
Multiple-scHeMe FraMework oF nps

Go for 100%equity if risk appetite,
investmenthorizonpermit
Chooseprudently as switchingbetweenMSFschemes is not permitted for 15 years
HiMali patel

On October 1, observed as NPS
Diwas, thePensionFundRegulatory
and Development Authority
(PFRDA) launched the Multiple
Scheme Framework (MSF). It
enablesnon-governmentsectorsub-
scribers of the National Pension
System (NPS) to hold multiple
schemes under a single permanent
retirementaccountnumber (PRAN)
across different central record-
keepingagencies (CRAs).

Morechoice
Earlier,NPS investors could allocate
money in Tier -I (retirement) and
Tier-II (savings) accounts across
equity (E), corporate bonds (C),
government securities (G), andalter-
nate investments (A), througheither
the active choice (self-managed) or
auto choice (age-based) asset alloca-
tionoptions.
WithMSF, subscribers can invest

inmultipleschemesmanagedbydif-
ferentfundmanagers.“Pensionfund
managers (PFMs) cannowoffer new
fund options beyond the existing E,
G, C, and A schemes,” says Kurian
Jose, chief executive officer (CEO),
TataPensionManagement.
Each scheme must offer at least

twovariants:high-riskandmoderate.
The high-risk option can now have
100percentequityexposure,upfrom
theearlier75percentlimit.“Thiscre-
ates the possibility of higher returns
over the long term, especially for
young investors,” says Ranjit Jha,
managing director & CEO, Rurash
Financials. PFMsmay also launch a
low-risk variant. MSF is expected to
encourage diversification by
enabling investment across fund
managers anddifferent assetmixes.
“Subscribers can choose schemes
basedontheirriskappetite.Theycan
mix high-risk and moderate-risk
schemes within the same PRAN,”
saysRanbheerSinghDhariwal,group
head– social security&welfare, Pro-
teaneGovTechnologies.

“MSF makes NPS more flexible
and similar to mutual funds while
retainingits taxbenefits,”saysCharu
Pahuja, certified financial planner,
director & chief operating officer,
WiseFinserv.

Volatilitycouldrise
Experts caution that excessive
choice could complicate what was
meant to be a simple retirement
product. “More choices could
increase complexity for investors,”
says Deepesh Raghaw, a Sebi-regis-
tered investment advisor. Those
lackingfinancial expertise or advice
couldmakeunsuitabledecisions.
Managing multiple schemes

would also mean more monitoring
and tracking. Over-diversification
could dilute returns. With 100 per
cent equity exposure now possible,
volatility is likely to increase.
Investors cannot switch between

MSFschemeswithintierIbeforecom-
pleting 15 years or at exit (60years or
retirement). “Themandatory 15-year
lock-inishighlyrestrictive,”saysJha.
“During unfavourable market

movements,investorswon’thavethe

flexibilitytorebalanceintodebtuntil
theycompletethemandatory15-year
vestingperiod,”saysPrakharPatidar,
financial advisor and founder, Infin-
ityWealthAdvisor.
“If the stock market falls when

someone is close to retirement, their
savings would take a big hit. This is
thesinglebiggestriskwithfullequity
exposure,”saysPahuja.
Investors may shift from MSF to

common schemes (under auto and
activechoice)during the15-yearvest-
ing period. “What is not clear is
whethertheycanmovefromcommon
schemesback toanotherMSFwithin
these15years,”saysRaghaw.
NPS’s low-cost structurehas long

been its attraction. But under MSF,
theannualfundmanagementcharge
will rise to0.30percent. “Higher fees
canreducethecompoundingbenefit
overdecades,”saysPahuja.

WhoshouldoptforMSF?
Younger subscribers
with long horizons
may benefit most.
“Those who have
long retirement

horizons of 15–20 years and seek
higherlong-termreturnsmayoptfor
MSF,” saysDhariwal.
Pahuja adds that such investors

mustbeabletowithstandmarketvola-
tility.Josesaysthoseseekingdiversifi-
cation across fund managers and
investmentstylesmayalsoconsiderit.
Jha cautions that investors near-

ing retirement (under 10 years) or
thosewith low risk tolerance should
stay away. Pahuja advises that sub-
scriberswhomayneedfundssoonfor
healthorfamilyreasonsshouldavoid
MSF. Those uncomfortable with
managingmultiple schemes should
alsostayaway.

Exercisecaution
The 15-year vesting period ismeant
to encourage long-term discipline
but restricts liquidity. Patidar
advises investors to maintain
adequate liquid and short-term
assets. Pahuja says they should
understand the lock-in and switch-
ing rulesbefore investing.

Josewarnsagainstover-diversifi-
cationandsuggestslimitinginvest-
ments to two or three schemes.
“Don’tpickschemeswithsimilar
mandates as doing so will not
improve returns,” he says.
The choice of schemes should
depend on risk appetite and

investmenthorizon.
Pre-retirees should
make use of the provi-
sion that allows shift-
ing from MSF to
common schemes
during the vesting
period. “In future,
those approaching
retirement whose
15-year vesting
period is not over
can use this
option to reduce

equity exposure,” says
Abhishek Kumar, Sebi-
registered investment
adviser and founder,
SahajMoney.com.

