INSIGHT APRIL 2026

C CERTUS

CAPITAL

Fundamentally Better Ecosystem: Why senior secured real estate lending in
India is structurally sounder than 2010-18
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s  Senior secured real A decade of structural reforms in both law and practice has transformed every dimension

of the senior secured lending risk framework in the real estate space with better

estate lending
today benefits

from a significantly

v" Compare it to 2010-18 cycle, regulatory and recovery framework was slow, project
stronger P ycle, reg y y » proj
monitoring was nascent, developers were less governed and if a project stalled, a lender
regulatory,
o had essentially no toolkit/architecture to get it moving again.
monitoring and Y / ° e a9
v The combination of RERA escrow account framework, IBC deterrence, experienced
recovery
technical and monitoring vendors, resolution architecture (availability of development
framework than
manager, sales channel partner) means worst-case recovery pathway today is
the 2010-18 cycle. !
L fundamentally stronger to a real estate lender than during 2010-18 cycle.
Combination of
RERA escrow V" Below table highlights the ecosystem transformation:

framework, IBC

governance, regulatory framework, better monitoring and a resolution toolkit in worst

case scenario.

deterrence, Ecosystem | 2010-2018: What 2024-2026: What Risk Reduction for
experienced Dimension Lenders Faced Has Changed Senior Lenders
technical and Regulatory | No RERA; no Mandatory Mandatory collection
monitoring Framework | regulatory escrow registration under in dedicated, project-
. mandate and defined | RERA before offer of | specific RERA escrow
vendors, resolution completion timeline; no | sale with defined accounts. Lender with
architecture have formal recourse for escrow accounts; hypothecation over
. buyers completion timeline escrow cashflows has
materially . .
commitment; project a legally protected,
improved lender progress disclosure; ring-fenced revenue
protection and risk formal recourse for stream
buyers for any
visibility. complaints or
2026 vintage of grievance
senior secured real Insolvency Only DRT / SARFAESI, | IBC 2016 + Genvuine deterrence;
estate credit in Tools process was slow, subsequent Credible insolvency
contested where amendments: more threat changes
India is structurally developers could stall | credible, time-bound developer behaviour
safer and sounder for a long time; no threat and where the pre-default; senior
real fear of personal fear of losing control lenders retain priority;
than the previous consequence shapes developer faster resolution
vintage. behaviour long before | timeline
any default
Developer 1,000+ operators; More mature Stronger
Quality opaque operations; no | developer universe, counterparties;
balance sheet more balance sheet stronger balance
discipline; limited strength, consolidation | sheet; better
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Ecosystem 2010-2018: What 2024-2026: What Risk Reduction for
Dimension Lenders Faced Has Changed Senior Lenders
governance, mostly has weeded fly by governance; more
characterized by less night operators and experienced and
experienced weaker mature developers
developers counterparties.
Construction | Ad hoc cost estimates; | Independent More accurate
Cost BOQ prepared by construction cost technical cost
Diligence developer's own consultants produce assessment; potentially
engineers; no major detailed BOQ); data- | fewer cost-overrun
independent backed cost estimates | surprises; better loan
validation; surprise sizing discipline
overruns common
Project Limited vendors for Quality Independent Real-time construction
Monitoring project monitoring, Monitoring Agencies / | progress visibility;
mostly lender site visits | Independent Engineers | disbursements stage-
and self-reported available; regular linked and IE-certified;
progress escrow inflow and fund diversion
outflow reconciliation, | detectable early
Units NOCs regularly
monitored
Resolution No proven players Plug and play options | In a worst-case
Architecture | available for plug n available with more scenario a lender now
(in case of a | play; developer implementable step-in | has a realistic and a
worst-case controlled project and | rights, emergence of more implementable
scenario) lender had no the Development pathway to project

operational capability
fo step in; stuck with
security enforcement
only

Manager model,
specialized sales
channel partners and
a mature contractor
ecosystem

completion and
capital recovery;
project completion
viable even after
developer removal;
reduces collateral loss
risk materially

In the current cycle, there is a regulatory framework, a legal tool, a monitoring platform

to ensure that cost assessment is more accurate, collections are collected in escrow

accounts, project progress is monitored independently, borrowers are better governed,

even in the worst case scenario, a defaulting developer faces real consequences and

even a stalled project can be completed by a professional DM with the right tools. This

mature ecosystem helps in early warning system, creating a trigger for step-in rights

before distress becomes crisis.

The 2026 vintage of senior secured real estate credit in India is structurally safer and

sounder than the previous vintage.
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Founded in July 2018, Certus Capital is an independent, team owned platform. Certus partners institutional investors and family offices to invest in real estate

opportunities in India. For more information, please contact us on research@certuscapital.in or visit us at hitps://certuscapital.in

Disclaimer

This publication has been prepared solely for informational purposes only. The information contained herein is only as current as of the date indicated and may be
superseded by subsequent market events or for other reasons. The information in this document has been developed internally and/or obtained from sources believed to be
reliable; however, neither Certus Capital or its affiliates guarantees the accuracy, adequacy or completeness of such information. Nothing contained herein constitutes
investment, legal, tax or other advice nor is it to be relied on in making an investment or other decision. This publication should not be viewed as a current or past
recommendation or a solicitation of an offer to buy or sell any securities or to adopt any investment strategy. The investment strategy and themes discussed herein may be
unsuitable for investors depending on their specific investment objectives and financial situation.

The views expressed reflect the current views as of the date hereof and Certus Capital or any of its affiliates does not undertakes to advise you of any changes in the views
expressed herein. Opinions or statements regarding market trends are based on current market conditions and are subject to change without notice. It should not be
assumed that Certus Capital or any of its employees has made or will make investment recommendations in the future that are consistent with the views expressed herein, or
use any or all of the techniques or methods of analysis described herein.

Certus Capital does not assume any duty to, nor undertakes to update forward looking statements. No representation or warranty, express or implied, is made or given by
or on behalf of Certus Capital as to the accuracy and completeness or fairness of the information contained in this publication and no responsibility or liability is accepted
for any such information. By accepting this document, the recipient acknowledges its understanding and acceptance of the foregoing statement.

Please see Terms & Conditions governing the terms of use of this publication. For information regarding how Certus Capital collects, uses and maintains personal data,
please see Privacy Policy.
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