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I
nvestors make asset allocation decisions for a variety of reasons. Among the most central, in our view, are: 1) risk-
adjusted returns, 2) diversification benefits, and 3) factor and macroeconomic exposures. Over the last several 
decades, the analysis behind decision-making that started with classic equity/fixed income portfolio blends has 
become more sophisticated, incorporating hedge funds (limiting beta), private equity (reducing correlations and 

volatility), commodities (providing inflation linkage and protection), and other notable asset classes. These all serve some 
combination of the three central attributes noted above. 

As the tools for analyzing exposures and optimal portfolio composition evolve, we believe that listed infrastructure 
deserves a close look. The space – call it an asset class, a sector, or just a disparate collection of relatively stable cash-
flowing assets – provides the potential for positive upside/downside capture spread relative to most listed options, positive 
correlation to inflation, higher cash flow stability than the broader market, and lower volatility than most equities. In other 
words, whatever term we apply to global listed infrastructure (GLI) from the list above, it provides the potential for solid 
risk-adjusted returns and adds material diversification and completion portfolio benefits for investors. At this point in the 
market and economic cycle – mature or slowing global growth, central bank policies becoming more accommodative, 
negative nominal and/or real rates – allocations to GLI should be increasing. 

In the paper that follows, we address the case for GLI, defining the space, looking at its attributes and characteristics, and 
its optimal use in a portfolio. We also will address the importance of identifying and using the proper GLI universe, and how 
that ultimately leads to more efficient portfolios when combined with global equities, midstream energy (and/or MLPs), 
REITs, and private/unlisted infrastructure.
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Unpacking the Benefits of Using GLI in a Portfolio
Historical data support the view that GLI compares favorably to global equities, as shown in Figure 1. 

Over the last 10 years – a period that has been very good for risk assets generally, and equities in particular – not only 
has GLI outperformed global equities, but has done so while demonstrating a positive upside/downside capture spread, 
and posting a much stronger Sharpe ratio by virtue of its lower volatility. The upside/downside capture spread, and better 
Sharpe ratio, should become even more important portfolio factors as this cycle nears its end and volatility increases. 
Standard deviations and relative beta to the market come into play when looking at the defensiveness of the asset class, 
and we analyze them as well later in this paper. But, beginning with the end in mind: GLI represents an underappreciated 
portfolio addition that can add value to most portfolios now as well as across the market cycle.

Infrastructure: The Secular Backdrop
In 2016, the McKinsey Global Institute issued an updated report highlighting the needed spend on infrastructure assets 
on a global basis between 2016-2030. The astounding figure came to $49.1 trillion, with the annual amount set at $3.3 
trillion. These figures can be dovetailed with the overall D+ grade given to U.S. infrastructure by the American Society of 
Civil Engineers in its 2017 Report Card.

The McKinsey forecast suggests three highly relevant factors when considering the need, and hence the opportunity, for 
infrastructure investing. First, in spite of the focus that has been placed on the world’s lagging infrastructure investments 
in the recent past, spending as a percentage of GDP has actually fallen in 11 of the G20 economies in the period since the 
global financial crisis. Second, the shortfall of current spending implies a $350 billion annual deficit against the $3.3 trillion 
need. We would posit that merely by helping fill the shortfall alone, infrastructure investment growth would be prodigious. 
Third, the gap in spending cited above would triple if the new UN Sustainable Development Goals are included.1 There is 
a lot of investing yet to come; private capital – listed and unlisted – can help fill that need in a productive way.

Reviewing the Asset Class
Infrastructure is composed of utility, transportation, midstream energy, and telecommunications businesses. It is an asset-
heavy space whose businesses exhibit some highly favorable investment characteristics, many of which we detail in 
Figure 3. 

First, by providing largely essential services – principally the generation, transmission, and/or distribution of energy, 
electricity, water, data, people, and goods – many of these businesses exhibit high degrees of demand inelasticity. Second, 
infrastructure assets and businesses also tend to have economic moats around their enterprises, high barriers to entry, 
and/or are outright monopolies. Third, as a result of the first two attributes cited above, they exhibit a much higher degree 
of cash flow stability than typical equities, leading, in turn, to more stable valuations and outperformance during periods of 
market downturns (see Downside Capture in Figure 1). 
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1 Source: McKinsey; https://www.mckinsey.com/industries/capital-projects-and-infrastructure/our-insights/bridging-global-infrastructure-gaps as of June 2016.
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Source: Bloomberg, eVestment, CenterSquare.  Note: All figures are 10-year annualized total return figures as of May 31, 2019.  GLI results are represented 
here by the FTSE Developed Core Infrastructure 50/50 Index, global equities are represented by the MSCI ACWI. Refer to disclosures at the end of this 
document for upside/downside capture.

Figure 1: Comparative Global Listed Infrastructure (GLI) Metrics (10-Year)



Figure 2 illustrates the cash flow stability we 
see evident in GLI companies. Looking back 
against the year-over-year changes in cash 
flow/EBITDA generation of global equities since 
1996, we see several periods of negative growth 
for global equities, and none for GLI – including 
during the global financial crisis. As a result of 
this cash flow stability, this asset class can be 
a significant volatility-dampening instrument 
in portfolio construction. The reasons for this 
stability can be found in the drivers for earnings 
and cash flows within each infrastructure sector 
(see Figure 3). 