RajeshandSeemalivedinarentedapartment
inDelhi,dreamtofowningahome,andsaved
diligently.Theyfell foranirresistibleofferon
anunder-constructionflat inNoida:Pay20per
centnow,financetherest throughabankloan,
andpaynointerestuntilpossession. It looked
likeadream—until it turnedintoanightmare.
Theprojectstalledmidway; thebankhad
alreadyreleasedtheentire80percent to the
builder.Underatripartiteagreement, the
builderwastoservice the loanuntilhandover,
butwhenhedefaulted, thefineprintshifted
theburdentothem.Overnight,Rajeshand
Seemawerepaying interestonahomethat
existedonly inbrochureswhilestillpayingrent
for theonethey livedin.Stories like theirs
exposeadeepfault line inIndia’shousing
financesystem.
IwasremindedofRajeshandSeema’sfate

whilereadingtherecentSupremeCourtorder
directingtheCentralBureauofInvestigationto
fileFIRsagainstbuildersandbankerssuspected
ofcolludingtodefraudhomebuyers.Across
India,hundredsofunder-constructionprojects
(UCP)havelanguishedforyears—areminder
thattheriskofdelayornon-completionisthe
biggestblindspot inIndianhousingfinance.
Banksarenotblindtorisk.Whentheysanc-

tionahomeloan, theyassess threebroadones.
First, theborrower’screditworthiness—
whether incomecansupportEMIs throughthe
loanterm.This ismeasuredbythefixedobliga-
tions to incomeratio (FOIR),whichcapstotal
EMIsat40-55percentofnet incomesothat the
restcoversotherneeds.
ButFOIRmisses thedoubleburdenofpaying
bothrentandinterestonaUCP—asystem
built for readyhomescollapseswhendealing
withUCPs.
Second, theseller’s titleandapprovals,

whichareeasytoverifyonceabuilding iscom-
pletebutoftenpartialorconditional inUCPs.
Third, thestructure’s longevity,managed

throughengineeringchecksandinsurance.
Noneof thesesafeguardscovers themost

critical risk—thataUCPmayneverbecom-
pleted.ThegapexistsbecauseIndiaborrowed
itshousing-financenormsfromWesternmar-
ketswherehomesaresoldonlyaftercomple-
tion,or,when“off-plan”salesdooccur, theyare
tightlyregulated.Buyers’advances thereare
held inescroworbackedbybankguarantees,
so ifadeveloperdefaults, fundscanbe
refundedwith interestorusedbyanother
builder tofinishtheproject.
India’sRealEstate (RegulationandDevel-

opment)Act (Rera)wasmeant toprovidesimi-
larprotection—refundsorevenbuyer-led
takeovers—buttheserights remain largelyon
paper.Becausetheescrowaccount itself
financesconstruction, refundsareuncertain,
andenforcementweak.Evenbuyerswith
favourableReraordersstruggle foryears tosee
themimplemented.Mattersworsenwhen
developers takeshelterunder theInsolvency
andBankruptcyCode(IBC),whichoverrides
Reraandpusheshomebuyersbehindbanks
whose lendingoftenfuelledthemess.
Itneverceases toamazemethatbothbanks

andbuyers largely ignoreUCPrisk.Banksdoso
bytreating loansonUCPsandcompleted
homesalike—sameinterest rate, samecapital-
adequacyrequirement—eventhoughone
existsonlyonabrochureandtheotherhas
families living in it.Buyers tooblur thedistinc-
tion,assumingtheyarebuyingahomeonloan
whentheyarereally takinga loantofunda
developer, trustingthat theprojectwillbe
deliveredsimplybecause it’sonaregistered
document.Rerahas improvedtransparency
butremains far fromthesafetynetbuyers
imagine it tobe.
Truthbetold,aninstitutionalnudge is

urgentlyneeded. Ifbankswererequiredtohold
highercapital forUCPloansandcouldreduce it
onceconstructionwascompleted, thediffer-
encewouldappearas lower interest rates for
completedhomes.ThatwouldmaketheUCP
riskstarklyvisibleandendtheunintendedsub-
sidythathomebuyers incompletedprojects
nowgivetodevelopers.
Ifirstunderstoodhowriskgetspricedonly

afternoticingthatwomenpaylowerpremiums
for terminsurancebecausethey live longer.
Lowerratesoncompleted-homeloanswould
sendasimilarsignal: less riskdeservescheaper
homeloans.
vvvvvvvvvvvvvvvvvvvvvvvv
ThewriterheadsFee-OnlyInvestment
AdvisorsLLP,aSebi-registered investment
advisor;X:@harshroongta
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Loan rates shouldmirror
unfinished homes’ higher risk
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Lower annuitisation from
40% to 20%: Soundmove?
PFRDA has proposed reducing annuitisation for
non-govt subscribers. Rajani Tandale, senior VP,
Mutual Fund, 1 Finance, assesses its pros and cons

