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1. KEY TERMS & EXPLANATIONS 

A. Core Instruments 

Term Explanation 

REIT (Real Estate Investment 

Trust) 

A pooled investment vehicle that owns income-generating real 

estate assets — offices, malls, warehouses — and distributes 

most of its income to unit holders. Think of it as a 'mutual fund 

for buildings.' In India, Embassy Office Parks (2019) was the 

first listed REIT. Unit holders earn regular income, much like 

shareholders earning dividends, without owning a property 

directly. 

InvIT (Infrastructure 

Investment Trust) 

A trust structure that pools capital to invest in operational 

infrastructure assets — highways, power transmission lines, gas 

pipelines, renewable energy plants. India has 24+ listed InvITs. 

IRB InvIT and IndiGrid are prominent examples. Unlike equity, 

InvITs offer quasi-bond characteristics: predictable cash flows, 

regulated assets, long concession periods. 

Business Trust / Listed Trust The generic legal umbrella under which both REITs and InvITs 

operate. Governed by SEBI's Business Trust Regulations (2014, 

amended multiple times), these trusts hold stakes in Special 

Purpose Vehicles (SPVs) that directly own the physical assets. 

The trust is listed on stock exchanges, enabling retail and 

institutional investors to participate. 

SPV (Special Purpose Vehicle) A subsidiary company created specifically to hold and operate a 

single project or asset — a highway, a power line, a commercial 

office park. SPVs are the operational engines; the trust is the 

holding and distribution layer above them. Revenue flows from 

assets → SPV → Trust → Unit holders in a structured pipeline. 

Unit Holders Investors in REITs/InvITs are called 'unit holders,' not 

shareholders. They hold 'units' analogous to mutual fund units. 

Their returns come as periodic distributions — a blend of 

dividend, interest, and return of capital — determined by the 

cash flows of underlying assets. 
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B. Financial & Tax Terms 

Term Explanation 

Distributable Cash Flow (DCF) The actual cash available for distribution after meeting 

operational expenses, debt obligations, and maintenance capex. 

Regulations mandate 90% of DCF from SPVs to the trust, and 

90% from the trust to unit holders, ensuring discipline and yield 

predictability. 

MAT (Minimum Alternate 

Tax) 

A tax levied on companies whose book profits are high but 

taxable income is low due to deductions. Rate is 15% on book 

profits. MAT ensures profitable companies pay at least a 

minimum tax. SPVs operating in capital-intensive sectors (infra, 

power) often accumulate MAT credits when their taxable income 

is lower than book profits. 

MAT Credit When a company pays MAT, the excess over normal tax 

becomes a credit that can be carried forward up to 15 years and 

adjusted against future normal tax liability. Infra SPVs build 

large MAT credit pools over years due to accelerated 

depreciation and other allowances that reduce taxable income. 

New Corporate Tax Regime Introduced via the Taxation Laws (Amendment) Ordinance, 

2019. Companies opting in get a lower tax rate (22% vs 30%) but 

must forego most deductions and exemptions. For SPVs, the key 

trade-off: lower headline tax but dividends distributed become 

taxable in unit holders' hands — breaking the single-layer tax 

principle. 

Single-Layer Taxation The principle that cash flows passing through the trust structure 

should be taxed only once — either at the SPV level or at the unit 

holder level, not both. This was explicitly built into India's 

REIT/InvIT framework to make these instruments competitive 

with global infrastructure investment products. 

Dividend Distribution Tax 

(DDT) 

A tax formerly charged on companies distributing dividends, 

paid by the company rather than the recipient. DDT was 

abolished in Budget 2020 and shifted to recipient-based 

taxation. Its earlier presence within SPV structures had 

suppressed REIT/InvIT yields and was a major reform 

milestone. 

Yield Product An investment product whose primary return to investors is 

regular income (yield) rather than capital appreciation. REITs 

and InvITs are designed as yield products — their value 

proposition is steady, predictable distributions, appealing to 

pension funds, insurance companies, and retiree-oriented 

portfolios. 
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Term Explanation 

AUM (Assets Under 

Management) 

The total value of assets managed within the trust structure. 

Indian business trusts now manage approximately ₹10 lakh 

crore in AUM, with ₹4 lakh crore in listed market capitalisation, 

reflecting the scale these structures have achieved in less than a 

decade. 

 

C. Policy & Structural Terms 

Term Explanation 

Asset Monetisation The process of unlocking economic value from existing public 

assets by transferring operational responsibilities to private 

entities while retaining government ownership. REIT/InvIT 

structures enable PSUs to monetise assets (toll roads, power 

lines, pipelines) and recycle capital for new infrastructure 

creation. 

Capital Recycling Governments and PSUs invest in building infrastructure; once 

operational, these assets generate stable cash flows. 

REITs/InvITs allow them to sell operational assets to the trust, 

recover invested capital, and redeploy it to build new assets — 

the flywheel of infrastructure financing. 

Long-horizon Capital Capital that has a long investment timeframe — pension funds 

(30+ year liabilities), insurance companies (20+ year policies), 

sovereign wealth funds (perpetual mandates). These investors 

seek stable, predictable returns over decades, making them 

natural holders of REIT/InvIT units. 

Cost of Capital The minimum return an investor demands for committing 

capital to an investment. Lower policy uncertainty and higher 

yield predictability reduce the risk premium investors demand, 

directly lowering the cost of capital for infrastructure projects. 

Regulatory uncertainty does the opposite. 

Policy Certainty / Regulatory 

Stability 

The assurance that the tax, legal, and regulatory framework 

governing an investment will not change unpredictably. For 

long-duration assets like infra, policy certainty is the most 

critical determinant of investor confidence — more important, 

often, than yield levels themselves. 
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2. MAIN ARGUMENTS & SUBSTANTIVE ANALYSIS 

 

Understanding India's REIT and InvIT framework requires appreciating two simultaneous pressures: 

the country's enormous infrastructure financing gap and the reluctance of global capital to commit to 

markets with uncertain regulatory environments. The following breakdown traces the core thesis, 

supporting evidence, and the tensions that need resolution. 

 

A. The Core Thesis 

Central Argument 

India has built a credible listed business trust ecosystem over a decade. REITs and InvITs now 

serve as the primary institutional bridge between long-duration savings and income-generating 

infrastructure assets. 

Any policy change that disrupts yield predictability — even if technically well-intentioned — risks 

unravelling investor confidence in the entire framework. 

The MAT credit restructuring in Budget 2026 creates precisely this kind of structural disruption 

for SPVs within trusts, and must be corrected through targeted design adjustments without 

dismantling the broader reform direction. 

 

 

B. Key Supporting Arguments 

i. The Infrastructure-Capital Alignment Problem 

• India needs over $1.5 trillion in infrastructure investment through 2030, spanning roads, railways, 

power, urban infrastructure, and logistics. 

• Traditional debt financing (bonds, bank loans) is constrained by banking sector NPA cycles and 

maturity mismatches — banks have short-duration liabilities but infra needs 20-30 year financing. 

• Equity markets, while deep, are driven by growth expectations, not yield — making them 

structurally unsuitable as the primary channel for operational infra assets. 

