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Listed infrastructure: Factors aligning 
for renewed investor attention

We believe an attractive entry point for listed infrastructure is emerging, 
considering the potentially favorable macro environment and the asset 
class’s attractive valuations relative to broader equities.

KEY TAKEAWAYS

Global economic growth 
is likely to slow in 2024, 
underscoring the appeal of 
infrastructure’s relatively 
stable cash flows.

Listed infrastructure is 
trading at uniquely attractive 
valuations compared with 
global stocks.

Our favored subsectors at 
present include cell towers 
and midstream energy 
based on valuations and 
cash-flow trends.

The road ahead: Potential return of outperformance

Given current valuations in listed infrastructure, and with an eye on the 
macro horizon, we believe more hospitable conditions for the asset class 
may lie ahead. Attractive relative valuations stem from infrastructure stocks’ 
underperformance in 2023 despite a resilient earnings outlook, rising just 
2.2% for the year, compared with a gain of 23.8% for global stocks.

Our macro outlook is supportive of infrastructure. As we progress through 
2024, we believe global growth is poised to slow further. Interest rates 
are likely to remain elevated, despite a more dovish sentiment shift, and 
inflation, while falling, is likely to remain above trend with ample inflationary 
catalysts abounding. This macroeconomic backdrop has typically been a 
strong setup for infrastructure stocks, as defensive businesses that exhibit 
inflation protection, pricing power, and/or pass-through capability tend to 
be relative beneficiaries in late cycle and recessionary periods. 

More hospitable macro conditions and compelling valuations could drive 
favorable sentiment toward infrastructure in 2024.
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As suggested in Exhibit 1, 2024 may potentially unfold as a better macro 
regime for infrastructure.

At September 30, 2023. Cohen and Steers proprietary analysis. Surprise compared to expectations 12 months prior, based on the Philadelphia Fed Survey of 
Professional Forecasters (SPF) median real GDP forecast and University of Michigan Consumer Survey.
Data quoted represents past performance, which is no guarantee of future results. The information presented above does not reflect the performance of 
any fund or other account managed or serviced by Cohen & Steers, and there is no guarantee investors will experience the type of performance reflected above. 
There is no guarantee that any historical trend illustrated above will be repeated in the future, and there is no way to predict precisely when such a trend might 
begin. See end notes for index associations, definitions and additional disclosures.

EXHIBIT 1

Relative performance of infrastructure in various macro regimes 
Real total return relative to MSCI World equities (1979–2023)
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With respect to valuations, global listed infrastructure screens uniquely 
cheap today compared to global equities, in part a consequence of its 
relative underperformance in 2023. On an enterprise value-to-cash flow 
multiple basis, for instance (right hand side in Exhibit 2) listed infrastructure is 
trading at a discount to global equities—in sharp contrast to the asset class’s 
historical premium valuation. We believe a premium valuation is warranted 
given the relative EBITDA (cash flow) predictability of infrastructure, and 
relatedly, the consistent demand for infrastructure services throughout the 
economic cycle. Any reversion towards the average premium would imply a 
period of outperformance for infrastructure stocks.

At December 31, 2023. Source: MSCI, FTSE, FactSet and Cohen & Steers
Data quoted represents past performance, which is no guarantee of future results. The information presented above does not reflect the performance of any fund or other account managed or serviced by Cohen & Steers, and there is 
no guarantee investors will experience the type of performance reflected above. There is no guarantee that any historical trend illustrated above will be repeated in the future, and there is no way to predict precisely when such a trend might 
begin. (1) EV/EBITDA is the ratio of enterprise value to earnings before interest, taxes, depreciation, and amortization using current fiscal year estimates. Spread refers to the relative difference of EV/EBITDA multiples between infrastructure and 
global equities. Infrastructure represented by the UBS Global 50/50 Infrastructure & Utilities index until 3/31/15 and the FTSE Global Core Infrastructure 50/50 Index thereafter. Global Equities represented by the MSCI World Index. (2) Average 
represents historical average based on monthly data starting December 31, 2010  ending as of the most recent month end data available. See end notes for index associations, definitions and additional disclosures. 

