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Introducing LaSalle’s Paths of Distribution Score

What is Paths of Distribution Score (PoDs)?

A granular pan-European model evaluating centrality for European logistics markets
and regions. The model aims to tell us which locations are optimal from an occupier
perspective for distributing goods to consumers at low cost. In the analysis we can
vary the input data to test scenarios like fuel price shocks, to identify locations that
are expected to manage such headwinds better

How is this approach innovative and different?

It is comprehensive (no geographic coverage gaps), granular (based on 10km
hexagons), and an original combination of transport cost data.

We first define a hexagonal lattice across Europe of 158,455 locations. To estimate
available demand, we overlay it with a granular map of European population from the
Copernicus Human Settlement Layer.

Then we combine those layers with the road transport cost dataset across European
regions. A small example of these cost matrices is shown to the lower right. The
complete matrix covers Europe with more than 80,961 region-to-region cost
estimates for road freight.

The next set of factors is a measure of “reach factor” or road network density. We
derive this using a random forest machine learning model applied to a dataset of
European roads with drive time analysis around more than 17,000 logistics assets in
Europe. The cost along with the ability to reach a wider population is then combined
with consumer demand and manufacturing output per capita, to calculate both and

overall demand, but also the cost
per unit of reaching that demand.
Lastly, we factor in available labour
pool around each hexagon on the
lattice.

Infrastructure &
Freight

Manufacturing
output

Finally, these factors are
weighted and combined
for each hexagon to

Source: Persyn, D., Diaz-Lanchas, J.,, and Barbero, J. (2019). Estimating road transport costs between EU regions. JRC Working Papers on Territorial Modelling and Analysis No. 04/2019, European Commission,
Seville, 2019, JRC114409; openrouteservice.org by HeiGIT; https://human-settlement.emergency.copernicus.eu/; LaSalle 2024
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Map of the hexagon lattice with European roads and example of
a drive time isochrone

Start \ End Ruhr Dusseldorf c‘::ﬁ:e- Bremen Bielefeld Bremen Koblenz
Groningen 365 459 657
Friesland 390 447 522 320 511 402
Drenthe 304 393 463 421 353 592
Overijssel 292 388 286 417 511
Gelderland | 259 248 313 394 427 524 472
Amsterdam | 335 360 429 376 500 505 577
Utrecht 327 321 389 431 497 568 544
R;:‘::’:a:' 399 374 433 498 574 653 596
v Z - T -
;‘;g;‘:"t 313 241 292 476 470 619 443

Example of the total estimated average cost of driving a
representative 40t articulated truck between the regions
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https://human-settlement.emergency.copernicus.eu/

PoDs by country: Transportation gateways take the
lead
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Source: LaSalle PoDs 2024

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is subject to a high
degree of uncertainty
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PoDs by markets: Paris is the highest ranked
market in Europe

Top 10 logistics markets in Europe
Top 20 logistics markets [sorted by the highest score: PoDs 2024]

1. Paris / lle-de-France - France

1. Paris / lle-de-France

2. Rotterdam - Netherlands 2. Rotterdam
3. Frankfurt-Mainz — Germany 3. Frankfurt-Mainz

4. Milan - ltaly 4. Milan
5. Greater Lond UK 5. Greater London
. Greater London —
6. Rhine-Ruhr
. .

6. Rhine-Ruhr* — Germany 7. Antwerp
7. Antwerp — Belgium 8. West Midlands
8. West Midlands — UK 9. Madrid

9. Madrid — Spain 10. Dortmund

10. Dortmund — Germany

1. Amsterdam — Netherlands

12. East Midlands — UK

13. Stuttgart — Germany

14. North West (Manchester) — UK

15. North Brabant (Breda-Tilourg) — Netherlands
16. Karlsruhe-Mannheim corridor — Germany

17. Brussels — Belgium

18. Veneto-Verona corridor — Italy

19. Kent — UK

20. Barcelona - Spain

Note: *Defined as Duisburg & Dusseldorf
Source: LaSalle PoDs 2024
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is subject to a high

degree of uncertainty
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Key findings and conclusions

PoDs gives a more granular view of favourable areas and sub-markets

Logistics rankings aren’t like other real estate city

rankings. Logistics markets and regions are large and have

boundaries that blend into each other. Viable, strong distribution
locations can often be situated between city markets or extend far
beyond central cities into the transportation corridors and adjoining
conurbations. As shown to the right, PoDs highlights these corridors of
demand in greater granularity than possible in a simple list.

The Rhine-Alpine corridor linking the port of Rotterdam to

the west German markets along the Rhine all the way to Milan features
prominently among top locations across Europe, with five German
markets in the top 20.

Paris / lle-de-France is the region with the greatest

concentration of top scoring logistics locations driven by its size and
centrality to the French market, being the junction of multiple major
motorways, as well as having a very strong consumer base.