• REITs and InvITs resolve this by offering a yield-based, listed, regulated instrument that matches 

the long-duration nature of infrastructure with the long-duration needs of pension and insurance 

capital. 

 

ii. The 90% Distribution Mandate — Why It Matters 

• The requirement that 90% of distributable cash flows be passed through the chain (asset → SPV → 

Trust → unit holder) is not merely a regulation; it is the structural commitment that makes the 

instrument a yield product. 
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• This distribution discipline prevents management from retaining cash for discretionary purposes, 

aligning the interests of management with those of unit holders — a governance design choice with 

significant implications for capital allocation efficiency. 

• The predictability that flows from this mandate is what allows institutional investors to model 10-

20 year cash flows with reasonable confidence — the bedrock of long-horizon capital deployment. 

 

iii. The Single-Layer Taxation Principle — The Keystone of the Framework 

• The deliberate construction of a pass-through tax framework ensures that income is taxed only 

once as it flows from asset to ultimate investor. 

• This was a major policy departure from conventional company taxation and required extensive 

deliberation before being embedded in law. Its removal or dilution would fundamentally alter the 

risk-return calculus for investors. 

• The principle mirrors global best practices: US REITs, Singapore Business Trusts, and Australian 

property trusts all operate on similar pass-through taxation frameworks — India's adoption of this 

principle was what made its market internationally competitive. 

• The elimination of DDT (earlier levied at the SPV level) was a landmark step that significantly 

improved yields and attracted sovereign wealth funds and foreign pension capital into India's 

listed trusts. 

 

iv. The MAT Credit Problem — Structural Constraint vs. Transition Challenge 

• Most infrastructure SPVs have accumulated significant MAT credits over years because their 

taxable income (after accelerated depreciation, deductions) is consistently lower than book profits, 

triggering MAT payments. 

• Budget 2026's restructuring links MAT credit utilisation to transition to the new corporate tax 

regime, caps annual utilisation, and discontinues fresh accumulation. 

• For normal companies, this is a manageable transition decision with clear trade-offs. For 

REIT/InvIT SPVs, the choice creates a structural dilemma with no clean exit: 

◦ If SPVs move to the new regime: lower tax rate BUT dividends become taxable in unit holders' 

hands, eroding yields and breaking the single-layer principle. 

◦ If SPVs stay outside the new regime: dividend exemption is preserved BUT accumulated MAT 

credits may lapse unused, and future timing differences may continue to create MAT 

liabilities. 

• This is not a matter of tax planning — it is a structural design conflict that was not anticipated 

when the MAT changes were framed, and needs targeted correction. 

 

v. The Scale & Strategic Stakes 

• India's business trusts manage approximately ₹10 lakh crore in AUM. This is not marginal — it is a 

systemically significant component of the country's financial infrastructure. 

• The National Monetisation Pipeline (NMP) relies on trust structures as primary vehicles. PSU 

monetisation of highways (NHAI InvIT), power transmission (IndiGrid), gas pipelines (Gas 

Authority InvIT) all depend on the trust framework's credibility. 
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• Plans to expand REIT formation by public sector entities — railways land, defence estates, public 

sector office parks — hinge on the framework remaining attractive to long-horizon investors. 

• Any weakening of yield predictability increases the cost of capital across the entire pipeline, not 

just for existing trusts — this is the systemic contagion risk. 

 

C. Counterarguments & Tensions 

Counterarguments Worth Acknowledging 

➤ Revenue Neutrality Concern: Giving SPVs special carve-outs from the new tax regime creates 

differential treatment, potentially incentivising structuring of assets into trust vehicles primarily 

for tax advantages rather than genuine monetisation objectives. 

➤ Complexity Risk: Maintaining multiple tax regimes for similar entities (regular companies vs. 

trust SPVs) increases systemic complexity, compliance costs, and litigation risk. 

➤ Fiscal Cost: Preserving MAT credits and dividend exemptions simultaneously has a revenue 

cost for the government, which must be weighed against macroeconomic benefits of 

infrastructure financing. 

➤ Short-Term vs. Long-Term: The MAT reform is directionally correct in pushing companies to 

simpler tax structures; the problem is implementation design, not intent. 

➤ Market Efficiency Argument: Some argue that if the yield advantage is reduced, the market 

will reprice units rather than collapse — i.e., new investors will enter at lower prices offering 

higher yields. 
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3. HISTORICAL EVOLUTION 

 

The story of infrastructure financing in India is, at its heart, a story of the state's evolving relationship 

with private capital. It moves from colonial extraction through post-independence statism, to 

liberalisation-era public-private partnerships, and finally to the market-based trust structures of the 

2010s and beyond. 

 

Timeline of Infrastructure Financing in India 

Period Key Developments 

Pre-1947 (Colonial Era) Infrastructure built primarily for extraction — railways to move 

resources to ports, roads for administrative control, not 

developmental connectivity. Capital came from London; profits 

left India. The colonial model created physical infrastructure but 

extracted economic surplus — a critical lesson for post-

independence planners. 

1947–1990 (State-Led 

Financing) 

The Nehruvian development state made government the sole 

infrastructure provider. Five-Year Plans channeled budgetary 

resources into power, roads, ports, and telecommunications. 

Public sector undertakings (PSUs) were the primary vehicles. 

This model achieved foundational coverage but suffered from 

fiscal constraints, inefficiency, and the crowding out of private 

investment. 

1991 Reforms (Liberalisation 

Opening) 

The 1991 economic reforms opened infrastructure to private 

participation in telecommunications and power sectors. The 

essential insight: if private capital could be attracted to 

infrastructure, the state could focus its scarce resources more 

efficiently. But the tools for doing so — PPP frameworks, 

regulatory institutions — were still nascent. 

1994–2005 (PPP 

Experimentation) 

Public-Private Partnership models proliferated — BOT (Build-

Operate-Transfer), BOOT, BOO — particularly in roads (NHDP) 

and ports (JNPT). The PPP model worked but had limitations: 

private companies retained assets on their balance sheets, 

limiting capital recycling; equity investors in infra had no liquid 

exit route; debt financing was bank-dominated with maturity 

mismatches. 

2007–2013 (Infrastructure 

Debt & Regulatory Failures) 

The government created specialised institutions — IIFCL, 

infrastructure debt funds — to address the financing gap. 

However, high-profile PPP failures (power sector, airports), 

regulatory uncertainty (2G spectrum, coal blocks), and the post-

global financial crisis credit tightening revealed the fragility of 

ad hoc infra financing models. 
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Period Key Developments 

2014 (SEBI REIT/InvIT 

Regulations) 

SEBI issued the REIT and InvIT regulations in 2014, 

establishing the legal framework for listed business trusts. This 

was a structural innovation: it created a liquid, listed, regulated, 

yield-based instrument for infrastructure and real estate 

investment — bringing together the discipline of capital markets 

with the stability of physical assets. 

2016–2019 (Early 

Development & Teething 

Issues) 

The early years saw structural challenges: DDT at the SPV level 

suppressed yields; complex tax treatment deterred pension and 

insurance capital; listing requirements were onerous. Embassy 

Office Parks REIT (March 2019) became India's first listed 

REIT, but uptake remained limited due to unresolved tax 

architecture. 

