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BROAD-BASED LOGISTICS DEMAND OFFERS RESILIENCE AGAINST TARIFFS

= Despite the most recent reductions and pauses, tariffs triggered a spike in trade policy uncertainty. This is expected
to push up supply chain pressures. European logistics occupiers are likely to further deepen their operational focus
from just-in-time to just-in-case to ensure continuity. This might trigger a higher demand for logistics space.

= Vulnerability to new US tariffs is limited for core Europe. Based on the Oxford Economics’ global industry tariff
vulnerability index we expect Ireland, Switzerland, CEE and Nordic sub-regions to have above average
vulnerability.

= E-commerce remains a central theme in logistics take-up. However, a closer look at take-up confirms a broader
based support for take-up across sectors, as shown below. This diversified base of logistics space users should
offer resilience in future take-up regardless of the ultimate impact of tariffs.

= Qur prime 2025-29 rental growth forecasts of 1.9% p.a. across our 37 covered European logistics markets is down
due to slower economic growth, weaker take up and higher vacancy rates. As new supply is expected to moderate,
year-end 2024 European average vacancy rate of 5.1% is projected to come down gradually to 3.7% by 2029.

= As in other sectors, higher interest rates pushed prime logistics yields from 3.7% to 5.3%. After the 2022-24
repricings and our revised base case with less bond yield tightening, prime logistics yields across all markets are
expected to move in by only 30bps by 2029. This means current income and rental growth will be key for returns.

= Asaresult, total returns across European logistics markets are estimated at 7.9% p.a. for 2025-29 in our Mar-25 base
case, making it the second most attractive sector after offices. CEE and UK logistics markets are expected to have
the highest total returns at 10.9% p.a. and 10.4% p.a., respectively.

= Despite a recent pause, manager sentiment towards logistics has steadily improved since 2022. Logistics’ volumes
are expected to increase to €50bn in 2025, up 19% from 2024 levels. At 23% of cross sector 2024 volumes, logistics

realised the highest share of total volumes on record.
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MACRO: TARIFFS IMPACT MIGHT BE POSITIVE FOR LOGISTICS SPACE DEMAND
GLOBAL SUPPLY CHAIN PRESSURE INDEX (GSCPI, LHS) & TRADE POLICY

TARIFF UNCERTAINTY TO DEEPEN OCCUPIERS’ JUST-IN-CASE FOCUS

Despite the most recent reductions and pauses, tariffs
triggered a spike in trade policy uncertainty (TPU), which
might further disrupt global supply chains (GSCPI).

So far, the GSCPI does not yet show that supply chain
pressures increased due to the news. It seems reasonable
that this will come through later as trade flows are redirected.
Container demand and harbor capacity will shift in short
order to facilitate this, triggering supply chain pressures.
Higher TPU combined with a higher GSCPI might hurt short
term confidence of European logistics space users, as they
pause expansion plans until uncertainties are resolved.

Even if tariff uncertainty lingers, European logistics occupiers
are likely to further deepen their operational focus from just-
in-time to just-in-case to ensure continuity.

This just-in-case focus on additional inventory might trigger a
higher demand for logistics space.

LIMITED TARIFF INITIAL VULNERABILITY FOR CORE EUROPE

= Qur initial assessment of vulnerability to recent US trade
tariffs announcement shows limited vulnerability for core
European countries and cities.

= Oxford Economics’ global tariff vulnerability index for each
of 20 manufacturing sectors is used to estimate each
country’s vulnerability based on its own sector breakdown.

= Based on this country score, Ireland, Switzerland, CEE and
Nordic countries show above average vulnerability.

= On the city (NUTS2) level, we use manufacturing and
transport & storage employment for 32 cities to estimate
each cities relative share in these vulnerable sectors.

= |nconsistencies with the country level results come in part
from having one or two cities in some countries. Milan and
Warsaw/Silesia have above national vulnerability.

= High German city level vulnerability comes from Frankfurt’s
high score which is only partly offset by Berlin and others.
Barcelona’s high score is also only in part offset by Madrid.

