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Market Landscape

The Growing Challenge for Private Infrastructure Allocations
As institutions continue to increase their allocations to private infrastructure, 
competition for assets is growing and managers are taking longer to deploy capital. 
We believe an allocation to listed infrastructure can improve implementation.

Healthy Demand Is Creating a Backlog of Capital
Few markets have seen as dramatic a change over the past decade as private 
infrastructure. According to Preqin Infrastructure Online, investment managers 
closed just four unlisted private-equity infrastructure funds in 2003, raising a total 
of $1 billion.(1) Since then, demand for private infrastructure investment has surged 
amid a growing emphasis on real assets. Around the world, public and corporate 
pension funds, endowments, superannuations, and other institutional investors 
have made infrastructure a separate allocation within their portfolios and have 
steadily expanded their infrastructure investment programs. Momentum was briefly 
interrupted in 2009 by the global financial crisis, but quickly resumed as institutions 
sought the relative stability of long-lived assets with predictable revenues. 
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(1) Preqin Infrastructure Online is a market intelligence service that uses financial disclosures from more than 150 
infrastructure-focused private-equity funds and more than 8,000 global infrastructure transactions.

Exhibit 1: Capital Raised by Private Infrastructure Funds
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3

In 2014, managers raised $42 billion globally among 51  
new private infrastructure funds. Institutions are also 
showing greater interest in private investments outside of 
funds, while many insurance companies and other strategic 
investors are actively pursuing direct ownership stakes in 
infrastructure assets, adding to the number of investors 
looking to place capital. 

While demand has grown, there are constraints on the 
number of assets ready for investment due to financing 
complexities, lengthy privatization processes, and regulatory 
approvals, often at multiple levels within the state and local 
governments. As a result, competition for core infrastructure 
assets has intensified in recent years, leading to longer 
deployment periods for private-fund managers and direct 
investors.

Considering the significant backlog of capital waiting to  
be called, we believe competition in the private market  
will continue to grow. Private infrastructure funds have  
more dry powder than at any point in history, with  
$114 billion in uninvested commitments as of June 
2015 (Exhibit 2). At the same time, a Preqin survey of 
infrastructure investors shows that 44% expect to increase 
their allocation to private infrastructure funds over the  
long term (Exhibit 3).

A Liquid Solution for Infrastructure Allocations
As the infrastructure investment market evolves, we  
expect more institutions to recognize the merit of an 
approach that includes both private and listed investments. 
By adding listed infrastructure, investors have the liquidity 
to achieve target allocations immediately, while benefiting 
over the long run from competitive returns, greater portfolio-
management flexibility, better asset diversification, and a 
broader infrastructure opportunity set. 

Some investors may have overlooked listed infrastructure 
due to the misconception that infrastructure equities do not 
provide them with the characteristics desired in a separate 
infrastructure allocation, as well as the belief that global 
equity portfolios already offer exposure to infrastructure 
companies. We address each of these points in this report.

Exhibit 2: Uninvested Capital Commitments in Private 
Infrastructure Funds 
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At June 30, 2015. Source: Preqin Infrastructure Online. *Year-to-date data.

Exhibit 3: Investors’ Intentions for Their Infrastructure Allocations

■ 44% Increase Allocation
■ 44% Maintain Allocation
■ 11% Decrease Allocation

At June 30, 2015. Source: Preqin Investor Outlook: Alternative Assets. Sum of  parts may 
not add to 100% due to rounding.

We believe listed infrastructure offers an 
attractive solution to the growing backlog of 
capital in the private market.

Allocation Case Study
California Public Employees’ Retirement System 
• Initiated its infrastructure program in 2008 with an initial  

mandate of  $400 million

• Had a target allocation in fiscal year 2014 of  2% of  the total  
fund, representing approximately $5.7 billion

• Increased target allocation to 3% in fiscal year 2015, earmarking 
roughly $3 billion in additional capital to infrastructure

• Developed a listed infrastructure strategy to complement other 
investment modes

• Long-term strategy focuses on desired investment attributes, 
giving relatively little weight to risk measures based on standard 
deviation
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Asset Class Overview

Listed Infrastructure: An Alternate Path to the Same Assets
We believe the long-term risk/return profile of listed infrastructure is defined by the 
cash flows and growth attributes of the underlying assets—businesses which are 
generally the same as those accessed through the private market. 