Analyzing the information in Figure 3 shows 
that approximately 60-70% of the revenues 
for core infrastructure companies and assets 
is determined by regulated or regulated-like 
activity. While there is a larger percentage of 
volumetrically-linked revenues in some areas of 
infrastructure – freight rails, power generation, 
satellites, for instance – these are on the 
periphery of the core universe and can be used opportunistically to increase or decrease leverage to the cyclical economy. 
Overall, the various exposures listed in Figure 3 can help provide context for the positive upside/downside capture cited 
in Figure 1: the group has less cyclical exposure than most of the broad equity universe, and is very often supported by a 
revenue floor independent of volumes in periods of economic distress. 
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Figure 2: Y/Y Cash Flow Changes – Global Equities vs GLI  
(1996-2018)

Source: Bloomberg, CenterSquare. Note: EBITDA being used as a proxy for cash flow in 
this analysis. Global equities are represented by the MSCI ACWI, and GLI is represented 
by the FTSE Developed Core Infrastructre 50/50 Index. EBITDA changes are Y/Y for index 
constituents in aggregate for each period. 

Sector/Sub-Sector Asset Description Regulatory Oversight Revenue Drivers

Utilities
Networks Wires & pipes (electric, gas, water) Full regulation Regulated asset base * allowed return
Integrated/Hybrid Vertically integrated generation, transmission, 

distribution
Wires & pipes regulated; generation may or may 
not be

Regulated asset base * allowed return; 
commodity or demand-linked pricing

Generation Power generation Generally not regulated Commodity or demand-linked pricing
Transportation

Freight Rails Industrial transportation Light regulation of tariffs/bi-lateral contracts Volume, freight mix
Passenger Rails Commuter, business, leisure travel Passenger fees often regulated; retail and real 

estate components not
Passenger load partly determined by GDP 
activity

Toll Roads New-build or existing road infrastructure Fully regulated, with frequent inflation true-ups Passenger load partly determined by GDP 
activity; less volatile than airports

Airports Terminals, runways, parking, retail Air revenues fully regulated, generally with 
inflation-linked tariff re-sets; retail may or may not 
be regulated

GDP activity, usually with positive multiplier; 
global travel demand

Seaports Can be concessions or directly owned Mostly negotiated bi-lateral contracts; lightly 
regulated

Global GDP and trade

Energy
Pipelines Gathering pipes, larger long-haul liquids and/or 

gas transmission pipes
Long-haul pipes may have regulated ROEs on 
regulated asset base; shorter-haul pipes typically 
negotiated rates

Regulated asset base * allowed return; take-or-
pay capacity payments; volumetrically-linked 
cash flows

Processing & Storage Commodity processing and temporary storage 
facilities

Generally negotiated rates Can be volume-dependent or take-or-pay 
capacity contracts

LNG Export (liquefaction) or import (re-gasification) 
facilities and piers 

Not regulated - negotiated rates Can be volume-dependent or take-or-pay 
capacity contracts

Telecommunications
Cell Towers Macro towers, small cells, etc. - backbone of 

wireless infrastructure
Negotiated rates Tower touches by telecom carriers - changes to 

existing equipment
Satellites Variety of broadcast, maritime, defense 

purposes; usage for some 5G applications 
increasing

Negotiated rates Subscribers and data flow

Figure 3: GLI Characteristics, Drivers, & Exposures

Source: CenterSquare.
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Importantly, most of the revenues are also positively linked 
to inflation – the economics of all of the non-regulated 
assets exhibit this trait as a matter of course; among the 
regulated assets, toll roads, airports, and European utilities 
almost all have tariffs tied to inflation measures, with many 
US utilities increasingly utilizing forward-looking regulatory 
mechanisms or explicit inflation measures to insulate 
economic performance. We continue to see this positive 
inflation-linkage as one of the more underappreciated 
aspects of infrastructure investing, at least in the US. 

Further, considering we are at an inflection point in global 
central bank monetary policies – with a shift away from 
tightening to a more accommodative stance – it is worth 
noting that the usual drivers of such a change in policy 
presage local or global economic slowing; this is a climate 
in which infrastructure has historically performed well (see 
Figure 4).

Thematically and Strategically Attractive
Given the long runway for capital investment required to fund the shift to a 21st Century future – substantial growth in data 
capacity and demand, the rise of renewable energy, the shifting utility-customer relationship toward distributed energy 
generation, the emergence of autonomous and electric vehicles – infrastructure businesses and assets sit at the nexus 
of several industries poised for multi-decade growth and change. Coupling those secular themes with structurally stable 
and inflation-protected cash flows, low volatility and defensive equities, and investment characteristics that point toward 
attractive diversification benefits and risk-adjusted returns, we see GLI emerging as a defined and expanding portfolio 
allocation. Use of the asset class in portfolio allocation can be seen in many ways – whether it be as a supplement to 
existing global equities, MLPs/midstream energy, REITs/real assets, or unlisted infrastructure. 

Infrastructure as a Diversifier: 
Defining the Universe & 
Determining Exposures
While we think GLI can add value to 
allocations across multiple verticals, 
we would call attention to the fact that 
depending on how the universe is 
defined and composed, performance 
and risk can vary quite widely. 

Varying definitions of the GLI asset 
class among the major index providers 
leads to drastically different risk profiles 
and exposures. When GLI is utilized 
optimally, investors should eschew as 
much commodity and cyclical exposure 
as is practical, in favor of emphasizing 
those assets whose contract lives 
are long (20 years or more), whose 
counterparties are investment grade 
or well back-stopped, and whose cash 
flows will consequently be more stable 
in periods of economic turbulence. 

