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Advice in Action topics
Earn tomorrow’s clients

Did the managed account improve my business?

What does a sustainable HNW client offer look like?

How to talk to your clients about ESG investing

Dealing with NFP clients

Practice management and business strategy

What do Licensees have to do to continue to offer their 
own portfolios?



How to ask a Question



So – How’s it going in 
2023?

Shane Hurst
ClearBridge Investments
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How to Deliver Investors Comfort Through 
Infrastructure’s Resilience?

31 March 2023
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Defining Our Focused Infrastructure Assets

Source: ClearBridge. For illustrative purposes only.

User-Pays Assets

 Pricing is generally set by contracts, however, volume 
and revenue is determined by how many people use 
their assets.

 These physical assets move people, goods and services 
throughout the economy.

 Therefore, as an economy grows, develops and prospers, 
demand for these assets also typically grows. 

Regulated and Contracted Utilities

 Regulator determines the revenues that a company should 
earn on their assets.

 Demand for these assets are steady.

 Such mechanism leads to a relatively stable cash flow 
profile over time.

 Price increases are often linked to inflation and long-term 
valuations are relatively immune to changes in bond yields.

User-Pays Assets = 
growth, lower income

Regulated and Contracted Utilities = 
defensive higher income
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Why Listed Infrastructure?

Source: ClearBridge. Opinions expressed are subject to change without notice and do not take into account the particular investment objectives, financial situations or 
needs of investors. 

Listed infrastructure has the potential for:

Diversification

Low correlation to most         
major asset classes

Attractive upside and        
downside beta

Inflation Hedge

Revenues are often linked            
to inflation

Stable Cash Flows/      
Dividends

Cash flows underpinned           
by regulation or                    

long-term contracts

Significant Growth

Secular growth story

Sovereign fiscal constraints

Competition for capital 
underpins allowed returns

Infrastructure driver and 
outcome of economic activity
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Income Strategy, Portfolio Dividend 
Growth1

Initial Dividend Dividend Growth
Asset Base Growth (actual) Asset Base (est)
AU CPI AU CPI (est)

Focus on Asset Base Provides Income/Return Stability
Growing DPS and Lower Beta to Global Equities

1 Internal Calculations as at 31 December 2022. Infrastructure Income Strategy.
*OECD estimates used for this calculation.
2 Global Equities – MSCI AC World, Gross, Local, FactSet Research Systems (Index Code – MSCI:892400) since 31/10/2010. Calculations as at 31 December 2022.
Infrastructure Income Strategy Rep Mandate, Local, since inception 31/10/2010.
Past performance is not a reliable indicator of future performance. 
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Themes and Opportunities Ahead
Listed Infrastructure is a Secular Growth Story

Internal research as at 31 March 2023. Opinions expressed are subject to change without notice and do not take into account the particular investment objectives, financial 
situations or needs of investors. There is no assurance that any projection, estimate or forecast will be realised.

Decarbonisation

• Clean Energy: contracted 
renewables

• Decarbonisation: 
deployment of 
renewables, retirement of 
hydrocarbon emitting 
generation, strengthening 
of networks and a move 
towards cleaner fuel 
sources such as hydrogen 
- Global utility exposure

• Beginning and facilitating 
a transition – selected 
energy infrastructure

Fracturing of 
Global Economy

• Move from Just in 
Time to Just in Case 
supply

• Necessitates 
realignment of supply 
chains, new or 
expanded trade 
routes requiring 
supporting 
infrastructure 

• Localised (or regional) 
factories require 
additional energy

Unique Inflation 
Hedge

• Pricing mechanism

• Market Structure

• Demand / Volume 
Volatility

Listed & Unlisted 
Valuation Divide

• US$300bn of unlisted 
“dry powder” paying a 
premium for listed 
assets, showing the 
attractiveness of listed 
infrastructure

5G Evolution

• Significant carrier capex 
required to improve 
and “densify” cellular 
networks

• Listed tower 
companies' primary 
beneficiary
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Decarbonisation
What Needs to be Achieved in the 2020s to Reach Net Zero by 2050

Source: ClearBridge calculations, International Energy Agency Net Zero by 2050, A Roadmap for the Global Energy Sector, data 2019-2030.