The Same Assets and Businesses…
An equity investment in listed infrastructure companies provides an ownership 
stake in the same types of assets and businesses as those targeted by private 
investors. In some cases, companies are co-investors in an asset alongside 
institutions and private-equity firms. Listed infrastructure sectors include utilities, toll 
roads, pipelines, cellular towers, airports, railroads, and others, featuring long-lived 
assets that provide essential services to the public and to private industry. These 
businesses have regulated or contracted revenues that are relatively predictable, 
and are often insulated from competition due to zoning restrictions and large capital 
requirements. Depending on the subsector, listed infrastructure cash flows and 
asset values may have direct or indirect links to inflation and may benefit from  
long-term economic growth due to rising throughput.

…But With Added Benefits
There are distinctions to be made between investing in a publicly traded 
infrastructure owner/operator and simply owning infrastructure assets. Investors gain 
the benefit of established corporate franchise market positions and experienced 
management teams that can potentially add value. Listed investments also provide 
the discipline of public-market standards, with the added advantages of Board 
oversight and public-market corporate governance standards. Investors will find 
many of the same infrastructure sectors represented in both the listed and private 
markets, although the listed market has a greater proportion in the transportation 
and utilities sectors (Exhibit 4). By contrast, private-market transactions tend to 
focus more on social infrastructure and energy-related assets.

Exhibit 4: Infrastructure Subsector Representation
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by Market Capitalization 
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At July 31, 2015. Source: B-One, Preqin, and Cohen & Steers. 

Listed infrastructure is represented by the FTSE Global Core 50/50 Infrastructure Index. Private Infrastructure is represented by the percentage of  
transactions in a given subsector, completed by private funds in the Preqin Infrastructure Index as of  December 31, 2014, based on data available as of  
June 30, 2015. See page 14 for index definitions and additional disclosures.
(a) Utilities: Electric utilities, gas distribution, and renewable energy. (b) Transport: Railways, toll roads, airports, and marine ports. (c) Energy: Natural 
resources and pipelines. (d) Telecom: Satellites and cellular towers. (e) Other: Social (defense, education, government accommodation, medical facilities, 
judicial buildings, prisons, and senior homes), water, environmental services, and waste management. 

Infrastructure companies own 
and operate long-lived assets 
featuring high barriers to entry 
and predictable revenues, with the 
added value of management teams 
and the transparency of public 
markets.
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Assets Drive Returns, Not Ownership Structure
The short history of performance data for private infrastructure limits the extent 
to which returns relative to the listed market can be evaluated. The Preqin 
Infrastructure Index, for example, provides less than seven years of performance 
data, based on self-reported returns from private infrastructure funds. As shown in 
Exhibit 5, annual returns for the major listed infrastructure indexes have generally 
exceeded the private market over the one-, three-, and five-year periods, and 
since inception of the Preqin Index at the end of 2007—a span that includes the 
drawdowns from the global financial crisis. 

These returns provide a starting point for comparing private and listed 
infrastructure, but they offer little insight into long-term performance. We believe 
the risk/return profile of infrastructure investments, whether listed or private, is 
driven and defined by the income and growth attributes of the underlying assets. 
Ownership structure will have an effect on short-term correlations due to differences 
in measurement and valuation methodologies, but these effects should diminish 
with time. 

This behavior is similar to what we observe in another real asset class—commercial 
real estate—which offers a much longer history of data for both REITs and core 
property, and can serve as a useful guide for the relationships between listed and 
private infrastructure. 

As we have stated in previous research, a proper performance comparison of 
listed and private real estate must span a time period long enough such that the 
impact from the smoothing effect of appraisal valuations for private investments 
and the real-time pricing for listed investments becomes negligible. Also, volatility 
comparisons must be adjusted to account for differences in measurement, because 
spot appraisal valuations for private real estate cannot be compared with real-time 
auction market pricing for listed REITs.

