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Millrose Properties is the industry’s leading 
permanent capital platform exclusively  
focused on residential homesite funding.
 
We partner with leading homebuilders  
nationwide to provide reliable, continuous 
access to capital for land acquisition and
development—enabling builders to operate 
asset-light and scale production efficiently.

Transforming How
Builders Access Capital 



Dear Fellow Shareholders, 
 
What a year.

When we launched Millrose as an independent 
public company on February 7, 2025, we set 
out to prove that a permanent capital platform 
purpose-built for the U.S. homebuilding industry 
could deliver predictable, contractual income 
at scale – while fundamentally reshaping how 
builders access their most critical resource:  
finished homesites. Eleven months later, the 
results speak for themselves. Across every  
dimension – financial performance, capital  
markets reception, customer adoption, and 
strategic expansion – 2025 exceeded our  
expectations and validated the Millrose model.

A Year of Firsts — and a Year of Proof

2025 was not just our inaugural year as a public 
company. It was the year we demonstrated that 
Millrose is not a concept – it is an operating 
platform that generates predictable results at 
scale, pioneers new use cases and delivers value 
to every stakeholder in our ecosystem.

For the full year, we delivered net income of 
$379.9 million, or $2.44* per share, and Adjusted  
Funds From Operations (AFFO)** of $427.9 
million, or $2.58 per share, on total revenues of 
$600.5 million. We exited the year with a fourth 
quarter AFFO run rate of approximately $0.77 
per share – ahead of our guidance and a  
testament to the compounding power of our 
capital recycling engine.

We declared and paid dividends every quarter, 
distributing AFFO back to shareholders –  
starting with our inaugural stub dividend in 
March and culminating in a fourth quarter  
dividend of $0.75 per share, equating to an an-
nualized yield of approximately 8.4% on equity. 
The consistency of these returns in a volatile 
macroeconomic backdrop is, we believe, one  
of the most powerful statements about the  
durability of our business model.

The Capital Markets Embraced Millrose

One of the defining stories of 2025 was the 
extraordinary reception we received from both 
equity and debt investors. The capital markets 
did not simply accept Millrose – they endorsed 
it with conviction.

In the equity markets, Lennar’s exchange offer in 
November was oversubscribed by approximately 
11 times, a striking vote of confidence in our 
growth trajectory and permanent capital model. 
That milestone completed Millrose’s evolution 
into a fully independent public company with a 
diversified, institutional shareholder base.

In the debt markets, our reception was equally 
emphatic. We successfully raised $2.0 billion 
through two tranches of senior unsecured 
notes – $1.25 billion of 6.375% Senior Notes due 
2030 and $750 million of 6.25% Senior Notes 
due 2032 – both of which were upsized by $250 
million due to overwhelming investor demand. 
These offerings replaced short-term bridge capital 
with long-duration, fixed-rate debt at favorable 
terms, eliminating near-term maturity risk and 
dramatically strengthening our balance sheet.

Our banking relationships deepened throughout 
the year as well. We closed a $1 billion delayed 
draw term loan in the second quarter from 
Goldman Sachs and JPMorgan Chase to support 
our accelerating investment pace. And just days 
ago, in March 2026, we expanded our credit  
facility to a $1.835 billion fully unsecured  
structure – combining a $1.335 billion unsecured 
revolving credit commitment with a new $500 
million term loan. The transition from a secured 
to a fully unsecured facility reflects the strength 
of our credit profile and provides Millrose  
with the liquidity and flexibility to serve our  
partners with speed and confidence in any  
market environment.

As of year-end, we held $1.3 billion in total liquidity, 
with debt-to-capitalization of just 26% – well 
below our 33% maximum target – leaving  
approximately $900 million of incremental debt 
capacity to fund 2026 priorities. We remain 
firmly committed to our capital discipline: we 
will not issue equity below book value, and we 
will maintain conservative leverage at all times.

Builders Chose Millrose — and Kept 
Choosing Millrose

Perhaps the most meaningful validation of  
2025 came from our customers. In a cautious  
homebuilding environment marked by  
affordability headwinds, elevated interest  
rates, and macroeconomic uncertainty,  
homebuilders voted with their support – and 
they chose Millrose.



We deployed $5.5 billion into land acquisition 
and development during the year. We recycled 
$3.4 billion of net homesite sale proceeds back 
into new investments. We delivered 31,575 
finished homesites to builders nationwide. And 
across the entire portfolio – every community, 
every counterparty, every agreement – we  
recorded zero option terminations. Not one.

That outcome is not incidental. It reflects the  
essential nature of the assets we finance, the 
rigor of our underwriting framework, and the 
tangible value that our just-in-time delivery 
model provides to our partners. Builders need 
finished homesites to build homes. Millrose 
ensures they have them – on schedule, without 
tying up their balance sheets.

Our counterparty base expanded meaningfully  
throughout the year. We grew from a single 
foundational relationship with Lennar at inception 
to 15 distinct counterparties by year-end, nine of 
which rank among the nation’s top 25 homebuilders. 
We ended 2025 managing approximately 
142,000 homesites across 933 communities in 
30 states – a national footprint that underscores 
both the breadth of demand for our platform 
and the depth of our operational capability.