Figure 5 shows that as GLI is added 
to a global equity allocation, there is a 
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Figure 4: GLI Performance Across Inflation Regimes

Source: Bloomberg, University of Michigan Median Expected Change in 
Prices During the Next Year Survey, CenterSquare. Note: As of March 
31, 2019. Refer to disclosures for indices represented by these global 
categories. Performance is presented as annualized total returns.
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Figure 5: Blended GLI and Global Equity  
Allocations Risk and Return (10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented by the MSCI ACWI. GLI 
attributes are represented here by the FTSE Developed Core Infrastructure 50/50 Index; figures 
are for the 10 year period ended May 31, 2019. Refer to disclosures at the end of this document for 
blending methodology.



noticeable decline in the standard deviation of the blended portfolio. The FTSE Developed Core Infrastructure 50/50 Index 
(FTSE Dev 50/50), which we use as our representative example of GLI in Figure 5, has an annualized standard deviation 
of 10.53% over the past 10 years compared to 13.36% for global equities. Furthermore, GLI can also enhance portfolio 
returns with the FTSE Dev 50/50 showing an annualized return of 11.26% compared to 10.01% for global equities over 
the last 10 years. 

While Figure 5 provides evidence showing how the addition of the GLI asset class to a portfolio produces diversification 
benefits, this is not universally the case across GLI indices. Investors must think carefully about the underlying makeup of 
the S&P Global Infrastructure Index (S&P Global Infra), the Dow Jones Brookfield Global Infrastructure Composite Index 
(DJ Brookfield - or DJ Bkfld - Global Infra Composite), and the FTSE Dev 50/50 when choosing how to access their GLI 
exposure. The consequences of this choice can dramatically impact factor exposures, macro leverage, risk, volatility, and 
returns. In short, benchmark selection and universe definition may be among the more vital factors in helping determine 
whether and how GLI may improve asset allocation and portfolio composition.

The Options for Listed Infrastructure: Using the Right Benchmark is Critical
Of the three core index providers (Figure 6), the S&P Global Infra index has the longest track-record and most asset 
managers in the space have chosen this index. However, we believe it has fundamental flaws in its construction that 
create too much cyclical exposure that is not truly representative of the GLI asset class characteristics defined above. 
Specifically, the S&P Global Infra index is only comprised of 75 constituents and has approximately 69% concentrated 
in more cyclical sectors (transports and energy); it also lacks any telecom (tower) exposure. The cyclical tilt leads to risk 
metrics that we believe are closer to global equities.

By comparison, the DJ Brookfield Global Infra Composite typically contains ~100 constituents and the FTSE Dev 50/50 
usually contains ~150 constituents. Both indices have a more balanced composition than the S&P Global Infra index with 
52% of the DJ Brookfield Global Infra Composite and 41% of the FTSE Dev 50/50 represented by energy and transports. 
Despite the more balanced appearance of the DJ Brookfield Global Infra Composite, it contains significantly more energy 
exposure than the FTSE Dev 50/50 (36.5% vs 12.1%), which is perhaps the most volatile and commodity-driven sector in 
GLI. As a result of analyzing these factors, we believe that the FTSE Dev 50/50 provides the best representation of GLI 
as evidenced by its balanced sector exposure (cyclical/defensive). The attractiveness of the FTSE Dev 50/50 is further 
supported by the relative risk/return metrics presented in Figures 7 and 8.

Relative Risk Metrics
The balanced nature of the of FTSE Dev 50/50 is best highlighted through comparing the relative risk metrics of the 
various GLI indices vs global equities. As shown in Figures 7 and 8, the FTSE Dev 50/50 captured 70% of the upside 
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Figure 6: Sector Exposures Across the GLI Universes

Source: Bloomberg, Dow Jones/Brookfield, S&P, CenterSquare as of December 31, 2018. Sector Allocations are subject to change.
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relative to global equities compared to only 51% of the downside over the last 10-years. The 19% spread between the 
upside and downside capture demonstrates how GLI can help offset the downside risk of a global equity allocation while 
preserving most of the upside. 

By comparison, over the past 10-years, the S&P Global Infra index saw 79% upside capture and 80% downside capture, 
a slightly negative spread that demonstrates the more cyclical exposure of the benchmark. The DJ Brookfield Global 
Infra Composite had a positive spread over the 10-year period (78% upside capture and 60% downside capture), but the 
5-year outcome is far less appealing. Over the 5-year period the index experienced 69% of the upside and 81% downside 
capture. We believe the difference in the 5- and 10-year statistics could be driven by the energy exposure in the index and 
the significant changes in the energy space in the recent past that we view as likely to continue, making the longer term 
results from this index unlikely to be repeated.

The growth in energy from 2009-2014 was supported by the shale boom in the United States and the repositioning/
expansion of US pipeline infrastructure as a result. With the successful build-out of billions of dollars of new pipeline 
infrastructure, followed by the late-2014 OPEC supply shocks, more prudent balance sheet/cash flow management, and 
the early stages of what we see as a secular shift away from fossil fuel usage, we believe energy growth has matured. 
If true, this may hamper earnings growth and investment returns – both of which may bode poorly for an index with an 
oversized weight to energy.

