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CURRENT REPORT
Pursuant to Section 13 or 15(d) of the Securities Exchange Act of 1934
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(State or other jurisdiction of (Commission File (IRS Employer
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Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of the following provisions (see
General Instruction A.2. below):

o Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
o Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
0 Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
0 Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))

Indicate by check mark whether the registrant is an emerging growth company as defined in as defined in Rule 405 of the Securities Act of 1933 (§230.405 of this chapter) or
Rule 12b-2 of the Securities Exchange Act of 1934 (§240.12b-2 of this chapter).

Emerging growth company

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial
accounting standards provided pursuant to Section 13(a) of the Exchange Act.



ITEM 2.02 Results of Operations and Financial Condition.

On February 15, 2018, Safety, Income & Growth Inc. issued an earnings release and made available on its website an earnings presentation for the fourth quarter and fiscal year
ended December 31, 2017. A copy of the earnings release and earnings presentation are attached as Exhibit 99.1 and Exhibit 99.2, respectively, hereto and incorporated herein
by reference.

The information in this Current Report, including the exhibits hereto, is being furnished and shall not be deemed “filed” for purposes of Section 18 of the Securities Exchange
Act of 1934, as amended, or otherwise subject to the liabilities of that Section. The information in this Current Report shall not be incorporated by reference into any registration
statement or other document pursuant to the Securities Act of 1933, as amended, unless it is specifically incorporated by reference therein.

ITEM 7.01 Regulation FD Disclosure.

On February 15, 2018, Safety, Income & Growth Inc. made available on its website an earnings presentation for the fourth quarter and fiscal year ended December 31, 2017. A
copy of the earnings presentation is attached as Exhibit 99.2 hereto and incorporated by reference.

The earnings presentation, including Exhibit 99.2 hereto, is being furnished and shall not be deemed “filed” for purposes of Section 18 of the Securities Exchange Act of 1934,
as amended, or otherwise subject to the liabilities of that Section. The information in this Current Report shall not be incorporated by reference into any registration statement or

other document pursuant to the Securities Act of 1933, as amended, unless it is specifically incorporated by reference therein.

ITEM 9.01 Financial Statements and Exhibits.
Exhibit 99.1 Earnings Release.

Exhibit 99.2  Earnings Presentation.



SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, as amended, the Registrant has duly caused this Report to be signed on its behalf by the undersigned,
thereunto duly authorized.

Safety, Income & Growth Inc.

Date: February 15, 2018 By: /s/ GEOFFREY G. JERVIS

Geoffrey G. Jervis
Chief Operating Officer and Chief Financial Officer (principal financial
and accounting officer)
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Exhibit 99.1

Safety, Income & Growth Inc.

The Ground Lease Company

Press Release
Safety, Income and Growth Reports Fourth Quarter and Fiscal Year 2017
Results

NEW YORK, February 15, 2017

Safety, Income & Growth Inc. (NYSE: SAFE) today reported results for the fourth quarter and fiscal year ended December 31, 2017.

SAFE published a presentation detailing these results, which can be found on its website, www.safetyincomegrowth.com, in the “Investor Relations section.

The Company will host an earnings conference call reviewing this presentation and its results beginning at 5:00 p.m. ET today. This conference call can be accessed by all
interested parties on the website (listen only) or by dialing toll-free (866) 393-4306 (U.S. domestic) or (734) 385-2616 (international) using conference ID: 2296716.

For those who are not able to listen to the live broadcast, a replay will be available shortly after the call on the website or by dialing (855) 859-2056 (U.S. domestic) or (800)
585-8367 (international) using the conference ID: 2296716.

Safety, Income & Growth Inc. (NYSE: SAFE) is the first publicly traded company that focuses on acquiring, owning, managing and capitalizing ground leases. The Company
seeks to provide safe, growing income and capital appreciation to shareholders by building a diversified portfolio of high quality ground leases. The Company, which is taxed as
areal estate investment trust (REIT), is managed by its largest shareholder, iStar Inc. Additional information on SAFE is available on its website at
www.safetyincomegrowth.com.

Company Contact:
Jason Fooks, Vice President of Investor Relations & Marketing

1114 Avenue of the Americas
New York, NY 10036

T 212.930.9400

investors@safetyincomegrowth.com




Safety, Income & Growth Inc.