Wind & Solar ⇧ 5.5x

Solar PV capacity up from 
~600GW to ~5000GW

Renewables 27% to 61%
of use (TWh%)

Power Sector Spending

US$0.8tn to US$2.5tn p.a.

Energy Demand & Intensity

GDP,+37%  Energy,-9%  Intensity,-35%

Change in use in Electric Generation

60% of all cars sold annually are EVs

Change behaviours:

• Reduce flights less than 1 hour

• Reduce car trips less than 3km

• Reduce traffic speeds 7km/h

• All new buildings in all regions “zero 
carbon ready”

• 20% of all existing buildings retro-fitted 
to "zero carbon ready" standard 
(approx. 30m buildings per year) 

• 80-90% of lighting/appliances sold are 
equivalent to the most efficient today

Coal -70%
Oil -76%
Gas -1%

Poles and Wires Renewables

Buildings Transport
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Fracturing Global Economies – Inflation Reduction Act
Localising Supply Chains

Source: Rystad Energy research and analysis; Rystad Energy RenewableCube.

• Since the IRA was announced, 20 new 
clean energy manufacturing facilities or 
expansions announced, adding 13 
gigawatts of new clean energy capacity

• $270 billion in additional investment 
expected by 2030 due to greater 
incentives 

• 70.3 GW of Solar Capacity and 85.2 GW 
of Onshore Wind Capacity could be 
added by 2030

• 300% increase in U.S. solar module 
manufacturing capacity.

• EU Commission has responded by 
announcing the EU Green Industrial plan, 
to stop investment leaving Europe.

All This Benefits Utility & 
Infrastructure Assets
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Data Growth is Explosive

• Carriers recently spent >$80bn on new
• Densification is an ongoing investment driver.
• New spectrum has less propagation than existing 
4G capabilities, meaning more sites are needed to 
cover the same area.
• Analysts see mobile data usage as potentially 
quadrupling from 2021-2025 meaning more capacity 
is also required.
• MLA agreements mean the tower companies have 
good visibility on site rental demand, with more than 
2/3 of leasing already locked in.

5G Leading the Charge

Sources: Cisco VNI, 2006-2017; Forbes: 2017-2022 Figures provided by Ericsson Mobility Report June 2022, Altman Solon Research & Analysis, CTIA, BAML Wireless 
Matrix.
(2) Sprint churn excluded in normalisation reflects both churn as part of MLA with T-Mobile US, Inc. (the “T-Mobile MLA”) and churn that is expected to occur outside of 
the T-Mobile MLA.

AMT’s Guided Domestic Organic Tenant Billings Growth
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Resilience of Assets Drives Infrastructure Returns

Internal calculations as at 31 March 2023.

Drivers of Returns:

1. Stable and growing dividends

• Value dividend of 3.4% (growing at 5.9%)

• Income dividend of 4.9% (growing at 5.1%)

2. Base assets that are essential services:

• Utilities  underpinned by regulation User-Pays

• User-Pays  underpinned by concessions or contracts

3. Long term growth that is driven by strong thematics:

• Decarbonisation

• Fracturing of Global Economies

• 5G Evolution 

Value IRR 
13.0%

Income IRR
12.8%

Attractive Valuations

4.0%
5.2%

5.7%
4.6%

3.3% 3.0%

0%

2%

4%

6%

8%

10%

12%

14%

Value Income

5 Year IRR Return Breakdown

Average Dividend Steady State Value Long-Term Asset Growth
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Conclusion
• Definition is critical - frameworks need to be regulatory in nature or based on long-term concessional contracts 

providing visibility over the company’s ability to generate cash flow

• Essential service infrastructure provides stability of earnings due to limited changes to demand during economic 
weakness

• Implemented or proposed public policy across major global regions will continue to provide structural growth for 
the asset class

• Infrastructure remains at the forefront of decarbonisation. Other tailwinds include Fracturing of Global Economy, the 
5G evolution and the valuation divide between listed and unlisted infrastructure