Exhibit 5: Private and Listed Infrastructure Returns
Annualized Index Returns

1 Year 3 Years 5 Years 10 Years

Since Preqin 
Infrastructure Index 

Inception (12/31/2007)

Private
Preqin Infrastructure Index 10.0% 10.5% 10.1% — 7.4%

Listed

FTSE Global Core 50/50 Infrastructure Index 16.2% 14.8% 12.9% — —
vs. Preqin Index +6.2% +4.3% +2.8% —

Dow Jones Brookfield Global Infrastructure Index 16.3% 16.1% 14.9% 11.7% 8.0%
vs. Preqin Index +6.4% +5.6% +4.8% +0.6%

S&P Global Infrastructure Index +12.1% +12.3% +8.0% — —
vs. Preqin Index +2.2% +1.8% -2.2% —

At December 31, 2014. Source: Preqin and Morningstar.

This is the latest available date for Preqin Infrastructure Index returns, in line with the private-equity industry standard two-quarter lag in performance 
reporting. Listed infrastructure indexes represent gross total return. See page 14 for index definitions and additional disclosures.
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Investors should be cautious of research that draws conclusions using correlation 
data based on private appraisal valuations, which we believe lead to vastly 
understated volatility for private infrastructure, as well as understated correlations 
between private and listed investments. In our view, these analyses are flawed  
and should not be used in portfolio-optimization research.

Additional research on this topic is available by contacting Cohen & Steers and 
referencing our report series, The Truth About Real Estate Allocations.

A Backdrop for Comparing Listed and Private Infrastructure Performance
Misconceptions of Volatility. With infrastructure, as  
with real estate, there is a perception that privately owned 
assets are significantly less volatile than listed equity 
investments. We believe this is due to differences in 
valuation and performance-measurement methods. There 
is significant smoothing embedded in private real estate 
returns due to appraisal-based pricing. We have created  
a model that uses statistical methods to normalize volatility 
in order to account for this smoothing process. As shown  
in Exhibit A, reported returns for private funds have a 
volatility of 5.5%, as measured by standard deviation, 
compared with a market-price-based volatility of 17.9% 
for U.S. REITs. However, after we adjust for the smoothing 
effect, volatility for private real estate increases to 12.8%. 
We believe this is a more realistic representation of 
underlying investment risk.

Long-Term Correlations. Over short holding periods, 
REITs have exhibited relatively low correlations with  
private real estate, as underlying relationships are 
blurred by the impact of auction-market-based pricing 
on near-term equity returns. However, over the long 
term, fundamental factors take over and we see a strong 
correlation between listed and private real estate. We 
believe this suggests that the principal drivers of returns 
are the underlying assets and the attributes of commercial 
property cash flows, cash flow growth, and risk premiums. 
We believe a similar relationship will become evident with 
respect to listed and private infrastructure as more data 
become available with the passage of time.

Exhibit A: Risk/Return Profile of U.S. REITs vs.  
U.S. Private Core Real Estate 
1978–2014

U.S. REITs
U.S. Private Core  

Real Estate

U.S. Private Core 
Real Estate 
Adjusted for 
Smoothing

Annualized Return 13.0% 8.6% 8.5%
Annualized Volatility 17.9% 5.5% 12.8%

Source: FTSE, NCREIF, and Cohen & Steers.

U.S. REITs represented by the FTSE NAREIT Equity REIT Index; U.S. private core 
real estate represented by the NFI-ODCE Index. See page 14 for index definitions 
and additional disclosures.

We believe an analysis of listed and private real 
estate reinforces the view that long-term risk and 
return for real assets are defined not by ownership 
structure, but by the cash flows and growth 
attributes of the underlying assets.

The Illiquidity Premium. We believe investors should 
receive something extra in return for the illiquidity of private 
funds. Based on the performance of REITs relative to core 
real estate adjusted for smoothing, shown in Exhibit A, 
private real estate has not delivered an illiquidity premium, 
in our view. 



7

Investment Characteristics

Listed Infrastructure and Global Equity Allocations
An investment in listed infrastructure offers distinct characteristics from a  
broad equity allocation, such as lower volatility, greater downside protection,  
and a history of positive real returns in periods of unexpected inflation.