The Ground Lease Company

Q4’17 and Fiscal Year 2017 Earnings Results
/ i O

February 15, 2018 (NYSE: SAFE)




Forward#Looking Statements and Other Matters

This release may contain forward-looking statements. All statements other than statements of historical fact are forward-looking
statements. These forward-looking statements can be identified by the use of words such as “illustrative”, “representarive”,
“expect”, “plan”, “will", “estimace”, “project”, “intend”, “believe”, and other similar expressions that do nor relate ro historical
matters. These forward-looking statements reflect the Company’s current views about furure events, and are subject to numerous
known and unknown risks, uncerrainties, assumptions and changes in circumstances thar may cause Company's acrual results to
difter significancly from those expressed in any forward-looking statement. The Company does not guarantee that the
transactions and events described will happen as deseribed (or that they will happen at all). The following factors, among others,
could cause actual resules and furure evenes o differ materially from chose ser forch or contemplated in the forward-looking
statements; market demand for ground lease capital; the Company’s ability to source new ground lease investments; risks that
the rent adjusement clauses in the Company's leases will nor adequately keep up wich changes in marker value and inflacion; risks
associated with certain tenant and industry concentrations in our initial portfolio; conflices of interest and other risks associated
with the Company's external management structure and is relacionships with iSear and other significant investors; risks
associated with using debt to fund the Company’s business activities (including changes in interest rates and/or credit spreads,
and refinancing and interest rave risks); general risks affecting the real estate indusery and local real estate markers (including,
without limitation, the potential inability to enter into or renew ground leases at favorable rates, including with respect o
contractual rate increases or participating rent); dependence on the ereditworthiness of our tenants and their financial condition
and operating performance; competition from other developers, owners and operators of real estare (including life insurance
companies, pension funds, high net worth investors, sovereign wealth funds, mortgage REITs, private equity funds and separate
accounts); unknown liabilities acquired in connection with real estare; and risks associaved with our failure ro qualify for
taxation as a REIT under the Internal Revenue Code of 1986, as amended. Please refer to the section entitled “Risk Factors™ in
our Prospectus, dated June 27, 2017, filed with the Securities and Exchange Commission (SEC) for further discussion of these and
other investment considerations. The Company expressly disclaims any responsibility to update or revise forward-looking
statements, whether as a result of new informarion, future events or otherwise, excepr as required by law.

Investor Relarions Conact

Jason Fooks

(212) 930-9400
iI'IVL‘SIZﬂIS@S:l{':C[}"iI]CL}I'I'LCE'['U\\'[h.Ci}H'I




Secrion 1 = ..nmngh

nghhghts

@] a1 L] 82
Aggregated Impact of Impact of cerrain marerial items includes:
1 ) - Yo o 2 o) - .
s $in Per Certain '“'ltu)"ll l\tu‘ns *  Park Hortels revenue paid annually bue has
Ihousands Share Per Share been seraight-lined
s Waived G&A cxpenscs
Nec 1 Lo 3 i : LA 3
et Income (Loss) ($1.342) (s0.07) b+ * Cerain other one-off expenses
FFO™ $925 50.05 +50.15 s
For more derail, please see Impact of Certain
AFFOQW $1,146 $0.06 +50.08 Marerial Irems slide.

© Investing Activity:
—  $34.0MM Great Oaks Ground Lease: Executed previously announced 3-year forward commitment

to purchase a ground lease on a luxury 3or-unit multi-family project, which is currencly under
construction in San Jose, CA, from iSear

—  $38.5MM Onyx on First: Subsequent to the end of the quarter, closed a ground lease on a pre-
existing 266-unit multi-family property in Washington, D.C.

O Active I’ipc]ine:

—  $72MM from 4 deals currently under LOI
—  $962MM total pipeline®

Note: See the Glossary for definitions of capivalized terms wsed in this presenration,
(1) See che Non-GAALP financial merrics in the FEOSAFFO slide for reconciliations of these measures to GAAP ner income,
(2} See Pipeline slide for decails,




Section 1 — Earnings

2017 Earnings Overview

SAFE, formed on April 14, 2017 (inception), completed its initial public offering on June 27, 2017.

A sarc giltt‘tl | ]'I'I}'J‘il Ct

Inception - of Certain

12/31/17 Marcerial Items'?

Net Income (Loss) ($3.669) +§6,203
per share ($0.25) +$0.42
FFOW $2,737 +$6,203
per share $0.19 +50.42
AFFOW $4,057 +$2,810
per share $0.28 +$0.19

Moae: $ in thousands, exeepr per share informarion,
(10 See the Non-GAAP financial metrics in the FFOSAFFO slide for reconciliations of these measures to GAAT ner income,
21 See lmpact of Certain Material Tems slide for addisional information.




Section 1 — Earnings

Income Statement

Q4’17 Inception - 12/31/17

Revenues:

Ground lease and other lease income $6,579 816,952
Other income 171 258
Total revenues $6.750 $17,210

(:ll.‘it!i :ll'l[l CKE]L‘I'ISCH:

Incerest expense $3,172 $7.485
Real estate expense 364 1,261
Depreciation and amortization 2,267 6,406
General and administracive® 2,273 4,328
Stock based compensation = 766
Other expense 16 633
Total costs and expenses $8,092 $20,879
Net income (loss) ($1,342) ($3.669)

Note: $ in thousands.