Northern Italy scores above its market weight, as

do markets Madrid and Frankfurt, which has seen 50%
higher levels of investment volume in the last five years.

Regional Polish markets stand out &S emerging hlle, with

Lodz and Katowice-Krakow corridor as strong hubs in
Poland, linking both North-South and East-West freight corridors.

Source: LaSalle PoDs 2024

Rhine-Alpine corridor map

[Map showcasing strength of the German portion of the Rhine-Alpine
corridor; micro-market hexagons]

Syt~ :
wolle el e
b5 ALY ~Wolfsburg -~ = =

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is subject to a high

degree of uncertainty
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Logistics markets based on different types of
tenant demand

Top logistics location
[sorted by the highest score PoDs; 2024]

Stuttgart

North West

Milan
Rhine-Ruhr

West Midlands

Dortmund
Rotterdam
Frankfurt Transportation
Antwerp gateways
Amsterdam
Paris
Urban
Lond o 4o
onaen logistics
Madrid metropoles
0.0 1.0 2.0 3.0 4.0 5.0

Source: LaSalle PoDs 2024
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is
subject to a high degree of uncertainty
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France: Paris tops with the highest
concentration of prime logistics locations

Driven by strong consumer base and centralised infrastructure

Paris / lle-de-France map Where French regions stack up
[Paths of Distribution micro-market hexagons] [Paths of Distribution scores 2024]
4.5
Paris / lle-de-France —@
4.0
3.5 Rest of Europe
m France
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0.5
" Trégional \ .
~\_duGétinais)- paﬁ:‘si;aééu_ =N
~ francais Vi r .‘_—"\ Montereau. % 0.0
i ot | = ” il = el

Source: LaSalle PoDs 2024
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is subject to a high
degree of uncertainty
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Netherlands: Rotterdam holds the fundamental
role in the European distribution

Europe’s largest port, Rotterdam, is pivotal to the region’s paths of distribution

Density of European logistics locations
[Paths of Distribution scores 2024]

2.0

60%

1.5

40%
1.0

20%
0.
0.0 l 0%

o1

fo° Q fo R
& oe*@ Q»"}% & s <« ‘o" &
NE @4»

m 2024 Average Country Score

O Highest density of top quartile locations within the country (RHS)

Note: lllustrative maps showing how goods move across the continent from Europe's largest port

Source: LaSalle PoDs 2024

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is subject to a high
degree of uncertainty
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Germany: Rhine-Ruhr region leads the demand
for the logistics space in Germany and Europe

Particularly west of Germany is established as a hotspot for manufacturing and transportation

Rhine-Ruhr map European logistics take-up
[Paths of Distribution micro-market hexagons] [5y average % of European total]
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Source: LaSalle PoDs 2024; PMA H1 2024
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the
information is subject to a high degree of uncertainty
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UK: Placing third in the country standing with
Greater London naturally leading

The top scoring micro-location hexagons are the section of M25 ring road from East London going
north until it meets the M1: displaying the prime rental growth across the country.

Greater London map
[Paths of Distribution micro-market hexagons]

Prime logistics rent
[GBP/ sq ft/pa]
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Source: LaSalle PoDs 2024, JLL Q224
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is
subject to a high degree of uncertainty
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Northern Italy looks favourable against most of
the Spanish regions

European logistics locations with highest score in 2024
[sorted by the highest score, only Italy, Spain and Portugal, PoDs 2024]

4.5
4
Legend
Spain
MILAN: A
fantastic Portugal
infrastructure
score and large
population
2
MADRID: A large
and central
metropolitan
1.5 area supported
by a good
consumer score
1
BARCELONA: A
large port and
05 strong
manufacturing
score
0
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Source: LaSalle PoDs 2024
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is
subject to a high degree of uncertainty
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Regional Polish markets emerging and score
higher than Warsaw

European logistics locations with highest score in 2024
[sorted by the highest score, only Central and Eastern Europe, PoDs 2024]

250
2.00

1.50

REGIONAL
POLAND: Best
emerging

location in EU +
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spend

PRAGUE:
Distributing
to domestic
and West +
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1.0

WARSAW:
0.50 Skilled labour
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Source: LaSalle PoDs 2024

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the
information is subject to a high degree of uncertainty
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I
Logistics take-up correlates with PoDs scores

Displaying a potential connection between current and future demand for logistics space

Logistics Take-up versus PoDs scores
[PoDs 2024 vs 10y quarterly logistics take-up]

® Paris

200
/_E\ ® Madrid o Milan
g 150
é Barcelona e East Midlands
@) ° e North Brabant ® | ondon
b0
o
8 100
— Katowice-Krakow ; Rhine-Ruhr
Ig— o e Hamburg e West Midlands . o RN
[0)
K Venl @ Lodz o Budapest ® North West
— enlo e Hannover e Prague ® Rotterdam

