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In 2018, health care became the biggest employer in the U.S.,
now about 12% of the workforce, largely driven by population
demographics. (1) Millennials are the largest generation in history
and over one-third of Americans are now over age 50. Health care
spending is nearly 20% of annual U.S. gross domestic product
(GDP) and is the fastest growing category (Figure 1). Over the next
decade, health care spending is forecast to grow by 5.5% annually.(2)

FIGURE 2: Outpatient Visitation Rising Fast
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FIGURE 1: U.S. Healthcare Spending as a % of GDP Forecast
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FIGURE 3: Health Care Sector Job Growth Outperforms
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Health care delivery has continued to evolve towards a more
decentralized model away from inpatient care at hospitals.
Outpatient care is now booming and should continue to accelerate
in the future. Over the decade from 2006 to 2016, outpatient
visitation increased by 25% (Figure 2). A race to invest in this
segment is well underway. Ambulatory care employment, which
includes offices of physicians, dentists, health practitioners,
outpatient care centers, medical and diagnostic laboratories, home
health care services, and other health care services, has reported an
ongoing increase (up by 30% since 2008) (Figure 3).
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U.S. medical real estate continues to grow quickly and has
evolved into a significant institutional investment market with
an over $1 trillion estimated market value.(3) The sector
generally includes hospitals, medical office buildings (MOBs),
senior housing, nursing facilities, and life sciences/biotech.
MOBs now represent 39% of U.S. healthcare real estate value.(4)
Health-related occupiers have become critical economic
anchors and tenants in commercial real estate, especially at
office and retail properties, as they are generally more
recession resistant due to steady cash flows and long-term
leases. MOBs, in particular, can offer relatively high current
yields compared to conventional office. Other property sectors,
such as multifamily, hotels, and traditional office and retail are
often viewed as having greater risk, due to more tenant variety
and frequent lease adjustments to inflation.
The more recent rapid expansion of ‘convenient care,’ a
segment of MOB which includes clinics and urgent care, has
been most extraordinary, and there are now approximately
13,000 facilities nationwide. Currently, the ownership is split
between hospital systems, physicians associations, and private
corporations. A few of the largest franchises now include
Concentra, MedExpress, U.S. HealthWorks, American Family
Care and Doctors Express, Nextcare, FastMed, and City MD.(5)
Strategic partnerships with large regional health systems and
corporate owners will be key to optimizing occupancy
performance at commercial property. In the future, Clarion
Partners anticipates many attractive investment opportunities
in MOB and convenient care in new office and retail buildings in
top urban and premier suburban areas.

Water Tower Shoppes in Orlando, Florida, managed by Clarion
Partners, LLC, located at the entrance of the 4,900-acre town
of Celebration, features MOB tenant Orlando Health Physician
Associates. The shopping center is anchored by a Publix grocery
store, which reports one of the highest sales volumes in Central
Florida. Orlando is a rapidly growing metro and popular tourist
destination that welcomed 72 million visitors in 2017.
Orlando Health, one of Florida’s most distinguished and
comprehensive private health care organizations, is a $3.8 billion
not-for-profit that features eight hospitals and 25 outpatient
centers facilities. The regional network is a health care leader
offering advanced medical treatments, procedures, and highly
qualified staff to nearly two million Central Florida residents and
10,000 international visitors annually. Orlando Health has more
than 3,300 beds and 3,000 physicians with privileges across the
entire network, which is also one of the area’s largest employers
with more than 23,000 employees.
(1)		
U.S.

Bureau of Labor Statistics. Q1 2018.
Centers for Medicare & Medicaid Services. Q2 2018.
(3) Revista. Q2 2018.
(4) Jones Lang LaSalle. Q2 2018.
(5) 1) AMN Healthcare. 2015. 2) Health Data Management. 2017.
(2)