G} Inchudes $1.2 million and $2.6 million of expenses associated with management fee and iStar reimbursables for Qg and since inceprion. respectively. These fees are all waived by our manages until June
g, 2ond, bur are recorded as expenses under GAAP. See "Ceneral & Administraive Breakdown™ slide for additional derail on these expenses.




Section 1 — Earnings

FFO / AFFO

Q417 | Inceprion — [zp";lflj
Net income (loss) ($1,342) ($3,669)
Add: Real estate related depreciation and amortization 2,267 6,406
FFO $925 $2,737
FFO $925 $2,737
Less: Straight-line rental income (1.675) (4,097)
Add: Amortization of real estate-related intangibles,
net 423 LI78
Add: Stock-based compensation - 766
Add: Acquisition costs = 381
Add: Non-cash management fee expense 1,234 2,627
Add: Non-cash interest expense 239 465
AFFO $1,146 $4.057
\'\'"cightud ave, share count 18,190 14,648
FFO per share $0.05 $0.19
AFFO per share $0.06 $0.28

Mote: § in thousands, See the Appendix for an explanation of FFO and AFFO.




Section 1 — Earnings

lmpact of Certain Material Items

Inception —
Effected Net Q7 1izf31/r3
Income ltems Per Share Per Share  Description
Resules from inception to 12/31/17 do not include any percentage rent from the Park
Park Hotel Hortels Portfolio, which is paid annually in arrears and is received and recorded by SAFE
Revenue $0.04 $0.15  in the first quarter in respect of the prior year. If the percentage rent payment of $3.0MM
Recognition received in Qriy were seraight-lined over 2017, it would have added an additional $750K
to resules for Q4’17 and $2.1MM to results from inception to 12/31/17.
Waived G&A Already adjusted in AFFO. Related to management expenses that are waived, but
E $0.07 5008 expensed under GAAP. See “General & Administrative Breakdown” for additional
Hetiees informarion.
Ether Includes special audic fees, S-11 resale registration expenses, excess borrowings on the
$0.04 $0.09  revolver to temporarily finance the Hollywood ground lease, and initial grant of $766k of

Expense ltems

vested stock to directors.

Note: § in thousands.,
{1} See Asser Summary for descriprion of Park Hotels Portfolio,




Section 1 — Earnings
General & Administrative Breakdown

© SAFE’s management contract waives 100% of the management fee and reimbursables
through June 30, 2018

© Management fee and reimbursables are recorded as GAAP expenses during the waiver
period, and offset with an equal credit to equity on the balance sheet

— $1.2MM of $23MM of Q4’17 G&A are related to expenses that were waived

General & Adminiscracive:

Qi I_"::ETE; Description Notes
Waived unril 6/30/18. Despite waiver,
Management fee 5919 $1.988  Fee based on 1% of equity. Paid in the form of SAFE stock. recorded as an expense offser by a
credit ro equity.
. Includes bookleeping, tax and other services performed by Waived until 6/30/18. Recorded as an
Reimbursables 315 39 i : : p ’ : : ;
our n]:‘n:'lgl:r. lhtﬂ.l‘. \\"]’"C]’] are SubIL'l:r [Lh} r(.'"'rl.l.“ll'sl']nl.'n[. (.'XPL'L'LSL‘ Qﬁsl:t IJ_\" a crl.'dlt o E(.]L].l[_\.'.
Initial fully vested stock grant to direcrors in consideration
Srock grane = 766 For [olning SAFE’ hoard Non-cash expense.
Publis conpary o1 Auditors, legal, listing fees and other expens Seteled in cash
S 1,039 170t Audirors, legal, listing fees and other expenses. ereled in cash,
Toral $2,273 $5.094

Note: § in thousands,

& Growth Inc.




Secrion 1 - ernga

Dividends

O $0.15 dividend was declared in the fourth quarter representing an annualized rate of $0.60 per

share.

$0.500
50,0066 in Q3
was paid for a
‘ four day Qz
stub period.
SR 3015 0.5
regular L regular
dividend dividend
S0M00
June 27 - June 30 3

Mot $giwn per share.




Section 2 — Porcfolio

Forward Commitment: Great Qaks

Maore: Represenes rendering of furure carstrsction.

Raleigh Road & Via del Oro - San Jose, CA

Date Closed w1717

A luxury mulri-family project containing jor units currently under construction in San Jose, CA with an

Asset Description S
expected completion in December 2019,

Source Newly ereated SAFE Ground Lease™ to enable ground-up development.

