chairman & Chief Executive Officer

Michael Trachtenberg 
President

Brett Asnas 
Chief Financial Officer 
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