E-COMMERCE TO REMAIN KEY DRIVER FOR LOGISTICS SPACE TAKE-UP

= E-commerce has been a key driver of demand for logistics
space as both traditional retailers and supermarkets move to
omni-channels to compete with pure on-line platforms.

= Thisis expected to continue as European online as a share of
total retail sales is expected to reach 20% by 2029 confirming
its continued growth and up from 16% as of 2024.

= The UK, Germany and the Netherlands accelerated their on-
line penetration during the Covid period. Even from these
higher start points they are projected to increase further.

= The UK is expected to reach 35% share of ecommerce by
2029, while Netherlands and Germany 29% and 22%,
respectively.

= Across other lagging countries, like France and Spain, the
online sales penetration growth is expected to accelerate by
2029 to reach 18% and 16%, respectively.

= Surprisingly, the Polish share of e-commerce is expected to
reach 22% by 2029 showing a slower increase.

UNCERTAINTY INDEX (TPU, RHS)
5.0

4.0
3.0
2.0
1.0
0.0 w
L 4
1.0

2.0
2015 2017 2019 2021 2023

s GSCPI (LHS) TPU (RHS)

Sources: Oxford Economics, AEW Research & Strategy as of Q1 2025

MAY 2025

700

600

500

400

300

200

100

2025

INITIAL ASSESSMENT OF NATIONAL & CITY LEVEL VULNERABILITY TO TRADE TARIFFS

1.3
1.2

11

A A
! 4 l I
09 I i
0.8 0

-
I )
[ S

e e e e e e e e e e e e e e

= -

EZ AVG (32

B Country & Sector (LHS) 4 City Sector Employment (RHS)

Sources: AEW Research & Strategy & Oxford Economics as of Q12025

EUROPEAN ONLINE SALES PENETRATION RATE

40
B A
30 A
25 A
20 ® A
A A
15 °®
10 o L
5
0
& & N S & N
M O
&

©® 2019 12024 A 2029

Sources: Euromonitor, CBRE, AEW Research & Strategy as of Q12025

%\-JAE BOSTON DUSSELDORF FRANKFURT HONG KONG LONDON LOS ANGELES LUXEMBOURG MADRID MILAN PARIS PRAGUE SEOUL SINGAPORE SYDNEY TOKYO WARSAW AMSTERDAM | AEW.COM

Y
&

1.50

1.25

1.00

0.75

0.50



AEW RESEARCH MONTHLY REPORT | EUROPE

OCCUPIER MARKET: MORE BALANCED ABSORPTION & SUPPLY TO PUSH VACANCY RATES DOWN GOING FORWARD

LOGISTICS TAKE-UP NORMALISED TO PRE-COVID LEVELS

European logistics take-up was 22.5mn sgm in 2024, a fourth
consecutive year of decline from its 2021 peak.

It seems that there is a positive link between elevated supply
chain pressures as shown in the GSCPI during the 2020-22
Covid period and the 2021 record level of take-up.

Many space users adjusted their operational focus from just-
in-time to just-in-case requiring more warehouse space.

2021 take-up levels were also driven by a surge of e-
commerce activity during the pandemic lockdown periods
when consumers were dependent on home deliveries.

As global supply chains normalized, annual take-up returned
to just below pre-Covid levels. This moderating trend on take-
up was consistent across main established Northern logistics
markets.

On the other hand, 2024 take-up was higher in Poland than in
2023. Southern European markets, in ltaly and Spain, also
recorded resilient occupier activity.

BROAD BASED SUPPORT FOR LOGISTICS TAKE-UP

E-commerce is a central theme when most discuss logistics
take-up, but a closer look confirms a broader based support.
Third-Party logistics (3PL) providers represent 40% of annual
take-up on average for the last ten years.

Many firms outsource to these supply chain expert 3PLs to
allow more flexibility on inventories and capital expenses,
while offering instant capacity to expand into new markets.
Due to competition from pure e-retailers, traditional store-
based retailers have invested in large, regional omni-channel
distribution centres as well as small urban logistics facilities.
Our data shows clearly that e-retailers benefited from the
surge of online sales during the 2020-21 Covid period, as
they took a much larger share of take-up in these years.