2020 (DDT Abolition — 

Watershed Moment) 

Budget 2020 abolished DDT and shifted to recipient-based 

dividend taxation. For REIT/InvIT SPVs, dividends from SPVs 

outside the new corporate tax regime became exempt at trust 

and unit holder levels — effectively implementing single-layer 

taxation. This was the critical policy correction that unlocked 

institutional participation. 

2021–2024 (Rapid Scaling) Post-DDT abolition, the sector grew rapidly. Multiple new 

InvITs were listed. NMP was launched in 2021 targeting ₹6 lakh 

crore in asset monetisation over 5 years, with business trusts as 

primary vehicles. NHAI InvIT, PowerGrid InvIT, IndiGrid, 

Brookfield Infrastructure Trust — the asset pipeline expanded 

across highways, power, and telecom. 

2025–2026 (MAT 

Restructuring Challenge) 

Budget 2026 restructured MAT credit utilisation, creating the 

structural constraint for trust SPVs described in the main 

analysis. This represents the current challenge: a well-

intentioned broader tax reform whose interaction effects on the 

specialised trust framework need targeted design correction. 

 

Northeast India Dimension 

• Infrastructure deficit in the Northeast is a governance and security challenge. Roads, railways, 

power, and telecommunications investment in Assam, Meghalaya, Arunachal Pradesh, Manipur, 

Mizoram, Nagaland, Tripura, and Sikkim has historically lagged. 

• PM Gati Shakti and the Northeast Special Infrastructure Development Scheme target this gap. 

InvIT-like structures could monetise completed infrastructure (NH stretches, power generation 

assets) to recycle capital for new connectivity projects. 

• Assam's own infrastructure landscape — the Bogibeel Bridge, Brahmaputra riverfront 

development, transmission corridors — represents potential pipeline assets for trust structures. 
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• The broader lesson for APSC candidates: infrastructure financing frameworks are not just 

central government phenomena. State governments' ability to attract long-horizon private capital 

depends critically on the stability of central regulatory frameworks like REIT/InvIT. 
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4. LOGICAL & PHILOSOPHICAL BASE 

 

The REIT/InvIT framework rests on several deep philosophical and economic propositions. 

Understanding these helps us move beyond 'what it is' to 'why it exists and why it matters' — the level 

at which UPSC Mains answers distinguish themselves. 

 

A. Economic Philosophy: Market Mechanisms for Public Goods 

• Infrastructure has public good characteristics — high capital requirements, long payback periods, 

network externalities — that historically justified state provision. But pure state provision is 

constrained by fiscal space and prone to efficiency loss. 

• REITs and InvITs represent a middle path: use market discipline (listed, regulated, price-

discovered instruments) while retaining infrastructure's public service character. This is 

philosophically aligned with the 'third way' between pure statism and pure privatisation. 

• John Rawls' theory of justice supports this: institutions should be designed to benefit the least 

advantaged. If efficient infrastructure financing enables more infrastructure to be built (roads, 

power), it benefits the poor disproportionately — the rich can substitute (private generators, 

private transport). Market-based financing mechanisms, if properly regulated, serve distributive 

justice goals. 

• Amartya Sen's capabilities approach is relevant: access to reliable infrastructure (power, roads, 

connectivity) is a prerequisite for the capability to function as an economic and social agent. 

Financing mechanisms that expand infrastructure access are, in this sense, instruments of human 

development. 

 

B. The Logic of Institutional Complementarity 

• Douglass North's institutional economics tells us that economic outcomes depend on institutions 

— the rules, norms, and enforcement mechanisms that structure interactions. REITs and InvITs 

are institutional innovations that create a new 'rule of the game' for infrastructure investment. 

• The framework works because multiple institutional elements reinforce each other: SEBI 

regulation provides investor protection; stock exchange listing provides price discovery and 

liquidity; the 90% distribution mandate provides governance discipline; single-layer taxation 

provides yield competitiveness; and credit rating agencies provide risk assessment. Remove any 

one element and the system weakens. 

• This is the logical basis for the concern about MAT credit changes: even a technically narrow 

change can disrupt the system's institutional complementarity. 

 

C. The Philosophy of Fiscal Federalism & Policy Certainty 

• Kautilya's Arthashastra — often cited in UPSC contexts — emphasised that the state's primary 

economic duty is to create conditions for private prosperity, not to extract from it. A tax framework 
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that creates uncertainty in the economics of long-term investment is precisely the kind of state 

action Kautilya would counsel against. 

• The concept of legitimate expectations in administrative law holds that when the state creates a 

framework and actors rely on it to make irreversible long-term commitments, the state has a moral 

(and often legal) obligation to maintain that framework or compensate for its alteration. This is 

not just economic — it is ethical. 

• Policy predictability is also a prerequisite for Rawlsian constitutional legitimacy: the basic 

structure must be stable enough for rational agents to plan their lives within it. For investors, the 

equivalent is stable enough to plan capital deployment across decades. 

 

D. Epistemological Dimension: How We Know an Instrument Is 'Working' 

• The REIT/InvIT framework's success is measurable: ₹4 lakh crore market capitalisation, 24+ 

listed InvITs, ₹10 lakh crore AUM, growing institutional participation. These are empirical 

indicators that the institutional design is functioning. 

• However, the deeper epistemological question is: are we measuring the right things? Market 

capitalisation can reflect speculative demand, not genuine yield-driven investment. The true test of 

whether the framework is working is whether it is mobilising genuine long-horizon capital 

(pension, insurance) for real infrastructure — not short-term trading capital. 

• India's experience post-DDT abolition (2020) shows genuine institutional participation increasing 

— this is the credible signal that the framework design is aligned with its intent. The MAT change 

risks this signal by introducing yield uncertainty. 
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5. NEW FEATURES & UNIQUE IDEAS 

 

A. Innovations in India's Business Trust Framework 

• India's REIT/InvIT framework combines global best practices with domestically specific 

innovations. Unlike US REITs (which are corporate structures), Indian trusts operate as 'pass-

through' entities with explicit regulatory requirements — a hybrid that was designed to work 

within India's complex tax code. 

• The mandatory 90% distribution rule is more stringent than many global equivalents and reflects 

India's specific concern: ensuring that trust structures don't become vehicles for asset 

accumulation at the trust level rather than income generation for investors. 

• The two-tier structure (Trust → SPV) is specifically designed to allow monetisation of public assets 

without transferring ownership — the SPV holds the concession/asset, the trust holds the SPV, 

investors hold units of the trust. The public can invest in government infrastructure without the 

government losing control of the underlying asset. 

• The framework allows partial sell-down: a PSU can sell 49% to the InvIT while retaining 51% — a 

balance between monetisation and strategic control that has no exact equivalent in most other 

markets. 

 

B. The National Monetisation Pipeline — A Systemic Innovation 

• The NMP (launched 2021) is itself a policy innovation: a structured, time-bound pipeline of assets 

to be monetised through various structures (InvITs, toll-operate-transfer, OM concessions, 

REITs). This forward visibility of asset supply helps investors plan for deployment and reduces 

transaction costs of deal-by-deal negotiation. 

