
THE GLR GROUND LEASE

Lease Structure Absolute triple-net lease

Lease Term 99-year initial lease term

NOI Coverage Minimum 3.25x 
(based on stabilized NOI)

Ground Lease to 
Value

Maximum 40%
(based on stabilized value)

Contractual Rent 
Escalations

Fixed annual increases & periodic CPI 
resets

Initial Lease Rate 30Y UST + 0.50% - 2.00%

Leaseholder Rights 
& Remedies

Standard notice and cure provisions to 
lessee and leasehold lender

Reduce Sponsor 
Equity

The combination of a GLR Ground Lease 
and senior loan can reduce sponsor equity 
by as much as 40%

Maximize ROE
Highly competitive cost of capital increases 
overall IRR and cash-on-cash returns to 
equity

Cost-Efficient 
Financing

Higher all-in “leverage” at a lower blended 
cost of capital than a senior + mezzanine 
loan combination

Reduce Financing 
Risk

Limit unpredictable interest rate and 
refinancing risk with a 99-year financing 
instrument

Lender Approved
Agency, balance sheet, non-traditional and 
securitized lenders are compatible with the 
GLR ground lease

Tax Benefits
Federal tax code allows the leaseholder to 
depreciate 100% of improvements and 
deduct 100% of ground rent

Seamless Execution GLR leverages existing lender relationships 
to offer sponsor a full capital stack solution

Typical Ground Lease TermsBenefits of a Ground Lease

Risk ProfileProperty Types Target GeographyTransaction Size

$35M - $500M+ 
Fee Simple Value

All Residential and 
Commercial Property Types Top 30 MSAs Core, Value Add, & 

Development(1)

(1) “Shovel-ready” projects only: full permits, 
GMP or GMAX construction contract, 
performance bond, loan agreements, and 
credit-worthy completion guarantee
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$31.5M | 31.5% GLTC
Ground Lease

$65.0M | 65.0% LTC
Construction Loan

$47.7M | 79.2% LTC
Construction Loan

$35.0M
Equity

$20.8M
Equity

Fee Simple Bifurcated

Traditional Financing vs. Ground 
Lease Bifurcation

» Ground lease bifurcation can deliver significant value to developers by delivering higher overall financing proceeds / 
reducing developers’ equity requirement, and lowering the overall cost of financing

THE GLR GROUND LEASE (DEVELOPMENT)

THE GROUND LEASE REIT

Multifamily Development – Illustrative Capital Stack: Traditional Financing vs. Ground Lease Bifurcation

Fee Simple Bifurcated

Fee Simple NOI $6,500,000 $6,500,000
Yield on Cost 6.50% 6.50%
Total Development Cost 100,000,000                   100,000,000                   

Bifurcation
Ground Rent -                                           1,733,333                            
Ground Rent Coverage -                                           3.75x
Origination Yield -                                           5.50%
Ground Lease Proceeds -                                        31,515,152                         

Yield on Cost
Fee Simple / Leasehold NOI 6,500,000                          4,766,667                          
Unlevered Basis 100,000,000                     68,484,848                       
Yield on Cost 6.50% 6.96%

Financing
Debt Yield 10.00% 10.00%
Construction Loan Proceeds 65,000,000                       47,666,667                        
Ground Lease Proceeds -                                           31,515,152                            
Total Financing Proceeds 65,000,000                     79,181,818                        
Look Through LTC 65.00% 79.18%

Capital Sources
Equity 35,000,000                       20,818,182                          
Construction Loan 65,000,000                       47,666,667                        
Ground Lease -                                           31,515,152                            
Total 100,000,000                   100,000,000                   

Cost of Capital Comparison
Construction Loan Spread 3.50% 4.00%

Index (SOFR) 4.34% 4.34%
Construction Loan Rate 7.84% 8.34%
Ground Lease -                                           5.50%
Blended Cost of Capital 7.84% 7.21%



» Ground lease bifurcation can deliver significant value to sponsors acquiring assets or refinancing by delivering higher 
overall financing proceeds / reducing sponsors’ equity requirement, and lowering the overall cost of financing

THE GLR GROUND LEASE (ACQUISITION)

THE GROUND LEASE REIT

Fee Simple Bifurcated

Fee Simple NOI $6,000,000 $6,000,000
Yield on Cost 6.00% 6.00%
Total Cost 100,000,000                   100,000,000                   

Bifurcation
Ground Rent -                                           1,714,286                            
Ground Rent Coverage -                                           3.50x
Origination Yield -                                           5.25%
Ground Lease Proceeds -                                        32,653,061                       

Yield on Cost
Fee Simple / Leasehold NOI 6,000,000                         4,285,714                           
Unlevered Basis 100,000,000                     67,346,939                        
Yield on Cost 6.00% 6.36%

Financing
Debt Yield 8.00% 8.00%
Loan Proceeds 75,000,000                       53,571,429                          
Ground Lease Proceeds -                                           32,653,061                          
Total Financing Proceeds 75,000,000                     86,224,490                     
Look Through LTC 75.00% 86.22%

Capital Sources
Equity 25,000,000                       13,775,510                           
Loan 75,000,000                       53,571,429                          
Ground Lease -                                           32,653,061                          
Total 100,000,000                   100,000,000                   

Cost of Capital Comparison
Loan Spread 3.00% 3.50%

Index (SOFR) 4.34% 4.34%
Loan Rate 7.34% 7.84%
Ground Lease -                                           5.25%
Blended Cost of Capital 7.34% 6.86%

Multifamily Acquisition – Illustrative Capital Stack: Traditional Financing vs. Ground Lease Bifurcation

$32.7M | 32.7% GLTC
Ground Lease

$75.0M | 75.0% LTC
Loan

$53.6M | 86.2% LTC
Loan

$25.0M
Equity

$13.8M
Equity

Fee Simple Bifurcated

Traditional Financing vs. Ground 
Lease Bifurcation



THE GLR GROUND LEASE

THE GROUND LEASE REIT

Select GLR Transaction Experience Select Leasehold Lender Partners

Refinancing Case Studies

Leasehold Loan at Closing (Dec 2022): $23.0M
Lender: Debt Fund
 

Refinanced Leasehold Loan (Oct 2024): $24.0M
Lender: Life Insurance Company

Leasehold Loan at Closing (Jan 2022): $105.0M
Lender: Debt Fund
 

Refinanced Leasehold Loan (Aug 2024): $165.0M
Lender: Debt Fund

Brooklyn, NY
Multifamily Development

Frisco, TX
Hotel Refinance

Jersey City, NJ
Multifamily Development

Jersey City, NJ
Multifamily Development

Fort Myers, FL
Multifamily Development

Salt Lake City, UT
Multifamily Development

Vancouver, WA
Retail Development

Bronx, NY
Multifamily Development
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