With a solid presence in core markets, pure e-retailers are
shifting their focus to markets with more remaining potential
online penetration, such as CEE and Southern Europe.

LOGISTICS VACANCY PROJECTED TO COME DOWN FROM 2024 LEVEL OF 5%

In the last two years, developers responded to the strong
increase in Covid-related demand during 2021-22.

During 2023-24, this increased supply was met by a declining
demand for space pushing vacancy rates up to 5.1% up from
its 2022 record low of 2.4%.

However, new supply is projected to subside as developers’
profitability has been hurt by higher costs and lower capital
values like in other sectors.

Going forward, new supply and demand are projected to be
more balanced, which means that logistics vacancy rate is
projected to come down gradually to 3.7% by 2029.

This should prove to be a positive factor for future rental
growth across the core European logistics markets.

Despite the unhelpful news flow on trade tariffs, the main
fundamental drivers for logistics space demand such as e-
commerce and near-shoring manufacturing remain favorable.
In fact, new positive factors come from an increased need for
European defence and data centre spending.
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STEADY RENTAL GROWTH ACROSS MOST LOGISTICS MARKETS

= OQur forecasts for prime rental growth have moderated to
1.9% p.a. in 2025-29 across the European logistics markets,
down from 2.5% p.a. in last year’s projections.

= Slower economic growth, lower take up and higher vacancy
rates are the key drivers for this downside revision.

= Steady growth across major European countries and sub-
regions is confirmed by a relatively tight range of 1.8% to
2.2% p.a., at around inflation target level of 2%.

= Southern Europe is ranked top in terms of the projected
rental growth, followed by Germany and the UK.

= Benelux, previously the top region is now expected to show
rental growth which is at par with European average.

= CEE, France, and the Nordics are expected to show below
the average rental growth, however, still very close to the
European average.

= These modest growth rates should be able to withstand any
short-term impact from tariffs announcements on both the
supply and demand side of the occupier market.

PRIME LOGISTICS RENTS PROJECTED TO RESUME PRE-COVID GROWTH

= Prime rental growth trends on an indexed basis highlight the
positive effect of the 2020-21 Covid-related lockdowns
across most key European logistics markets.

= European prime logistics rents went up nearly 40% over the
2020-23 period, with the UK rents moving up by near 50%
over the same period.

= Spanish markets did not benefit from the same level of
impact during the period as vacancy rates had become
elevated a bit earlier than in other markets.

= As vacancy rates have increased across more European
markets in 2023-24, our rental growth forecasts are resuming
the pre-Covid growth rates for the majority or markets.

= In fact, the projected growth for Spanish prime logistics rents
going forward is slightly above the European average.

CEE MARKETS PRICE IN MORE NON-RENT INCENTIVES

= Prime rents do not reflect lease incentives, which are
common in most European markets as landlords offer
tenants incentives on new leases and renewals.

= Incentives are typically a reflection of both current market’s
negotiating dynamics and established over the longer-term
practices in the local market.

= Central and Eastern European markets offer the highest
levels of incentives on new leases: Poland at 20%, and Czech
republic at 15% of the annual rent, respectively.

= Jtaly and Belgium follow with 12.5%, while all of the largest
markets, i.e. France, UK, Netherlands and Germany offer 10%
incentives on new leases.

= Spain has the lowest incentive for new leases at 8%.

= The variation in incentives is similar for renewals, where in
most countries the incentives are 4-6pp lower than for new
leases, with the exception of Italy and Belgium.
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INVESTMENT MARKET: PROJECTED RETURNS DRIVEN BY CURRENT INCOME AND MARKET RENTAL GROWTH

LOGISTICS AT HIGHEST SHARE OF 2024 EUROPEAN VOLUMES ON RECORD

Full year 2024 European transaction volumes across all main
property types increased by 22% to €183bn from 2023.

2024 logistics volumes increased by 31% from 2023 to €42bn,
still down 40% from the €70bn record 2021 volumes.
However, logistics made up 23% of the total 2024 European
investment volumes, making it the highest share on record
and confirming it as a solid favorite with investors.