EXHIBIT 2

Infrastructure vs. global equities EV/EBITDA(1) 
December 2010–December 2023

Infrastructure is trading at a discount to global equities(2) 
December 2010–December 2023
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The impact of higher rates feels heavily reflected in infrastructure valuations 
today. In the meantime, equity market implied earnings growth and multiples 
don’t appear sustainable in the weakening economic backdrop. It’s our 
belief that equity markets may re-rate lower in the months ahead while the 
defensiveness and inflation beta of global listed infrastructure is likely to 
support the asset class, even if rates remain elevated.



4

Listed infrastructure: Factors aligning for renewed investor attention

That confluence of macro headwinds underscored the importance of 
relatively predicable cash flows as well as positive inflation sensitivity—
attributes associated with infrastructure companies, which provide essential 
services and which tend to have inflation-linked pricing mechanisms. As a 
result, global listed infrastructure materially outperformed both equities and 
fixed income, as shown in the table above.

The midstream energy subsector was among the best performers in 2022, 
as these businesses tend to have strong inflation linkages and indirect 
commodity price exposure. Transportation companies, such as airport and 
toll road operators, also performed well, amid the final stages of pandemic-
related travel reopening. 

With regard to where we’ve been, taking a two-year view provides 
some useful context. The asset class entered 2023 having substantially 
outperformed equities in 2022, which was a very difficult period for 
financial markets amid slowing growth expectations, rapidly rising inflation 
and a steady increase in interest rates.

EXHIBIT 3

Listed infrastructure performance in a two-year context
Performance recap as of 12/31/23

At December 31, 2023. Source: Cohen & Steers, MSCI, FTSE. 
Data quoted represents past performance, which is no guarantee of future results. The information presented above does not reflect the 
performance of any fund or other account managed or serviced by Cohen & Steers, and there is no guarantee investors will experience the type of 
performance reflected above. There is no guarantee that any historical trend illustrated above will be repeated in the future, and there is no way to 
predict precisely when such a trend might begin. See end notes for index associations, definitions and additional disclosures. 
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A new year, some new macro shifts 

When looking to explain listed infrastructure’s underperformance in 2023, 
a basic starting point is a shift in the macro picture. While global economic 
growth continued to slow, it was generally stronger than expected over the 
course of 2023. This, combined with falling inflation, lessened the appeal of 
infrastructure’s defensive qualities. 

The 2023 reversal in listed infrastructure’s relative performance is also in part 
attributable to three other notable factors.

• No exposure to technology: A key distinguishing tailwind for equity markets 
in 2023 was the dominance of a handful of leading technology companies, 
in particular those tied to the expansion of artificial intelligence (AI). The 
technology sector, which accounts for about 20% of the MSCI World Index, 
climbed 54% in 2023. The global listed infrastructure universe does not include 
technology companies, and hence did not participate in that rally. 

• Yield alternatives: Some infrastructure investors are attracted to the asset 
class given its relatively high dividend yield. In 2023, for the first time in years, 
interest rates rose to levels that made fixed income investments a viable 
alternative to higher yielding equity asset classes. With that said, we continue 
to emphasize that listed infrastructure is a “yield plus growth” proposition, 
whereas fixed income securities (bonds) do not have the potential to grow 
their payouts.

• Materially higher cost of capital: Infrastructure is a capital-intensive asset 
class, with substantial investments required to maintain and grow companies’ 
asset bases. Many subsectors, utilities in particular, rely on external capital 
to fund their growth—meaning issuances of debt and equity. Exhibit 4 below 
indicates the varying degrees of rate sensitivity across subsectors.

