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Real estate lending has evolved beyond a cyclical play to become a core component of portfolio 

construction, offering durable income, capital preservation, and attractive risk-adjusted returns in a 

market still working toward equilibrium. According to the INREV Debt Vehicles Universe 2025, global 

allocations towards real estate debt funds reached €442 billion, more than doubling over the past 

five years.1 Lending for real estate in Europe has typically been the domain of banks, life insurance 

companies, and some pension funds. However, regulatory changes have significantly constrained 

traditional lenders’ appetite and ability to deploy balance-sheet capital at scale, most notably for value-

add and development lending. This has created an opportunity for non-bank lenders to capitalize on 

this market need while working with banks and life insurance companies that receive better regulatory 

treatment by providing the senior back leverage to the non-bank lenders.

1.	 INREV Debt Vehicles Universe 2025

2.	 Real Capital Analytics, Bayes Business School Commercial Real 
Estate Lending Report, European CRE Lending Report 2025, US 
Federal Reserve Flow of Funds Q3 2025, Affinius Capital Research
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Source: Real Capital Analytics, Bayes Business School Commercial Real Estate Lending Report, European CRE Lending Report 2025,  
U.S. Federal Reserve Flow of Funds Q3 2025, Affinius Capital Research. Note: No data available for Europe in 2014

NON-BANK VS. BANK % OF LENDING BY REGION

Non-bank market share varies significantly across regions, partly due to differences in regulatory frameworks that shape 

traditional banks’ capacity and risk appetite for CRE lending. Currently, non-bank lenders account for approximately 70% of 

the real estate debt market in the U.S., 40% in the U.K., and just 16% in continental Europe.2 Relative to the U.S. and U.K., 

Europe remains notably behind this trend. While the European real estate debt market remains dominated by banks, increasing 

regulatory pressures have already started to lead to a change.

U.S. U.K. EU

 Non-bank

 Bank



2026 EUROPEAN HOUSE VIEW: REAL ESTATE LENDING

The implementation of Basel IV, including revisions under the Capital 

Requirements Regulation III, introduces stricter requirements for banks 

to incorporate external data in monitoring asset market values and 

establishes an output floor for risk-weighted asset models.3 Starting 

in 2026, the Capital Requirements Directive 6 will further tighten 

oversight by increasing supervisory and reporting obligations for third-

country branches.4 As a result, banks are expected to scale back to 

preserve capital ratios, creating a structural funding gap.

CRE debt combines many of the attractions offered by both 

commercial real estate equity and fixed income; this includes 

stable, historically strong income returns while maintaining a level 

of downside protection from real asset exposure and enhanced 

diversification potential. This provides resilience during periods of 

market volatility, making CRE debt a defensive allocation compared 

to equity strategies that rely heavily on valuation growth. In an 

environment where capital discipline is once again being tested, 

we believe real estate credit remains one of the most compelling 

opportunities for investors seeking income, resilience, and consistency.

We expect the development of credit products in Europe will stand as a 

strong complement to our existing European equity strategies and vice 

versa. The opportunity within the European CRE debt market not 

only appears highly favourable in the current market environment 

but also boasts an impressive decade-long track record of 

delivering strong returns relative to other asset classes.
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Source: Bloomberg, Preqin, NAREIT,. Note: All returns are total returns. Real Estate Debt is based on global debt fund performance 
from Preqin, U.S. stocks is S&P 500, European stocks is S&P Europe 350, U.S. bonds is Bloomberg U.S. Aggregate, European bonds is 
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RETURN/RISK COMPARISON OF ASSET CLASSES, 15 YEARS TO Q2 2025
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3.	 Global Institute of Credit Professionals. European banks: Navigating Basel 4. 14 December 2024

4.	 DLA Piper. The Revised Capital Requirements Directive (CRD6): 
Key considerations ahead of its application. 18 December 2025
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Important Disclosures
Affinius Capital® is the brand that applies to it and its advisory subsidiaries including Affinius Capital Advisors LLC and Affinius Capital Management LLC. The information contained in this 
report is being provided to you by Affinius Capital (together with its affiliates, “Affinius”) for information purposes only and is not, and may not, be relied on in any manner as, legal, tax or 
investment advice. The information contained herein does not constitute an offer to sell or a solicitation of an offer to buy an interest in any investment vehicle sponsored by Affinius and 
any such offer will only be made pursuant to a confidential private placement memorandum and/or the Partnership’s subscription documents, which will be furnished to qualified investors in 
connection with such offering and will be subject to the terms and conditions contained therein. The information in this report is only as current as the date indicated and may be superseded 
by subsequent market events or for other reasons. Affinius Capital assumes no obligation to update the information herein. Investment in a Partnership will involve significant risks, including 
risk of loss of the entire investment.

This Report may contain forward-looking statements that include statements, express or implied, regarding current expectations, estimates, projections, opinions and beliefs of Affinius, as 
well as the assumptions on which those statements are based. Words such as “believes,” “expects,” “endeavors,” “anticipates,” “intends,” “plans,” “estimates,” “projects,” “targets,” “assumes,” 
“potential,” “should” and “objective,” (or the negatives thereof) or other variations thereon and comparable terminology identify forward-looking statements. Forward-looking statements 
are hypothetical in nature and involve a number of known and unknown assumptions, risks, uncertainties and other factors outside of Affinius’ control, and accordingly, actual events or 
results may differ materially from those projected. No assurance can be given that any investment will be able to achieve returns comparable to those projected or targeted. Investors and 
prospective investors should not place undue reliance on any forward-looking statements or examples included in this Supplement, and Affinius does not assume any obligation to update 
any forward-looking statements contained herein.

Investments and Market Risk. Investments involve significant risks, including risk of loss of the entire investment. Prospective investors should consult their own legal, tax and financial 
advisors as to the consequences of an investment. Leveraged investments may present additional risks to the investor, including capital structure risk. Dependence on key personnel may 
result in operational risk. An investment sponsored by Affinius Capital is intended to be a long-term investment.

Third-Party Data. Certain information contained in this report has been obtained from published and non-published sources. Recipients should understand that any such information may not 
have been independently verified. Except where otherwise indicated herein, the information provided herein is based on matters as they exist as of the date of preparation and not as of any 
future date and will not be updated or otherwise revised to reflect information that subsequently becomes available, or circumstances existing or changes occurring after the date hereof.

The opinions and recommendations herein do not take into account the individual circumstances or objectives of any investor and are not intended as recommendations of particular 
investments or strategies to particular investors. No determination has been made regarding the suitability of any investments or strategies for particular investors. Portions of this report 
may reflect our opinions and beliefs regarding general market activity and potential impacts of current market conditions. Such opinions and beliefs are subjective, do not represent a 
complete assessment of the market and cannot be independently verified.
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