Diversification: Exceeding Our Own  
Ambitions

Our strategy to diversify beyond the Lennar 
Master Program Agreement was one of the  
central pillars of our growth thesis – and 2025 
was the year we proved it could work at scale 
and at accretive yields.

Invested Capital** outside the Lennar Master 
Program Agreement reached $2.4 billion by 
year-end, surpassing our $2.2 billion stretch 
target. These non-Lennar investments generated 
a weighted average yield of approximately 11.0%, 
compared to 8.5% within the Lennar program.
As a result, our portfolio-wide weighted average 
yield expanded to 9.2% – a 70-basis-point in-
crease since inception in February.

This diversification was not achieved by loosening  
standards. Every transaction underwent rigorous  
independent due diligence, powered by our 
proprietary technology platform that provides 
real-time feedback and data analytics to drive 
acquisition decisions. We expanded selectively, 
partnering with builders who share our commitment 
to disciplined growth and long-term value creation.

Pioneering New Use Cases for Land  
Capital

Beyond traditional homesite option agreements, 
2025 saw Millrose emerge as a catalyst for  
innovation in how capital flows through the 
housing industry.

In the second quarter, we provided approximately 
$500 million to acquire a diversified portfolio 
of homesites from Landsea Homes Corporation, 
enabling New Home Company’s (now known 
as Risewell Homes) successful public company 
acquisition. This was more than a land banking 
transaction – it was Millrose acting as a strategic 
enabler, providing the capital backbone that made 
a transformative deal possible and demonstrating 
our ability to facilitate large-scale, capital-efficient 
M&A within the  homebuilding sector.

In July, an affiliate of our manager, Kennedy 
Lewis Investment Management, entered into a 
$3 billion land and construction financing facility 
with Taylor Morrison to support its Yardly build-
to-rent platform – with the majority expected  
to be allocated to Millrose. This arrangement  
extended the reach of our model into an adjacent 
sector, demonstrating that our platform can 
serve the diverse and evolving capital needs of 
homebuilders as they work to address today’s  
affordability and supply challenges. We recognize  
that the regulatory landscape around institutional 
participation in single-family rental housing 
continues to develop at both the state and  
federal level, and we are watching those  
developments closely. But our confidence in the 
Yardly product is grounded in a straightforward 
view: these communities are adding meaningfully 
to affordable rental supply in markets where it 
is needed most, and we believe housing policy 
will ultimately reward capital that expands the 
nation’s housing stock rather than penalize it.

These transactions are not one-offs. They  
represent the expanding frontier of what  
Millrose can do – and they position us as more 
than a land banker. We are becoming the  
foundational capital layer for the entire U.S. 
housing ecosystem.



The Flywheel in Motion

Millrose operates a continuous capital recycling 
engine, and 2025 demonstrated its power at 
scale. The mechanics are straightforward but 
powerful: we earn contractual option income 
during the development period, receive proceeds 
when builders take down finished homesites, 
and immediately redeploy that capital into new 
investments. In the fourth quarter alone, we 
received approximately $1.0 billion in homesite 
takedown proceeds and redeployed that  
capital into new investments across both the 
Lennar Master Program Agreement and other 
builder relationships.

As our platform scales, this flywheel becomes 
increasingly efficient. More counterparties 
means more diversified cash flows. Higher yields 
on non-Lennar investments means improving 
portfolio economics. And our permanent  
capital structure – with no fund life, no  
redemption pressure, and no retreat when  
markets shift – means we can be the partner 
builders count on through every cycle.

Balance Sheet Strength as a Competitive 
Advantage

Our balance sheet is not just conservative – it
is a strategic asset. As of December 31, 2025, 
we reported total assets of $9.3 billion, total 
stockholders’ equity of $5.9 billion, and a  
debt-to-capitalization ratio of 26%. We carry  
no near-term maturities. We have $1.3 billion  
in liquidity. And with the recent expansion of 
our credit facility to $1.835 billion in fully  
unsecured capacity, we enter 2026 with  
additional capital resources. 

This strength is intentional. In a housing market 
shaped by persistent undersupply and rising 
capital intensity, the ability to deploy capital 
quickly and reliably is a decisive competitive 
advantage. Builders don’t just need a capital 
partner – they need an all-weather partner that 
they can count on. Millrose was purpose built to 
be that partner, in every environment.

As of December 31, 2025, 
we reported total assets 
of $9.3 billion, $8.5 billion 
of Invested Capital and a 
debt-to-capitalization ratio 
of 26%.



Looking Ahead: 2026 and Beyond

2025 proved the model. 2026 is about scaling 
responsibly.

We see a pipeline that supports up to $2.0 
billion of net new capital deployment in 2026. 
We are confident in funding approximately $1.0 
billion of that pipeline using existing debt capacity,  
supporting more than 7% AFFO growth under  
current yield assumptions – with a target second  
quarter exit AFFO run rate of $0.78 to $0.80  
per share. Full deployment of the $2.0 billion  
pipeline would imply approximately 10%  
year-over-year AFFO per share growth.

We will continue to allocate capital selectively 
– prioritizing the strongest counterparties, the 
most durable markets, and transaction structures 
that reinforce long-term value creation. We  
expect to grow Invested Capital outside the  
Lennar Master Program Agreement by an  
additional $2 billion, further diversifying our 
earnings base at accretive yields.