SAFE has committed to Pun‘hnﬂ' the ground lease from i5tard'” on November 1, 2020, iStar owns the land until

Forward Commitment ; 3 3 i
that time and is the construction

ender o the tenant.

Purchase Price $34.0MM
Rent Escalation Structure Fixed annual escalarions
Basis as % of CPVE 6%
Stabilized Ground Rent (:nvuragu:[" 5 5.0%
Lease Term Remaining at SAFE acquisition 96 Years
) Transaction approved by the independent members of the Board of Dircctors of both SAFE and (Star

izl See
i

lowsary for general definicion of rerm. Here, basis refers to the agreed upon funare purchase price of $34.0MAM and the Conspany's current eimare of CIV.
Esrimusted ground rent coverage ar seal ming corsrrscrion ks complered within our expecred timeframe mares are baed on available marker informarion ng beasing activiy ar camparable properries in the marker.




Section 2 — Porcfolio

Onyx on First

o
;

e
S

T
a1l
—_—

oo Firsc St. SE - \.\':tshingmn. D.C.

Darte Closed 1/25/18

A luxury 14-story multi-family property containing 266 units in Washingron, INC. The property, constructed in 2008, is well-

Asser Deseriprion : ; P : - v , % g
P locared in the Navy Yard ng‘lghborluwd. ane block From the Navy ¥ ard merro scation and a shorr walk to Nationals Park.

Source MNewly ereated SAFE Ground Lease"™ to enable elient acquisition of property.
Purchase Price $30.5MM

Rent Escalation Structure Fixed annual escalations + capped CPI lookbacks

Rasis as % of CPVW %

Going In Ground Rent Coverage 3.2%
Lease Term Remaining 99 Years

{i)  See Glossary bor definition of CIV (Combined Praperty Valuel.

. Incame & C




Section 2 — Porcfolio

Geographic Diversification by MSA

—

San Francisco — -
—
4.4% 11.3%

Durango

28.6%

Diallas

Note: Percentages Tased on wfpfiy |n:rtﬁ|!iu: which di not yet imelude the Great Oaks and Uhnyxe gmuml leases,




Section 2 - Portfolio

Portfolio Stratification

20-0ed 15

1%

Induscrial
1%

Office |

2%

= vrs

Haospitality <20 yTs
p 9%

47% S0

Lease Term

Property Type

Remaining™

Fixed
3%

Mulii-Family

o Percentage
Rent Escalator / Rent
"“;1’5"’" % Rent® i
4A0-5.0% o
2% 0% ¥ 2%
ol S
8%
Property NOI to Basis as %
GelNE % -~
<% Ground Rent of CPV®
40-50%
}n-q_ln!( ;. 14%
9% 4%

Note: Chares based on z/31/17 portfolio which does not vet include the Grear Oaks and Omyx ground leases.

(1 Includes Estimaned Ulbdl'r'_\'in;; Property NOL .'\I.I(i'ltil.ln_‘l”}', this includes gmuncl TOTE CONCEARE At 31 alvilization ¢1F"||m|,u'rl ies undder L[('\TIII'JIIH‘I‘\I, AsUMing conseruction is l'l1l|1|i|l.'l el within our
('x]h'ru'n:i timelrame, {'.|1||1|u|'|_\' cEinmaies are |\:m\'n|. on available market information i|n‘|u||i||.s|r:|.\i||§:n.'li\'1'l_\' ai 1.'uc|l||nr:||nh' |'m||u'rl:1'rs 1 ihl.'.‘lli]:ll'il.‘.‘lll!l.' markets

[+] 'n.'i;"lﬂl'l.l bl om 1'||—|r|:u' lrase rent; assurnes beases are ii|||_\' exgended based on i|L—|r|Jn.‘t' Tent.

9 See Glossary for definition of CPV (Combined Property Valuc).




Section 2 - Portfolio

Portfolio Breakdown

Rent Statistics

Annualized Base Rent $20.2MM
Prior Year % rent $3.2MM
Total cash rent $23.4MM
Total GAAP rent (including TTM % rent) $29.5MM
Total cash rent as % of total ground leases 4.7%
Total GAAP rent as % of total ground leases 5.9%
W.A. Fixed Rent Escalations 1.6%

Ground Lease Scructure

Ground lease basis as % of CPV 33.4%
Underlying Property NOI to ground rent coverage 4.67x
W.A. lease term remaining {9 years
W.A. lease term remaining including extensions 67 years
Toral ground leases $497MM

Naote: Table based on 12/ 3117 pore Falio which does nor yer inchude the Grear Oabis and Omnyx anml leases.




