Investment For institutional investors onl
y
AA Managers For information only

Strictly private and confidential
Not for onward distribution

European logistics
4 February 2021

THIS DOCUMENT IS CLASSIFIED

Research & Strategy CONFIDENTIAL

The recipient will not divulge any such information
to any other party. Any reproduction of this
information, in whole or in part, is prohibited
without prior written consent of the sender.



Industrial & logistics: demand boosted by e-commerce and supply chain reconfiguration

E-commerce demand, supply chain reconfiguration and economic recovery should fuel demand for logistics

space
N\

Demand for logistics space expected to continue to increase as confidence
improves, global trade rebounds and e-commerce continues to grow

Anecdotes and data

Rebound

Global logistics market expected to grow by 4.7%

Additional demand for logistics likely to be largely dependent on p-a. through to 2024, Transport Intelligence, 28
whether the retailer serves discretionary or essential spending January 2021

Zalando: ‘double-digit growth in 2020’,

\

Ecommerce News 7 May 2020
The shift towards omni-channel retail is expected to accelerate, Online retail sales accounted for nearly half of all
boosting demand for logistics space over the medium term UK spend in December, Charged Retail 12 January

2021

|
@ Review of supply chain resilience following COVID-19 disruption Amazon braces for winter of demand with
|

should further boost demand for industrial and logistics space relentless expansion, FT 13 October 2020
Parcel delivery boom prompts DPD to employ

20,000 new staff, FT 5 October 2020

Logistics is low margin. Depending on the sector supplied (e.g. car Pandemic triggers ‘perfect storm’ for global
manufacturer v grocer), 3PLs may see a ST reduction in demand shipping supply chains, FT 10 December 2020

/ AutoZone rethinks supplier diversity after

coronavirus disrupts parts supply chain, Suppl
@ Low vacancies combined with modest speculative development pis P PRy PP

hould hel intain the d d v bal . K Chain Dive 27 May 2020
e elp maintain the demand-supply balance in most markets Automotive logistics market to shrink by 20.4% in

2020, Transport Intelligence, 15 October 2020

Rental growth has slowed but medium-term prospects are strong given There has been an increase in pre-letting... but a

current market balance and growing pent-up demand reduction in speculative development starts,
Segro 5 August 2020

Source: AXA IM — Real Assets, 1 February 2021. Important Notice: The information has been established on the basis of data, projections, forecasts, anticipations and hypotheses which are subjective. This
analysis and conclusions are the expression of an opinion, based on available data at a specific date. Due to the subjective aspect of these analyses, the effective evolution of the economic variables and values
of the financial markets could be significantly different from the projections, forecast, anticipations and hypotheses which are communicated in this Material. For illustrative purposes only.
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Surge in e-commerce expected to continue, underpinning demand for logistics space

Demand focusing on XXL warehouses and smaller, last-mile facilities close to city centres

Online retail sales penetration in the Eurozone
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Source: PMA (forecasts), AXAIM - Real Assets, dataas at 7 October 2020

Improving confidence, a rebound in global trade and continued growth
in e-commerce should lead to an increase in demand for logistics space

European take-up hit a record high in 2020 and, with confidence
improving, global trade rebounding and e-commerce continuing to
grow, occupier demand is expected to remain strong

There is a downside risk that new variants of COVID-19 may
depress GDP growth more than currently forecast, and/or that the
expected end of government support may result in an increase in
bankruptcies, reducing demand for logistics space

The pandemic has resulted in a step-change in e-commerce

Many online/omni-channel retailers are benefiting from a rise in
sales and a strong gain in market share as more consumers buy
online. Buying habits are expected to endure beyond the crisis

This has already produced record levels of logistics take-up for e-
commerce occupiers, and further demand is expected

The pandemic has shown up vulnerabilities in companies’ supply chains

The pandemic resulted in essential materials, parts and products
being either held-up or over-stocked due to supply chain issues

Having previously been focused on cost, emphasis is moving to
risk management. Manufacturers are increasing inventory levels,
diversifying supply chains, and/or re-shoring manufacturing

We expect the increase in e-commerce demand and low vacancy rates to support a swift return to rental growth. The

sector is expected to remain of considerable interest to investors anticipating the recovery
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Despite a slow H1, European industrial & take-up reached a record high in 2020

Several countries experienced record levels of take-up, including Italy and the UK

