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MULTIFAMILY* INDUSTRIAL OFFICE RETAIL SELF-STORAGE HOSPITALITY

Construction

▪ Banks (selective)

▪ Debt Fund

▪ HUD (workforce)

▪ LifeCo

▪ Banks (selective)

▪ Debt Fund

▪ LifeCo (selective)

Selectively available 
for  pre-leased / 
build-to-suit / strong 
sponsors

Selectively available 
for pre-leased / 
grocery / build-to-suit 
/ strong sponsors

▪ Banks (selective)

▪ Debt Fund

▪ Debt Fund

▪ SBA/USDA

Construction 
Completion

▪ Debt Fund

▪ LifeCo

▪ Debt Fund

▪ LifeCo (w/ 
preleasing)

n/a n/a ▪ Debt Fund ▪ Debt Fund

Long-Term / 
Fixed-Rate  
Perm Loans

▪ Agency 

▪ LifeCo 

▪ CMBS

▪ Banks/CredUnion

▪ CMBS

▪ LifeCo

▪ Banks/CredUnion

▪ Banks/CredUnion

▪ CMBS

▪ LifeCo

▪ Banks/CredUnion

▪ CMBS

▪ LifeCo

▪ Banks/CredUnion

▪ CMBS

▪ LifeCo

▪ Banks/ 
CredUnion

▪ CMBS

▪ LifeCo

Mezz/Pref ▪ Debt Fund ▪ Debt Fund ▪ Debt Fund ▪ Debt Fund ▪ Debt Fund ▪ Debt Fund

Bridge
▪ Debt Fund

▪ LifeCo

▪ Debt Fund

▪ LifeCo
▪ Debt Fund ▪ Debt Fund

▪ Debt Fund

▪ LifeCo
▪ Debt Fund

JV Equity

▪ PE

▪ Family Office

▪ Crowdfunding

▪ LifeCo

▪ PE

▪ Family Office

▪ Crowdfunding

▪ LifeCo

▪ PE (selective)

▪ PE (selective)

▪ Family Office 
(selective)

▪ PE

▪ Family Office

▪ Crowdfunding

▪ PE

▪ Family Office 
(selective)

WHO IS MOST COMMONLY LENDING, AND ON WHAT PROPERTY TYPES?

RARE CRE is a boutique, capital markets advisory 
firm focused on providing tailored capital solutions 
and investment sales services to commercial real 
estate entrepreneurs. 

Our Capital Solutions team is dedicated to delivering 
white glove, customized debt & equity solutions for 
owners and developers of multifamily and 
commercial real estate. 

Bridge Loans

Construction Loans

Mezzanine Loans

Preferred Equity

Fixed-Rate Perm Loans

CRE fundamentals are improving in some sectors, but capital 
markets remain unsettled. The focus has shifted from short-term 
Fed policy to long-term Treasury yields, which remain elevated. 
With the 10-year Treasury in the mid-4% range and the 30-year 
near 5%, borrowing costs are still high and pricing remains 
difficult to gauge. Sticky inflation, higher energy costs, fiscal 
concerns, and geopolitical uncertainty continue to keep lenders 
and investors cautious.

“Capital is available, but the market has become more 
cautious again. Inflation has proven stickier than 
expected, long-term Treasury yields have moved higher, 
and the bond market is creating renewed uncertainty 
around pricing. Lenders are still active, but they are 
focused on quality assets, realistic leverage, 
experienced sponsors, and deals that can withstand 
today’s higher cost of capital.”

Agency (Fannie/Freddie/HUD)

NPL Loans

Equity Recapitalizations

LP & Co-GP Equity

Entity-Level Credit Facilities

T H E  C O M M E R C I A L  R E A L  E S T A T E  E N T R E P R E N E R U ’ S  T R U S T E D  A D V I S O R

* For-sale multi-unit housing (e.g. condo/townhome) construction financing is available from some banks, and several private debt funds in certain 

markets, particularly with some level of pre-sales.