EXHIBIT 4

Interest-rate sensitivity can vary between subsectors

At December 31, 2023. Source: Cohen & Steers.
The chart is for illustrative purposes only and does not reflect information about any fund or other account managed or serviced by Cohen & Steers. There is no guarantee that any historical trend 
illustrated above will be repeated in the future and no way to predict precisely when such a trend will begin. The views and opinions are as of the date of publication and are subject to change 
without notice. The mention of specific sectors is not a recommendation or solicitation to buy, sell or hold any particular security and should not be relied upon as investment advice. 
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One key feature of infrastructure businesses is that most have pricing 
mechanisms allowing the pass through of higher financing costs to the end 
customer. However, this can come with a lag by virtue of regulatory processes. 
Despite these pass-through mechanisms, rate sensitive sectors that rely on 
external financing were indiscriminately punished in 2023—in particular the 
utilities space. The selloff late in the third quarter was overdone, in our opinion, 
creating distinctive investment opportunities for active managers. 

Cell towers have also underperformed, hindered in part by rising costs of 
capital. Valuations are now attractive, in our view, with price-to-cash-flow 
multiples at their lowest average level in six years, as shown in Exhibit 5. At the 
same time, we believe tower owners have likely moved past their trough in 
earnings growth.

While these companies don’t have the same degree of pricing protection found in 
many infrastructure subsectors, we maintain a favorable view of their longer-term 
fundamentals. Cell tower companies should continue to benefit from attractive 
organic growth (despite a recent slowing), driven by: annual lease escalators for U.S. 
companies (not directly tied to inflation), new co-location/densification revenues 
and lease amendments. Only about half of U.S. tower sites are 5G-enabled; we 
expect wireless carriers to continue investing for years to come until 5G penetration 
reaches close to 100%. In addition, data consumption continues to grow rapidly, 
approximately 20% a year, forcing carriers to densify their networks. 

EXHIBIT 5

Tower valuations at their most attractive level since 2017 
Average valuation based on price/cash flow multiple (12 months forward)
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At November 30, 2023. Source: Cohen & Steers.
There is no guarantee that any historical trend illustrated above will be repeated in the future, and there is no way to predict precisely when such a trend 
will begin. There is no guarantee that any market forecast or investment objective set forth in this presentation will be realized. The views and opinions 
above are subject to change without notice. The mention of specific sectors is not a recommendation or solicitation to buy, sell or hold any particular 
security and should not be relied upon as investment advice. Based on Cohen & Steers analysis and expectations. 
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Another subsector we’d highlight in terms of favorable fundamentals is midstream 
energy. Midstream has transformed in the last several years, resulting in more 
compelling business models. In the early 2000s, midstream companies generated 
minimal cash flow, relying on debt and, in some instances, external equity 
financing, to grow. Extended balance sheets and aggressive dividend policies 
forced the subsector to change in an accelerating manner over the past five years. 
Companies adopted capital discipline, slowed their dividend growth, and focused 
on de-leveraging balance sheets.

These moves have been associated with a steady decline in midstream companies’ 
leverage ratios (net debt relative to cash flows, as shown in Exhibit 6 below), with 
leverage settling in the 3–4x range, while free cash flow have continued to grow. 
That is an optimal capital allocation approach for these types of companies in our 
view, and should allow for continued increases in free cash flow generation, share 
repurchases, accelerated dividend growth, and/or acquisition opportunities in 
2024 and beyond.         

EXHIBIT 6

U.S. pipeline companies have improved their balance sheets 
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At November 30, 2023. Source: Cohen & Steers.
There is no guarantee that any historical trend illustrated above will be repeated in the future, and there is no way to predict precisely when such a trend 
will begin. There is no guarantee that any market forecast or investment objective set forth in this presentation will be realized. The views and opinions 
above are subject to change without notice. The mention of specific sectors is not a recommendation or solicitation to buy, sell or hold any particular 
security and should not be relied upon as investment advice. Based on Cohen & Steers analysis and expectations. Based on a group of 10 of the largest 
U.S. pipeline C-Corp companies.