50 ® @ Bologna ® Stuttgart

® Brussels e Antwerp-Brussels
Veneto-Verona ® Amsterdam
e Munich ® Ghent
e Utrecht
e Dortmund
)
1.5 175 2 2.25 25 2.75 3 3.25 35 3.75 4 4.25 4.5

PoDs logistics score

Source: LaSalle PoDs 2024; PMA; JLL H1 2024

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is
subject to a high degree of uncertainty
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In an uncertain macro environment, choosing
optimal distribution locations is more important

than ever

More land constrains and overall operational cost will drive occupiers to think more economically

Cost breakdown

-

0% 10% 20% 30% 40% 50%

Transport (diesel) & Labour cost breakdown
[Indexed to average of 2017-19]

200
170
140 Diesel
+38%
10
80

Q117 Q118 Q119 Q120 Q121 Q122 Q123

Source: LaSalle PoDs 2024; Eurostat (04/24), ORS (04/24)

60% 70% 80% 90% 100%

THE SCENARIO OF ENERGY COST
INCREASE BY 50%:

* Locations in the heart of Europe benefit incl
Hamburg, Rhine-Alpine corridor
and regional France;

* With higher fuel prices occupiers need to
consider locations closer to their customer base.

Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is

subject to a high degree of uncertainty
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’

August 2023 edition

Investing today. For tomorrow.

ISA Briefing1

by LaZalla

Climate risk in practice: Regional,
market and asset-level views

Briefing

A 3 7004

Elections everywhere, all at once:
Geopolitics and risk

ko pepula

Head of the class? Sizing up the
student accommodation opportunity
Contributars.

| -

[

Briefing

Merveurkine B, 2003

Big numbers with big implications: The
real estate investable universe in 2023

velesl  Gontributors:

IS Focus

by LaZalla

FOCUS

What is

the value of

Focus

Revisiting the
future of office

March 2023

Investing today. For tomarrow.

Proprietary Research

UK real estate roundtable
— PERE 2024

Europe real estate debt
roundtable — PERE 2024

LaSalle 2023 European

Cities Growth Index

Europe market view — 2023

The evolution to net zero
carbon real estate

Insights into value-add
investing in Europe

How to choose, use, and
better understand
climate-risk analytics — ULI
& LaSalle report
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Source: LaSalle PoDs 2024; Eurostat (04/24), ORS (04/24)
Disclaimer: No assurances are given that these trends will continue or materialize as expected. Nothing herein constitutes a guarantee or prediction of future events or results and accordingly the information is
subject to a high degree of uncertainty

© Copyright LaSalle Investment Management LaSalle’s Paths of Distribution Score (PoDs) 2024 | 16



Important Notice and Disclaimer

This publication does not constitute an offer to sell, or the solicitation of an offer to buy, any securities or any interests in any investment products advised by, or the
advisory services of, LaSalle Investment Management (together with its global investment advisory affiliates, “LaSalle”). This publication has been prepared without
regard to the specific investment objectives, financial situation or particular needs of recipients and under no circumstances is this publication on its own intended to
be, or serve as, investment advice. The discussions set forth in this publication are intended for informational purposes only, do not constitute investment advice and
are subject to correction, completion and amendment without notice. Further, nothing herein constitutes legal or tax advice. Prior to making any investment, an
investor should consult with its own investment, accounting, legal and tax advisers to independently evaluate the risks, consequences and suitability of that
investment.

LaSalle has taken reasonable care to ensure that the information contained in this publication is accurate and has been obtained from reliable sources. Any opinions,
forecasts, projections or other statements that are made in this publication are forward-looking statements. Although LaSalle believes that the expectations reflected
in such forward-looking statements are reasonable, they do involve a number of assumptions, risks and uncertainties. Accordingly, LaSalle does not make any express
or implied representation or warranty, and no responsibility is accepted with respect to the adequacy, accuracy, completeness or reasonableness of the facts,
opinions, estimates, forecasts, or other information set out in this publication or any further information, written or oral notice, or other document at any time supplied
in connection with this publication. LaSalle does not undertake and is under no obligation to update or keep current the information or content contained in this
publication for future events. LaSalle does not accept any liability in negligence or otherwise for any loss or damage suffered by any party resulting from reliance on
this publication and nothing contained herein shall be relied upon as a promise or guarantee regarding any future events or performance.

By accepting receipt of this publication, the recipient agrees not to distribute, offer or sell this publication or copies of it and agrees not to make use of the publication
other than for its own general information purposes.

Copyright © LaSalle Investment Management 2024 All rights reserved. No part of this document may be reproduced by any means, whether graphically,

electronically, mechanically or otherwise howsoever, including without limitation photocopying and recording on magnetic tape, or included in any information
store and/or retrieval system without prior written permission of LaSalle Investment Management.
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