• The internal rate of return is largely underpinned by stable dividends and asset base.
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Important Information
This material presents information in a manner which is not suitable for retail investors and
ClearBridge Investments Limited (“CIL”) (ABN 84 119 339 052, AFSL No. 307727) and its related
companies (“ClearBridge”) does not authorise the provision of this presentation to retail investors or
any other third party. This information is not personal advice and does not take into account the
objectives, financial situations or needs of any individual. Where an investment product is mentioned,
potential investors should seek independent advice as to the suitability of the product to their
investment needs.
Holdings: Source: FactSet. Portfolio holdings may not be representative of the portfolio manager’s
current or future investments and are subject to change at any time.
Performance: Portfolio return source: Internal. Performance shown is net of fees. Periods longer than
one year are annualised.
Market Cap: Source: FactSet.
Sector Allocations: Source: FactSet. Sector allocations are subject to change. Sector breakdowns as
defined by CIL.
Characteristics: Source: FactSet, CIL. All values are weighted average as of the date shown. Portfolio
characteristics are subject to change. Forward estimates are based on Manager research and
forecasts. Forecasts are inherently limited and should not be relied upon as an indication of future
results.
Top/Bottom Contributors: Source: FactSet.
Attribution Analysis: Source: FactSet. Attribution returns are gross of fees and/or expenses and may
differ from the actual reported returns. The attribution figures are based on the portfolio’s holdings
and do not reflect fees and/or expenses of the portfolio. These figures are for analytical purposes
only and do not represent the portfolio’s average total return. The sector allocations are subject to
change.
Opinions and Views: The opinions and views expressed herein are of the firm’s portfolio
management team specified as of the date shown, and may differ from other managers, or the firm
as a whole, and are not intended to be a forecast of future events, a guarantee of future results or
investment advice. These are subject to change. The statistics have been obtained from sources
believed to be reliable, but the accuracy and completeness of this information cannot be guaranteed.
Information Providers: The recipient is responsible for ensuring this material is approved by the
proper authority before subsequent use or distribution. Neither CIL nor its information providers are
responsible for any damages or losses arising from any use of this information.
FactSet is a third-party non-affiliated data provider.
Index source: Standard & Poor’s. S&P Global Infrastructure Index® is a trademark/service mark of
Standard & Poor’s. Further distribution is prohibited.
Index source: MSCI. Neither MSCI nor any other party involved in or related to compiling,
computing or creating the MSCI data makes any express or implied warranties or representations
with respect to such data (or the results to be obtained by the use thereof), and all such parties
hereby expressly disclaim all warranties of originality, accuracy, completeness, merchantability or

fitness for a particular purpose with respect to any of such data. Without limiting any of the
foregoing, in no event shall MSCI, any of its affiliates or any third party involved in or related to
compiling, computing or creating the data have any liability for any direct, indirect, special, punitive,
consequential or any other damages (including lost profits) even if notified of the possibility of such
damages. No further distribution or dissemination of the MSCI data is permitted without MSCl's
express written consent. Further distribution is prohibited.
Index source: FTSE International Limited (“FTSE”) © FTSE 2023. “FTSE®” is a trademark of the
London Stock Exchange Group companies and is used by FTSE International Limited under license.
"FTSEurofirst" is a trademark of both FTSE and Euronext N.V. ("Euronext"). All intellectual property
rights in the Index vest in FTSE and Euronext. Neither FTSE nor its licensors accept any liability for any
errors or omissions in the FTSE indices and / or FTSE ratings or underlying data. No further
distribution of FTSE Data is permitted without FTSE’s express written consent.
CIL cannot guarantee the accuracy or completeness of the data in this document.
Past performance is no guarantee of future results.
You are urged to compare this report with those you receive from your custodian.
General: Franklin Templeton Australia Limited (ABN 76 004 835 849; AFSL No. 240 827) (“Franklin
Templeton”) is a part of Franklin Resources, Inc. and the Responsible Entity for the ClearBridge RARE
Infrastructure Value Fund - Hedged (ARSN 121 027 709), ClearBridge RARE Infrastructure Value Fund
- Unhedged (ARSN 150 677 017), ClearBridge RARE Infrastructure Income Fund - Hedged (ARSN 132
182 631), ClearBridge RARE Infrastructure Income Fund - Unhedged (ARSN 647 332 321) and
ClearBridge RARE Emerging Markets Fund (ARSN 132 182 462). Applications to invest can only be
made on the application form accompanying the Fund Product Disclosure Statement (PDS) dated 1
October 2021.
Potential investors should read the relevant PDSs and the Additional Information Booklet (AIB)
before making an investment decision. The PDSs and AIB can be obtained on
www.clearbridgeinvestments.com.au or by contacting ClearBridge: by telephone on (02) 9397 7351,
by writing to ClearBridge Investments Limited, Level 13, 35 Clarence Street, Sydney, NSW 2000, by
fax on (02) 9397 7399 or by email at auclientservice@clearbridge.com. Franklin Templeton can be
contacted by writing to Franklin Templeton, Level 47, 120 Collins Street, Melbourne, VIC 3000, by
telephone on 1800 679 541 or by fax on (03) 9017 8690.
In accordance with the Design and Distribution Obligations and Product Interventions Powers
requirements the Responsible Entity maintains Target Market Determinations (“TMD”) for each of the
Funds. All documents can be found on the ClearBridge website on the Forms & Downloads page at
www.clearbridgeinvestments.com.au, by contacting Client Service on (02) 9397 7351 or by email at
auclientservice@clearbridge.com.
Franklin Templeton does not guarantee any rate of return or the return of capital invested.
Investments are subject to risks, including, but not limited to, possible delays in payments and loss of
income or capital invested.
ClearBridge is wholly, indirectly owned by Franklin Resources, Inc., and part of ClearBridge
Investments, LLC.