GDP growth, retail sales growth and logistics take-up Distribution/logistics take-up
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NB: France is only the 4 key dorsal markets
NB: Modern warehousing units 5,000+ sq m; 10,000+ sq m in the UK

Source: JLL, CBRE, AXA IM - Real Assets, data as at 1 Febriary 2021
NB: France is just the 4 key dorsal markets
NB: Modern warehousing units 5,000+sq m; 10,000+sq m in the UK

E-commerce accounted for 21% of total European take-up in 2020, nearly twice as much as in 2019
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Covid-19 is expected to have ‘pulled forward’ e-commerce penetration by several years

Online retail sales growth is projected to be significantly stronger than overall retail sales growth over the next
five years, pushing up online retail penetration rates across Europe

Online retail sales penetration in the Eurozone Online retail sales penetration rates
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The acceleration in online retail sales is expected to increase demand for logistics space, both in terms of XXL format

warehouses and smaller last-mile facilities close to city centres
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The coronavirus has shown up vulnerabilities in many companies’ supply chains

An increase in demand for industrial and logistics space is expected

* Even before the pandemic hit, issues such as dependency on China, the US-China trade war and the complexity and
length of global supply chains meant some companies were reassessing their sourcing and manufacturing strategies

*  Supply chains minimize inventories to reduce costs, but many chains are complex and long. The pandemic resulted
in essential materials, parts and products being either held-up or being over-stocked due to supply chain issues
created by factors such as:

- Delays at borders/borders closing; manufacturing plants temporarily closing to protect staff; production staff, warehouse staff and
driver illnesses/absences; and disruption at ports

- Long lead times resulting in parts and products arriving before the previous batch has been used or sold

*  For example, many manufacturers who operate a just-in-time (JIT) delivery system, where components are used
within hours of arriving on site, did not have the space to store all of the parts that were shipped from suppliers as
well as the unused parts already in stock. Conversely, some manufacturers had to stop production because key
components were unavailable

Some companies are already considering restructuring their manufacturing and supply chains to reduce
risk and improve resiliency over the medium term, which we believe should increase demand for
industrial and warehouse space:

* Supply chain diversification — we believe that companies may diversify their supply chains, or they may near-shore
or on-shore some or all manufacturing. This broadening of manufacturing bases may increase demand for industrial
and logistics space in Europe, also creating second-order demand through suppliers and networks

* Increase inventory levels — we believe that companies may reassess ideal inventory volumes and business continuity
plans, which could boost demand for industrial and logistics space

Source® AXA IM Z Real Assets, 1 February 2021. AXA Investment Managers Real Assets disclaims any and all liability relating to a decision based on this forecast
This forecast is for illustrative purposes only, established on the basis of an internal model of AXA Investment Managers Real Assets as of Q2 2020, and does not constitute an offer to buy or sell. It does not
constitute a reliable indicator of future performances. AXA Investment Managers Real Assets disclaims any and all liability relating to a decision based on this forecast.
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Expected medium-term impact of COVID-19 on European industrial and logistics
markets

Take-up by sector Expected impact of COVID-19 on the sector
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Source: AXA IM — Real Assets, data as at 13 May 2020
Source: JLL, AXA IM - Real Assets, data as at Q4 2020
NB: Franceis just 4 key dorsal markets
NB: Europe = Belgium, France, Germany, Italy, Netherlands, Spain, UK, Czech
Republic, Hungary and Poland
NB: Modern warehousing units 5,000+sq m; 10,000+sq m in

Retail is likely to be the hardest hit occupier sector, depending on product, target market and retailers’ ability to

swiftly boost online/omni-channel offer
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While rising demand has typically been met by higher new supply, vacancy rates remain
relatively low across Europe

European distribution and logistics vacancy rates and Space under construction by leasing status
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Source: JLL, AXAIM Real Assets, data as at Q4 2020
NB: Franceis only the 4 key dorsal markets and Germany is onlythe Big 5 markets
NB: Space under construction >5,000sq m; UK > 10,000 sq m

Source: JLL, Macrobond, AXA IM — Real Assets, data as at Q4 2020
NB: France is only the 4 key dorsal markets

Vacancy rates are not expected to rise significantly as occupier demand to service e-commerce is expected to

continue to increase and speculative development remains under control in most markets
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Prime logistics rents largely remained stable in 2020