Thank You

Building a company from the ground up – taking  
it from concept to $9.3 billion in assets and 
142,000 homesites in under a year – requires  
extraordinary effort from an extraordinary 
team. I am deeply proud of what we accomplished  
together in 2025. Managing nearly a thousand 
communities across 30 states, processing more 
than 31,000 closings, raising $2.0 billion in the 
debt markets, expanding to 15 counterparties, 
and delivering above-plan results in every  
quarter – all while establishing the systems, 
processes, and culture of a newly independent 
public company – is a remarkable achievement.

To our builder partners: thank you for your 
trust. You chose Millrose because we offer 
something different – permanent capital,  
disciplined execution, and a genuine partnership 
built for the long term. We do not retreat when 
conditions change. Our capital is always  
available, and that certainty has never been 
more valuable.

To our lenders and debt investors: thank you 
for your confidence. Your enthusiastic support 
– reflected in oversubscribed offerings, upsized 
commitments, and the transition to a fully  
unsecured credit facility – validates the strength 
of our platform and the credibility of our  
financial discipline.

To our shareholders: thank you for believing in 
what we are building. In a year when we returned 
100% of AFFO through dividends, grew our 
earnings power quarter after quarter, and laid 
the foundation for years of sustainable growth, 
we hope we have demonstrated that your 
confidence is well placed.

Millrose was built to be a permanent capital 
partner to the U.S. housing industry. Our  
platform is structurally differentiated, financially 
disciplined, and positioned to deliver  
predictable income and sustainable growth over 
the long term.
 

We are just getting started.

Sincerely,

Darren Richman
Chief Executive Officer

* Includes $25.0m adjustment for expenses from pre-spin periods. 
** Adjusted Funds From Operations (AFFO) and Invested Capital are non-GAAP measures. For definitions of such non-GAAP measures  
 and reconciliations to the most directly comparable financial measures in accordance with GAAP,  please see the enclosed Annual  
 Report on Form 10-K.
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Part I  

Item 1. Business  

Overview of Our Company  

Spin-Off and Other Significant Business Transactions 



Our Business  



(1) Land purchase net of deposit funded by builder.  

Purchase Option on Homesite Assets  

Homesite Development  



Exercise of the Option to Purchase Finished Homesites 

Land Purchase Land Development Homesite Acquisition 

 Millrose through its 
subsidiaries, purchases and 
holds title to homesites. The 
Manager conducts an 
independent diligence 
assessment for each 
transaction in accordance 
with the Investment 
Guidelines, including 
financial, market, entitlement, 
and environmental reviews. 

At each new property closing, 
Millrose grants a counterparty 
purchase option to acquire 
the finished homesites at set 
prices and schedules.   

 Such purchase options 
require counterparties to pay 
the option deposit, 
representing the 
counterparty’s commitment to 
the project.  

Counterparty undertakes and 
completes Land Development 
on each homesite pursuant to 
the applicable option 
agreement. 

Millrose pays for the costs of 
the Land Development as set 
forth in the applicable 
agreements. 

Counterparty is responsible 
for any cost overruns in 
excess of the maximum 
development cost agreed at 
closing. Counterparty is 
contractually obligated to 
complete development of land 
into finished homesites. 

At its election, a counterparty 
may commence or complete 
home construction on the 
homesites prior to purchase. 
Millrose is not responsible for 
funding any portion of the 
home construction on the 

 Counterparty exercises its 
purchase option to acquire 
finished homesites at the 
prices and timing detailed in 
the applicable option contract. 

 At counterparty’s request, 
Millrose may deliver the 
homesites to home buyers 
directly and will be 
indemnified by counterparty. 

Failure to acquire homesites 
as agreed results in (1) 
forfeiture of the option 
deposit, (2) loss of the right to 
acquire future homesites, (3) 
counterparty being required to 
complete the Land 
Development on the 
homesites even if not selling 
homes and (4) loss of the 
right to buy other homesites in 
the pool, where applicable. 

Terminations of any purchase 
option with respect to any 



Land Purchase Land Development Homesite Acquisition 

 The majority of homesite 
assets are pooled pursuant to 
one or more option contracts.  

homesite. Millrose also does 
not have the right to force 
counterparty to undertake or 
complete home construction 
on any homesite. 

For as long as counterparty 
maintains its purchase options 
with respect to any homesites, 
it is responsible for 
maintaining insurance 
coverage with respect to 
general liability,all Land 
Development and home 
construction on the 
homesites. 

property may impact the 
entire pool in which the 
property sits if Millrose 
exercises its cross-termination 
rights. 