For Australian wholesale investors only. 
Not for distribution to the general public.
Confidential and proprietary information.
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Property Performance Summary

^ Unlisted Property Fund Index - 10-year data includes prior Index methodology pre-
2006 and is as at 31 May 2023.

Note: Income and Capital return do not add up to Total Return as MSCI/Mercer 
calculates each strand separately.

10 Years5 Years3 Years1 Year3 Month
Property Performance - Latest Data

% p.a.% p.a.% p.a.%%

8.25.67.13.4-0.2MSCI/Mercer Australia Core Wholesale PFI ^ (31 May 2023)

10.58.26.92.0-0.3MSCI/Mercer Australia Core Wholesale – All Office

4.4-0.64.03.7-0.6MSCI/Mercer Australia Core Wholesale – All Retail

12.614.816.25.60.6MSCI/Mercer Australia Core Wholesale – All Industrial

7.9 3.0 5.7 2.2 -0.0S&P/ASX 300 AREITs Index (23 June 2023)

5.0 -0.42.3 -8.63.3 FTSE EPRA/NAREIT Index, Hedged in $A, Gross (Global REIT) 
(23 June 2023)

JANA Property Webinar | June 2023 21

Sector
Income
Return

Capital 
Growth

12 Month 
Total Return 

(%)
All Property 4.1 -0.6 3.4
All Office 3.8 -1.7 2.0
All Retail 4.7 -1.0 3.7
All Industrial 3.6 1.9 5.6
All Diversified 4.1 -0.2 3.9
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Index Performance Comparison
Unlisted vs. Listed Property – Q1 2023 Performance

10Y5Y3Y1YQtr
Property Performance to 31 March 2023

% p.a.% p.a.% p.a.%%

8.35.75.74.2-0.0MSCI/Mercer Australia Core Wholesale Property 
Fund Index (Unlisted)

8.56.67.53.9-3.3NCREIF Fund Index, ODCE (US Unlisted)

8.05.214.2-14.00.3S&P/ASX 300 AREITs Index 

10.98.616.6-0.63.3S&P/ASX 300 Index 

4.71.66.6-20.50.4FTSE EPRA/NAREIT Index, Hedged in $A, Gross 
(Global REITs) 

10.78.215.6-7.17.3MSCI World ex-Australia Index, Hedged in $A, 
Gross 

• The above chart tracks the quarterly performance of the Listed REIT indices 
alongside the Unlisted property index over a period of 10 years. The broader 
listed equities indices are included for comparative purposes.

• The above highlights the low correlation of Unlisted Australian and US 
property to Listed REITs (orange and brown lines).

• The Listed REITs can outperform or underperform Unlisted property over 
shorter time periods, however Unlisted property exhibits lower volatility and 
has provided downside protection at times of equity market dislocation.

• REITs have significantly underperformed relative to broader equities in 2023 
due to the rising interest rate environment, as REITs historically 
underperform in these environments given their higher gearing relative to 
the broader market. 