Section 2 — Porcfolio

Pipeline (as of Feb 13)

San Franvisco  Otlando

$962MM Pipeline (24 Deals) e _ "L B

.,
% il
! 5 ' _ Various
el 4%
Chicage L
g%

Location

_ Miami

Under Re

“elanta
17X (MSA)
IM
Noew York
16 Deals 1%
.\\:.ilihl:l‘l{_.lllll D.C.

i

Indhastrial

Haotel i%
Ad.':':lih‘ 7™ .'"I..

7

Mixed Use _
Y 4

_ Office
4%

Sourcing

Strategy

Property
Type

Under LOI
$72MM
4 Deals

Create Multifamily

ars 35%

Naster There can be no assurance that SAFE will ACUING B Grigiate any of the imvestments currenely lring '|1||r>uwd on Fvorable terms o aeall. Percentages arc based om estimared anml lease value.

The Grownd Leise




Section 2 — Porcfolio

Value Bank of $989MM or $54 per Share

O At the end of the lease, the building returns to SAFE, creating additional

potential value to stockholders

O Value Bank is calculated as today’s estimated Combined Property Value _
(CPV) less SAFE's Ground Lease Basis' Estimated

$1.5B
~ Total
CPv

Combined Property Value = 3
$Ia486MM CBRE conducts

in dcpcndcn t
- $497 MM Ground Lease Basis

appraisals of the $497MM

$989MM Value Bank CPV of cach asset®

Ground Lease

(1) Our abiliey o recognize value through reversion rights may be limived by che rights of our tenants under some of our ground leases, including renane
rights o purchase the properties or level properties under certain circumstances. See our Current Report on Form 8-K filed with the SEC on February 15,
2008 and “Risk Facrors™ in our Prospectus, dated June 27, 200y, a5 updated from time to time in our periodic reports, filed with the SEC, for a furcher At izfyh
discussion of such renants righes. iz

(2) SAFE may utilize nanagement's estintate of IV for ground lease investments recently acquired thar CBRE has not yet appraised. See our &K filed
|;r'|!r||=|}' 15, 2ol with the SEC for additional derail on CBRES valuation and our calculation of Value Bank.




Section 3 — Capital Structure

Credit Metrics

As of December 31, 2017

O Target leverage of (i) 25% of CPV and (ii) 2x debr to equity
O Long-term interest rate protection policy

O 12.8 weighted average years of interest protection on our existing debt

Leverage Annualized Earnings to Fixed Charges Annualized Fixed Charge Coverage Rartio
| @ AP e Adljuseed
Book Debe $107 | Net income (loss) ($5.4) || AFFO 54.6
Book Equity $356 || Park Hotel Portfolio Percentage - Park Hotel Portfolio Percentage Rent .
Fent (Prior Year} ¥ {Prior Year)lt b
Leverage (Debt to Equity) 0.9
as Interest Expense 127 || Interest Expense 127
Targer ~2.0% -
Earnings Prior ro Fixed Charges (A) Siony Adjusted EBITDA () $20.31
Combined Property Value 51,486 . - i i 9
Debie as % ol CPY 20.7% |
[nterest Expense (B) s127 || Interest Expense (B) $1a7
Targer ~25%
Earnings to Fixed Charges (A) [ (B) 0.8% Corporare FCCR (D) [ (B) 16x
Underlying Property NOI(C) $94 || Underlying Property NOI (E) $941
| |,1m|\-'l'|1nm!.',|1 FCCR (C) [ (B) 74 Look- 'l'i1nrug|1 FCCR (E) [ (B) 74

Mote: § inomillions,

) Percentape vent for Park Hosels porcfolio represents 200 figures as 20i7 percentage rene will only be recorded in Q'8 See Asser Summary in Appendix for a descriprion of the Park Hocels
Portholio,

tal Adjusted EBITIRA represents annualized AFFO for the quarser ending December g1, 2017 plus percentage rent paymenss from the prior year far the Park Hosels Portfolio and before annualized
interest expense for the quarter ended December g1, 2007, There can be no assurance char che Company will receive percent renc payments in fature periods.

3 Includes One Ally, Underlying Praperty MO source: Prospecrus, dated December ry, 2017, of the Wells Farge Commercial Morcgage Trust 2o17-Cqz




Section 3 — Capital Structure

Debt Overview

As of December 31, 2017

Debt Maturicy Profile

Debe Profile

WA, Extended Maruricy is 8.1 years

2022
sq00tt
Jun® $300 Le13s [t
: | sazy
202 P
3 Undrawn HE
ap t2) = Rewober 11 |
Jan. §71 L+113 i Pl
202 P sl
7 Dirawn R &
Apr# Sau .77%4) Revolver P
pr 7 77 f10 —:'-
Toral 5508 g‘,..l.|."-|'_" 2o 2005 2020 2021 2022 027 2024 2025 2020 2027

O Utilizing shorter-term, pre-payable secured debt to finance new ground leases

— During the quarter the Company raised s71 million of debt secured by its two Hollywood ground leases

—  Flexibility to repay enables longer-term strategy for utilizing unsecured debe

Note: § in millions. For additional information on our deba please see the o-K.