Development Loans  

Our Objectives and Strategies  

Capital Solution for Homebuilders of all Sizes 

Investment Objective  



Portfolio Overview  

Key Strategies and Risk Mitigation  



Investment Guidelines  



Trends in Market Demand  

Sources and Continued Availability of Homesites 

Continued Effort to Enhance Homesite Option Platform 

Competition 



Our Manager  

Kennedy Lewis Partnership is a Competitive Advantage 

Asset monitoring: 

Servicing: 

Due diligence and transaction support: 



Our Counterparties

Master Program Agreement with Lennar 

Agreements with Other Counterparties and Lennar Related Ventures

Operational Agreements with Lennar

Master Program Agreement



Master Option Agreement 

Master Construction Agreement 

Multiparty Cross Agreement  

Payment and Performance Guaranty 



Founder’s Right Agreement  

Human Capital Management  

Compliance with Governmental Laws and Regulations, including those relating to Environmental Matters  



Environmental Matters  

Other Regulations  

Seasonality  

Available Information  





Item 1A. Risk Factors  

Our business involves substantial risks. Any of the risk factors described below or elsewhere in this Form 10-
K could significantly and adversely affect our business prospects, financial condition and results of operations. The 
risks described below are not the only ones facing us. Additional risks and uncertainties not presently known to us 
or that we currently deem to be immaterial may also adversely affect us.  

RISK FACTORS  

Risks Related to Our Business Model and Investment in a Recently Formed Entity  

We are a recently formed company with limited operating history, and you have a limited basis on which to 
evaluate our ability to achieve our business objectives or to perform as a standalone and separate business.  



The Rausch Transaction included properties outside of the geographies in which Lennar has historically 
operated, and property values in those geographies may be different from those in which Lennar has operated.  

We are subject to risks associated with having a highly concentrated portfolio. 



Our recycled capital business model is contingent on our counterparties electing to exercise their land purchase 
options.  

Our agreements with Lennar involve conflicts of interest, and we might have received better terms from 
unaffiliated third parties than the terms we received in these agreements.  



Any exercise by Lennar of its Enforcement Rights pursuant to the Founder’s Rights Agreement may severely 
negatively impact our business operations and financial condition. 

We have not obtained independent appraisals or fairness opinions as to the value of our real estate assets, 
including those acquired in the Spin-Off from Lennar and in the Rausch Transaction.  

We have not obtained environmental reports on all of our real estate assets, and we rely upon our counterparties 
for certain information regarding the homesites.  



Ownership of real estate assets is subject to environmental risks and liabilities, which may not be covered by the 
representations and warranties and indemnities provided to us in the counterparty agreements. 

We are subject to a wide range of general and industry-specific laws and regulations relating to the protection of 
the environment which require compliance that can be burdensome and expensive. 

Our counterparties’ obligation to undertake Land Development on our land assets may negatively impact our 
business.  



If we or our major counterparties, including Lennar, enter into bankruptcy, the counterparty agreements may be 
unenforceable.

If we cannot continue to enter into new counterparty agreements, which may be limited by the Capital Priority 
Right, our business and sources of income could be materially and adversely affected. 



Declines in the market value of our Real Estate Portfolio could materially and adversely affect our business, 
financial condition, and result of operations. 



Past performance by the management team, who are employees of Kennedy Lewis and their respective affiliates, 
may not be indicative of our future performance.  

If we are not able to raise additional capital to fund our operations, or if we cannot access capital on attractive 
terms, we may not always have sufficient funding to maintain our operations.  



Volatility in the market may impact our ability to do business.  

As a holding company, our dependence on our subsidiaries for cash flow may negatively affect our business.  



Your investment return may be adversely affected if we are required to register as an investment company under 
the Investment Company Act.  

Disruptions to our technology platform could impair our ability to execute transactions and recycle capital. 



Risks Related to Our Debt Obligations 

We have a substantial amount of indebtedness. Our substantial indebtedness could adversely affect our ability to 
raise additional capital to fund our operations, limit our ability to react to changes in the economy or our 
industry, reduce our funds available for discretionary purposes, and increase the risk that we might default on 
our indebtedness. 

We may not be able to generate sufficient cash to service all of our indebtedness. 



Despite our current indebtedness levels, we may still be able to incur substantially more debt, including secured 
indebtedness, and other obligations.  

Our debt agreements contain restrictions that limit our flexibility in operating our business. 

Our indebtedness subjects us to interest rate risk. 

Risks Related to the Land Banking Industry  

There are significant risks inherent in owning land for new home construction.  



Our business is susceptible to risks from natural disasters, geopolitical events and other factors outside of our 
control that may delay development of land assets that we hold for homebuilders.  

Our insurance coverage may not be sufficient to cover all potential losses.  



Our inability to successfully acquire an adequate inventory of land assets at reasonable prices could materially 
and adversely impact our operations.  

A decline in new home prices could require us to write down the carrying value of land we own.  

  

Land assets and real estate investments are not as liquid as certain other types of assets, which may reduce 
economic returns to stockholders.  



We cannot assure that our growth strategies will succeed and we may incur significant costs without delivering 
the anticipated benefits.  

Real estate valuation is inherently subjective and uncertain, and is subject to change, especially during periods of 
volatility.  



We may acquire land assets and entities holding such land assets that involve risks that could adversely affect our 
business and financial condition.  

We operate in a competitive and evolving industry, which could adversely affect our growth and profitability 

We may change the profile of our Real Estate Portfolio without stockholder consent.  



Risks Related to Our Management Structure  

We depend upon KL’s key personnel, and if KL cannot recruit and retain key personnel for us, our business, 
financial condition and results of operations could be significantly impacted.  

