
Stabilized CRE: The Partner Fit Framework
Clarify asset story, income durability, and timing so first meetings land with substance.
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INSIDE THIS GUIDE

1. Asset profile & condition

Stabilized CRE conversations should open with a crisp asset profile: sector, market, vintage, and the capital the business plan
actually requires, not the capital you hope to raise. One honest paragraph sets tone faster than twenty slides of aerial photography.

2. Income durability & tenant roster

Income durability is the heart of stabilized underwriting. Weighted average lease term, credit quality, and rollover concentration tell
you whether cash flow is a ladder or a cliff, especially when a handful of tenants drive most of the rent.

3. Capex, leasing & business plan

Capex and leasing assumptions separate conservative underwriting from wishful thinking. TI/LC budgets and pipeline probabilities
should be tied to market evidence, not only broker quotes.

4. Structure, check size & alignment

Structure conversations should be specific enough to compare opportunities, but disciplined enough to avoid over-promising.
Preferred returns, fees, and promotes are tools for alignment; when they are opaque, they become tools for dispute.

5. Timeline, decisions & next steps

Timelines should connect closing windows to IC milestones and data room completeness. Committees move faster when materials
are organized for verification, not discovery.

Vestara Capital Group LLC. For discussion only. Consult qualified professionals before making investment decisions.



VESTARA CAPITAL

ASSET PROFILE & CONDITION

Stabilized CRE conversations should open with a crisp asset profile: sector, market, vintage, and the capital
the business plan actually requires, not the capital you hope to raise. One honest paragraph sets tone faster
than twenty slides of aerial photography.

Physical condition and deferred maintenance belong in the same breath as cash flow. Environmental flags, roof
and envelope life, and mechanical systems often determine whether “stable” cash flow stays stable through a
hold period.

Show how the story changes if capex runs over or leasing slips a few quarters. Committees trust sponsors who
disclose the second-order effects early, not after the IC meeting.

Ground the asset in liquidity context: comparable trades, bidder depth, and lease-up or renewal velocity typical
for this product in this market cycle. Stability is relative; show what “good” looks like empirically.

Separate cosmetic renovation from structural needs: façade, parking, ADA, environmental, seismic.
Committees discount cash flow built on heroic maintenance deferral even when near-term NOI looks attractive.

Summarize underwriting discipline in one sentence: why this vintage and location fit the strategy, what you will
prove in diligence, and what would make you walk away, all before debating returns.

Key takeaways

• Sector, market, vintage, and capital needs in one honest paragraph.
• Physical condition, deferred maintenance, and environmental flags.
• How the story changes if capex runs over or timelines slip.

Illustrative only. Not investment advice, an offer, or a solicitation. Past performance does not guarantee future results.
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INCOME DURABILITY & TENANT ROSTER

Income durability is the heart of stabilized underwriting. Weighted average lease term, credit quality, and
rollover concentration tell you whether cash flow is a ladder or a cliff, especially when a handful of tenants drive
most of the rent.

Lease clauses matter: co-tenancy, exclusives, expense recovery caps, and renewal options can change
effective rent as much as headline rates. Name the clauses that could impair cash in a stress year, not only the
ones that look good in a summary table.

Mark-to-market views should be directional and evidence-based. In-place rents above or below market each
imply a business plan; be explicit about what has to go right for reversion or growth to materialize.

Roll-forward the roster by year: who rolls when, at what rent, and with what renewal probability assumptions. A
table beats adjectives when concentration risk is real.

Discuss concentration both by tenant and by industry: a diversified rent roll on paper can still move together in
a downturn if tenants share an end market.

Call out sponsor-specific strengths: leasing relationships, renewal track record on similar assets, and tenant
credit access if refi or expansion depends on cooperation.

Key takeaways

• WALT, credit quality, rollover schedule, and renewal probability.
• Co-tenancy, exclusives, and lease clauses that affect cash stability.
• Mark-to-market upside/downside versus in-place rents.