() Initial maruricy is June 2000 with two -year extensions. As of December 31, 2017 $10.0 million remains outstanding,
(2 Callable without pre-payment penalty beginning January 2021,

(3h  Apail 2027 represents Anticipared Kepayment Date. Final maturity is April 2008,

L3 F795% coupon rﬂ’rrtirr}_\.‘ locked in and reduced to FF%wi th Awap rate lock.

(58 Based on LIBOR of r50% ae December 31, 2n7. Excludes the impace of our interest rate |u1|5rs.




Section 3 — Capital Structure

Interest Rate Hedges

As of December 31, 2017

&

L

SAFE enters into hedging contracts to mitigate the impact of interest race fluctuations

Shore-Term Start Te Notional H]L(‘:i:{dc::i ]_.ung—'l'crrn Start T Notional B[Lc:idcd
Hedges Date M (sMwm) o Hedges Date M (sMM) ..
Rate Rarte
Total 8fif1i; Y 5105 L69% Total 10fifz0  10Y s127 2.67%
Short-Term Hedges Long Term Hedges
00 274% 150%
2.50% 1.25%
2.00% JA00%E
L.50% LEo% 275
OO 250 o ) o
0% 2.25%
[ENAT e
3f1f2018 312019 i1 zo20 oo
10/t/rozo 712022 4fif2ozy  tfifeo2é 10fif20z7  7fif20ng
o 110 LIBOVE Cinrwve

e e ed Hedge Rare

In the money

e 101 1 Fiarwvard Curve = Blended | ]ml'r'_c Rate

In I'h“ maoney




Section 3 — Capital Seructure

GLs Offer Interest Rate Protection

Ground leases produce a growing income stream Adding fixed race leverage amplifies the bumps
versus similar risk fixed debr

1 %
m— A CNBS e (G roumid Reene —lmmgcd ANN CMBS Levered Ground Rent
10% 10%
i
9 9% =
| 420 bps |
. &z
ineres
7% i
6% 6%
%
% FI% sam 3% :
5% AT T 5%
g5% 408
: |z&.4.:r:alf"“ e

0% 40% ¥ — 0%
3% %

L B T AT~ - R T - T . B o e T T T T T . B - S T RO AR, T

= = = =i

P Lease Term Year w3 Lease Term Year




Section 3 — Capital Seructure

GLs Offer Inflation Protection

In conjunction with income streams, inflation has a magni["ying effect on Value Bank which can ereate

signiﬂcant additional upside
With 2% Inflation

. Grownd Lease Basis
. Value Bank Porencial

s264MM CPV

szi6MM CPY

Sl?ﬁMM CPv

$146MM CPYV

SrzoMM CPY

srooMM CPY l

Year 1 Year 1o Year zo Year 30 Year 40 Year 50

Noge:

With 3% Inflation $426MM CPV

S37MM CPY

sz3MM CPV
s175MM CPYV
srpoMM CPV
s1ooMM CPV I

Year Year 10 Year 20 Year 30 Year 40 Year 50

Assumics a srooMb Ill.lillll'lls is bifurcated into a S‘!qMMsnmml lease and s65MM leaschold, Assumes real estare values (CPV) qrow over Iuns pcrihcl: of time with inflagion,




Section 3 — Capital Seructure

Balance Sheet

Asof As of
December 31, 2017 Seprember 30, 2017

Assers

Real estate

Real eseate, ErOss 413145 413,145
Accumulated depreciation {q.253) (z,752)
Real estate, net 408,892 410,395
Real estate-related intangibles, net 80,766 81,955
Ground lease assers, net 489,658 492348
Cash and cash equivalents 168,214 91,327
Orher assets 12,682 8715
Total assees 070,354 $502,.410

Liabilities and Equicy

Liabiliries:
Debr obligacions, net $307.074 $227.396
Accounts pavable and other liabilities 7,545 6,783
Toral liabilities 14,019 $234.179
Equity:
Common stock $182 $182
Addicional paid-in capical 364,919 363,463
Retained earnings (deficit) (9,246) (5,173)
AQCI &0 (243)
Total equity $155.915 $358.211
Total liabilities and equicy 5670.554 5592410

Nuote: § in thousands,

(1) “Real eseare-relaved intangibles. net” represents real estate-relared inangible assets of S39MM and $190MM for the periods ended December g0 and Seprember 3o, 207, respectively, less real
estare-relaved 'u!l:ng;i“r: liahilities ||F596MM for the |||:riu|!s< ended December g and Srplcm'u:r b 2N FESPECE iwl}'_