Little Overlap With Global Equities
Investors gain little exposure to infrastructure through their global equity  
portfolios, as the overlap between the listed infrastructure universe and most  
broad-market equity indexes is relatively small. Of the 1,643 securities in the  
MSCI World Index as of September 30, 2015, only 50 are in an infrastructure- 
related subsector, representing 1.9% of global equity market capitalization. This 
means that a traditional equity portfolio might only include a few infrastructure 
companies, whereas a listed infrastructure portfolio will typically hold 40 or more 
securities, diversified by geography and infrastructure subsector. 

Potential for Enhanced Returns With Reduced Volatility
Listed infrastructure features a conservative risk/return profile consistent with  
the predictable cash flows and business models of the asset class. Since the 
inception of the FTSE Global Core Infrastructure 50/50 Index at the end of 2009, 
listed infrastructure has typically provided 66.8% of the gains of the MSCI World 
Index in positive months, but captured only 52.9% of the declines in down  
months (Exhibit 6A). On balance, infrastructure has outperformed global equities  
by 50 basis points annually over the same period, doing so with lower overall 
volatility (Exhibit 6B). 

Exhibit 6A: Upside/Downside Capture
2010–June 2015(a)
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Exhibit 6B: Risk/Return Comparison  
2010–June 2015(a) 
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Global Equities
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At June 30, 2015. Source: FTSE, MSCI, and Morningstar.

(a) Since FTSE Index inception on December 30, 2009. 
Global listed infrastructure represented by the FTSE Global Core Infrastructure 50/50 Index; global equities represented by the MSCI World Index. See page 14 for index definitions and 
additional disclosures. 
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Inflation Sensitivity
One reason often stated for allocating to infrastructure is the desire for protection 
from inflation. Periods in which inflation comes as a surprise can be particularly 
damaging to portfolio returns. To illustrate this point, we compared the sensitivity of 
various asset classes to unexpected changes in inflation, which we refer to as the 
investment’s “inflation beta.” 

Our analysis is based on rolling 12-month real returns (actual returns minus inflation) 
for stocks, bonds, and listed infrastructure, measured against the gap between the 
realized inflation rate and a forecast published one year earlier.(1) An asset class 
with a positive inflation beta has historically outperformed its long-term real return 
average when inflation is higher than expected, whereas a negative inflation beta is 
an indication that unexpected inflation has generally hindered real returns. 

The results of our inflation-beta analysis, shown in Exhibit 7, suggest that an 
allocation to listed infrastructure may help mitigate the damaging effects of 
unexpected inflation on stocks and bonds. The inflation betas below imply that for 
every one percentage point increase in inflation above the previous year’s forecast, 
stocks and bonds delivered inflation-adjusted returns that were 90 and 100 basis 
points below average, respectively, whereas listed infrastructure outperformed its 
long-term inflation-adjusted average by 430 basis points. We believe this reinforces 
the view that listed infrastructure has distinct characteristics from a broad equity 
portfolio, consistent with the qualities of a real asset allocation. 

Exhibit 7: Inflation Beta (Sensitivity to Unexpected Changes in Inflation)
1994–July 2015
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At July 31, 2015. Source: Bloomberg and Cohen & Steers.

Stocks represented by the S&P 500 Index; Bonds represented by the BofA Merrill Lynch U.S. 7-10 Year Treasury Index; 
Infrastructure represented by a 50/50 Blend of  Datastream World Pipelines and Datastream World Gas, Water & Multi-
Utilities through July 2008 and the Dow Jones Brookfield Global Infrastructure Index thereafter. See page 14 for index 
definitions and additional disclosures.

Real returns for listed 
infrastructure have  
outperformed the asset class’s  
long-term average in periods  
of unexpected inflation.

(1) Our measure of  expected inflation reflects median inflation expectation from the University of  Michigan Survey of  
1-Year Ahead Inflation Expectations. Inflation Beta was determined by calculating the linear regression beta of  1-year 
real returns to the difference between the year-over-year realized inflation rate and lagged 1-year ahead expected 
inflation, including the level of  the lagged expected inflation rate. Linear regression is a statistical method that models the 
relationship between a dependent variable and one or more explanatory variables.