Illustrative only. Not investment advice, an offer, or a solicitation. Past performance does not guarantee future results.
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CAPEX, LEASING & BUSINESS PLAN

Capex and leasing assumptions separate conservative underwriting from wishful thinking. TI/LC budgets and
pipeline probabilities should be tied to market evidence, not only broker quotes.

Business plan levers (rent, term, capex timing, and expense recovery) should be ranked by impact. A good
memo tells the reader which two levers actually move the IRR, and which are noise at reasonable variance.

Define success at twelve, twenty-four, and thirty-six months in operational terms: occupancy targets, NOI
milestones, and capital events. Time-bound clarity keeps sponsors and capital aligned after closing.

Bridge leasing pipeline to probability-weighted outcomes: best, base, and downside absorption cases with
explicit triggers if trailing tours or proposals diverge from plan.

Where upside depends on repositioning, sequence capex so revenue lift has a credible lag; committees
discount instant NOI jumps unless evidence supports velocity.

Address expense recovery honestly: common-area work, tax reassessment risk, and insurance escalations
can erase headline rent growth when recovery terms cap pass-through.

Key takeaways

• TI/LC assumptions and leasing pipeline realism checks.
• Business plan levers: rates, term, capex, and expense recovery.
• What “success” looks like at 12, 24, and 36 months.

Illustrative only. Not investment advice, an offer, or a solicitation. Past performance does not guarantee future results.
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STRUCTURE, CHECK SIZE & ALIGNMENT

Structure conversations should be specific enough to compare opportunities, but disciplined enough to avoid
over-promising. Preferred returns, fees, and promotes are tools for alignment; when they are opaque, they
become tools for dispute.

Check size, hold period, and reporting cadence should fit both sides of the table. A mismatch on information
rights or decision speed often shows up late; surface it when you still have optionality.

Misalignment typically appears around promote thresholds, major lease decisions, and refinance timing.
Naming those pressure points early is how sophisticated groups shorten diligence without lowering standards.

Translate economics into governance: who votes on refinancings, asset sales, major leases, and reserve
draws, and what quorum applies. Soft alignment fails when decisions cannot be made quickly.

Anchor fees to value created: acquisition, asset management, and disposition economics should read as
earned, not extracted. Allocators compare net outcomes across sponsors with increasing sophistication.

Be candid about reserves and distribution policy: how much cash stays in the asset for capex and leasing, and
what triggers a pause or reduction in distributions under stress.

Key takeaways

• High-level preferred return, fees, and promote, without over-promising.
• Check size, hold period, and reporting cadence that fit both sides.
• Where misalignment typically appears, and how to surface it early.

Illustrative only. Not investment advice, an offer, or a solicitation. Past performance does not guarantee future results.
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TIMELINE, DECISIONS & NEXT STEPS

Timelines should connect closing windows to IC milestones and data room completeness. Committees move
faster when materials are organized for verification, not discovery.

Decision gates (proceed, pause, or pass) deserve explicit language. Clarity either way preserves relationships
and protects time; ambiguity usually costs both.

End with next steps that a busy principal can execute: the three documents you will deliver, the two diligence
questions you need answered first, and the date you propose for a working session. Momentum is a courtesy
in competitive processes.

Publish a diligence checklist aligned to your narrative: appraisal scope, environmental phase, lease abstracts,
rent rolls, lender correspondence, whatever matches the risk story you told on page one.

Offer two communication modes: a weekly snapshot for execution updates and a monthly deeper dive for
strategic decisions, then stick to the cadence you promise.

Close with how you will handle surprises: who is on point, how quickly issues surface to capital partners, and
what constitutes a material event requiring consent. Process reduces drama when markets wobble.

Key takeaways

• Closing window, IC milestones, and data room completeness standards.
• Decision gates: proceed, pause, or pass, with clarity either way.
• Optional worksheet prompts you can drop into a one-page memo.

Illustrative only. Not investment advice, an offer, or a solicitation. Past performance does not guarantee future results.
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