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Introduction

Real Estate Investment Trusts (REITs) and
Infrastructure Investment Trusts (InvITs) in India are
registered with, and regulated by, the Securities and
Exchange Board of India (SEBI), the Indian securities
market regulator. REITs are required to be publicly
offered and listed and InvITs can be privately placed
and listed or publicly offered and listed.

The regulatory framework for REITs and InvITs in
India has undergone several changes during the
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public InvITs. Further, the regulatory role and
responsibilities of trustees of InvITs were enhanced,
additional permitted categories of investments were
introduced for public and private InvITs and certain
clarificatory changes were made to the distribution-
related provisions. An investor charter for InvITs was
also introduced to facilitate financial literacy and
investor protection. Post-listing disclosures for REITs
and InvITs were updated, including the introduction
of mandatory quarterly limited review results and
changes to the distribution calculation framework.
Financial disclosures required to be included in
placement documents/offer documents issued b
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Measures to Enhance Liquidity

Reclassification of REITs as equity for mutual
fund investments and corresponding increase in
investment limits available for InvITs

REITs and InvITs were initially introduced as hybrid
securities primarily for institutional investors.
Investment by retail investors in these products was
limited in the early stages. Since July 2021, the
trading lot and minimum investment requirements
for REITs and public InvITs have been brought at par
with equity listed companies.

REIT and InvIT units were originally categorized as
‘hybrid" instruments and a combined limit linked to
the net asset value of a mutual fund (MF) was
available for investment in such securities by MFs.
Pursuant to amendments to the mutual fund
regulations dated October 31, 2025 and a circular
dated November 28, 2025 issued by SEBI, REITs were
reclassified as equity with effect from January 1, 2026,
while retaining the 'hybrid’ classification for InvITs, for
purposes of investment by MFs and specialized
investment funds (SIFs). Further, the inclusion of
REITs in equity indices can be considered from July 1,
2026.

Such amendments promote increased participation
in REITs by MFs and SIFs, while expanding the limits
available for InvIT investment. The inclusion of REITs
in equity indices is also expected to positively impact
liquidity and trading volumes.

Reduction of minimum investment size for
private InviTs

For private InvITs in 2025, SEBI reduced the minimum
investment size to INR 25 lakh (from INR 1 crore or
INR 25 crore, depending on the proportion of
completed and revenue generating assets in the InvIT
portfolio), thereby facilitating access to the product
and enhancing liquidity. The secondary trading lot
size was earlier reduced to INR 25 lakh in 2024.
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Ease of Doing Business Measures

Investor participation in public offerings

Participation by strategic investors and institutional
investors is permitted in REIT and InvIT public
offerings.

Strategic investors invest prior to anchor investors in
a public offering, subject to the conditions specified
under the regulations. The definition of strategic
investors has been expanded to cover (i) all
categories of qualified institutional buyers (QIBs) and
institutional investors (including pension funds); and
(i) other foreign portfolio investors that are not QIBs,
subject to certain conditions. References to
‘systemically important non-banking financial
companies’ (SI-NBFCs) have been replaced with
middle layer, upper layer and top layer NBFCs, based
on the scale-based framework currently applicable to
NBFCs as specified by the Reserve Bank of India
(RBI).

Clarificatory changes have been made to the
definition of QIBs under the regulations. Further, a
definition of institutional investors (QIBs, family trusts
and SEBI-registered intermediaries with a net worth
exceeding INR 500 crore) has been introduced in the
REIT regulations and references to SI-NBFCs, which
are covered within the definition of QIBs, have been
removed from the definition of institutional investors
under the InvIT regulations.