The appeal of a long-term allocation 

In closing, we believe the long-term case for global listed infrastructure 
remains compelling. The asset class has a history of equity-like returns with 
a meaningful downside cushion, as well as relatively low volatility of earnings 
stemming from typically long-term contracts and the essential service–
providing nature of infrastructure businesses. 
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Index definitions / important disclosures  
An investor cannot invest directly in an index and index performance does not reflect the deduction of any fees, expenses or taxes. Index comparisons have limitations as volatility and other characteristics may differ rom a 
particular investment.
Global listed infrastructure: FTSE Developed Core Infrastructure 50/50 Index, a market-capitalization-weighted index of infrastructure and infrastructure-related securities in worldwide developed markets; constituent weights 
are adjusted semi-annually according to three broad industry sectors: 50% utilities, 30% transportation, and a 20% mix of other sectors, including pipelines, satellites, and telecommunication towers. Global equities: MSCI World 
Index, a free-float-adjusted index that measures the performance of large- and mid-capitalization companies representing developed market countries and is net of dividend withholding taxes. Global bonds: Bloomberg Global 
Aggregate Bond Index, which includes treasury, government-related, corporate and securitized fixed-rate bonds from both developed and emerging markets issuers. 
Data quoted represents past performance, which is no guarantee of future results. The information presented above does not reflect the performance of any fund or other account managed or serviced by Cohen & Steers, and 
there is no guarantee that investors will experience the type of performance reflected above. There is no guarantee that any historical trend illustrated herein will be repeated in the future, and there is no way to predict precisely when 
such a trend will begin. There is no guarantee that any market forecast made in this document will be realized. The views and opinions presented in this document are as of the date of publication and are subject to change without notice. 
This material represents an assessment of the market environment at a specific point in time and should not be relied upon as investment advice, does not constitute a recommendation to buy or sell a security or other investment and 
is not intended to predict or depict performance of any investment. This material is not being provided in a fiduciary capacity and is not intended to recommend any investment policy or investment strategy or to account for the specific 
objectives or circumstances of any investor. We consider the information to be accurate, but we do not represent that it is complete or should be relied upon as the sole source of appropriateness for investment. Cohen & Steers does not 
provide investment, tax or legal advice. Please consult with your investment, tax or legal professional regarding your individual circumstances prior to investing. The views and opinions expressed are not necessarily those of any broker/
dealer or its affiliates. Nothing discussed or suggested should be construed as permission to supersede or circumvent any broker/dealer policies, procedures, rules or guidelines.
Risks of investing in global infrastructure securities. Infrastructure issuers may be subject to regulation by various governmental authorities and may also be affected by governmental regulation of rates charged to customers, 
operational or other mishaps, tariffs, and changes in tax laws, regulatory policies, and accounting standards. Foreign securities involve special risks, including currency fluctuation and lower liquidity. Some global securities may represent 
small and medium-sized companies, which may be more susceptible to price volatility than larger companies. No representation or warranty is made as to the efficacy of any particular strategy or fund or to the actual returns that may be 
achieved.
Cohen & Steers Capital Management, Inc. (Cohen & Steers) is a registered investment advisory firm that provides investment management services to corporate retirement, public and union retirement plans, endowments, 
foundations and mutual funds. Cohen & Steers UK Limited is authorized and regulated by the Financial Conduct Authority of the United Kingdom (FRN 458459). Cohen & Steers Asia Limited is authorized and registered with the 
Hong Kong Securities and Futures Commission (ALZ367). Cohen & Steers Japan Limited is a registered financial instruments operator (investment advisory and agency business and discretionary investment management business 
with the Financial Services Agency of Japan and the Kanto Local Finance Bureau No. 3157) and is a member of the Japan Investment Advisers Association. Cohen & Steers Ireland Limited is regulated by the Central Bank of Ireland 
(No. C188319). Cohen & Steers Singapore Limited is a private company limited by shares in the Republic of Singapore. 
For readers in the Middle East: This document is for informational purposes only. It does not constitute or form part of any marketing initiative, any offer to issue or sell, or any solicitation of any offer to subscribe or purchase, any 
products, strategies or other services, nor shall it or the fact of its distribution form the basis of, or be relied on in connection with, any contract resulting therefrom. In the event the recipient of this document wishes to receive further 
information with regard to any products, strategies or other services, it shall specifically request the same in writing from us.
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