
2025 ANNUAL REPORT

THE 74 - NEW YORK, NY





 

 

 

Shareholders of Starwood Property Trust, 

 

It seems like yesterday, but seventeen years ago at our IPO in 2009, in the wake of the financial 

crisis, we set out to build a real estate finance company designed to survive and thrive through cycles 

� not one dependent on a single market, sector, or funding source. Over time, we have deliberately 

transformed Starwood Property Trust from a commercial mortgage REIT into a diversified finance 

platform with scale, operating businesses, owned real estate, infrastructure lending, and deep 

capital markets access.  

Despite a global pandemic and the fastest interest rate increases in modern history, we have 

continued to expand and diversify the platform, strengthened the balance sheet, and preserved our 

dividend. Today, we are not simply a mortgage REIT � and we do not have a true peer in scale or 

business model. Our hybrid model � combining large-scale lending, owned real estate, 

infrastructure finance, and one of the leading special servicing platforms in the country � was built 

to endure. 

 
2025 HIGHLIGHTS 

 Deployed $12.7 billion of capital � our second largest investing year ever 

 Grew total assets to a record $30.7 billion 

 Raised and repriced $4.4 billion of corporate capital at the tightest lending spreads in our 

history 

 Originated a near record $6.4 billion of commercial real estate loans 

 Delivered a record year in infrastructure lending with $2.6 billion of new investments 

 Increased activity and earnings in our special servicing platform 

 Completed the acquisition of a $2.2 billion net lease business, expanding our owned real 

estate portfolio and adding duration and consistency to our earnings base 

 Preserved our dividend, making us the only commercial mortgage REIT that has never cut its 

dividend 

 

 

 

 

 



Historical Asset Diversification 

 

 

 

  

 

 

 

 

 

 

 

We exited 2025 with meaningful embedded earnings power. We have almost $2 billion of unfunded 

commercial real estate lending commitments that we expect will generate incremental income as 

they fund. Our new net lease business provides duration and contractual rent increases that is well 

positioned to grow earnings as it scales. We have excess liquidity to deploy, and we continue to 

access the unsecured and structured credit markets at lending spreads that are the tightest in our 

history and among the tightest in our sector. 

 

COMMERCIAL LENDING 

Our commercial lending platform continues to grow and is expected to reach a record balance in 

2026, led by multifamily and industrial loans which represent the majority of our loan portfolio 

today.  Our office exposure has declined materially, and today loans secured by U.S. office represent 

only 8% of our assets.  

Credit remains an area of focus. We ended the year with a concentrated group of non-accrual and 

foreclosed assets and each has defined business plans to maximize shareholder value. We evaluate 

each asset individually. In some cases, selling quickly maximizes value. In other instances, leasing, 

repositioning, or recapitalizing produces materially improved long-term outcomes. We have the 

scale, liquidity, and real estate expertise to execute either path. Our goal is to resolve non-earning 

assets thoughtfully while protecting shareholder capital. 

 



 

ENERGY INFRASTRUCTURE 

The reduction in office lending has helped create capital for our infrastructure lending business to 

deliver their largest origination year ever, supported by durable demand for power generation, data 

infrastructure, and energy assets.  We expect power needs to continue to grow, creating more 

investment opportunities, and decreasing the loan-to-value ratios of our existing loan portfolio. 

 

SPECIAL SERVICING 

An important differentiator for us is our special servicing platform. Servicing activity rose 

meaningfully in 2025 as defaults increased across the commercial mortgage-backed securities 

(CMBS) market. We have always described our servicer as a positive carry credit hedge � it earns 

more when markets are under pressure � and that once again proved true this year. Few companies 

have this countercyclical earnings capability. 

 

NET LEASE 

In 2025, we completed the acquisition of Fundamental Income Properties, adding 28 seasoned 

professionals and more than $2 billion of long-duration, net lease assets with 100% occupancy, zero 

defaults, a weighted average lease term of more than 17 years, and approximately 2.3% annual rent 

escalations, assuming a 2% or greater CPI increase. We have already improved the financing profile 

of these assets through securitizations executed at tighter-than-underwritten debt spreads and are 

currently optimizing bank line pricing. While the platform is modestly dilutive during its ramp-up 

phase � as expected � we see a clear path to accretion as acquisitions scale, overhead is relatively 

fixed, and financing costs improve.  