The increase in e-commerce-related demand and low vacancy rates underpinned prime rents in 2020

Industrial confidence, GDP growth and logistics rental Prime logistics rental indices
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Source: European Commission, Eurostat, JLL, CBRE, Macrobond, AXA IM— Real
Assets, data as at 04 February 2021 Source: JLL, Macrobond, AXA IM — Real Assets, data as at Q4 2020

An increase in e-commerce and supply chain reconfiguration are expected to boost demand for logistics space over

the medium term. In combination with constrained supply, this is expected to push up prime rents
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Second strongest European logistics investment volumes on record in 2020

COVID-19 containment measures meant investors had difficulty accessing sites and completing due diligence in
Q2, but activity quickly bounced back

European industrial and logistics investment volumes Prime logistics net initial yields
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Having remained stable across most key markets in Europe in H1, prime logistics yields declined in H2. With the

coronavirus crisis highlighting the key role played by logistics, it is expected to remain of considerable interest
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European logistics is expected to continue to outperform, driven by rental growth and
yield compression

*  Our preference remains for modern assets in land-constrained
areas in Europe’s key logistics hubs and key urban
conurbations

Key European logistics corridors

*  Key logistics hubs

e Superior locations near key transit infrastructure or major
population bases that provide access to Europe’s wealthiest
economic areas - should continue to benefit from solid occupier
demand over the long-term

° Focus on land-constrained markets - should limit the pipeline of
new logistics developments, mitigating obsolescence risk and
helping to underpin rental growth potential

° Focus on under-supplied markets - should help underpin rental
growth potential - may provide opportunities to
develop at an attractive yield-on-cost, which also helps to secure
quality assets

° In certain under-supplied markets, we are happy to take some
vacancy risk

Source: OECD .

ouree *  Key urban conurbations

Europe’s key logistics corridor connects its wealthiest economic * Conti”“e_d growth in e-commerce and changing customer

areas and encompasses south east England, France’s key ‘dorsal’ expectations (e.g. for same-day delivery) should increase

markets, Benelux, Germany’s western regions, Switzerland demand for smaller, last-mile logistics assets in or near key cities

’ 7 ’ 7

northern Italy and north east Spain ° Last-mile logistics solutions are especially important in some of
Europe’s largest, oldest markets, where land is scarce and
congestion is high, such as London and Paris

Source: AXA IM — Real Assets, 1 February 2021 CONFIDENTIAL I t t
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Disclaimer 1/2

This material (the “Material”) is solely for the use of the recipient who has received it directly from AXA Investment Managers — Real Assets or any of its affiliates (“AXA IM — Real
Assets”) for information and discussion purposes only. It is to be treated strictly confidential. This Material and any information contained herein should not be copied or circulated, in
whole or in part, without the prior written consent of AXA IM — Real Assets. This Material does not constitute an offer or solicitation, nor is it the basis for any contract for the
purchase or sale of any investment, security or product. It is not for use by retail customers under any circumstances. AXA IM — Real Assets disclaims any and all liability relating to a
decision based on or for reliance on this Material.

This Material has not been reviewed, approved or disapproved by any regulatory authority in any jurisdiction. The distribution of this Material in certain jurisdictions may be restricted
by law. The recipient represents that it is able to receive this Material without contravention of any applicable legal or regulatory restrictions in the jurisdiction in which it resides or
conducts business. AXA IM — Real Assets does not accept any responsibility for ensuring that a recipient complies with applicable laws and regulations. The Material does not
constitute, and may not be used for or in connection with, an offer or solicitation by anyone in any jurisdiction in which such offer or solicitation is not authorized or to any person to
whom it is unlawful to make such offer or solicitation.

Due to its simplification, this Material is partial and thus the information can be subjective. The information set forth herein does not purport to be complete and is subject to change
without notice. This Material does not take into account the recipient’s objectives, financial situation or needs. This Material shall not be deemed to constitute investment advice
and/or tax, accounting, regulatory, legal or other advice and it should not be relied upon as the basis for a decision to enter into a transaction or as the basis for an investment
decision. The recipient is urged to consult with its own advisers with respect to legal, tax, regulatory, financial, accounting and other matters concerning any investment decision.