The definition of ‘public’ has also been amended to
clarify that (i) a related party of the REIT/InVIT, its
sponsor, its project manager or its
manager/investment manager will not be considered
'‘public’, except if it is a QIB; and (ii) the sponsor,
sponsor group members, the manager/investment
manager and the project manager of the REIT/InvIT
will not be considered ‘public’ (even if such entities
are QIBs).
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Simplification of the process for conversion of a
private InviT to a public InviT

Private InvITs proposing to convert to public InvITs
by undertaking a public offering are now required to
follow requirements applicable to FPOs, instead of
initial public offerings. Further, the additional lock-in
requirements that were earlier applicable for
sponsor/sponsor group and non-sponsor unitholders
in case of conversion have been removed.
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Procedural changes

Certain key procedural amendments are summarized below:

The annual valuation report is now required to be
submitted to the stock exchanges along with the annual
financial results (60 days from the end of the financial
year).

Valuation reports, other than annual, half-yearly and
quarterly valuation reports received by the
manager/investment manager can continue to be
disclosed to the stock exchanges and the trustee within 15
days from receipt, and do not need to additionally be
dispatched to each unitholder.

For InvITs, the regulations have been amended to state
that investment managers of public InvITs (and not private
InvITs) are mandatorily required to prepare half-yearly
reports.

For an InvIT whose leverage exceeds 49%, the quarterly
valuations for June, September and December are
required to be submitted to the stock exchanges along
with the quarterly financial results (45 days from the end
of the quarter). A separate quarterly valuation does not
need to be submitted for the September 30 quarter if the
half-yearly valuation report for September 30 is being
submitted.

The timeline for the submission of quarterly reports by the
manager/investment manager to the trustee has been
aligned with the timeline for submission of quarterly
financial results (45 days from the end of the quarter).
Annual valuation reports and half-yearly valuation reports
are required to be submitted to the trustee simultaneously
with submission to the stock exchanges.

If the net distributable cash flow generated by a holding
company held by a REIT/InvIT on its own is negative, the
holding company may adjust it against the cash flows
received from its underlying special purpose vehicles
(SPVs) provided that appropriate disclosures are made to
the unitholders (a holding company is otherwise required
to distribute 100% of the cash flows received by it from its
underlying SPVs).
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Certain other matters

In April 2026, SEBI amended certain eligibility criteria
(i.e., fit and proper person’ criteria) applicable to
REITs, InvITs, parties to REITs/InvITs and
intermediaries. Earlier onerous disqualification
triggers relating to: (i) pending chargesheet filed by
an enforcement agency in any matter concerning
securities laws (disqualification will now be triggered
upon an order of conviction); (ii) pending criminal
complaint filed by SEBI; and (iii) winding up
proceedings having been initiated, have been
deleted. An extended period has been provided to
replace any official declared by SEBI as disqualified,
failing which the disqualification would be invoked
against the relevant entity. It has also been clarified
that a specific declaration by SEBI is required to
categorize a person as not fit and proper, after a
reasonable opportunity of hearing is provided.

Conclusion

The regulatory framework for REITs and InvITs in
India is dynamic. SEBI, RBI and certain other
regulators typically make draft amendments
available for public comments for a specified
period after which the feedback is considered
appropriately by such regulators prior to
effecting changes in policy and regulation.

Liquidity, ease of doing business, investor

protection and transparency continue to
underscore the policy approach for REITs and
InvITs. These products continue to be popular
with investors, with the government promoting
monetization of infrastructure and real estate
assets through InvITs and REITs by public sector
enterprises.
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In addition, private InvITs that were earlier restricted
from investing in under-construction assets (as
defined under the regulations) have now been
permitted to invest in such assets, subject to certain
thresholds. Further, the criteria for liquid mutual
funds have been relaxed by SEBI to facilitate
investment by REITs and InvITs in such instruments.
Procedural requirements have also been introduced
to facilitate holding of end-of-concession-life SPVs
by InvITs and restrictions on use of debt above
certain thresholds have been eased for InvITs.

Further, the RBI has also issued public consultation
papers and policy frameworks in relation to (i)
facilitating lending by banks and other financial and
regulated non-financial institutions to REITs and the
conditions for such lending to InvITs; and (ii) availing
of external commercial borrowings by REITs and
InvITs.
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