Lenders are still active, but proceeds remain constrained and 
underwriting has become more cautious. Banks remain 
selective, while life companies, CMBS lenders, and debt funds 
continue to finance stronger stabilized and transitional 
opportunities. The biggest challenge remains the wave of 
floating-rate and bridge loans from 2021–2023, many of 
which now require additional equity, lower leverage, or 
restructuring to refinance.
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CMBS Life Companies Construction Loans

▪ Capital Availability: Moderate to high.

▪ Appetite: Active for stabilized assets 
with clean cash flow, realistic 
leverage, and strong sponsorship. 
Retail, industrial, multifamily, 
hospitality, and self-storage can find 
execution. Office remains difficult 
unless the asset is newer, well-
leased, and priced appropriately.

▪ Changes: CMBS remains open, but 
pricing is more sensitive to Treasury 
volatility. Borrowers may see tighter 
spreads than prior years, but higher 
benchmark rates are offsetting some 
of that benefit.

▪ Capital Availability: High but disciplined.

▪ Appetite: Focused on lower-leverage, 
high-quality assets with durable income. 
Life companies remain competitive on 
multifamily, industrial, grocery-anchored 
retail, self-storage, and select hospitality, 
especially in stronger markets and with 
experienced sponsors.

▪ Changes: Life companies are still 
lending, but they are not chasing deals. 
Best pricing is reserved for lower 
leverage, strong DSCR, clean rollover, 
and assets that do not require 
aggressive rent growth assumptions.

▪ Capital Availability: Limited to 
moderate.

▪ Appetite: Banks remain the primary 
source, but they want meaningful equity, 
strong guarantees, and a clear path to 
stabilization. Multifamily, industrial, and 
pre-leased retail are the most 
financeable, while speculative projects 
remain challenging.

▪ Changes: Construction debt is available, 
but it is still one of the hardest parts of 
the market. Higher rates, elevated costs, 
and slower lease-up assumptions 
continue to limit proceeds and reduce 
lender comfort.

Banks & Credit Unions
(Acquisition/Refi Loans)

Private Debt Funds
(Bridge/Transitional Loans)

Agencies
(Fannie/Freddie/HUD)

▪ Capital Availability: Moderate & 
Uneven.

▪ Appetite: Active for relationship 
borrowers, moderate leverage, strong 
DSCR, and assets with stable cash 
flow. Banks remain focused on 
multifamily, industrial, self-storage, 
and necessity-based retail. Office 
lending is still highly selective.

▪ Changes: Banks are lending, but they 
are managing CRE exposure 
carefully. Proceeds remain 
constrained by DSCR.

▪ Capital Availability: High and competitive.

▪ Appetite: Active for bridge, value-add, 
recapitalization, rescue capital, and 
transitional deals that need speed or 
flexibility. Debt funds continue to fill the 
gap where banks cannot provide enough 
proceeds or move quickly enough.

▪ Changes: Debt funds are competing for 
good deals, but higher benchmark rates 
still make the all-in cost expensive. They 
remain one of the most important capital 
sources for borrowers dealing with 
maturities, lease-up, or broken capital 
stacks.

▪ Capital Availability: High.

▪ Appetite: Strong support for 
multifamily, especially stabilized, 
affordable, workforce housing, and 
green financing opportunities. Agencies 
remain one of the most reliable 
sources of long-term multifamily debt.

▪ Changes: Agency execution remains 
strong, but proceeds are still governed 
by DSCR, rates, and actual in-place 
cash flow. Lower leverage or additional 
equity may be required for assets 
financed during the peak-value, low-rate 
period.

T A K I N G  T H E  T E M P E R A T U R E O F  R E A L  E S T A T E  C A P I T A L  M A R K E T S

Rates are general in nature and are for informational use only. Rates are subject to change based upon evaluation of each transaction 
and preparation of detailed quotes and letters of interest. For specific quotes based on your property, contact your RARE CRE advisor.
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FHA/HUD (Multifamily)

PROGRAM TERM AMORT LTV DSCR RATE

223(f) Refinancing 35 35 85% 1.176X 5.65%

221(d)4 Constr/Perm 40 40 85% 1.176X 6.15%

* Before MIP of 0.25% to 0.60% (223) / Before MIP of 0.25% to 0.65% (221)