• Treating infrastructure monetisation as a system — not a series of one-off transactions — is a 

genuine institutional innovation. It allows the development of specialised expertise, standardised 

due diligence, and a secondary market for trust units. 

 

C. Proposed Design Solutions — Feasibility Assessment 

Proposed Solution Assessment 

Solution 1: Allow SPVs outside 

new regime to retain MAT 

credit carry-forward 

Feasibility: High. This is a targeted carve-out that maintains the 

status quo for existing entitlements while allowing MAT reform 

to proceed for the broader corporate sector. Precedent exists in 

similar treatment for power sector companies. The revenue cost 

is bounded by the existing accumulated credit. 

Solution 2: Retain dividend 

exemption for unit holders if 

SPVs move to new regime 

Feasibility: Medium. This would require an explicit legislative 

carve-out for business trust distributions — essentially saying 

'dividends from trust SPVs in the new regime are still exempt for 

unit holders.' This maintains single-layer taxation through a 

different mechanism but requires careful legislative drafting. 
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Proposed Solution Assessment 

Combined Approach: 

Transition window with both 

options available 

Feasibility: Medium-High. Allowing SPVs to choose their path 

with full certainty about the tax consequences of each option — 

and with the option to maintain their current credit position — 

resolves the dilemma without mandating a single solution. A 2-3 

year transition window would allow orderly adjustment. 
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6. SUSTAINABILITY OF THE IDEA 

 

A. Economic Sustainability 

• The fundamental economic logic of REITs and InvITs is sustainable: there will always be 

infrastructure assets to monetise, there will always be long-horizon capital seeking stable yields, 

and there will always be a gap that market-based instruments can bridge. The specific instrument 

may evolve but the underlying logic is durable. 

• Scale sustainability requires continuous asset pipeline replenishment. As existing assets are 

monetised and capital recycled, new assets must enter the pipeline. India's infrastructure 

investment ambition (₹111 lakh crore under NIP 2019-25) provides this pipeline for decades. 

• Yield sustainability depends on two factors: the quality of underlying assets (steady cash flows 

from operational infrastructure) and the tax framework (single-layer principle). Both are currently 

under pressure — asset quality risks from regulatory changes, and the MAT issue on the tax side. 

 

B. Legal & Constitutional Sustainability 

• Business trusts are governed by SEBI regulations under the SEBI Act, 1992. The framework has 

clear legislative basis. Tax treatment is governed by the Income Tax Act with explicit provisions for 

business trusts added by Finance Acts over the years. 

• Constitutional challenge risk: The framework's differentiated tax treatment (different rules for 

trust SPVs vs. regular companies) is constitutionally valid as reasonable classification under 

Article 14 — infra assets have long concession periods, regulated tariffs, and different risk profiles 

from regular companies. 

• Foreign investment is channeled through FEMA regulations. Sovereign wealth funds, pension 

funds, and foreign portfolio investors can invest in listed InvITs/REITs, subject to sectoral caps. 

This legal architecture is stable and internationally credible. 

 

C. Environmental Sustainability 

• Green InvITs (renewable energy — solar and wind) are the fastest-growing segment of the InvIT 

market. As India transitions to 500 GW of renewable capacity by 2030, renewable energy InvITs 

will be a major capital mobilisation tool — aligning financial and environmental sustainability. 

• The 'brownfield monetisation' model of InvITs is inherently more environmentally sustainable 

than new greenfield development: existing assets are utilised more efficiently, avoiding fresh land 

acquisition, environmental impact, and rehabilitation needs. 

 

D. Societal & Ethical Sustainability 

• REITs and InvITs democratise infrastructure investment by allowing retail investors (minimum 

investment has been reduced over time) to participate in assets that were previously accessible 

only to institutional capital or as toll-payers and electricity consumers. 
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• Ethical concern: if trust structures primarily serve as tax optimisation vehicles for large 

institutional investors and PSUs, without genuinely mobilising fresh capital for new infrastructure, 

the societal justification weakens. The framework's legitimacy depends on it enabling more 

infrastructure, not just repricing existing assets. 

• The PSU monetisation angle raises equity questions: are public assets being sold at fair value? The 

listed market mechanism provides price discovery, but requires strong governance, independent 

valuation, and transparent bidding to protect public interest. 
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7. CHALLENGES RELATED TO THE ISSUE 

 

A. Implementation Challenges 

• Asset Quality Heterogeneity: Not all infrastructure assets are equally monetisable. Highway 

projects with high traffic density generate strong DCFs; state distribution company power assets or 

urban water supply infrastructure have regulated tariffs with political sensitivity — monetising 

these is complex. 

• Valuation Disputes: Determining the fair value of operational infrastructure assets requires 

specialised technical and financial expertise. Disagreements between PSU managements (who 

want high valuations) and investors (who want conservative valuations) have delayed several 

proposed InvIT listings. 

• Complexity of Trust Structures: Multi-layered structures (Trust → SPV → Concession Agreement 

→ Physical Asset) create operational complexity, multiple regulatory interfaces (SEBI, IRDAI, 

RBI, sector regulators like CERC, NHAI), and potential coordination failures. 

• Domestic Retail Participation: Despite reductions in minimum investment sizes, REITs and InvITs 

remain predominantly institutional products. Low retail awareness, yield unfamiliarity (vs. fixed 

deposits), and the complexity of understanding trust distributions limit the democratisation 

potential. 

 

B. Regulatory & Policy Challenges 

• Multiple Regulator Problem: Business trusts involve SEBI (listing), RBI (foreign investment), 

IRDAI (insurance company investment limits), PFRDA (pension fund investment limits), and 

sector-specific regulators. Regulatory arbitrage, inconsistent interpretations, and coordination 

gaps slow market development. 

• MAT Credit Issue (Current): As detailed above, the structural dilemma created by Budget 2026's 

MAT changes is the most immediate policy challenge. Without resolution, it creates a 'prisoners' 

dilemma' for SPV managements — any choice they make imposes a cost. 

• FEMA & FPI Investment Limits: Foreign portfolio investors face sectoral caps and repatriation 

conditions that can complicate exit — an important consideration for trusts that market 

themselves to global sovereign wealth funds and pension capital. 

 

C. Market & Financial Challenges 

• Interest Rate Sensitivity: As yield instruments, REITs and InvITs are sensitive to interest rate 

movements. When government bond yields rise, the relative attractiveness of trust distributions 

falls, compressing unit prices. India's rate cycle volatility — driven by RBI's inflation management 

— creates periodic market stress for trusts. 

• Liquidity Risk: While listed on exchanges, trust unit volumes are thinner than large-cap equities. 

Large institutional investors may find it difficult to exit sizeable positions without significantly 

moving unit prices, creating an effective illiquidity premium that raises the cost of capital. 
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• Leverage Constraints: SEBI regulations cap the leverage that trusts can carry (debt-to-AUM 

ratios). In capital-intensive infra sectors, this may limit the total assets that can be held within a 

trust structure, constraining scale. 