Given the significant 2022-24 repricing and improving
investor sentiment, we project €200bn in 2025 investment
volumes in Europe.

As part of this recovery, we anticipate logistics’ volumes to
increase further to €45-50bn in 2025, up from €42bn in 2024.

MANAGER SENTIMENT FOR LOGISTICS REMAINS NEAR RECORD HIGH

Sentiment among European managers slightly worsened
based on the latest available May/June 2025 IPE Real Assets
Expectations Indicator survey, albeit remained highly positive.
The net percentage (%) is calculated as the difference
between the share of managers who believe property values
would increase vs decrease over the next 12 months.

Investor sentiment towards the logistics sector has steadily
improved since Q4 2022 and is currently at 78%.

Managers sentiment on logistics is significantly more positive
than for the retail and office sectors.

In fact, managers’ logistics sentiment was the fastest to
recover and reached a record 92% in 2021 once the Covid-
restrictions were lifted and trade flows were able to resume.
Recent logistics yield tightening and increased vacancy rates
have limited a further improvement in sentiment to below the
previous record.

Uncertainty around tariffs has negatively affected sentiment in
the most recent survey.

PRIME LOGISTICS YIELD TIGHTENING PROJECTED TO MODERATE

Like in other sectors, higher interest rates pushed prime
logistics yields for all 37 covered markets from 3.7% to 5.3%.
This 160bps logistics increase over the 2022-24 period is
second only to the 190bps office yield widening.

After the 2022-24 repricings and our revised base case with
less bond vyield tightening, prime logistics yields across all
markets are expected to move in by only 30bps by 2029.

This is in line with prime yields tightening across other sectors,
but less than the 40bps forecasted office tightening.

Prime logistics yields in Poland and UK are currently above the
European average at 6.4% and 5.4%.

Both the Polish and UK markets are expected to show more
than average vyield tightening of 60 bps and 40 bps over the
next five years, respectively.

The impact of recent news flow might delay the yield impact
of pre-tariff improving sentiment and liquidity, but our base
case yield projections remain relevant.

EUROPEAN INVESTMENT VOLUMES BY SECTOR (€ BN)
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PROJECTED LOGISTICS TOTAL RETURNS COME IN AT 7.9% P.A.

Total returns across all 37 European logistics markets are
estimated at 7.9% p.a. for 2025-29 in our Mar-25 base case,
making it the second most attractive sector after offices.

This is down 210 bps for the same period from our Mar-24
base case as prime logistics yields tightened in 2024 and are
projected to tighten less going forward.

CEE and UK markets are expected to achieve the highest total
returns at 10.9% p.a. and 10.4% p.a., respectively.

The decline is not consistent across all countries with France
Southern European and Benelux countries showing a larger
adjustment in their return outlook.

The extent and timing of 2024 yield tightening reset capital
values for our projections. Current income and rental growth
are now the main total return drivers.

As bond yields are expected to stay broadly flat, our covered
logistics markets are now expected to see little capital growth
from yield tightening over the next 5-year period.

TOTAL RETURNS DRIVERS SHIFT TO CURRENT INCOME & RENTAL GROWTH

Given the revised outlook for government bond and property
yields to tighten less going forward, capital value appreciation
is now projected to be less than in our previous projections.
However, we still project capital value growth as a result of
market rental growth. Even at a similar yield, capital values
improve when rental income increases.

Combined with the post-correction higher current income
yields, our total return projections are less dependent on yield
tightening and could be assumed to be less uncertain.
Unsurprisingly, in a historical context it is clear that the capital
value appreciation as a result of yield shifts has been the least
stable component of total returns.

As logistics took its place as a mature investment sector yields
tightened consistently since 2013. This was followed by the
2020-21 Covid-related prime rent increases.

The 2022-24 yield cycle was more severe for logistics than
any other European prime sector. Also, the effects of yield
widening were more severe than in the post-GFC period.