Pros
Enhanced flexibilityn

Larger corpus stays market-linked, allowingn
phased withdrawals

Cons
Longevity, market and sequence risk shift ton
retirees
Increased behavioural risks- overspending,n
panic switching
Lower steady income from annuitiesn

Lump-sumwithdrawal corpus above 60%n
may not be tax-exempt

For detailed terms and conditions of the sale, please refer to the link provided on website of India SME Asset Reconstruction
Company Ltd. i.e. www.isarc.in

E-Auction Sale Notice for Sale of Immovable Assets under the Securitisation and Reconstruction of Financial Assets and
Enforcement of Security Interest Act, 2002 (54 of 2002) (“SARFAESI Act”) read with proviso to Rule 8(6) of the Security Interest
(Enforcement) Rules, 2002 (“the Rules”).
Notice is hereby given to the public in general and in particular to the Borrower and Guarantor(s) that the below described immovable
property mortgaged/charged to India SME Asset Reconstruction Company Limited (acting in its capacity as Trustee of ISARC- SIDBI-
III/2017-18 Trust (“ISARC”) (hereinafter referred to as “Secured Creditor”), the physical possession of which has been taken by the
Authorised Officer of SIDBI assignor of the Secured Creditor, will be sold on “As is where is”, “As is what is” and “Whatever there
is” and “No recourse” basis on 17.11.2025, for recovery of an amount aggregating to Rs.40,28,27,761.15 (Rupees Forty Crores
Twenty Eight Lacs Twenty Seven Thousand Seven Hundred Sixty One and Paise Fifteen Only) as on 31.08.2025 due to ISARC
together with further interest, incidental expenses, costs, charges, etc. thereon, due and payable to ISARC from Girivar Hotel and
Resorts Pvt Ltd. (“Borrower”) and respective guaranteed amount together with further interest, incidental expenses, costs, charges,
etc. thereon, due and payable to ISARC from 1.Shri. Arvind Singh Chauhan S/o Shri. Sumer Singh (Promoter/Director, Guarantor &
Mortgagor), 2. Smt. Nanda Singh W/o Shri. Arvind Singh Chauhan (Promoter/Director, Guarantor & Mortgagor), 3. Shri. Gajendra Singh
Panwar S/o Shri. Madan Mohan Singh (Director & Guarantor), 4. Shri. Ranveer Singh S/o Shri Indra Singh (Director & Guarantor), 5.
Shri. Manvendra Singh Chauhan S/o Shri. Arvind Singh Chauhan (Guarantor), 6. Smt. Natasha Singh Chauhan D/o Shri. Arvind Singh
Chauhan (collectively referred to as “Guarantors”).
Detailed description of the Immovable Assets, inspection date, reserve price and Earnest Money Deposit [EMD] shall be as follows:

Description of Property Reserve Price EMD
Commercial Plot of land bearing Plot No. C-01 in Khasra No.602 to 605, 700, 701, 703,704,707,
1178/702 & 698, Vinayak Nagar, Kismidesar, Bikaner, Rajasthan – 334001 in the name of
Shri. Arvind Singh Chauhan S/o Shri. Sumer Singh. admeasuring 3516.63 sq. mtrs. butted
and bounded : by North : 60’ Road , by East : 60’ Road, by West : 10’ Lane by South : 40’ Road

Rs.3,60,00,000/- Rs.36,00,000/-

Date and Time of Inspection of property : On 10.11.2025, between 11.00 A.M. to 4.00 P.M.
The Last Date, time for Submission of EMD : On 14.11.2025, upto 5.00 P.M through online mode only on
website www.bankeauction.com
Date and Time of E-Auction : On 17.11.2025, from 02.00 P.M. to 05.00 P.M. with auto – extension of five minutes each in the event
of bids placed in the last five minutes. Auction will be conducted ‘’Online’’ through the ISARC’S-approved service provider C1 INDIA
PVT LTD, Udyog Vihar, Phase 2, Gulf Petrochem building No. 301 Gurgaon Haryana. Pin 122015.
Help Line No. +91-124-4302020/21/22/23/24 or +91 9594597555, Help Line e-mail ID: Support@bankeauctions.com,
For bidding, log on to Website https://www.bankeauctions.com
Contact person/Contact Number : Smt. Sumedha Sawant, (CM) M: 9769062721

PUBLIC NOTICE FOR E-AUCTION CUM SALE - (Appendix – IV A) (Rule 8(6))

(Subsidiary of Authum Investment & Infrastructure Limited (“AIIL”)
CIN: U67190MH2008PLC181062

Registered office: The Ruby, 11th floor, North-West Wing, Plot No. 29, Senapati Bapat Marg,
Dadar West, Mumbai – 400 028

INDIA SME Asset Reconstruction Company Limited

Date: 06.10.2025
Place: Mumbai

Authorized officer,
India SME Asset Reconstruction Company (ISARC) Limited

(Subsidiary of Authum Investment & Infrastructure Limited (“AIIL”)
Acting in its capacity as trustee of ISARC – SIDBI-III/2017-18 Trust