As a complement to upside and downside capture, market 
beta tells a similar story. The FTSE Dev 50/50 has a beta 
of 0.56 and 0.60 relative to global equities over the past 5- 
and 10-years. We believe this is consistent with the longer-
term business models, sustainable cash flows, and overall 
stable fundamental characteristics of true GLI exposure. 

On the other hand, the S&P Global Infra index’s cyclical 
nature is highlighted through the 0.79 beta over the past 
10-years. The DJ Brookfield Infra Composite’s beta, at all 
points higher than that of the FTSE Dev 50/50, is highest 
among the major GLI indices over the last 5-years – a 
fact we believe is attributable to the changing energy 
fundamentals and shorter crude cycle we see emerging. 
Again, we see these as good reasons to moderate energy 
exposure in a GLI allocation.

0.56 0.60

0.74
0.680.69

0.79

5-YR 10-YR

FTSE Dev 50/50 DJ Bkfld Infra Comp S&P Global Infra

Figure 8: Upside and Downside Capture  
vs Global Equities (10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019. Refer to disclosures 
at the end of this document for upside/downside capture.

Figure 7: Upside and Downside Capture  
vs Global Equities (5-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019. Refer to disclosures 
at the end of this document for upside/downside capture.
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Figure 9: Beta vs Global Equities  
(5- and 10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019.
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Absolute Risk and Return
As mentioned previously, GLI can reduce risk and enhance returns. Over the previous 5- and 10-year periods, only 
the FTSE Dev 50/50 provided higher returns relative to global equities in both time frames. At the same time, while 
outperforming global equities, the FTSE Dev 50/50 had the lowest standard deviation of the GLI universes. 

This point is also further supported by the Sharpe ratios over the past 5- and 10-year periods (Figures 12 and 13). 
The FTSE Dev Core 50/50 had the highest Sharpe ratio over both periods (0.59 and 1.03 respectively), while the S&P 
Global Infra index (0.35/0.68 for 5/10-year) had a lower Sharpe Ratio than global equities (0.44/0.72 for 5/10-year). The 
DJ Brookfield Global Infra Composite showed a material difference in its 5- and 10-year Sharpe Ratio (0.23 and 0.98) 
reminding investors once again of the different environments for energy and the exposure that comes with that index.

Defining the Universe & Choosing an Index
As we have demonstrated above, we believe that choosing the correct access point and universe for GLI exposure is 
essential to enhancing returns and reducing risk. 

In our view, the most commonly used index (S&P Global Infra index) has too much weight in cyclicals, which causes us to 
believe it is both a poor representation of the asset class, and too volatile in negative market environments. The increased 
risk-profile of the S&P Global Infra index is apparent through the inferior upside/downside capture spread, higher beta, 
and lower Sharpe ratio compared to the FTSE Dev 50/50. In our opinion, the DJ Brookfield Global Infra Composite 
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Figure 11: Annualized Standard Deviations 
(5- and 10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019.

Figure 10: Annualized Total Returns 
(5- and 10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019.

Figure 13: Sharpe Ratio (10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019.

Figure 12: Sharpe Ratio (5-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019.
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provides better exposure to the asset 
class compared to the S&P Global 
Infra index, but its energy weight is 
problematic as is noticeable by its 
decline in risk/return profile over the 
most recent 5-years (see Figure 14). 

As the data above clearly shows, the 
FTSE Dev 50/50 has the most balanced 
cyclical/defensive weighting, which is 
supported by its relative risk metrics 
and superior Sharpe ratios. As a result 
of this analysis, we concluded that the 
FTSE Developed Core Infrastructure 
50/50 provides the best pure-play entry 
point into gaining GLI exposure that 
may enhance returns and decrease 
risk.

GLI: Finding the Best Fit – 
Adding Value in Multiple Ways
Based on the results of our research, 
outlined in the section above, we 
see the FTSE Dev 50/50 as the best 
representation of GLI exposures and 
characteristics, and will use it as our proxy for GLI metrics in this last section of the paper. The next step in our process is 
blending GLI into other allocations to analyze its effect on risk and returns. 

As we’ve noted several times above, we believe GLI can enhance risk/return characteristics when compared with real 
asset, global equities, and midstream/MLP allocations. As seen in Figures 15 and 16, Sharpe ratios on a 5 and 10-
year basis are higher for GLI relative to other asset classes, reflecting the stability of cash flow generation and inflation 
protection, while mitigating commodity exposure without foregoing cyclical upside participation. 

GLI has the highest Sharpe ratio (Figures 15 and 16) over both periods (0.59 and 1.03 respectively), greater than global 
REITs (0.42/0.75 for 5/10 year) and global equities (0.44/0.72 for 5/10 year). Compared with MLPs, the Sharpe ratio for 
GLI is more than double on a 10-year basis. MLPs had by far the lowest Sharpe ratios (-0.38/+0.42 for 5/10 year) reflecting 
volatility in the crude oil market, structural slowdown in pipeline growth, and the consequent impact on midstream/MLP 
equities, especially in the last 5 years. 
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Figure 16: Asset Class Sharpe Ratios (10-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019. Refer to category 
definitions in the disclosure statements.

Figure 15: Asset Class Sharpe Ratios (5-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019. Refer to category 
definitions in the disclosure statements.
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Figure 14: Blended GLI and Global Equity  
Allocations Risk and Return (5-Year)

Source: eVestment, CenterSquare. Note: Global equities are represented here by the MSCI ACWI; 
figures as of May 31, 2019. Refer to disclosures at the end of this document for blending methodology.