 

D. Stakeholder Resistance 

• PSU Management Resistance: Managers of PSUs whose assets are proposed for monetisation via 

InvITs often resist, fearing loss of operational autonomy, reduced headcount, or changes to service 

mandates. Political economy of bureaucratic resistance is a significant implementation barrier. 

• Labour & Union Concerns: Infrastructure workers — toll booth operators, transmission line 

maintainers, pipeline technicians — fear job losses or worsened conditions when assets move from 

PSU to trust management. These concerns, if not addressed, create political opposition. 

• State Government Complications: Many infra assets involve state government concessions, land, 

or regulatory permissions. State-Centre coordination failures have delayed several planned InvIT 

structures, particularly in power distribution and urban infrastructure. 
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8. MULTIDIMENSIONAL ANALYSIS 

 

Social Dimension 

• Access to Infrastructure as Social Right: The social legitimacy of market-based financing 

mechanisms depends on whether they deliver infrastructure more efficiently to underserved 

populations. InvITs that monetise highways or power assets must demonstrate that service quality 

is maintained or improved after monetisation — this is the social contract of the arrangement. 

• Financial Inclusion of Investors: REITs and InvITs represent an opportunity to include middle-

class savers in infrastructure returns — historically confined to institutions and the wealthy. 

Reducing minimum investment, simplifying taxation of distributions, and improving financial 

literacy are necessary for genuine democratisation. 

• Employment Implications: Infrastructure trust structures typically emphasise efficiency, which 

can mean fewer jobs than PSU-operated equivalents. However, monetised assets often enable new 

capital for greenfield projects — which creates new employment. Net employment effects depend 

on the pace of new project creation. 

• Northeast India Specific: Infrastructure deficit in the Northeast perpetuates socioeconomic 

backwardness. If InvIT structures can be used to monetise completed Northeast infrastructure 

assets, the recycled capital can fund connectivity projects that reduce isolation and enable 

economic participation. The social stakes are therefore high. 

 

Political Dimension 

• Monetisation as Political Economy: Asset monetisation through InvITs is politically sensitive 

because it is often mischaracterised as 'selling national assets.' Clear communication — that 

ownership remains public while only operational cash flows are shared — is a political as much as 

a policy challenge. 

• Fiscal Federalism Tensions: Central government InvIT structures monetise assets that often 

operate in states — highways, transmission lines, pipelines. Revenue sharing, maintenance 

obligations, and service standards become subjects of Centre-State negotiation, with political 

implications. 

• Electoral Considerations: Governments facing elections are less likely to push aggressive 

monetisation timelines, as labour unions and opposition parties can exploit the narrative of 

'privatisation.' Political cycles create boom-bust patterns in the InvIT pipeline that add to investor 

uncertainty. 

• Parliamentary Oversight: The MAT change — technically a budget measure — was not specifically 

debated in the context of its impact on REIT/InvIT SPVs. This reflects a broader challenge: 

specialised policy instruments require specialised legislative scrutiny that general budget 

processes do not always provide. 

 

Legal Dimension 
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• SEBI Jurisdiction & Regulatory Architecture: Business trusts sit at the intersection of securities 

law (SEBI), company law (for SPVs), income tax law, and sector-specific regulation (NHAI, CERC, 

PNGRB). The multi-jurisdictional character creates interpretational conflicts and compliance 

burdens. 

• Trust Law Framework: The trust structure is governed by the Indian Trusts Act, 1882 — a general 

law not designed for complex financial instruments. SEBI's regulations effectively overlay a 

modern financial market framework on an archaic general trust law base, creating potential gaps. 

• Concession Agreement Sanctity: The assets within InvITs operate under concession agreements 

with government entities. Transfer of economic interest from PSU to trust must not violate 

concession terms — a legal review requirement that has created delays in several proposed 

structures. 

• Unit Holder Rights: Unlike shareholders, unit holders have limited governance rights in most trust 

structures. SEBI has progressively strengthened unit holder rights (voting on major decisions, 

related party transactions), but governance gaps remain relative to listed companies. 

 

Ethical Dimension 

• Intergenerational Equity: Infrastructure assets built with public money over decades generate cash 

flows that are now being packaged for private investors. The ethical question: are current 

generations benefiting from selling assets whose construction costs were borne by previous 

generations' taxpayers? The answer depends on whether monetisation proceeds genuinely fund 

new public goods. 

• Fair Pricing: The ethical legitimacy of asset monetisation depends on assets being priced fairly — 

not undersold to private interests with political connections. The listed market mechanism 

provides some protection, but pre-listing valuation disagreements and related party concerns 

require robust independent oversight. 

• Regulatory Capture: Regulators of business trusts (SEBI) interact extensively with the large 

institutional investors who dominate the market. The risk of regulatory preferences reflecting 

institutional investor interests at the expense of retail unit holders or public interest is a structural 

ethical concern. 

• Tax Ethics: The single-layer taxation framework is a deliberate tax advantage. From a tax ethics 

standpoint, the question is whether this advantage is justified by genuine economic benefits 

(infrastructure financing) or represents preferential treatment for sophisticated investors. The 

answer matters for long-term public acceptance. 

 

International Dimension 

• Global Capital Competition: India's InvIT market competes with Singapore, Australia, the UK, and 

US for global infrastructure capital. The sophistication of India's regulatory framework, the 

stability of its tax treatment, and the depth of its asset pipeline are key competitive factors. The 

MAT issue creates a competitive disadvantage relative to markets with more settled tax 

frameworks. 

• FATF & Transparency Standards: As India's REIT/InvIT market attracts more foreign capital, 

international anti-money-laundering and beneficial ownership disclosure standards apply. Trust 
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structures must comply with FATF recommendations, which require transparency about ultimate 

beneficiaries — adding compliance layers. 

• BIT Implications: If foreign investors in InvITs suffer losses due to policy changes that violate 

legitimate expectations, India's Bilateral Investment Treaties could be invoked. The MAT change, 

if it materially damages existing investments, could trigger investment treaty arbitration — a 

reputational and fiscal risk. 

• Comparative Best Practice: The UK's Infrastructure Investment and Projects Authority, Australia's 

FIRB framework for infra trusts, and Singapore's MAS regulatory approach to business trusts all 

offer models that India can learn from for its next phase of framework development. 

 

Economic Dimension 

• Multiplier Effects: Infrastructure investment has a strong economic multiplier — studies suggest 

1.5x to 2.5x GDP impact for quality infrastructure spending. If InvIT/REIT frameworks accelerate 

infrastructure delivery, the macroeconomic benefits extend well beyond the financial returns to 

unit holders. 

• Capital Allocation Efficiency: Market-based pricing of infrastructure through listed trusts 

improves allocative efficiency — capital flows to projects with stronger cash flows, disciplining 

infrastructure development. This is superior to purely budget-based allocation where political 

considerations often dominate. 

• Cost of Capital Dynamics: The MAT uncertainty, if unresolved, may raise yield expectations by 50-

100 basis points (0.5-1%) — seemingly small, but this translates to significantly higher financing 

costs for new infrastructure and lower monetisation proceeds for PSUs. 