AEW BASE CASE PROJECTS STEADY RECOVERY FROM 2025

When comparing AEW base case prime capital value forecast
across 37 markets with Green Street’'s price index for 30
logistics markets, we note some differences.

Prior to 2022, both indices have shown a similar pattern of
growth, more than doubling over the course of 10 years.

Since 2022, however, AEW index has lost 16% from peak to
bottom, while the Green Street index recorded a more severe
correction of 24%.

AEW'’s index reflects the changes in the prime rent and prime
yield only, i.e. not tracking any specific property or portfolio.
Green Street’s index, in contrast, tracks market-level changes
in values, largely based on portfolios of European REITs.

AEW expects the index to recover steadily in the 2025-59
period, while Green Street expects the index to decrease
further before showing a similar growth rate post 2027.
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LOGISTICS ANNUAL PRIME TOTAL RETURNS BY COUNTRY (2025-29 %)
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ABOUT AEW

AEW is one of the world's largest real estate asset managers, with €77.6bn of assets under management as at 31 March 2025. AEW has over 860 employees,
with its main offices located in Boston, London, Paris and Singapore and offers a wide range of real estate investment products including comingled funds,
separate accounts and securities mandates across the full spectrum of investment strategies. AEW represents the real estate asset management platform of
Natixis Investment Managers, one of the largest asset managers in the world.

As at 31 March 2025, AEW managed €36.7bn of real estate assets in Europe on behalf of a number of funds and separate accounts. AEW has over 520
employees based in 11 offices across Europe and has a long track record of successfully implementing Core, Value-Add and Opportunistic investment
strategies on behalf of its clients. In the last five years, AEW has invested and divested a total volume of almost €15bn of real estate across European markets.
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This publication is intended to provide information to assist investors in making their own investment decisions, not to provide investment advice to any specific investor. Investments discussed
and recommendations herein may not be suitable for all investors: readers must exercise their own independent judgment as to the suitability of such investments and recommendations in light of
their own investment objectives, experience, taxation status and financial position. This publication is derived from selected sources we believe to be reliable, but no representation or warranty is
made regarding the accuracy of completeness of, or otherwise with respect to, the information presented herein. Opinions expressed herein reflect the current judgment of the author: they do
not necessarily reflect the opinions of AEW or any subsidiary or affiliate of the AEW's Group and may change without notice. While AEW use reasonable efforts to include accurate and up-to-date
information in this publication, errors or omissions sometimes occur. AEW expressly disclaims any liability, whether in contract, tort, strict liability or otherwise, for any direct, indirect, incidental,
consequential, punitive or special damages arising out of or in any way connected with the use of this publication. This report may not be copied, transmitted or distributed to any other party
without the express written permission of AEW. AEW includes AEW Capital Management, L.P. in North America and its wholly owned subsidiaries, AEW Global Advisors (Europe) Ltd. and AEW Asia
Pte. Ltd, as well as the affiliated company AEW Europe and its subsidiaries. There is no assurance that any prediction, projections or forecast will be realised.

1Source: "2024 IRELQ. Real Estate Managers Guide". The Guide, published annually by Institutional Real Estate, Inc., ranks real estate managers based on the gross value of real estate AUM (Sm)
as of December 31, 2023. 2CFA® and Chartered Financial Analyst® are registered trademarks owned by the CFA Institute

[1] As of December 31, 2024. AEW includes (i) AEW Capital Management, L.P. and its subsidiaries and (ii) affiliated company AEW Europe and its subsidiaries. AEW Europe and AEW Capital
Management, L.P. are commonly owned by Natixis Investment Managers and operate independently from each other. Total AEW AUM of €79.1 billion includes €36.8 billion in assets managed by AEW
Europe and its affiliates, €4.6 billion in requlatory assets under management of AEW Capital Management, L.P., and €37.7 billion in assets for which AEW Capital Management, L.P. and its affiliates
provide (i) investment management services to a fund or other vehicle that is not primarily investing in securities (e.g., real estate), (ii) non-discretionary investment advisory services (e.g.,
model portfolios) or (iii) fund management services that do not include providing investment advice.
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