Market betas and downside capture tell a similar story. On 
beta (Figure 17), GLI offers the lowest systematic risk on 
a historical basis when compared against global equities 
– comfortably lower than REITs and MLPs over the 5- and 
10-year periods. 

Figures 18 & 19 explore upside/downside capture for GLI 
and its real asset and equity alternatives, demonstrating 
favorable characteristics against a wide set of investment 
options. 

Historical downside capture for GLI has been far better than 
MLPs (51% versus 95% on 10-year basis), and even better 
than nominally defensive REITs at 78%. 

A meaningful utility weighting may provide downside 
protection during market corrections, and effectively 
dampens GLI’s cyclicality. Looking at spreads between 
upside and downside capture, on a 5-year basis GLI had 
a positive 14% spread. The spread was even wider on a 
10-year basis at 19%. In fact, GLI has had the largest positive spread between upside and downside capture of any of 
these asset classes when compared to global equities on both a 5- and 10-year basis. MLPs had a negative spread in 
both periods, highlighting the attractiveness of GLI relative to pure play midstream energy. As either a complement to 
existing midstream energy exposure, or an outright substitution, a GLI strategy with a prudent, limited weight to energy 
may provide access to midstream energy’s characteristics and beta, while potentially shielding investors from most of its 
volatility. 

Based on the data presented above, an analysis of several individual factors indicates that adding GLI to a portfolio 
allocation has historically enhanced returns and reduced risk. To underline the point, we blended GLI with various real 
asset and global equities allocations to directly compare historical risk and return characteristics over a 5- and 10-year 
basis.

As can be seen in Figure 20, there is a distinct decline in standard deviation and rise in portfolio returns when adding GLI 
to either global equities or MLPs over the last 10 years. While blending GLI with REITs is not return enhancing (returns 
are the same), adding GLI to a global REIT allocation – creating an enhanced real assets blend – has been  dramatically 
volatility-reducing (26% reduction in standard deviation over the last 10 years).

Refer to important disclosures at the end of this material including index disclosures. The statements and conclusions made in this material are not guarantees  
and are merely the opinion of CenterSquare and its employees.  Any statements and opinions expressed are as of the date of publication, are subject to change as  

economic and market conditions dictate, and do not necessarily represent the views of CenterSquare. Past performance is not indicative of future results.
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Figure 19: Relative Upside/Downside  
Capture vs Global Equities (10-Year)

Source: eVestment, CenterSquare. Note: Global equities in this 
comparison are represented here by the MSCI ACWI; figures as of May 
31, 2019.

Figure 18: Relative Upside/Downside  
Capture vs Global Equities (5-Year)

Source: eVestment, CenterSquare. Note: Global equities in this 
comparison are represented here by the MSCI ACWI; figures as of May 
31, 2019.
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Source: eVestment, CenterSquare. Note: Global equities are represented 
here by the MSCI ACWI; figures as of May 31, 2019. Refer to category 
definitions in the disclosure statements.

Figure 17: Relative Market Beta vs  
Global Equities (5- and 10-Year)



Complementing Unlisted 
Infrastructure Investments
In addition to providing value to listed 
allocations in global equities, MLPs, and 
REITs, GLI has a role in complementing 
unlisted/private infrastructure portfolios. 
There are three points we think are 
particularly relevant as investors 
consider allocating to either the listed 
or unlisted infrastructure markets. First, 
the unlisted infrastructure universe has 
seen robust fundraising over the last 
several years, leading to a significant 
uninvested backlog, commonly known 
within the industry as “dry powder.” 
Second, this backlog is also helping 
push private market valuations 
higher, making listed alternatives a 
cheaper way to obtain similar asset 
exposure. Third, the performance of 
listed vs unlisted infrastructure over 
time has been remarkably similar, 
even accounting for the lower level of 
transparency and smoothing effects of 
private equity. 

The first of our three points above is highlighted in Figure 21, which shows nearly $200 billion of dry powder awaiting 
investment in US-domiciled private equity infrastructure funds. This backlog will take time to be invested, leaving those 
who’ve made commitments under-allocated to the space relative to target allocations. Additionally, several areas of the 
large and diverse GLI universe are underrepresented in the unlisted universe (e.g. water, US transportation, network 
utilities, etc.), leaving some rather material holes in exposure to desirable assets and sub-sectors – sectors, in many 
cases, that are less volatile and more defensive than broader markets. 

Second, valuations in GLI are attractive compared to private transaction prices – with the public/listed market trading 
at ~30-35% discounts to average private/unlisted deal prices (Figure 22). This provides not only a better entry point for 
those choosing to get their infrastructure exposure through listed, but provides something of a valuation floor under listed 
companies given the considerable bid that exists in the private marketplace at this time. With the aggregate size of capital 
needing to find a home, and the very large size of some recent-vintage fundraising efforts, we expect whole-company 

M&A could be an increasingly attractive option 
for managers of private funds – providing an 
opportunity for valuation uplift among GLI 
equities. 

Third, performance across both groups – listed 
and unlisted – is similar over relevant time periods. 
In fact, GLI has outperformed a representative 
benchmark of private equity infrastructure funds 
over the last 10 years (Figure 23). 

More attractive valuation, competitive 
performance across time, immediate access, 
superior liquidity, and better diversification across 
sectors and regions all highlight why we view 
GLI as an attractive complement or alternative to 
unlisted/private infrastructure allocations.