Analysis and conclusions express the views of AXA IM — Real Assets and may be subject to change without notice. All information, analysis and conclusions herein present AXA IM —
Real Assets’ current knowledge and market estimation at the time of its production. Nevertheless it can come to unintended erroneous statements or presentations and the
information may change at any time without previous announcements and/or notices to the recipient of this Material. Thus, a liability or guarantee for the up-to-datedness,
correctness and completeness of the allocated information, estimation and opinion cannot be assumed. Information contained herein may vary from previous or future published
versions of this Material. Information regarding the background and experience of personnel of AXA IM — Real Assets are provided for information purposes only. Such persons may
not necessarily continue to be employed by AXA IM — Real Assets and may not perform or continue to perform services for AXA IM — Real Assets. The reference to league tables and
awards are not an indicator of the futures places in league tables or awards. Unless otherwise noted, information provided herein is current as of the date of this Material.

The data including but not limited to scenarios and investment guidelines set forth in this Material are presented for illustrative purposes only and such data could vary significantly
from the final investment policy and/or actual results. Where past performance, past experience and track record information is provided, this is not necessarily representative of
future results: performance is not constant over time and the value of investments may fall as well as rise. No representation is made that any results or other figures indicated in this
Material will be achieved and that investments will achieve comparable results that targeted returns. Property investments can be illiquid and there is no guarantee that properties
can be sold at valuation levels. Investment may be subject to gearing and should be considered higher risk than a similar ungeared investment. Investment returns may be subject to
foreign currency exchange risks. Actual results on unrealized investments described herein will depend on, among other factors, future operating results, the value of the assets and
market conditions at the time of disposition, legal and contractual restrictions on transfer that may limit the liquidity, any related transactions costs and the timing and manner of
sale, all of which may differ materially from the assumptions and circumstances on which the valuations used in the prior performance data contained herein are based.
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Disclaimer 2/2

Some statements and analysis in this Material and some examples provided are based upon or derived from the hypothetical performance of models developed by AXA IM — Real Assets
and/or third parties. In particular, in connection with certain investments for which no external pricing information is available, AXA IM — Real Assets will rely on internal pricing models,
using certain modelling and data assumptions. Such valuations may vary from valuations performed by other parties for similar types of investments. Models are inherently imperfect
and there is no assurance that any returns or other figures indicated in this Material and derived from such models will be achieved. AXA IM — Real Assets expressly disclaims any
responsibility for (i) the accuracy of the models or estimates used in deriving the analyses, (ii) any errors or omissions in computing or disseminating the analyses or (iii) any uses to
which the analyses are put.

Any hypothetical illustrations, forecasts and estimates contained in this Material are forward looking statements and are based upon assumptions. Hypothetical illustrations are
necessarily speculative in nature and it can be expected that some or all of the assumptions underlying the hypothetical illustrations will not materialise or will vary significantly from
actual results. Accordingly, the hypothetical illustrations are only an estimate and AXA IM — Real Assets assumes no duty to update any forward looking statement. This Material may also
contain historical market data; however, historical market trends are not reliable indicators of future market behaviour.

Forecasts are for illustrative purposes only and do not constitute an offer to buy or sell. Forecasts do not constitute a reliable indicator of future performances. AXA IM — Real Assets
disclaims any and all liability relating to a decision based on forecasts. Scenarios are presented as of this document’s date. They do not constitute a representation or guarantee as to
future scenarios nor performances. AXA IM — Real Assets disclaims any and all liability relating to these scenarios’ description and can modify these scenarios according to market
evolutions and taking into account the regulations in force.

Although some information has been provided by AXA IM — Real Assets, the information is based on information furnished by third parties the accuracy and completeness of which has
not been verified by AXA IM — Real Assets. All information and data in this Material is established on the accounting information, on market data basis or has been sourced from a
number of recognized industry providers. All accounting information, except otherwise specified, is un-audited. While such sources are believed to be reliable and accurate, none of AXA
IM — Real Assets or its respective affiliates, directors, officers, employees, partners, members or shareholders assumes any responsibility for the accuracy or completeness of such
information. Details of these sources are available upon request. Any pictures, plans, drawings, diagrams or schedules set forth in this Material are provided for information purposes
only.

AXA IM — Real Assets makes no representation or warranty (express or implied) of any nature nor is responsible or liable in any way with respect to the truthfulness, completeness or
accuracy of any information, projection, representation or warranty (express or implied) in, or omission from, this information.
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