 

SUMMARY 

After several years of headwinds, we believe real estate is beginning to experience more tailwinds. 

Interest rates have fallen and are expected to continue falling. Supply growth is declining materially. 

Transaction volumes in the U.S. should improve, as they have in Europe, as U.S. rates normalize 

creating significant loan origination opportunities. Capital markets are liquid and real estate remains 

the largest asset class in the world, historically performing well during broader market volatility. 

 

Our balance sheet remains a core strength and we are conservatively leveraged relative to our peers. 

We could increase leverage to enhance near-term earnings, but we have instead chosen durability 

and flexibility.  

 

Alignment matters. Insider ownership stands at approximately 6% of the Company, or roughly $380 



million of stock � greater than the insider ownership of all of our peers combined. We are aligned 

with you because we are significant shareholders alongside you, and we manage this company with a 

long-term ownership mindset. 

 

We have built a diversified, scaled real estate finance platform unlike any other in our sector. As 

capital is deployed, legacy assets are resolved, and our newer businesses continue to mature, our 

earnings power should build. 

 

We want to thank our shareholders for their continued support, and our Board of Directors for their 

wisdom and guidance. 

 

 

Yours very truly, 

 

 

Barry S. Sternlicht Jeffrey F. DiModica, CFA 

Chairman and Chief Executive Officer President 

 

 

Forward-Looking Statements 

This shareholder letter contains certain forward-looking statements, including without limitation, 

statements concerning our operations, economic performance, financial condition and prospects. 

These forward-looking statements are made pursuant to the safe harbor provisions of the Private 

Securities Litigation Reform Act of 1995. Please refer to the section entitled �Special Note Regarding 

Forward-Looking Statements� in our Annual Report on Form 10-K for the year ended December 31, 

2025 for more information.  
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BOARD OF DIRECTORS 

Barry S. Sternlicht 

Chairman & CEO 

Starwood Capital Group & Starwood Property Trust 

Jonathan L. Pollack 

President / Starwood Capital Group  

Vice Chairman / Starwood Property Trust 

Jeffrey G. Dishner 

Vice Chairman 

Starwood Capital Group 

Richard D. Bronson 

Chairman 

The Bronson Companies, LLC 

Camille J. Douglas 

Principal 

Svanninge Capital 

Deborah L. Harmon 

Co-Founder and Chief Executive Officer 

Artemis Real Estate Partners 

Solomon J. Kumin 

Co-President 

Leucadia Asset Management LLC 

Fred Perpall 

Chief Executive Officer 

The Beck Group 

Fred S. Ridley 

Partner 

Foley & Lardner LLP 

Strauss Zelnick 

Founder & Managing Partner 

Zelnick Media Capital (ZMC) 

EXECUTIVE TEAM 

Barry S. Sternlicht 

Chairman & CEO 

Starwood Capital Group & Starwood Property Trust 

Jeffrey F. DiModica, CFA 

President 

Starwood Property Trust 

Rina Paniry 

Chief Financial Officer 

Starwood Property Trust 

PRINCIPAL EXECUTIVE OFFICE 

Starwood Property Trust 

2340 Collins Avenue, Suite 700 

Miami Beach, Florida 33139 

Phone: (305) 695-5500 

www.starwoodpropertytrust.com 

INVESTOR RELATIONS CONTACT 

Zachary Tanenbaum 

Starwood Property Trust 

Phone: (203) 422-7788 

ztanenbaum@starwood.com 

TRANSFER AGENT 

Computershare Trust Company, N.A. 

PO Box 43078 

Providence, RI 02940-3078 

Within USA, US territories & Canada - Phone: (877) 373 6374 

Outside USA, US territories & Canada - Phone: (781) 575 3100 
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