Refer to important disclosures at the end of this material including index disclosures. The statements and conclusions made in this material are not guarantees  
and are merely the opinion of CenterSquare and its employees.  Any statements and opinions expressed are as of the date of publication, are subject to change as  

economic and market conditions dictate, and do not necessarily represent the views of CenterSquare. Past performance is not indicative of future results.
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Figure 20: Blending GLI Into Various Allocations
(10-Year)

Source: eVestment, CenterSquare as of May 31. 2019. Note: Global equities are represented here 
by the MSCI ACWI. Refer to disclosures at the end of this document for blending methodology.
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Figure 21: Private Infrastructure Uninvested Backlog  
($ billions)

Source: Preqin as of Dec 31, 2018.
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Figure 23: Listed vs Unlisted  
Infrastructure Performance

Source: Preqin / Wilde, Global Listed Infrastructure Organization (GLIO), 
CenterSquare. Note: Listed infrastructure performance represented by 
GLIO return composite as of Jan 31, 2019. 

Conclusion: The Value of GLI
GLI exhibits strong secular demand and cash flow growth, with a markedly higher degree of cash flow stability than listed 
peers in global equities, REIT, and MLP allocations. The level of return and risk benefits vary, however, depending on 
how the sector is defined and composed, with balanced exposures and limited leverage to cyclical and commodity factors 
weighing heavily on performance across the cycle. With the right manager, utilizing a balanced approach, GLI allocations 
can produce sustainable total return and alpha generation, while reducing downside capture and market volatility. These 
lower-risk portfolios stand to benefit from a generation of capital investment flowing into assets that will support the 
backbone of 21st century global commerce. Whether the goal is diversification, factor and macroeconomic exposures, or 
improved risk-adjusted returns, our analysis leads to the conclusion that GLI deserves a role in any portfolio.
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Figure 22: GLI Valuation  
Discount to Private Market

Source: Bloomberg, CenterSquare. Note: As of June 30, 2019. Note: 
Refers to average sector valuations versus private market deal multiples.
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Material in this publication is for general information only and is not 
intended to provide specific investment advice or recommendations 
for any purchase or sale of any specific security or commodity. Due 
to, among other things, the volatile nature of the markets and the 
investment areas discussed herein, investments may only be suitable 
for certain investors.  Parties should independently investigate any 
investment area or manager, and should consult with qualified 
investment, legal, and tax professionals before making any investment.  
Some information contained herein has been obtained from third party 
sources and has not been independently verified by CenterSquare 
Investment Management LLC (“CenterSquare”). CenterSquare makes 
no representations as to the accuracy or the completeness of any of the 
information herein. Accordingly, this material is not to be reproduced in 
whole or in part or used for any other purpose.

Investment products (other than deposit products) referenced in this 
material are not insured by the FDIC (or any other state or federal 
agency), are not deposits of or guaranteed by CenterSquare, and 
are subject to investment risk, including the loss of principal amount 
invested.

For marketing purposes only. Any statements and opinions expressed 
are as at the date of publication, are subject to change as economic and 
market conditions dictate, and do not necessarily represent the views of 
CenterSquare or any of its affiliates. The information has been provided 
as a general market commentary only and does not constitute legal, 
tax, accounting, other professional counsel or investment advice, is not 
predictive of future performance, and should not be construed as an 
offer to sell or a solicitation to buy any security or make an offer where 
otherwise unlawful. The information has been provided without taking 
into account the investment objective, financial situation or needs of 
any particular person.

Any indication of past performance is not a guide to future 
performance. The value of investments can fall as well as rise, so 
investors may get back less than originally invested.

CenterSquare’s Global Infrastructure Composite (the “Composite”) 
includes all discretionary, fee and non-fee paying portfolios invested 
in the Global Infrastructure Strategy (the “Strategy”). The Composite 
was created on September 1, 2016. The Strategy seeks to maximize 
total return consisting of capital appreciation and current income by 
investing in equity securities issued by companies located throughout 
the world that are engaged in infrastructure businesses. The Strategy 
is focused geographically in developed markets and seeks balanced 
exposure to infrastructure sectors including utilities, energy, transports 
and communications generally in line with its benchmark, the FTSE 
Developed Core Infrastructure 50/50 Net Tax Index. The Strategy 
combines top-down macroeconomic and sector research with a 
bottom-up process that incorporates qualitative analysis and a 
proprietary relative valuation process. The Strategy invests principally 
in equity securities that include common stocks, companies organized 
as master limited partnerships (MLPs) and publically-traded real 
estate investment trust securities (REITs) listed on a national or 
other recognized securities exchange. Beginning in March 2018, the 
composite contains a non-fee paying account comprising 100% of 
the Composite. Portfolios are included in the Composite beginning 
with the first full month of performance through the last full month of 
performance.  There is no minimum portfolio size for inclusion in the 
Composite.

Upside / Downside capture refers to the relative performance versus an 
alternative in up or down periods of market performance. For example 
if global equities were up 10% over a given time period and GLI was up 
7% over that same period, that equates to 70% upside capture. In the 

Disclosures
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same example if global equities were down 10% over a given period 
of time and GLI was down 5% over that same period, that  equates to 
50% downside capture.
Blending methodology utilizes eVestment to combine portfolio attributes 
such as risk and return, producing a blended result for different portfolio 
mixes.