9

Strategy Implementations

Listed Infrastructure Is Gaining Acceptance as a Real Asset
As more investors become familiar with infrastructure and the benefits of real 
assets, listed infrastructure strategies are playing a larger role in both institutional 
and retail portfolios through a variety of implementations.

The Precedent of Listed Real Estate 
Using listed securities to complement privately owned real assets is not a new 
phenomenon. Investors have been implementing this approach successfully for 
decades in commercial real estate. Today, most institutions have an allocation to 
global real estate securities in addition to private real estate investments, and have 
become quite familiar with the benefits of a dual allocation strategy. This precedent 
has perhaps helped pave the way for listed infrastructure, which has seen a steady 
rise in capital flows in recent years. 

Capital Flows Are Increasing 
Between 2007 and 2014, institutional assets under management (AUM) in 
listed infrastructure strategies increased from just under $1 billion to more than 
$26 billion (Exhibit 8). Institutions domiciled in Australia were one of the early 
adopters of listed infrastructure allocations, as their market was among the first 
to privatize transportation infrastructure assets, giving investors greater familiarity 
with infrastructure owned by listed entities. As the market for listed infrastructure 
investment continues to evolve, we are seeing greater acceptance in the U.S.  
and other parts of the world, primarily by institutions, but also increasingly by 
individual investors.

Investments in dedicated listed infrastructure strategies have  
grown more than ten-fold over the past five years.

Exhibit 8: Listed Infrastructure Assets Under Management
$ billions
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At December 31, 2014. Source: eVestment Alliance.
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An Expanding Range of Implementations 

Growing recognition of the need for diversification, competitive returns, and income 
has led to an increasing variety of implementations for infrastructure as an alternative 
asset class: 

• Listed infrastructure is used as a sleeve in custom target-date funds, which 
require liquidity and daily valuation. 

• Defined-contribution platforms are including infrastructure mutual funds as part 
of their alternative investment offerings. 

• More institutions are deciding to make a strategic allocation to real assets,  
using listed infrastructure as a complement to their private investments. 

• Smaller institutions that lack the scale for private infrastructure investments  
are using listed infrastructure to diversify their real asset allocations.

• Wealth management firms are adding infrastructure mutual funds to their 
discretionary asset allocation models to enhance risk-adjusted portfolio returns.

A Dual-Allocation Strategy of Listed and Private
A portfolio that includes both listed and private infrastructure offers distinct 
advantages over private allocations alone, in our view, providing liquidity, global 
asset diversification, and a complementary opportunity set.

Liquidity
While investors with long-dated liabilities may dismiss the need for liquidity, the ability 
to easily change allocations through the public market can be valuable in  
helping investors manage asset-allocation goals and cash flows. Consider that 
capital in private funds is typically not accessible during the investment period, which 
can last 10 years or more. This limits the opportunities to rebalance allocations or 
distribute funds. Furthermore, if markets suffer a downturn, investors may have to ride 
out a decline in asset values over many years. By including listed infrastructure in an 
allocation, investors can rebalance regularly, reinvest cash distributions, and better 
reflect their dynamic, real-time market views in their portfolios. 

The liquidity of a dual listed/private strategy also provides greater flexibility when 
executing an infrastructure allocation. Exhibit 9 illustrates the challenges that private 
infrastructure funds have had investing capital. On average, investors in private 
funds from 2007 had the last of their capital commitments called up just last year. 
By contrast, investors with a listed strategy generally have the ability to implement 
their full target allocation on day one.

Similar to what we’ve seen with listed real estate over the past  
20 years, listed infrastructure is being used in an ever-widening array  
of implementations.
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Diversification
Whereas private infrastructure funds will typically invest in a handful of assets, 
a global listed infrastructure portfolio will generally hold 40 or more securities 
representing hundreds of assets. Listed infrastructure can help provide adequate 
geographic and business diversification, particularly in a period of elevated 
regulatory and political risks. While private fund managers factor various risks into 
their asset selection, it is harder to manage when dealing with a small number of 
assets and a short list of opportunities.