Source: JANA / FactSet/ MSCI/ Bloomberg
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Unlisted Property vs. Listed REITs

Stable secure income stream; 

Low volatility of returns and low correlation to other 
asset classes;

Natural hedge against inflation;

High quality assets with strong ESG credentials and a 
focus on total return being income and capital 
growth;



Appraisal based quarterly valuations based on 
market evidence;

High level of information transparency;

Investors highly disciplined and governance 
structures relating to investor control is relatively 
high;



Gearing levels at circa 16%;

Liquidity less than listed property, often 18 months 
to 2 years best endeavours or liquidity windows (7-
10 years).



Unlisted Property – Characteristics Listed Property – Characteristics 
Daily liquidity and efficient deployment of capital;

Stable yield and access to a wide range of assets 
types;

Only requires a small outlay to be invested;

Micro-level diversification to regions and sectors;

Proxy for unlisted over the very long term;

Highly correlated to the broader equities markets 
and sensitive to interest rate rises;

Concentrated AREIT Index with two stocks being 
Goodman Group (25%) and Scentre Group (11%) 
dominating, 36% of the Index;



Limited governance control and can be diluted 
through rights issues;

Gearing at circa 30%;

High embedded fees and costs.
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Structural Themes Impacting Real Estate

24

• There is an undersupply of housing globally.
• Housing affordability, as it relates to residential ownership and rental accommodation, is under enormous pressure.
• Inequality and cost of living a recognised social problem requiring government intervention and partnerships.
• Ageing populations. The old age dependency ratio, which represents the proportion of the population that is over 65 

to those of working age population (20-65) is projected to be over 30% for most developed countries by 2027 and 
over 50% by 2075.

• Technological advancement and the rise in e-commerce –as accelerated demand for the industrial sector and data 
centres.

• Industrial dominance and retail disruption has been underpinned by ecommerce trends. 
• Healthcare, technology, and research driven by government healthcare funding, onshoring medical research and 

the production of pharmaceuticals has supported demand for life science properties.
• Growth in Big Data and Artificial Intelligence may influence some property types, such as datacentres.

• Global focus on Net Zero and decarbonisation has shifted toward carbon positive.
• Switching to renewable energy networks to power buildings has increased in prevalence. 
• Creating and commercialising the climate solutions that will be fundamental to a low carbon economy.
• Energy transition to a low carbon economy and the impacts as related to reducing embodied and operational 

carbon.

• Government infrastructure investment and enhancements to communication and transportation are improving 
connectivity between assets in the supply chain.

• Australia’s e-commerce penetration rate is forecast to rise from 14% to 29% by 2026, moving from 20th to 5th in the 
world. 

• Rising shipping costs, supply chain stress expected to linger, supporting onshoring. 

Demographics & 
Urbanisation

Technology & 
Innovation 

Sustainability & 
Decarbonisation

Infrastructure 

• Technological improvements and connectivity is a major theme.
• Prominence of global cities being primary nodes in a global economic network. Growth is the result of economic 

activities in between the countries and regions due to globalisation.
• Geopolitical risk has increased in recent years, increasing uncertainty. This can have direct implications for 

investment markets and offshore strategies, which are typically weaker in the face of increased perceived 
geopolitical risk.

Globalisation 

JANA Property Webinar | June 2023



Level 18, 140 William St, Melbourne VIC 3000

MELBOURNE OFFICE

T

SYDNEY OFFICE

(03) 9602 5400

Level 9, 255 George St, Sydney NSW 2000

T (02) 9221 4066

The presenter is a representative of JANA Investment Advisers Pty Ltd (ABN 97 006 717 568) (AFSL No. 230693) (‘JANA’). This 
presentation is provided on the basis that the recipient is a ‘wholesale client’ within the meaning of the Corporations Act.

Opinions expressed constitute JANA’s judgement at the time of presentation and are subject to change.  

Any past performance noted is not indicative of future performance.  JANA does not provide any guarantee about the future 
performance of the investment products, managers, asset classes or capital markets discussed.

For JANA’s conflicts of interest disclosures, you should contact your JANA consultant.

Except where under statute liability cannot be excluded, no liability (whether arising in negligence or otherwise) is accepted by 
JANA, its directors or its employees for any errors or omissions or for any losses caused to any persons acting on the 

information contained in this presentation.

The contents of this presentation are confidential and must not be disclosed to any third party without our written consent. 

© Copyright JANA 2023

Disclaimer & Contact Details
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