This communication is not an offer of securities for sale in the United 
States, Australia, Canada, Japan or any other jurisdiction where to do 
so would be unlawful. CenterSquare has not registered, and does not 
intend to register, any portion of the securities referred to herein in any 
of these jurisdictions and does not intend to conduct a public offering 
of securities in any of these jurisdictions.  This communication is being 
distributed to, and is directed only at, persons in the United Kingdom 
in circumstances where section 21(1) of the Financial Services and 
Markets Act 2000 does not apply (such persons being referred to as 
“relevant persons”). Any person who is not a relevant person should not 
act or rely on this communication or any of its contents. Any investment 
activity (including, but not limited to, any invitation, offer or agreement 
to subscribe, purchase or otherwise acquire securities) to which this 
communication relates will only be available to, and will only be engaged 
with, persons who fall within the target market. This communication is 
an advertisement and is not a prospectus for the purposes of Directive 
2003/71/EC, as amended (such directive, the “Prospectus Directive”) 
and/or Part IV of the Financial Services and Markets Act 2000.  

Any communication of this document by a person who is not an 
authorised person (as defined in the Financial Services and Markets 
Act 2000 (“FSMA”)) is directed only at the following persons in the 
United Kingdom, namely (i) persons falling within any of the categories 
of “investment professionals” as defined in Article 19(5) of the Financial 
Services and Markets Act 2000 (Financial Promotion) Order 2005 
(the “Financial Promotion Order”), (ii) persons falling within any of 
the categories of persons described in Article 49(2) of the Financial 
Promotion Order, (iii) persons falling within the categories of “certified 

high net worth individual” described in Article 48(2) of the Financial 
Promotion Order and “self-certified sophisticated investor” described 
in Article 50a(1) of the financial promotion order and (iv) any person 
to whom it may otherwise lawfully be made. Persons of any other 
description should not review, nor act upon, this document.

For the purposes of Article 19 of the Financial Promotion Order, this 
document is directed at persons having professional experience in 
matters relating to investments. Any investment or investment activity 
to which this document relates is available only to such persons. 
Persons who do not have professional experience in matters relating 
to investments (and in respect of whom another exemption is not 
available) should not rely on this document.

For the purposes of Article 49 of the Financial Promotion Order, this 
document is directed at persons meeting the respective minimum 
criteria specified in Article 49(2) of the Financial Promotion Order (for 
example, partnerships with net assets of not less than £5 million). 
Any investment or investment activity to which this document relates 
is available only to such persons. Persons who do not meet such 
minimum criteria (and in respect of whom another exemption is not 
available) should not rely on this document.

Canada Specific Disclosure 
This document has been prepared solely for information purposes 
and is not an offering memorandum nor any other kind of an offer 
to buy or sell or a solicitation of an offer to buy or sell any security, 
instrument or investment product or to participate in any particular 
trading strategy. It is not intended and should not be taken as any 
form of advertising, recommendation, investment advice or invitation 
to trade. This information is confidential and for the use of the intended 
recipients only. The distribution of this document in Canada is restricted 
to recipients who are qualified “permitted clients” for purposes of NI 31-
103. This document may not be reproduced, redistributed or copied in 
whole or in part for any purpose without prior written consent.

Disclosures Continued

Definition of Indices

GLI: FTSE Developed Core Infrastructure 50/50 Index
Global Equities: MSCI ACWI
Global Infrastructure: For periods after 12/31/2005, FTSE Developed 
Core Infrastructure 50/50 Index. For periods prior to 12/31/2005, Dow 
Jones Brookfield Global Infrastructure Index.
Global Bonds: JP Morgan Global Aggregate Bond Index
MLPs: Alerian MLP Index
REITs: FTSE EPRA / Nareit Deveoped Index
Other Global Listed Infrastructure: S&P Global Infrastructure Index, 
Wilde/Preqin, and GLIO Listed Infrastructure Composite

FTSE Developed Core Infrastructure 50/50 Index 
The FTSE Global Core Infrastructure 50/50 Index and FTSE Developed 
Core Infrastructure 50/50 Index give participants an industry-defined 
interpretation of infrastructure and adjust the exposure to certain 
infrastructure sub-sectors. The constituent weights for these indices 
are adjusted as part of the semi-annual review according to three broad 
industry sectors – 50% Utilities, 30% Transportation including capping 
of 7.5% for railroads/railways and a 20% mix of other sectors including 
pipelines, satellites and telecommunication towers. 
 
Dow Jones Brookfield Global Infrastructure Index 
The Dow Jones Brookfield Global Infrastructure Index measures the 
stock performance of companies that exhibit strong infrastructure 
characteristics. The index  intends to measure all sectors of the 
infrastructure market and is weighted by float-adjusted market 
capitalization. The Dow Jones Brookfield Global Infrastructure Index 
was first calculated on July 14, 2008. 

S&P 500 
The S&P 500 is an index that is considered to be a gauge of the U.S. 
equities market. The index includes 500 leading companies spread 
across the major sectors of the U.S. economy. The index focuses on the 
larger cap segment of the U.S. market and represents approximately 
75% of the market capitalization of U.S. securities. The index is the 
most notable of the many indices owned and maintained by Standard 
& Poor’s, a division of McGraw-Hill Companies.

S&P Global Infrastructure
The S&P Global Infrastructure Index is designed to track 75 companies 
from around the world chosen to represent the listed infrastructure 
industry while maintaining liquidity and tradability. To create diversified 
exposure, the index includes three distinct infrastructure clusters: 
energy, transportation, and utilities.