A Complementary Opportunity Set
The listed infrastructure universe includes nearly 400 companies with combined 
market capitalization of approximately $2.6 trillion. This universe offers access to a 
wide range of investment themes, including some that are only available through 
listed companies. For example, investors looking to target Chinese toll roads or 
Brazilian water will find few, if any, opportunities in the private market. Conversely, 
some types of assets are more commonly accessible in the private market, 
including social infrastructure such as schools and hospitals. By investing in both 
listed and private assets, investors have the ability to target a broad range  
of opportunities with different risk/return profiles. 

Exhibit 9: Capital Called for Investment by Private Infrastructure Funds as 
a Percentage of Total Commitments, by Vintage Year

Weighted Called Percent of Capital(a)

Uninvested Capital
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Listed infrastructure 
can help investors reach 
their target allocations

2008 2013 201420122011201020092004 20062005 2007

At December 31, 2014. Source: Preqin Infrastructure Online. 

(a) Instances where the called percentage exceeds 100 reflect contributions in excess of  original commitments that have since been called for investment. 
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Conclusion and Allocation Recommendation

An Attractive Solution for Real Assets Investors 
The massive demand for global infrastructure investment is likely to remain a 
major theme in our economy for decades to come. This should present investors 
in both the listed and private markets with a wealth of opportunities over time, as 
tens of trillions of dollars will be needed to upgrade aging infrastructure assets in 
developed markets and expand capacity in emerging markets. 

Near term, we believe competition in the private market is likely to increase amid 
an influx of buyers pursuing a market that has limits on the number of marketable 
assets at a given point in time. We expect this will drive more investors to consider 
the potential benefits of using listed infrastructure as a complement to private 
investments:

• Listed infrastructure features the same types of long-lived assets as those  
held in private investments, with predictable revenues from regulated, 
concession-based, and contracted businesses. 

• Listed infrastructure has the same underlying performance drivers as private 
infrastructure, resulting in a long-term risk/return profile that we believe is 
comparable to that of privately owned assets.

• The liquidity of publicly traded securities provides greater ability to execute  
and manage an infrastructure allocation.

• A global listed infrastructure portfolio gives investors an ownership stake in 
dozens or even hundreds of assets, helping to mitigate political and regulatory 
risks specific to a given country or subsector.

• Investors can pursue targeted allocations to infrastructure trends that are  
only available through listed companies.

Return Expectations for Listed Infrastructure 
An analysis of the implied expected return for listed infrastructure can help  
investors evaluate whether private infrastructure funds are generally providing 
adequate returns. Based on funds in the Preqin Infrastructure Index since 2006, 
which includes vintages earlier than 2006, private infrastructure funds provided  
a median net internal rate of return (IRR) of 8.8% through December 31, 2014.  
From this, we can approximate a comparable expected return for listed 
infrastructure, shown in Exhibit 10. From 8.8%, we back out a 2% return premium  
for what we estimate private investments should deliver given their higher leverage. 
We take off an additional 2.5%, which we estimate as fair compensation for the 
illiquidity of private funds, although this may be as much as 5% for some investors. 
This leads us to conclude that an expected return of 4.3% for listed infrastructure  
would be comparable to historical private-market returns.

We believe listed infrastructure offers an attractive way for investors 
to participate in the multi-trillion-dollar need for global infrastructure 
investment over the next several decades.
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Actual returns for listed infrastructure have meaningfully exceeded the 4.3% return 
implied by historical private-market pricing. Using the same end date as the Preqin 
data series (December 31, 2014), listed infrastructure had a 10-year annualized return 
of 7.8%, which we believe is representative of a full market cycle. Our total-return 
outlook for global listed infrastructure is 7–10%, based on a 3–4% dividend yield and 
4–6% long-term cash flow growth, assuming no expansion or contraction in earnings 
multiples. Based on these figures, private infrastructure would need to produce a 
13–14% IRR to be in line with comparable listed-market expected returns.

Allocation Recommendation
As institutions become more familiar with the asset class, we expect investments 
in listed infrastructure to increase over time as part of a real asset allocation. While 
overall portfolio allocations to real assets may vary meaningfully, we believe that  
15–25% of a real assets portfolio should be dedicated to infrastructure. For 
example, investors with a modest 10% allocation to real assets might invest 2–3%  
of their portfolio in infrastructure. A more aggressive adopter of real assets—
such as an endowment with 30% of their portfolio in real assets—may have an 
infrastructure allocation as high as 7% of the overall portfolio. Based on the merits, 
we believe listed infrastructure should be a core part of this allocation.