KL can terminate the Management Agreement on 60 days’ notice under certain circumstances, and we may not 
be able to find a suitable replacement within that time, which could disrupt our operations and materially and 
adversely affect our business, financial condition and results of operations.  



You have limited control over changes in our policies and operations, which increases the uncertainty and risks 
you face as a stockholder.  

We pay substantial fees to KL which reduce funds we have available for distribution to stockholders.  

There is no guarantee that KL will successfully identify and consummate new business opportunities, which may 
impede our growth and reduce stockholder returns. 



If we internalize our management functions, we could incur significant costs and face operational challenges.  

The termination of the Management Agreement with KL may require us to pay a substantial termination fee, 
including in the case of a termination for unsatisfactory performance, which may limit our ability to end our 
relationship with KL.  

Any adverse changes in KL’s or its affiliates' financial condition or our relationship with KL could negatively 
impact our operating performance and stockholder returns.  

There are significant potential conflicts of interest with KL that could affect our business returns.  



KL maintains a contractual, not fiduciary, relationship with us, and its liability is limited under the Management 
Agreement as we have agreed to indemnify the Manager against certain liabilities.  

We are and have been party to transactions with related parties that may increase the risk of allegations of 
conflicts of interest. 



KL’s fee structure under the Management Agreement may create conflicts of interests that are not aligned with 
stockholders’ long-term interests. 

KL and its officers and employees face competing demands on their time, which may adversely affect our 
performance. 

We may be at an increased risk for dissident stockholder activities due to perceived conflicts of interest arising 
from our external management structure and relationships.  

General Risk Factors  

Our business, financial condition and results of operations could suffer in the event of system failures or 
cybersecurity attacks.  



ESG initiatives, requirements and market expectations may impose additional costs and risks 



Artificial intelligence (“AI”) and other machine learning techniques could increase, accelerate, or amplify 
competitive, operational, legal and regulatory risks to our business in ways that we cannot predict.  

Global economic and political instability, geopolitical conflicts, and changes in U.S. trade policies, including 
tariffs, could adversely affect our business, financial condition, or results of operations.  



Risks Related to Our Governance Structure  

Our dual-class capital structure may adversely affect the market price of our Class A Common Stock and in turn 
the value of our Class B Common Stock.  



Some investors may not invest in our Class A Common Stock as a result of our dual-class capital structure and 
our overall governance profile, which may adversely affect the trading price of our Class A Common Stock.  

The Miller Family, members of which are substantial stockholders of Lennar, has substantial voting power with 
regard to us and the ability to exercise influence over certain corporate actions. 



Our rights and the rights of our stockholders to recover claims against our directors and officers are limited, 
which could reduce your and our recovery against them if they cause us to incur losses.  

We may not have sufficient funds to satisfy indemnification claims of our officers and directors.  



Our Charter and Bylaws, along with applicable provisions of Maryland law, include certain anti-takeover 
defense measure provisions that may make a merger, tender offer or proxy contest difficult, which could depress 
the market price of our Class A Common Stock and in turn the value of our Class B Common Stock.  

Maryland law may limit the ability of a third party to acquire control of us.  



Our Bylaws designate any state court of competent jurisdiction within the State of Maryland as the sole and 
exclusive forum for certain types of actions and proceedings that may be initiated by our stockholders, which 
could limit our stockholders’ ability to obtain a favorable judicial forum for disputes with us or our directors, 
officers or other agents.  



Risks Related to Legal, Regulatory, Tax and Accounting Compliance  

We might fail to qualify or remain qualified as a REIT.  



Complying with REIT Requirements may require us to forgo otherwise attractive investments or to dispose of 
otherwise attractive investments.  

Even though we intend to qualify as a REIT, we will face tax liabilities that could reduce our cash flows.  

Our organizational structure, including our ownership of interests in MPH Parent and other TRSs in the future, 
raises certain tax risks.  



To continue qualifying as a REIT, we must meet annual distribution requirements, which may force us to forgo 
otherwise attractive opportunities or borrow funds during unfavorable market conditions. This could delay or 
hinder our ability to meet our business objectives and reduce your overall return.  

Dividends payable by REITs generally do not qualify for the reduced tax rates available for some dividends.  



The stock ownership restrictions of the Code for REITs and the stock ownership limits in our Charter may inhibit 
market activity in shares of our stock and restrict our business combination opportunities.  

The ability of the Board to revoke our REIT qualification without stockholder approval may cause adverse 
consequences to all of our stockholders.  

New legislation or administrative or judicial action, in each instance potentially with retroactive effect, could 
make it more difficult or impossible for us to qualify or remain qualified as a REIT.  



Risks Related to Operating as a Public Company  

Our Manager is required to devote substantial time to compliance with our public company responsibilities and 
corporate governance practices.  

Our business could be adversely impacted if we have deficiencies in our disclosure controls and procedures or 
internal control over financial reporting.  



KL does not have prior experience in managing publicly traded companies.  

We rely solely on our Manager for services related to ensuring our compliance with all laws, regulations, rules, 
policies and practices applicable to public companies (including corporate governance practices).  

Risks Related to Our Common Stock  

There is currently a limited history of an active trading market for our Class A Common Stock, which may 
restrict your ability to sell your shares.  



Our Class B Common Stock is not listed on any exchange or in any other organized market, and may not trade at 
all, which may limit your ability to transfer shares of Class B Common Stock.  