MSCI ACWI
The MSCI ACWI, which is part of The Modern Index Strategy, is a 
broad global equity index that represents large and mid-cap equity 
performance across 23 developed markets countries. It covers 
approximately 85% of the free float-adjusted market capitalization in 
each country and MSCI ACWI does not offer exposure to emerging 
markets.

FTSE EPRA/Nareit Developed Index 
The FTSE EPRA/Nareit Developed Real Estate Index Series covers 
both the FTSE EPRA/Nareit Equity REITs Index and the FTSE EPRA/
Nareit Developed ex-U.S. Index. Designed to track the performance of 
listed real estate companies and REITs worldwide, the series acts as 
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a performance measure of the overall market.  The Gross benchmark 
presented is based on total return calculations which add the income a 
stock’s dividend provides to the performance of the index. The Gross 
benchmark is presented is gross of withholding taxes and investment 
management fees. The Net benchmark presented is calculated as a 
total return net of foreign withholding taxes on dividends from an U.S. 
investor perspective, and gross of investment management fees.  The 
index changed names on March 23, 2009 and was formerly known as 
the FTSE EPRA/Nareit Global Real Estate Index.

J.P. Morgan Global Aggregate Bond Index 
The J.P. Morgan Global Aggregate Bond Index (JPM GABI) is a 
comprehensive global investment grade benchmark. The JPM GABI 
series represents a new flagship foundation which ties together 
established J.P. Morgan indexes and serves as a platform for future 
index products and tradable offerings. Additionally, the new series 
provides investors with more benchmark options via a flexible 
aggregate index.

Wilde/Preqin
An Index that captures the average returns earned by investors in 
their infrastructure portfolios based on the amount of money invested 
in infrastructure partnerships weighted by the size of each fund. The 
Wilde data can be used to extend the Preqin time series back to June 
2003 to allow for longer comparisons with other indices.

Alerian MLP Index
The Alerian MLP Index is the leading gauge of energy MLPs. The 
cap-weighted index, whose constituents represent approximately 
85% of total market cap, was developed with a base level of 100 as of 
December 29, 1995.

GLIO Listed Infrastructure Composite
The GLIO (Global Listed Infrastructure Organisation) Composite only 
includes companies covered by at least two or more index providers 
from S&P, Dow Jones Brookfield, STOXX, FTSE and GPR.

These benchmarks are broad-based indices which are used for 
illustrative purposes only and have been selected as they are well known 
and are easily recognizable by investors. However, the investment 
activities and performance of an actual portfolio may be considerably 

more volatile than these indices and may have material differences 
from the performance of any of the referenced indices. Unlike these 
benchmarks, actual portfolios are actively managed. Furthermore, 
actual portfolios may invest in substantially fewer securities than the 
number of securities comprising each of these benchmarks. There is 
no guarantee that any of the securities invested in by actual portfolios 
comprise these benchmarks. Also, performance results for benchmarks 
may not reflect payment of investment management/incentive fees and 
other expenses. Because of these differences, benchmarks should not 
be relied upon as an accurate measure of comparison.

FTSE Data disclosure: Source: FTSE International Limited (“FTSE”) 
© FTSE 2018. FTSE® is a trade mark of the London Stock Exchange 
Group companies and is used by FTSE under licence. All rights in the 
FTSE indices and / or FTSE ratings vest in FTSE and/or its licensors. 
Neither FTSE nor its licensors accept any liability for any errors or 
omissions in the FTSE indices and / or FTSE ratings or underlying 
data. No further distribution of FTSE Data is permitted without FTSE’s 
express written consent.

“FTSE®” is a trade mark of the London Stock Exchange Group 
companies, “NAREIT®” is a trade mark of the National Association 
of Real Estate Investment Trusts (“NAREIT”) and “EPRA®” is a trade 
mark of the European Public Real Estate Association (“EPRA”) and all 
are used by FTSE International Limited (“FTSE”) under licence).

The FTSE EPRA/NAREIT Developed Index is calculated by FTSE. 
Neither FTSE, Euronext N.V., NAREIT nor EPRA sponsor, endorse or 
promote this product and are not in any way connected to it and do not 
accept any liability.

The FTSE NAREIT Equity REITs Index is calculated by FTSE. Neither 
FTSE nor NAREIT sponsor, endorse or promote this product and are 
not in any way connected to it and do not accept any liability.

MSCI Data disclosure: Any use of or access to products, services 
or information of MSCI requires a license from MSCI. MSCI, Barra, 
RiskMetrics, ISS, CFRA, FEA, and other MSCI brands and product 
names are the trademarks, service marks, or registered trademarks or 
service marks of MSCI or its subsidiaries in the United States and other 
jurisdictions.

Definition of Indices Continued

About CenterSquare

Founded in 1987, CenterSquare Investment Management is an independent, management-owned real asset manager focused on 
listed and private equity real estate and listed infrastructure investments. As an investor and manager, our success is firmly rooted 
in aligning our firm’s interests with those of our clients, partners and employees, as well as our commitment to alpha-generating research. 
 
CenterSquare Investment Management is headquartered in suburban Philadelphia, with offices in Los Angeles, Denver, London and Singapore. 
CenterSquare is proud to manage investments on behalf of some of the world's most well-known institutional and private investors.
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