Appendix




Appendix
Asset Summary

Location Lease Expiration [ Rent Esealation  Ground Rent
Property (MSA) Property Type As Extended Structure Coverage
6zor Hollywood (Norch) Los Angeles, CA Mulri-Family 2104 [ 2104 % of CPI hox
zo0 Hollywood (Sourh) Los Angeles, CA Mulri-Family 2104 | 2104 % of CPl 54510
Doublerree Seartle J\.irpor:"*" Seartle, WA Hospirality 2025 (2075 % Rene 7%
One Ally Cenver Detroit, MI Office 2114 f 2174 et wf [11_f|nriml G.ox'
' Procecrion
Hilwon Salk Lake! Salr Lake Ciry, UT Hospirality 2025 [ 205 % Renr 17%
LifeHope Medical Campus Aclanea, GA Office 206 | 296 Fixed 352
Doublerree Mission anlr_vf San Diego, CA Hospirality 2025 [ 2095 % Rene 5.4%
Doublerree I)umugn+ Durango, CO Hospiralicy 2025 [205 % Rent L5
Doubletree Sonoma’ San Franciseo, CA Hospirtality 2025 [ 2093 % Rene 5.5%
Morthside Forsyth Hospital Medical Cenrer Aclanta, GA Office w5 f 275 Eied w/ [11_f|nrium sl
L Procecrion

Dallas Marker Cenrer: Sheraron Suires Dallas, TX Hospiralicy 2in4 [ 2114 Fixed 2.3x0Ks
The Buckler Apartments Milwaukee, W1 Mulri-Family auz [ iz Fixed puxl!
NASAIPSS Headquarcers Washingron, DN Office 2075 [ 2105 Fixed 4.9%
Lock Up Self Storage Facilicy Minneapolis, MN Indusrrial 2037 [ 2077 Fixed G.Gxtet
Diallas Marker Center: Marriote Coureyard Drallas, TX Hospirality 2026 | 2066 % Rent 17.9x4

Total [ Weighted Avg. 49 [ b7 yrs 7%

Note; Ranked by Tacal GAAP Income, See Glossary for definitions,
tPark Hotels Porcfolio Asser which is on a single master bease.

(1) A majoricy of the land underlying this property is owned by a third party and is ground leased 1o us through 2044 subject to changes in the CPL however, our tenans pays this cost directly to the third pary,
(2) Caleulaved using Estimared Underlying Propercy XOL

(3} Underlving Property NOI source: Prospecous, daved December 1y, 2or7, of the Wells Fargo Commercial Morrgage Truse sorg-Cyz

[4) l.'m|.rr|}"u1g Property NOT s based on TTM Seput ember g0, 2oy |\|g|m'~:..

( impacred in current quarter due 1o ongoing renovations,

th Inc.




Appcndix

Glossary

Ground Lease Basis

Combined I’rcpt'rty Value (CPV)

Basis as % of CP'V

Value Bank

Ground Rent Coverage

Funds from Operations (FFO)

Adjusted Funds from Operations (AFFO)

FUCK, as adjusted

Adjusted EBITDA

Ground Lease Basis is the historical purchase price paid by SAFE o acquire or originate a ground lease.

The current combined value of the land. buildings and improvements relating to a commereial propery, as if there
was no Ground Lease on the land ac che properey. CI'V is based on independent appraisals by CBRE. The Company
will use management estimates for recently acquired and originated ground leases for which appraisals from CBRE are
not yet available.

Caleulated as our Ground Lease Basis divided by CPV. We believe the meeric is an indicative measure of the safery of
our position in a real estare property’s capital structure and represents our last-dollar economic exposure to the
underlying propercy values,

Caleulated as the difference between CPV and Ground Lease Basis. We believe Value Bank represents addicional
putunti:ll value to SAFE stockholders lllrnug]'l the reversion righ[!i embedded in stcandard smum] leases.

The ratio of the Underlving Properey's NOI to the annualized base rental payment due o us. We believe the merric is
indicarive of our st:niority ina p\rnpl:Tl_\"s cash flow warerfall. Undl:ﬂ_\ring Pn)‘pcrty WO is based on information
reported to us by our tenants without any independent investigation or verification by us.

FFQ is ealeulated in accordance with the National Association of Real Estate Investment Trusts (NAREITY which
defines FFO as net income (determined in accordance with GAAP), exeluding gains or losses from sales of depreciable
operating property, plus real estate-related depreciation and amortization,

Caleulated by adding (or subtracting) to FFO the following items: sceaight-line reneal income, the amortization of real
estate-related intangibles, stock-based compensation, acquisition costs, non-cash management fees, and expense
reimbursements, the amortization of deferred financing costs and other expenses related wo debr obligations.