• Balance of Payments: Attracting foreign long-horizon capital into rupee-denominated InvIT units 

helps finance India's current account without adding to external debt. Sovereign wealth fund and 

pension fund participation improves India's capital account composition with stable, long-

duration flows. 
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9. LINKAGES WITH NCERTs 

 

NCERT Reference Linkage Explained 

Class 11 Indian Economic 

Development — Ch. 2: Indian 

Economy (1950–1990) 

The chapter's treatment of planning, public sector dominance, 

and infrastructure investment provides the historical base for 

understanding why India needed to transition from budget-

funded to market-funded infrastructure financing. Five-Year 

Plan investments in power, transport, and communication are 

the precursor to modern InvIT assets. 

Class 11 Indian Economic 

Development — Ch. 3: 

Liberalisation, Privatisation, 

Globalisation 

LPG reforms opened the door to private infrastructure 

investment. PPP models and eventually REITs/InvITs are the 

evolutionary outcome of the private sector role in infrastructure 

that LPG enabled. The chapter's discussion of disinvestment also 

links to asset monetisation. 

Class 12 Macroeconomics — 

Ch. 5: Government Budget and 

the Economy 

The concept of capital expenditure, its distinction from revenue 

expenditure, and the fiscal multiplier of infrastructure 

investment directly underpin the policy rationale for 

REITs/InvITs. When budget resources are constrained, off-

budget capital mobilisation through trust structures becomes 

critical. 

Class 12 Macroeconomics — 

Ch. 6: Open Economy 

Macroeconomics 

Foreign capital inflows into InvIT/REIT units appear in the 

capital account of the Balance of Payments. The chapter's 

treatment of FDI, FPI, and portfolio investment provides the 

conceptual framework for understanding how foreign pension 

and sovereign wealth fund capital flows into Indian 

infrastructure. 

Class 11 Business Studies — 

Ch. 10: Financial Markets 

The functioning of capital markets, securities, stock exchanges, 

and regulatory institutions like SEBI is directly relevant to 

understanding how InvITs and REITs are listed, traded, and 

regulated. The distinction between primary and secondary 

markets applies to trust unit issuance and trading. 

Class 12 Business Studies — 

Ch. 11: Financial Management 

Concepts of capital structure, cost of capital, and financial risk 

management apply directly to InvIT/REIT structures. The 90% 

distribution mandate is a capital allocation constraint with 

financial management implications — limiting retained earnings 

but ensuring investor returns. 
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10. LINKAGES WITH UPSC CSE SYLLABUS 

 

GS Paper II — Governance & Policy 

• Role of regulatory bodies: SEBI's regulatory framework for business trusts — rule-making, 

enforcement, investor protection — exemplifies the functioning of independent regulatory 

institutions. 

• Government policies and interventions for development: The NMP, InvIT framework, and asset 

monetisation policies are key examples of governance interventions to address infrastructure 

financing gaps. 

• Centre-State relations: Assets located in states, governed by state concessions, being monetised 

through central InvIT structures involves nuanced federalism questions. 

 

GS Paper III — Economy 

• Indian Economy and issues relating to planning, mobilisation of resources: REITs and InvITs are a 

core answer to the 'mobilisation of resources' imperative — moving from budget dependence to 

market-based capital mobilisation. 

• Infrastructure: Roads, ports, railways, airports, power, and urban infrastructure — all covered by 

InvIT structures — are explicitly in the GS3 infrastructure segment. 

• Investment models: PPP, BOT, InvIT, REIT — the evolution of investment models for public 

infrastructure is a recurring Mains theme. 

• Taxation: Direct tax policy — MAT, corporate tax regime, dividend taxation — directly connect to 

this topic. 

• Capital market: Securities law, SEBI regulation, and the functioning of listed business trust 

markets are capital market topics. 

• Banking: The role of infra financing instruments in reducing dependence on bank credit and 

addressing NPA risks in the banking sector. 

 

GS Paper IV — Ethics (Indirect Connection) 

• The ethical dimensions of public asset monetisation — intergenerational equity, fair pricing, public 

interest vs. private return — connect to GS4 themes of ethical governance and public 

administration values. 

• Regulatory ethics — the risk of regulatory capture, transparent decision-making, and 

accountability in SEBI's oversight of business trusts — are applied ethics themes. 

 

Essay 

• 'Infrastructure is destiny': The argument that physical infrastructure shapes civilisational 

trajectories justifies the policy priority given to innovative financing mechanisms. 
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• 'Markets and the State': REITs/InvITs embody the philosophical middle ground — neither pure 

state provision nor pure privatisation. An essay topic exploring market-state complementarity in 

development can use this as a rich case study. 

• 'Fiscal prudence vs. developmental ambition': The resource mobilisation role of InvITs in a fiscally 

constrained state is relevant to essays on India's development path. 

 

Optional Subjects 

• Economics optional: Capital markets, taxation theory, investment theory, and infrastructure 

economics are core topics. The MAT issue involves applied public finance theory. 

• Public Administration optional: SEBI as a regulatory institution, the NMP as a policy programme, 

and PPP governance are direct connections. 
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11. BEST LINKAGES: SYLLABUS, PHILOSOPHY & EPISTEMOLOGY 

 

Deepest Conceptual Connections 

The REIT/InvIT debate sits at the deepest intersection of three GS themes: (i) the theory and 

practice of infrastructure financing; (ii) the political economy of public asset ownership; and (iii) 

the philosophy of taxation and distributive justice. An answer that connects all three will stand 

apart. 

Philosophically, the framework embodies the Rawlsian 'difference principle' — market 

mechanisms are justified when they improve the position of the least advantaged (here: through 

more infrastructure for underserved populations). 

Epistemologically, the framework challenges the binary of 'public good = state provision.' 

Infrastructure can be a public good in its impact while being privately managed and market-

financed — a nuanced position that requires careful conceptual reasoning. 

 

 

Key Philosophical Integrations 

Thinker Application to REITs/InvITs 

Amartya Sen — Capabilities 

Approach 
Infrastructure access (roads, power, connectivity) enables 

capability — the ability to function as a full economic and social 

agent. Financing mechanisms that expand infrastructure access 

are development instruments in Sen's framework, not merely 

financial innovations. 

John Rawls — Justice as 

Fairness 

The original position reasoning: if you did not know whether you 

would be a unit holder, a PSU employee, a road user, or an 

unconnected villager, what infrastructure financing framework 

would you choose? Rawls would favour one that maximises the 

minimum welfare — i.e., one that enables the most 

infrastructure for the most underserved. 

Douglass North — 

Institutional Economics 

Infrastructure financing institutions (REITs, InvITs, SEBI 

regulations, tax frameworks) are the 'rules of the game.' Their 

stability determines whether economic actors make long-

horizon commitments. Abrupt changes violate the implicit 

contract on which investment decisions were based. 

Kautilya — Arthashastra The state must create conditions for the prosperity of its 

subjects, including through infrastructure. Kautilya would 

support using market mechanisms to mobilise capital for public 

infrastructure, but would insist on state oversight, transparent 

pricing, and protection against monopolistic exploitation. 