Freddie Mac Conventional Rates (Multifamily)

TERM LTV DSCR SPREAD RATE

15-Year 80% 1.35x 135-155 6.04%-6.24%

10-Year 55% 1.55x 95-100 5.39%-5.44%

10-Year 65% 1.35x 105-120 5.49%-5.64%

10-Year 80% 1.25x 115-135 5.59%-5.79%

7-Year 55% 1.55x 100-110 5.29%-5.39%

7-Year 65% 1.35x 115-135 5.44%-5.64%

7-Year 80% 1.25x 135-155 5.64%-5.84%

5-Year 75% 1.25x 140-160 5.55%-5.75%

Fannie Mae Conventional Rates (Multifamily)

TERM LTV DSCR SPREAD RATE

15-Year 65% 1.35x 135-165 6.04%-6.34%

10-Year 55% 1.55x 95-115 5.39%-5.59%

10-Year 65% 1.35x 105-135 5.49%-5.79%

10-Year 80% 1.25x 125-155 5.69%-5.99%

7-Year 55% 1.55x 105-125 5.34%-5.54%

7-Year 65% 1.35x 115-145 5.44%-5.74%

7-Year 80% 1.25x 140-170 5.69%-5.99%

5-Year 65% 1.25x 120-150 5.35%-5.65%

5-Year 75% 1.25x 155-185 5.70%-6.00%

Life Companies (Multifamily)

TERM AMORT LTV SPREAD RATE

5-Year 25-30 50%-65% 135-205 5.50%-6.20%

5-Year 25-30 60%-75% 160-190 5.75%-6.05%

10-Year 25-30 50%-65% 115-140 5.59%-5.84%

10-Year 25-30 60%-75% 140-170 5.84%-6.14%

15-Year Fully Amort. 60-75% 155-215 6.24%-6.84%

* Most LifeCo lenders have index floors.

Rates are general in nature and are for informational use only. Rates are subject to change based upon evaluation of each transaction and preparation of detailed quotes
and letters of interest. For specific quotes based on your property, contact a RARE CRE Capital Advisor.

Life Companies (Commercial)

TERM AMORT LTV SPREAD RATE

5-Year 25-30 50%-65% 150-210 5.75%-6.15%

5-Year 25-30 65%-75% 160-220 5.75%-6.35%

10-Year 25-30 50%-65% 150-190 5.94%-6.34%

10-Year 25-30 65%-75% 160-220 6.04%-6.64%

15-Year Fully Amort. 65%-75% 160-220 6.29%-6.89%

* Most LifeCo lenders have index floors.

CMBS (All Property)

TERM AMORT LTV SPREAD RATE

5-Year 30 65%-75% 250-300 6.65%-7.15%

10-Year 30 65%-75% 225-275 6.69%-7.19%

Bank / Credit Union (All Property)

TYPE AMORT TERM LTV RATE

Balance Sheet 25 3-15 Yr Up to 75% 5.99%-7.69%

SWAP/Perm 25 5/7/10 Yr Up to 75% 5.79%-6.94%

Construction IO 1-3 Yr 50%-75%* 6.00%-8.25%

Bridge Lenders / Private Debt Funds (All Property)

Light Value-Add Deep Value-Add Construction

TYPE TERM AMORT LTV RATE RATE RATE

Senior 1-3 Years IO 65%-80% 7.12%-9.62% 7.37%-12.12% 8.12%-12.62%

Mezz/Pref 1-3 Years IO 80%-90% 10.12%-13.62% 10.87%-14.37% 11.87%-15.12%

Current Index Rates 6/1/26

5yr UST 4.15%

7yr UST 4.29%

10yr UST 4.44%

30d Term SOFR 3.62%

30d SOFR Avg. 3.65%

Fed Funds Rate 3.62%
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RATE SHEET Lookback at: 6/1/25

5yr UST 3.95%

7yr UST 4.16%

10yr UST 4.39%

30d Term SOFR 4.32%

30d SOFR Avg. 4.33%

Fed Funds Rate 4.33%
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