The market price and trading volume of our Class A Common Stock may be volatile and may face negative 
pressure, including as a result of future sales or distributions of our Class A Common Stock.  



Your voting power in Millrose may be further diluted if we issue more shares of our Common Stock in the future, 
including in connection with the acquisition of any future property assets.  

We cannot assure you of our ability to pay dividends in the future. 



Our ability to pay dividends is limited by the requirements of Maryland law.  

Item 1B. Unresolved Staff Comments  

Item 1C. Cybersecurity  

Risks Management and Strategy  

 



Governance 



Item 2. Properties  

Item 3. Legal Proceedings  

Item 4. Mine Safety Disclosures  



Part II  

Item 5. Market For Registrant’s Common Equity, Related Stockholder Matters and Issuer Purchases of 
Equity Securities  

Market Information  

Authorized Capital Stock  

Holders

Dividends  



Payment Date Record Date 
Dividend per 

Share 

Stock Repurchases  

Stock Performance Graph 



Millrose S&P Total FTSE Nareit All
Properties, Inc Return Index Equity REITs Index

Securities Authorized for Issuance Under Equity Compensation Plans 

Recent Sales of Unregistered Securities 

Item 6. [Reserved] 



Item 7. Management’s Discussion and Analysis of Financial Condition and Results of Operations  

You should read the following Management’s Discussion and Analysis of Financial Condition and Results of 
Operations in conjunction with the accompanying  consolidated financial statements and the notes thereto included 
elsewhere in this Form 10-K. Some of the information contained in this discussion and analysis constitutes forward-
looking statements that involve risks and uncertainties. Actual results could differ materially from those discussed in 
these forward-looking statements. Factors that could cause or contribute to these differences include, but are not 
limited to, those discussed below and elsewhere in this Form 10-K, particularly under the section titled “Cautionary 
Statement Concerning Forward-Looking Statements.” The matters discussed in these forward-looking statements 
are subject to risks, uncertainties, and other factors that could cause actual results to differ materially from those 
made, projected, or implied in the forward-looking statements. See the sections titled “Part I, Item 1A. Risk 
Factors” and “Cautionary Statement Concerning Forward-Looking Statements” for a discussion of the risks, 
uncertainties, and assumptions associated with these statements.  

As further described in Note 1. Description of Business to our  consolidated financial statements included in 
“Part II, Item 8. Financial Statements and Supplementary Data” of this Form 10-K, we completed the Spin-Off from 
Lennar on February 7, 2025. The financial information presented herein (i) for the periods prior to the February 7, 
2025 Spin-Off is that of the Predecessor Millrose Business and is derived from the consolidated financial statements 
and accounting records of Lennar, and (ii) for the periods after the February 7, 2025 Spin-Off is that of Millrose 
and its subsidiaries. Millrose was formed on March 19, 2024 and has operated as an independent company since 
the Spin-Off on February 7, 2025. 

Our Business 

The Spin-Off and Related Transactions 



New Home Transaction  

Senior Notes  

Invested Capital as of December 31, 2025  



Invested Capital Activity for the Year Ended December 31, 2025 

Year Ended December 31, 2025 

(in thousands) 

Master 
Program

Agreement 
Other

Agreements Total 
Invested Capital Reconciliation of GAAP to Non-GAAP 

Total Invested Capital as of December 31, 2025 $ 6,102,037 $ 2,367,642 $ 8,469,679 
Invested Capital 

Invested Capital as of December 31, 2025 $ 6,102,037 $ 2,367,642 $ 8,469,679 
(in millions) 



Invested Capital Activity for the Three Months Ended December 31, 2025 

Three Months Ended December 31, 2025 

(in thousands) 

Master 
Program

Agreement 
Other

Agreements Total 
Invested Capital Reconciliation of GAAP to Non-GAAP 

Total Invested Capital as of December 31, 2025 $ 6,102,037 $ 2,367,642 $ 8,469,679 
Invested Capital 

Invested Capital as of December 31, 2025 $ 6,102,037 $ 2,367,642 $ 8,469,679 
(in millions) 

Properties as of December 31, 2025  



State Location 
Number of 
Properties 

Number of 
Underlying 

Homesites (1) 

Total 
Takedown 

Prices 

Total 933 142,139 16,055,507,707 



Total 
142,139 

8.5 

Components of Results of Operations  

Revenues 

Leases

Costs  

Operating Expenses: 



Financial Instruments – Credit 
Losses

Other Income and Expenses: 

Results of Operations for the Years Ended December 31, 2025, 2024, and 2023 

Years ended December 31, 
2025 2024 2023 

Revenues: 

Operating expenses: 

Income (loss) from operations 486,068 (246,221 ) (209,792 )
Other income (expense): 

Net income (loss) before income taxes 400,373 (246,221 ) (209,792 )

Net income (loss) $ 379,864 $ (246,221 ) $ (209,792 )

Net income attributable to Millrose Properties, Inc. 
Common stockholders $ 404,824 $ (246,221 ) $ (209,792 )

Year Ended December 31, 2025 Versus Year Ended December 31, 2024 

Overview of Net Income (Loss) 