Habermas — Communicative 

Rationality 

The legitimacy of asset monetisation decisions requires 

deliberative processes — genuine public debate, parliamentary 
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Thinker Application to REITs/InvITs 

scrutiny, and stakeholder consultation. Decisions made purely 

through technical budget processes, without broader 

deliberation, lack communicative legitimacy even if technically 

correct. 
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12. WAY FORWARD 

 

A. Immediate Policy Corrections 

• Targeted Legislative Carve-Out for Trust SPVs: The Finance Ministry should issue a clarification 

(or introduce a Finance Bill amendment) explicitly allowing trust SPVs to retain and utilise 

accumulated MAT credits regardless of whether they remain outside or move to the new corporate 

tax regime. This is the most targeted and least disruptive solution. 

• Unit Holder Dividend Exemption Preservation: If SPVs transition to the new regime, the Income 

Tax Act provisions for business trust distributions should be amended to explicitly maintain the 

dividend exemption for unit holders — preserving single-layer taxation through a different 

mechanism. 

• Transition Window: A 3-5 year transition period with regulatory certainty should be announced, 

allowing SPVs to resolve MAT credit positions without forced decisions. Predictable timelines are 

themselves a form of policy certainty. 

 

B. Structural Reforms for Long-Term Development 

• Unified Regulatory Coordination: Create a dedicated inter-regulatory coordination mechanism 

(SEBI-RBI-IRDAI-PFRDA) for business trust oversight, reducing the compliance burden from 

multiple regulatory interfaces and resolving jurisdictional ambiguities. 

• Expanding Domestic Institutional Participation: PFRDA should review investment limits for NPS 

funds in REITs/InvITs; IRDAI should similarly reconsider exposure limits for insurance 

companies. Deeper domestic institutional base reduces vulnerability to foreign capital volatility. 

• Retail Democratisation: Further reduce minimum investment sizes; simplify tax reporting for trust 

distributions; develop financial literacy programmes specifically targeting REIT/InvIT as a yield 

product. India's vast pool of household savings in fixed deposits should be the next frontier of 

retail participation. 

• Green InvIT Push: Create a dedicated regulatory pathway for renewable energy InvITs aligned 

with India's net-zero commitments. Green taxonomy, preferential listing conditions, and 

dedicated tax treatment for renewable energy trust distributions can accelerate this segment. 

 

C. Northeast India Specific Recommendations 

• Pilot InvIT for Northeast Connectivity: The government should identify 4-5 completed National 

Highway stretches in Assam and other Northeast states for a pilot InvIT structure, with the 

National Highways and Infrastructure Development Corporation (NHIDCL) as the initial sponsor. 

• Northeast Infrastructure Fund: A dedicated fund of funds — seeded by NDB, ADB, and central 

government resources — could invest in Northeast InvIT units, providing anchor institutional 

demand and reducing the perceived risk premium associated with geographically remote assets. 
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• Capacity Building: Assam and other Northeast state governments should develop in-house 

expertise in infrastructure monetisation structures to actively partner with central agencies in 

structuring InvITs involving state-owned assets. 

 

D. Governance & Accountability Reforms 

• Independent Valuation Mandate: All PSU asset monetisations via InvITs should require three 

independent valuations (financial, technical, and regulatory) with full public disclosure before 

listing — addressing the ethical concern of fair pricing. 

• Unit Holder Rights Strengthening: SEBI should mandate majority unit holder approval for all 

related party transactions above a specified threshold, and improve transparency of distribution 

calculations — closing governance gaps relative to listed companies. 

• Parliamentary Committee Review: A dedicated Parliamentary Standing Committee review of the 

NMP's progress, InvIT market development, and the MAT impact should be institutionalised on 

an annual basis — providing communicative legitimacy to the monetisation programme. 
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13. PREVIOUS YEARS' QUESTIONS (UPSC & APSC) 

 

UPSC Prelims — Related Questions 

Year Question Theme 

2019 With reference to Real Estate Investment Trusts (REITs), which 

of the following statements is/are correct? (1) They are regulated 

by SEBI. (2) They invest in real estate properties directly. (3) 

They are required to distribute 90% of income to unit holders. 

2020 Consider the following statements about Infrastructure 

Investment Trusts (InvITs): REITs and InvITs allow companies 

to monetise their revenue-generating assets while retaining an 

economic interest. 

2021 Which of the following is/are among the objectives of the 

National Infrastructure Pipeline (NIP)? Questions touching on 

financing mechanisms for infrastructure. 

2022 With reference to the National Monetisation Pipeline, which of 

the following is/are correct? (Multiple-choice options on NMP 

targets, instruments, and asset categories) 

2023 Consider the following statements with reference to India's 

financial markets: Questions on SEBI regulatory jurisdiction, 

listed instruments, and investment vehicles. 

 

UPSC Mains — Related Questions 

Paper & Year Question 

GS3 2017 Explain the rationale for Infrastructure Investment Trusts 

(InvITs). What challenges has the InvIT market faced in India? 

(15 marks) 

GS3 2019 What is the National Infrastructure Pipeline? How does it 

address India's infrastructure financing gap? (10 marks) 

GS3 2020 Explain the significance of asset monetisation in India's 

infrastructure financing strategy. What are the instruments 

being used? (15 marks) 

GS3 2021 National Monetisation Pipeline (NMP) is a new alternative 

financing tool. Critically examine its potential and pitfalls. (15 

marks) 

GS3 2022 What are Real Estate Investment Trusts (REITs)? How do 

REITs contribute to the real estate sector and the broader 
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Paper & Year Question 

economy? Discuss the regulatory framework governing REITs in 

India. (15 marks) 

GS2 2020 Discuss the role of regulatory institutions like SEBI in ensuring 

investor protection and market development. (15 marks) 

GS3 2023 What is the significance of single-layer taxation in attracting 

long-term institutional capital into infrastructure? Discuss with 

reference to business trusts in India. (10 marks) 

 

APSC — Related Questions 

Exam & Year Question 

APSC Mains 2019 Describe the National Infrastructure Pipeline and its relevance 

for the development of Northeast India. 

APSC Mains 2021 What is the role of SEBI in the development of capital markets 

in India? How has SEBI's regulatory framework evolved since 

1992? 

APSC Mains 2022 Explain the concept of Public-Private Partnership in 

infrastructure development. Discuss its evolution and challenges 

in the context of Assam and the Northeast. 

APSC Mains 2023 What is the National Monetisation Pipeline? Discuss its 

implications for Northeast India's connectivity infrastructure. 

APSC Prelims 2022 Which of the following is the regulatory body for InvITs and 

REITs in India? (SEBI) 
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14. MODEL ANSWERS FOR SELECTED QUESTIONS 

 

Q1: National Monetisation Pipeline — Potential & Pitfalls (GS3 2021) 

Model Answer Structure (250 words) 

Introduction: Define NMP — a structured program to monetise core operational assets of the 

government through PPP and trust instruments, targeting ₹6 lakh crore over FY2022-25. 

 

Potential: 

• Capital Recycling: Monetisation proceeds can fund new infrastructure without adding to fiscal 

deficit. 

