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Introduction to The Capital Stack
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Example For Illustrative Purposes Only. 

Source: PGIM Real Estate. As of November 2023.
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• Senior debt is a form of secured financing.

• Has first payment priority.

• Risk of capital loss is the lowest, thus expected 

return is also the lowest.

• Interest rate pricing is the lowest reflecting the low 

risk.

• Also referred to as “junior debt” or “subordinated debt”. 

• Unsecured and sits below senior.

• Interest rate is higher than senior. 

• Common equity is riskiest but offers most potential 

upside. 

• Comes last in payment priority.

• Has features of both debt and equity. 

• Is senior to only common equity, and subordinate to all 

other debt.

REF: 010811



3Confidential – Not for Further Distribution

The Capital Stack Illustrated 
Across an Investment Spectrum
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Value creation through asset management of  underlying 

real estate is key to generating positive credit migration, 

improving income cover and mitigating exit risk.

Complementary to equity portfolios, debt strategies broaden 
access to investments; mitigate 1st dollar risk through 

subordinated equity; and prioritize income over capital upside.

Example For Illustrative Purposes Only. 

Source: PGIM Real Estate. As of November 2023.REF: 010811

Stabilized property with limited asset management requirements. 

Credit factors such as LTV (downside protection) and DSCR 

(income stability) are primary risk drivers.
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Senior Loan w/ Leverage Mezzanine Loan Preferred Equity

$25M Net Equity Invested 
in Senior Whole Loan

$25M
Equity

$50M Financed of

Senior Whole Loan

$25M
Mezzanine Loan

$50M Senior Loan

$25M
Equity

RETURN ATTRIBUTIONS

• Fees

• Interest Rate

• Levered Rate

• Fees

• Interest Rate (fixed or floating)

• Fees

• Interest Rate (fixed or floating)

• Waterfall Structure with 

Potential Upside Participation

$50M Senior Loan

$30M
Preferred Equity

$20M
Equity

Example For Illustrative Purposes Only. 

Source: PGIM Real Estate. As of November 2023.

An Illustration of Capital Stack
And Return Attributions

REF: 010811
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Important Information

REF: 010811

PGIM Real Estate is the real estate investment management business of PGIM, the principal asset management business of Prudential Financial, Inc. (“PFI”), a 

company incorporated and with its principal place of business in the United States. PGIM is a trading name of PGIM, Inc. and its global subsidiaries. PGIM, Inc. is an 

investment adviser registered with the U.S. Securities and Exchange Commission (the “SEC”). Registration with the SEC does not imply a certain level of skill or 

training. PFI of the United States is not affiliated in any manner with Prudential plc, incorporated in the United Kingdom or with Prudential Assurance Company, a 

subsidiary of M&G plc, incorporated in the United Kingdom. Prudential, PGIM, their respective logos and the Rock symbol are service marks of PFI and its related 

entities, registered in many jurisdictions worldwide. 

In the United Kingdom, information is issued by PGIM Real Estate (UK) Limited with registered office: Grand Buildings, 1-3 Strand, Trafalgar Square, London, WC2N 

5HR. PGIM Real Estate (UK) Limited is authorised and regulated by the Financial Conduct Authority (“FCA”) of the United Kingdom (Firm Reference Number 

181389). These materials are issued by PGIM Real Estate (UK) Limited to persons who are professional clients as defined under the rules of the FCA. 

In the European Economic Area (“EEA”), information is issued by PGIM Luxembourg S.A. with registered office: 2, boulevard de la Foire, L1528 Luxembourg. PGIM 

Luxembourg S.A. is authorised and regulated by the Commission de Surveillance du Secteur Financier in Luxembourg (registration number A00001218) and 

operating on the basis of a European passport. In certain EEA countries, this information, where permitted, is presented by PGIM Limited in reliance of provisions, 

exemptions, or licenses available to PGIM Limited under the temporary permission arrangements following the exit of the United Kingdom from the European 

Union. PGIM Limited has its registered office: Grand Buildings, 1-3 Strand, Trafalgar Square, London WC2N 5HR. PGIM Limited is authorised and regulated by the 

Financial Conduct Authority (“FCA”) of the United Kingdom (Firm Reference Number: 193418). These materials are issued by PGIM Luxembourg S.A. and/or PGIM 

Limited to persons who are professional clients as defined in the relevant local implementation of Directive 2014/65/EU (MiFID II) and/or to persons who are 

professional clients as defined under the rules of the FCA.