This is not an offer to sell, or a solicitation of an offer to buy, securities and this
communication is not made in connection with any investment funds sponsored by Clarion
Partners or any other investment product. All investments involve risk, including loss of
principal. Past performance is no guarantee of future results. Investment in real estate entails
significant risks and is suitable only for certain investors as part of an overall diversified
investment strategy and only for investors able to withstand a total loss of investment.
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IMPORTANT INFORMATION:
All investments involve risk, including possible loss of principal.
The value of investments and the income from them can go down as well as up and investors may not get back the amounts originally
invested, and can be affected by changes in interest rates, in exchange rates, general market conditions, political, social and economic
developments and other variable factors. Investment involves risks including but not limited to, possible delays in payments and loss of
income or capital. Neither Legg Mason nor any of its affiliates guarantees any rate of return or the return of capital invested.
Equity securities are subject to price fluctuation and possible loss of principal. Fixed-income securities involve interest rate, credit,
inflation and reinvestment risks; and possible loss of principal. As interest rates rise, the value of fixed income securities falls.
International investments are subject to special risks including currency fluctuations, social, economic and political uncertainties,
which could increase volatility. These risks are magnified in emerging markets.
Commodities and currencies contain heightened risk that include market, political, regulatory, and natural conditions and may not
be suitable for all investors.
Past performance is no guarantee of future results. Please note that an investor cannot invest directly in an index.
Unmanaged index returns do not reflect any fees, expenses or sales charges.
The opinions and views expressed herein are not intended to be relied upon as a prediction or forecast of actual future events or
performance, guarantee of future results, recommendations or advice. Statements made in this material are not intended as buy or
sell recommendations of any securities. Forward-looking statements are subject to uncertainties that could cause actual
developments and results to differ materially from the expectations expressed. This information has been prepared from sources
believed reliable but the accuracy and completeness of the information cannot be guaranteed. Information and opinions expressed
by either Legg Mason or its affiliates are current as at the date indicated, are subject to change without notice, and do not take into
account the particular investment objectives, financial situation or needs of individual investors.
The information in this material is confidential and proprietary and may not be used other than by the intended user. Neither Legg
Mason or its affiliates or any of their officer or employee of Legg Mason accepts any liability whatsoever for any loss arising from
any use of this material or its contents. This material may not be reproduced, distributed or published without prior written permission
from Legg Mason. Distribution of this material may be restricted in certain jurisdictions. Any persons coming into possession of this
material should seek advice for details of, and observe such restrictions (if any).
This material may have been prepared by an advisor or entity affiliated with an entity mentioned below through common control
and ownership by Legg Mason, Inc. Unless otherwise noted the “$” (dollar sign) represents U.S. Dollars.
This material is only for distribution in those countries and to those recipients listed.
All investors and eligible counterparties in Europe, the UK, Switzerland:

In Europe (excluding UK & Switzerland) this financial promotion is issued by Legg Mason Investments (Ireland) Limited, registered
office 6th Floor, Building Three, Number One Ballsbridge, 126 Pembroke Road, Ballsbridge, Dublin 4, D04 EP27, Ireland. Registered in
Ireland, Company No. 271887. Authorised and regulated by the Central Bank of Ireland.
In the UK this financial promotion is issued by Legg Mason Investments (Europe) Limited, registered office 201 Bishopsgate, London,
EC2M 3AB. Registered in England and Wales, Company No. 1732037. Authorised and regulated by the UK Financial Conduct Authority.
In Switzerland, this financial promotion is issued by Legg Mason Investments (Switzerland) GmbH, authorised by the Swiss Financial
Market Supervisory Authority FINMA.
Investors in Switzerland: The representative in Switzerland is FIRST INDEPENDENT FUND SERVICES LTD., Klausstrasse 33, 8008
Zurich, Switzerland and the paying agent in Switzerland is NPB Neue Privat Bank AG, Limmatquai 1, 8024 Zurich, Switzerland. Copies
of the Articles of Association, the Prospectus, the Key Investor Information Documents and the annual and semi-annual reports of the
Company may be obtained free of charge from the representative in Switzerland.
All Investors in Hong Kong and Singapore: This material is provided by Legg Mason Asset Management Hong Kong Limited in Hong Kong
and Legg Mason Asset Management Singapore Pte. Limited (Registration Number (UEN): 200007942R) in Singapore.
This material has not been reviewed by any regulatory authority in Hong Kong or Singapore.
All Investors in the People’s Republic of China (“PRC”): This material is provided by Legg Mason Asset Management Hong Kong Limited
to intended recipients in the PRC. The content of this document is only for Press or the PRC investors investing in the QDII Product offered by PRC’s
commercial bank in accordance with the regulation of China Banking Regulatory Commission. Investors should read the offering document prior to
any subscription. Please seek advice from PRC’s commercial banks and/or other professional advisors, if necessary. Please note that Legg Mason
and its affiliates are the Managers of the offshore funds invested by QDII Products only. Legg Mason and its affiliates are not authorized by any
regulatory authority to conduct business or investment activities in China.
This material has not been reviewed by any regulatory authority in the PRC.
Distributors and existing investors in Korea and Distributors in Taiwan: This material is provided by Legg Mason Asset Management Hong
Kong Limited to eligible recipients in Korea and by Legg Mason Investments (Taiwan) Limited (Registration Number: (98) Jin Guan Tou Gu Xin Zi Di
001; Address: Suite E, 55F, Taipei 101 Tower, 7, Xin Yi Road, Section 5, Taipei 110, Taiwan, R.O.C.; Tel: (886) 2-8722 1666) in Taiwan. Legg Mason
Investments (Taiwan) Limited operates and manages its business independently.
This material has not been reviewed by any regulatory authority in Korea or Taiwan.
All Investors in the Americas: This material is provided by Legg Mason Investor Services LLC, a U.S. registered Broker-Dealer, which includes
Legg Mason Americas International. Legg Mason Investor Services, LLC, Member FINRA/SIPC, and all entities mentioned are subsidiaries of Legg
Mason, Inc.
All Investors in Australia: This material is issued by Legg Mason Asset Management Australia Limited (ABN 76 004 835 839, AFSL 204827)
(“Legg Mason”). The contents are proprietary and confidential and intended solely for the use of Legg Mason and the clients or prospective clients
to whom it has been delivered. It is not to be reproduced or distributed to any other person except to the client’s professional advisers.