• Efficiency Gains: Private operation of mature assets typically improves service quality and 

maintenance standards. 

• Market Development: NMP provides a forward pipeline of InvIT/REIT assets, enabling 

institutional investor planning. 

• Greenfield Enablement: Recycled capital funds new projects — roads, railways, power — where 

India's infrastructure gap is most acute. 

 

Pitfalls: 

• Valuation Disputes: Determining fair value of public assets is technically and politically 

contentious. 

• Political Resistance: Mischaracterisation as 'privatisation' creates opposition from unions and 

political parties. 

• Execution Gaps: Legal, regulatory, and concession agreement complexities have caused delays. 

• Tax Framework Uncertainty: Issues like MAT credit changes create structural constraints for 

trust SPVs, raising the cost of capital. 

 

Way Forward: Strong governance (independent valuation, Parliamentary oversight), clear 

communication, and stable tax frameworks are essential for NMP to achieve its potential. 

Northeast India's connectivity assets should be prioritised for pilot monetisation structures. 

 

Conclusion: NMP is a necessary innovation in infrastructure financing, but its success hinges on 

execution quality and regulatory stability — both of which require sustained political will and 

technical capacity. 
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Q2: REITs — Role in Economy & Regulatory Framework (GS3 2022) 

Model Answer Structure (250 words) 

Introduction: Real Estate Investment Trusts (REITs) are SEBI-regulated pooled investment 

vehicles that own income-generating real estate assets and distribute 90% of distributable cash 

flows to unit holders. India had 5 listed REITs as of 2024, led by Embassy Office Parks (2019). 

 

Role in the Economy: 

• Infrastructure Financing: REITs mobilise long-horizon capital (pension, insurance, sovereign 

wealth) for real estate — reducing pressure on bank credit. 

• Democratisation: Allows small investors to participate in commercial real estate returns, 

previously accessible only to the wealthy or institutions. 

• Price Discovery: Listed REITs provide transparent valuation of real estate assets, improving 

market efficiency. 

• Capital Recycling: Developers monetise completed projects via REIT, freeing capital for new 

development. 

• Foreign Capital Attraction: Stable, yield-based REITs attract global infrastructure capital, 

improving India's capital account composition. 

 

Regulatory Framework: 

• SEBI Business Trust Regulations (2014, amended) govern formation, listing, and ongoing 

compliance. 

• 90% distribution mandate ensures yield discipline. 

• Single-layer taxation: dividends from SPVs (outside new tax regime) exempt at trust and unit 

holder levels. 

• Minimum investment reduced progressively to broaden retail access. 

• Mandatory independent valuation and disclosure requirements protect investors. 

 

Challenges: Domestic retail participation remains low; tax framework complexity; multiple 

regulatory interfaces. 
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Conclusion: REITs represent a mature financial instrument for real estate capitalisation. Their 

expansion — especially via PSU commercial assets — can meaningfully contribute to India's 

capital market depth and infrastructure financing capacity. 

 

 

Q3: InvITs — Rationale & Challenges (GS3 2017) 

Model Answer Structure (250 words) 

Introduction: Infrastructure Investment Trusts (InvITs) are regulated trusts that own operational 

infrastructure assets and distribute income to unit holders. They bridge the gap between long-

duration savings and long-duration infrastructure assets — a structural innovation addressing 

India's chronic infrastructure financing problem. 

 

Rationale for InvITs: 

• Scale of Need: India requires trillions in infrastructure investment; budget financing alone is 

insufficient. 

• Maturity Mismatch Solution: Banks have short-duration liabilities; infra needs 20-30 year 

capital. InvITs match infrastructure's long duration with pension/insurance capital's long 

horizon. 

• Capital Recycling: PSUs can monetise completed projects, recover capital, and invest in new 

greenfield assets. 

• Market Discipline: Listed structures impose transparency, professional management, and 

investor accountability — improving governance of infra assets. 

• Yield Product Gap: Institutional investors need stable yield instruments. InvITs fill this gap in 

India's capital markets. 

 

Challenges Faced: 

• Tax Architecture (Historical): DDT at SPV level suppressed yields until its abolition in 2020. 

Currently, MAT credit restructuring creates new uncertainty. 

• Asset Quality: Not all infrastructure assets generate predictable DCFs — politically sensitive 

tariff assets are difficult to package. 

• Domestic Participation: Predominantly institutional market with limited retail depth. 

• Multiple Regulatory Interfaces: SEBI, RBI, IRDAI, PFRDA, sector regulators — coordination 

complexity. 

• Political Economy: PSU management resistance and 'privatisation' narrative complicate 

pipeline development. 
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Conclusion: InvITs are now systemically critical to India's infrastructure financing architecture. 

Resolving structural challenges — particularly tax framework stability — is essential for realising 

their full potential. 
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WHY THIS ISSUE IS UPSC-RELEVANT & NOTE-MAKING TIPS 

 

UPSC Relevance 

• REITs and InvITs appear in GS Paper III (Economy — Infrastructure, Capital Markets, Taxation) 

and GS Paper II (Governance — Regulatory Institutions). They are among the most frequently 

tested infrastructure finance topics in recent UPSC Mains. 

• The issue connects multiple themes simultaneously: fiscal policy (MAT, corporate tax), capital 

markets (SEBI, listed instruments), infrastructure development, and governance — making it ideal 

for integrated answers. 

• The NMP (National Monetisation Pipeline) is a recurring anchor for both Prelims and Mains 

questions. Business trusts are the primary vehicle for NMP — knowing their structure, tax 

framework, and policy challenges gives comprehensive preparation for any NMP question. 

• The philosophical dimensions (distributive justice, intergenerational equity, institutional 

economics) allow GS4 and Essay connections — increasing the return on investment from 

studying this topic. 

 

Note-Making Tips 

• Create a one-page 'REIT/InvIT Architecture Diagram' showing: Asset → SPV → Trust → Unit 

Holder → Distribution. Annotate each arrow with the applicable tax treatment. This visual will 

anchor your understanding across all questions. 

• Maintain a 'Policy Timeline' card: 2014 (SEBI regulations), 2019 (first REIT listed), 2020 (DDT 

abolished, single-layer tax established), 2021 (NMP launched), 2026 (MAT credit restructuring). 

Timeline questions and intro-building both benefit. 

• Memorise three numbers: ₹4 lakh crore (listed market cap), ₹10 lakh crore (AUM), 24+ (listed 

InvITs). These give empirical specificity to answers and signal current affairs awareness. 

• For the MAT issue, remember the two-horned dilemma clearly: 'New regime → lower tax but 

dividend taxable' vs. 'Old regime → dividend exempt but MAT credit lapse.' This is the core 

technical issue and UPSC frequently tests such structural dilemmas. 

• Link every answer to Northeast India when writing for APSC: NMP pilot potential, NHIDCL role, 

connectivity infrastructure pipeline, Brahmaputra corridor assets. This geographic specificity 

differentiates APSC answers. 

• For Essays: Use the REIT/InvIT framework as a case study for the larger argument about 'market 

mechanisms in service of public goods' — the essay space rewards nuanced, case-driven 

argumentation. 

 