PGIM Real Estate Germany AG is a German Capital Management Company with a respective license pursuant to sec. 20, 22 of the German Capital Investment Act 

(Kapitalanlagegesetzbuch–KAGB). In case PGIM Real Estate Germany AG markets or distributes units or shares in external investment funds, i.e.investment funds for 

which PGIM Real Estate Germany AG does not provide the collective portfolio management within the meaning of Directive 2011/61/EU or, respectively, the KAGB, 

such marketing or distribution is performed in accordance with sec. 20 para. 3 no. 5 or no.6 KAGB. PGIM Real Estate Germany AG is not responsible for the 

collective portfolio management (including portfolio and risk management) within the meaning of Directive 2011/61/EU or, respectively, the KAGB, about the 

respective investment funds in this case. It is also not responsible for the content of any marketing material (including prospectus, Offering Memoranda etc.) 

provided by the Fund Manager or other third parties. Promotional, non-contractual information does not constitute investment advice, an investment 

recommendation or a solicitation to buy or sell. Entry into a management mandate requires the client to be classified and comprehensively assessed and the 

appropriateness of the proposed service and the suitability of the proposed mandate to the client’s risk profile to be checked.

These materials are for informational or educational purposes. The information is not intended as investment advice and is not a recommendation about managing 

or investing assets. In providing these materials, PGIM is not acting as your fiduciary. 

These materials represent the views, opinions and recommendations of the author(s) regarding the economic conditions, asset classes, securities, issuers or 

financial instruments referenced herein. Distribution of this information to any person other than the person to whom it was originally delivered and to such 

person’s advisers is unauthorized, and any reproduction of these materials, in whole or in part, or the divulgence of any of the contents hereof, without prior 

consent of PGIM Real Estate is prohibited. Certain information contained herein has been obtained from sources that PGIM Real Estate believes to be reliable as of 

the date presented; however, PGIM Real Estate cannot guarantee the accuracy of such information, assure its completeness, or warrant such information will not be 

changed. The information contained herein is current as of the date of issuance (or such earlier date as referenced herein) and is subject to change without notice. 

PGIM Real Estate has no obligation to update any or all of such information; nor do we make any express or implied warranties or representations as to the 

completeness or accuracy or accept responsibility for errors. These materials are not intended as an offer or solicitation with respect to the purchase or sale of any 

security or other financial instrument or any investment management services and should not be used as the basis for any investment decision. Past performance is 

no guarantee or reliable indicator of future results. No liability whatsoever is accepted for any loss (whether direct, indirect, or consequential) that may arise from 

any use of the information contained in or derived from this report. PGIM Real Estate and its affiliates may make investment decisions that are inconsistent with the 

recommendations or views expressed herein, including for proprietary accounts of PGIM Real Estate or its affiliates. 
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Important Information

REF: 010811

Any projections or forecasts presented herein are as of the date of this presentation and are subject to change without notice. Actual data will vary and may not be 

reflected here. Projections and forecasts are subject to high levels of uncertainty. Accordingly, any projections or forecasts should be viewed as merely 

representative of a broad range of possible outcomes. Projections or forecasts are estimated, based on assumptions, and are subject to significant revision and 

may change materially as economic and market conditions change. PGIM has no obligation to provide updates or changes to any projections or forecasts.

The opinions and recommendations herein do not take into account individual client circumstances, objectives, or needs and are not intended as recommendations 

of particular securities, financial instruments or strategies to particular clients or prospects. No determination has been made regarding the suitability of any 

securities, financial instruments or strategies for particular clients or prospects. For any securities or financial instruments mentioned herein, the recipient(s) of this 

report must make its own independent decisions. 

Conflicts of Interest: Key research team staff may be participating voting members of certain PGIM Real Estate fund and/or product investment committees with 

respect to decisions made on underlying investments or transactions. In addition, research personnel may receive incentive compensation based upon the overall 

performance of the organization itself and certain investment funds or products. At the date of issue, PGIM Real Estate and/or affiliates may be buying, selling, or 

holding significant positions in real estate, including publicly traded real estate securities. PGIM Real Estate affiliates may develop and publish research that is 

independent of, and different than, the recommendations contained herein. PGIM Real Estate personnel other than the author(s), such as sales, marketing and 

trading personnel, may provide oral or written market commentary or ideas to PGIM Real Estate’s clients or prospects or proprietary investment ideas that differ 

from the views expressed herein. Additional information regarding actual and potential conflicts of interest is available in Part 2 of PGIM’s Form ADV.
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