Option Fee Revenues 

Development Loan Income  

Management Fee Expense  

Stock-based Compensation Expense  

Provision for Credit Loss Expense  

Sales, General and Administrative Expenses from pre-Spin-Off Periods  

Other Income (Expense) 

Net Income (Loss) Before Income Taxes 



Income Tax Expense  

Year Ended December 31, 2024 Versus Year Ended December 31, 2023 

Revenues

Sales, general, and administrative expenses from pre-spin periods 

Provision for Income Taxes  

Net Loss  

Adjusted Funds from Operations  



Year Ended 
(in thousands, except share amounts) December 31, 2025 

AFFO attributable to Millrose Properties, Inc. common stockholders $ 427,904 

Reconciliation of GAAP earnings per share to AFFO per share 

Adjustments: 



Three Months Ended 
(in thousands, except share amounts) December 31, 2025 

AFFO attributable to Millrose Properties, Inc. common stockholders $ 125,612 

Reconciliation of GAAP earnings per share to AFFO per share 

Adjustments: 

Liquidity and Capital Resources 



Cash Flows for the Years Ended December 31, 2025, 2024, and 2023 

Years ended December 31, 
(in thousands) 2025 2024 2023 
Cash flows from (used in) 

Net increase in cash $ 35,046 $ — $ —

Cash Flows from Operating Activities 

Cash Flows from Investing Activities  



Cash Flows from Financing Activities  

Revolving Credit Facility 

 



Delayed Draw Term Loan Facility 



per annum 

per annum 



August 2025 Offering of Senior Notes 



September 2025 Offering of Senior Notes 



Repurchase of Senior Notes 

Purchase Money Mortgages 

Predecessor Millrose Business Debt 

Debt to Equity Ratio Limit Right  



Secured Financing Collateral Consent Right  

Dividends 

Effects of Inflation and Seasonality 

Inflation

Seasonality  

Promissory Notes  



Mortgages  

Pledge and Security Agreements  

REIT Tax Election and Income Taxes  



Off-Balance Sheet Arrangements  

Critical Accounting Estimates 

Homesites Under Option Contracts  



Development Loan Receivables, Net 

Recent Accounting Standards 



Item 7A. Quantitative and Qualitative Disclosures About Market Risk  

Interest Rate Risk  

Hedging Activities  

Limitations of Market Risk 



Item 8. Financial Statements and Supplementary Data 

REPORT OF INDEPENDENT REGISTERED PUBLIC ACCOUNTING FIRM 

Opinion on the Financial Statements 

Basis for Opinion 

Critical Audit Matter 

Critical Audit Matter Description 



How the Critical Audit Matter Was Addressed in the Audit: 

/s/ Deloitte & Touche LLP 



Millrose Properties, Inc. 
Consolidated Balance Sheets  
December 31, 2025 and 2024 

December 31, December 31, 
2025 2024 

Assets 

Total assets 9,258,107 5,465,290 
Liabilities and stockholders’ equity 

Total liabilities 3,401,845 306,918 
Commitments and contingencies (See Note 9) 
Stockholders’ equity 

Total stockholders’ equity 5,856,262 5,158,372 
Total liabilities and stockholders’ equity $ 9,258,107 $ 5,465,290 



Millrose Properties, Inc. 
Consolidated Statements of Operations  

Years Ended December 31, 2025, 2024 and 2023 

Years ended December 31, 
2025 2024 2023 

Revenues: 

Operating expenses: 

Income (loss) from operations 486,068 (246,221 ) (209,792 )
Other income (expense): 

Net income (loss) before income taxes 400,373 (246,221 ) (209,792 )

Net income (loss) $ 379,864 $ (246,221 ) $ (209,792 )

Net income attributable to Millrose Properties, Inc. 
Common stockholders $ 404,824 $ (246,221 ) $ (209,792 )
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Millrose Properties, Inc.  
Consolidated Statements of Cash Flows  

Years Ended December 31, 2025, 2024 and 2023  

Years ended December 31, 
2025 2024 2023

Cash flows from (used in) operating activities 

Cash flows from (used in) investing activities 

Cash flows from (used in) financing activities 

Cash flows from (used in) financing activities 

Supplemental disclosures of non-cash investing and financing activities 

Supplemental disclosure of cash flow information 



Millrose Properties, Inc. 
Notes to the Consolidated Financial Statements  

Note 1. Description of Business 

Note 2. Basis of Presentation and Significant Accounting Policies  

Basis of Presentation  



Segment and Geographic Information 

Segment Reporting

Use of Estimates and Assumptions  

Financial Instruments – Credit Losses

Leases



Cash  

Homesites Under Option Contracts  

Development Loan Income 

Receivables



Development Loan Receivables, net  

.