Fixed Charge Coverage Ratio ealeulated as annualized adjusced EBITDA divided by annualized fixed interest charges.

Caleulated as the sum of annualized AFFO prior to interest expense and the prior vear rent pavments from Park
Horels Pordfolio.




Appcndix

Glossary — (ntd)

Underlying Property NOI

Leverage

Esrimared Undcrl'ving Property NOI

With respect 1o a property. the net operating income of the commercial real estate being operated at the property without
giving effect to any rent paid or pavable under our ground lease. Net operating income is calculated as property-level
revenues less property-level operating expenses as reported to us by the tenant, or as otherwise publicly available. We rely
on net operating income as reported to us by our tenants withour any independent investigation by us., or as otherwise
publicly available.

The ratio of book debr w book equity.

Management utilizes (i} estimated underlying properey net aperating income (NOI) in situations where actual underlying
property NOI is unavailable and (i) projected stabilized property NOI when a project is under development. These figures
are based on leasing activity ar che property and may include other available marker information, such as comparable
properties or third party valuations.




Appcndix

Explanation of FFO and AFFO

We present FFO and AFFO because we consider them to be important supp]cmunt:ll measures of our operating p-crl"brmancc and believe
that they are fruqucn[ly used by securities analysts, investors and other interested pardies in the evaluarion of REITs. FFO is a wide|}" recognized
non-GAAL financial measure for REITs that we believe, when considered with financial statements determined in accordance with GAAP, is
useful to investors in undl:rsl:unding finamcial pl:rformunu: and pn.widing a relevane basis for comparison among REITs,

We compute Funds From Operations (FFO) in accordance with the National Association of Real Estate Investment Trusts, or NAREIT,
which defines FFO as net income (loss) (determined in accordance wich GAAP), excluding gains or losses from sales of duprcciuhle operating
property, plus real estate-related depreciation and amortization. We compute Adjusted Funds From Operations (AFFO) by adding (or
sublracting} to FFO the fuﬂuwing items: 5lrnig]1l—'|inl: rental income, the amortization of real estate-relaced int:m.gibh:s. non-cash management
fees and expense reimbursements, stock-based compensation, acquisition costs and the amortization of deferred ﬁn:mcing costs and other
expenses related to debr obligations.

We consider AFFO 1o be a useful merric when evaluating the key drivers of our long term operating performance, which are relatively
straightforward. Our Ground Lease investments generate rental income and our tenants are typically responsible for all property level expenses.
As a result, we incur minimal property level cash expenses that are not reimbursed. Furthermore, we subtract straighe-line rent because it
represents non-cash GAAP income, which creates a material difference berween our GAALP rencal income recorded and the cash rent we
receive, particularly due to the very long duration of our leases. AFFO is presented prior to the impact of the amortization of lease intangibles,
non-cash management fees and expense reimbursements, and stock-based compensation. We also add back acquisition expenses incurred for the
acquisition of Ground Leases due to the long-term nature of our Ground Lease business. Our Ground Lease assets typically have long-term leases
(typically 30-99 vears) and acquisition expenses will only affect our operations in periods in which Ground Leases are acquired.

In addition, we believe FFO and AFFO are useful to investors as they capture features particular to real estare pcrﬁ:nrmnncc by recognizing
that real estate has generally appreciated over time or maintains residual value to a much greater extent than do other depreciable assers,

Investors should review FFO and AFFO, u|l.mg with GAAP net income (loss), when trying to understand the operating pcrﬁ:rm:mcc of an
equity REIT like us. However, because FEO and AFFO exclude duprcciatinn and amortizacion and do not capture the chnngcs in the value of
our properties thar result from use or marker condirtions, which have real economic effect and could marerially impact our results from
operations, the utility of FFO and AFFO as measures of our performance is limited. There can be no assurance that FFO and AFFO as presented
by us is comparable to similarly ticled measures of other REITs. FFO and AFFO do not represent cash generared from operating activities and
should not be considered as alternatives to net income (loss) (decermined in accordance with GAAP) or to cash flow from operating activities
{determined in accordance with GAAP), FFO and AFFO are not indicative of cash available to fund ongoing cash needs, including che ability to
make cash distributions to our stockholders. Although FFO and AFFO are measures used for comparability in assessing the performance of
REITs, as the NAREIT Whice Paper un|)' pm\r'idl:s Euidl:hncs for computing FFO, the computation of FFO and AFFO may vary from one

company o ﬂUUl‘I‘lL‘l’.

Safery, Income & Growth Inc,

The Ground Lease Company