Exhibit 10: Private Market Pricing Undervalues the Expected Return 
of Listed Infrastructure
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At December 31, 2014. Source: Preqin, Morningstar, and Cohen & Steers.

(a) Reflects the total-return impact of  the difference in leverage, typically 70% for private infrastructure funds and 50% for listed infrastructure companies. 
(b) Historical private infrastructure net IRR represented by the median since-inception net IRR of  funds in the Preqin Quarterly Infrastructure Index at each 
calendar year end since 2006. Since-inception net IRRs are defined as the median net IRR across all vintages of  funds in the Preqin Infrastructure Index 
reporting net IRRs for each time period. (c) Listed infrastructure represented by the UBS Global 50/50 Infrastructure & Utilities Index 10-year annualized 
total return. See page 14 for index definitions and additional disclosures.

We recommend that infrastructure constitute 15–25% of a real  
asset allocation, or 3–7% of an overall portfolio.
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Index Definitions
An investor cannot invest directly in an index and index performance does not reflect the deduction of  any fees, expenses or taxes.

The BofA Merrill Lynch U.S. 7–10 Year Treasury Index is composed of  U.S. Treasury Notes with a 7–10 year maturity.

The Dow Jones Brookfield Global Infrastructure Index measures the stock performance of  publicly listed infrastructure companies. The index intends to measure all sectors of  the 
infrastructure market.

The FTSE Global Core Infrastructure 50/50 Net Tax Index is a market-capitalization-weighted index of  worldwide infrastructure and infrastructure-related securities and is net of  dividend 
withholding taxes.

The FTSE NAREIT Equity REIT Index is an unmanaged, market-capitalization-weighted index of  all publicly traded U.S. REITs that invest predominantly in the equity ownership of  real 
estate, not including timber or infrastructure. 

The Green Street Advisors Commercial Property Price Index is a time series of  unleveraged U.S. commercial property values that captures the prices at which commercial real estate 
transactions are currently being negotiated and contracted.

The MSCI World Index consists of  a wide selection of  stocks traded in 23 developed countries. It is weighted for market capitalization and is considered an important benchmark of  the 
state of  global stock markets.

The NCREIF Fund Index-Open-End Diversified Core Equity Index, or NFI-ODCE, is a capitalization-weighted, gross-of-fees, time-weighted return index reporting both historical and 
current results of  30 open-end commingled funds pursuing a core investment strategy. 

The Preqin Infrastructure Index is calculated on a quarterly basis using data from Preqin Infrastructure Online. Index performance captures quarterly cash flow transactions and NAVs 
reported for 147 individual unlisted infrastructure partnerships, net of  fees.

The S&P 500 Index is an unmanaged index of  500 large-capitalization, publicly traded stocks representing a variety of  industries.

The S&P Global Infrastructure Index measures the performance of  the global infrastructure sector and includes three distinct infrastructure clusters: utilities, transportation and energy.

The UBS Global 50/50 Infrastructure & Utilities Index (net of  dividend withholding taxes) tracks a 50% exposure to global developed market utilities sector and a 50% exposure to global 
developed market infrastructure sector. The utilities sector excludes the subsector generation utilities. The index is free-float market-capitalization-weighted and is reconstituted annually 
with quarterly rebalances.

This material is provided for informational purposes only and reflects the views of  Cohen & Steers, Inc. and sources believed by us to be reliable as of  the date hereof. No representation 
or warranty is made concerning the accuracy of  any data compiled herein, and there can be no guarantee that any forecast or opinion in these materials will be realized. This is not 
investment advice and may not be construed as sales or marketing material for any financial product or service sponsored or provided by Cohen & Steers, Inc. or any of  its affiliates or 
agents.
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About Cohen & Steers
Cohen & Steers is a global investment manager specializing in liquid real assets, including real estate securities, listed 
infrastructure, commodities, and natural resource equities, as well as preferred securities and other income solutions.  
Founded in 1986, the firm is headquartered in New York City, with offices in London, Hong Kong, Tokyo, and Seattle.
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