Description 
Interest 
Rates 

Maturity 
Date 

Periodic 
Payment 
Terms (1) 

Prior 
Liens 

Face 
Amount 

Carrying 
Amount 

Principal 
Amount of 
Delinquent 

Loans 
(in thousands) 

At December 31, 
(in thousands) 2025 

Total development loan receivables, net $ 328,999 



Year ended 
December 31, 

(in thousands) 2025 
Development Loan Receivables (Gross) 
Balance at Spin-Off (February 7, 2025) 

Ending gross balance at December 31, 2025 

Allowance for Credit Losses 
Balance at Spin-Off (February 7, 2025) 

Ending allowance for credit losses at December 31, 2025 

Development loan receivables, net at December 31, 2025 $ 328,999 

(in thousands) 
Schedule of Principal 

Payments 

Total development loan principal receivables 323,308 

Inventories 

Property, Plant, 
and Equipment



Builder Deposits 

Year ended 
December 31, 

(in thousands) 2025 
Beginning balance as of February 7, 2025 Spin-Off date 

Total builder deposits $ 927,004 

Debt Issuance and Financing Costs 

Interest.  

Development Guarantee Holdback Liability  



Management Fee Expense 

Stock-Based Compensation  

Compensation- Stock Compensation

Sales, General, and Administrative Expenses from Pre-Spin Periods  



Income Taxes 

Accounting for 
Income Taxes

Other Income (Expense)  



Fair Value Measurements  

Recent Accounting Standards 

Note 3. Spin-Off and Other Significant Business Transactions  

Spin-Off from Lennar 



Business Combinatio



Acquisition of Rausch Land Assets  

New Home Company Transaction  

Debt Offerings 

Note 4. Homesites Under Option Contracts 



Year ended 
December 31, 

(in thousands) 2025 
Beginning balance as of February 7, 2025 Spin-Off date 

Total homesites under option contracts $ 8,872,695 



(in thousands) Amount 

Note 5. Related Party Transactions  

Lennar 



KL 

Note 6. Other Assets 

At December 31, 
(in thousands) 2025 2024 

Total other assets $ 21,367 $ —

Note 7. Other Liabilities 

At December 31, 
(in thousands) 2025 2024 

Total other liabilities $ 185,446 $ —



Note 8. Debt Obligations 

At December 31, 
(in thousands) 2025 2024 

Total debt obligations, net $ 2,112,062 $ —

Senior Notes  

Senior Notes Outstanding 
Principal 
Amount Net Proceeds Price Date Issued 

(in thousands) 



Revolving Credit Facility  



At December 31, 
(in thousands) 2025 

Total maximum borrowings capacity $ 1,335,000 

Delayed Draw Term Loan Facility  

Purchase Money Mortgages 



Predecessor Millrose Business Debt 

Scheduled Maturities of Long-Term Debt 

(in thousands) Amount 

Total debt obligations (gross) $ 2,143,000 

Note 9. Commitments and Contingencies 



Note 10. Income Taxes  

Year ended December 31, 
(in thousands) 2025 
Current 

Deferred 

Total income tax expense $ 20,509 

Year ended December 31, 
2025 

(in thousands) Amount Percent 

Effective Tax Rate $ 20,509 24.8 %

Year ended December 31, 
(in thousands) 2025 

Total $ 8,500 



At December 31, 
(in thousands) 2025 

Deferred tax liabilities, net $ 77,333 

Note 11. Stockholders’ Equity 

Authorized Capital Stock  



Common Stock  

Preferred Stock 

Dividends and Distributions  

Payment Date Record Date 
Dividend per 

Share 

Securities Authorized for Issuance Under Equity Compensation Plans  

Stock Repurchases  



Additional Paid-in Capital  

Note 12. Stock-Based Compensation 

Shares 

Weighted 
Average 

Grant Date
Fair Value per 

Share 
Nonvested Shares as of February 7, 2025 Spin-Off date 

Nonvested Shares at December 31, 2025 



Note 13. Earnings Per Share  

Earnings Per Share

Years ended December 31, 
2025 2024 2023 

Numerator: 

Numerator for basic and diluted earnings per share $ 404,824 $ — $ —
Denominator: 

Basic earnings per share $ 2.44 $ — $ —

Diluted earnings per share $ 2.44 $ — $ —

.

Note 14. Subsequent Events  



Item 9. Changes in and Disagreements with Accountants on Accounting and Financial Disclosure  

Item 9A. Controls and Procedures  

Evaluation of disclosure controls and procedures  

Management’s Report on Internal Control Over Financial Reporting and Attestation Report of the 
Registered Public Accounting Firm  

Internal Control-Integrated Framework (2013)



Changes in Internal Control over Financial Reporting  

Item 9B. Other Information  

Rule 10b5-1 Trading Arrangements  

Item 9C. Disclosure Regarding Foreign Jurisdictions that Prevent Inspections  



Part III  

Item 10. Directors, Executive Officers and Corporate Governance  

Item 11. Executive Compensation  

Item 12. Security Ownership of Certain Beneficial Owners and Management and Related Stockholder 
Matters  

Item 13. Certain Relationships and Related Transactions, and Director Independence  

Item 14. Principal Accounting Fees and Services  



Part IV  

Item 15. Exhibits and Financial Statement Schedules  

(a) (1) Financial Statements  

INDEX TO FINANCIAL STATEMENTS  

Page
Consolidated Financial Statements  

(a) (2) Financial Statement Schedules  

(a) (3) Exhibits  

Exhibit 
Number Description 



Exhibit 
Number Description 



Exhibit 
Number Description 

Item 16. Form 10-K Summary  



SIGNATURES  

MILLROSE PROPERTIES, INC. 

Signature Title Date 
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Miami, Florida 33131


