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I\Igaéi?)l;lomic
Drivers

“Forecast for 2019 indicates that logistics is
in a sharp rising trend. Despite the Spanish
economy shows signs of deceleration, it
is well above the European average. Spain is still
attracting high levels of equity and remains as a
high attractive market.

KPIs:
Europe &
SHET

“Spain benefits from its privileged location where
two of the European leading corridors
circulate while boosting its logistics activity. These
good conditions have increased the investors’
demand while rising the Madrid and
Barcelona capital values above the
European average.

Lease KPlIs:

Supply & Demand
in ad rld

All time record of Take-up figures, where the
3rd ring reaches a share of 56% of the total absorbed surface:

Take-Up: 950.000 sqm (7% YOY 2017-2018).

Prime Yield: 5.0% (-800bps YOY 2017-2018 and
-1,000bps YOY 2006-2018).

Prime Rent: €6.60 sqm (6.4% YOY 2017-2018).

Lease KPIs:

Supply & Demand
in Catalonia

A 59% increase of Take-up that encourage the
number of speculative projects as future supply:

Take-Up: 715.000 sqm (59% YOY 2017-2018).

Prime Yield: 5.0% (-700bps YOY 2017-2018 and
-1,000bps YOY 2006-2018).

Prime Rent: €7.00 sqm (3.7% YOY 2017-2018).

Lease KPIs:

Supplr & Demand
in Valencia

“ Increasing activity since Q1 2019 Take-Up figures
accounts for 60% of 2018 total leased area.
Take-Up: 180.000 sqm (12% YOY 2017-2018).

Prime Yield: 6.5% (-250bps YOY 2017-2018, reaching
the historical minimum of 2006).

Prime Rent: €4.50 sqm (5.8% YOY 2017-2018).

Investment
& Financing
Market

“ In spite of the 11% decrease in the logistics
investment volume in Spain during 2018, the

logistics trend continues at highest
levels in comparison with the recent years.
Financial terms and conditions in 2018
have remained similar to 2017.

Sustainability
& Construction

“Sustainability has become a must
in the current logistics market. Taking into
account every relevant point for new

warehouse developments is key to avoid
unexpected costs and leasing limitations.

Market
Incoming
Trends

“We believe that the traditional logistics
will keep leading the supply chain in
Spain for the near future living together with
punctual urban hubs examples, due to the

current uncertainly within the circulation
and sustainability regulations in the city centres.



Deloitte.

I\Igaci?)pomic
Drivers

' " »

_,_luudlnuunl tn

S ’ 1 : '
| ! "
|
L
1 'y :
= =~
Y b 4 ——— l__
== =
21 14 e R . s 'i“" ® .
. ll’”ﬂgﬂ' FS= ' ‘.."‘\\? \\ '.‘.."'..';""o."" \ ' 4 ' \ | ]
a ey ‘.c-.'u "t .'-l.'l . " ' | \
FIRTLT R RN LY l. l' ,|. || : .
' |‘ ' ". ll || | : \ . . .




Deloitte.

Spanish economic fundamentals: GDP

GDP YoY Variation
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Source: INE (Spanish National Statistics Institute), IMF, BdE
@ 2019 Deloitte Financial Advisory
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E-commerce
E-commerce shows an unstoppable growth and presents big room for improvement.

E-commerce market in Spain experiences a
rapidly expansion. 2018 E-commerce
revenues in Spain grew by 27.1%
compared to the previous year period.

The tourism represents the highest
turnover sector, followed by air
transportation and hotels or similar
lodging.

E-Commerce Turnover and YoY Variation
Source: CNMC
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European logistics market snapshot
European corridors.

Main European Corridors

Baltic-Adriatic
]

- ~
European corridors Q North Sea-Baltic [}
Mediterranean I}
Two of the most %
relevant European ® O O East-East Mediterranean .
logistics corridors are QO Coperhagen] M A Scandinavia-Mediterranean .
as follows: O OO Rin-Alps .
Mediteranean and i, '. ] Atlantic I}
. O b
Atla?ntlc. : / North Sea-Mediterranean '
Spain takes part in e e o
G in-Danubio
both of them. :
«/
i 4 Budapest &8 4
, B e
O e : .—‘ O
2
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Source: Deloitte @ 2019 Deloitte Financial Advisory



?@ European logistics market snapshot
Capital values in the main European Cities.

Average EU Prime Rent 6.5 (¢/sqm/mth)

Average EU Prime Yield 6.00 (%)

Average EU Cap. Value 1,450 (c/sqm)

. Capital  Prime : Prime

Values | yields =~ rents
(€/sqm) (%) (€/sq.m/mt)
Capital values  [Munich | 1.950 | 400 ! 650
(€/sqm) Barcelona | 1.680 | 500 | 7,00
Dublin | 1670 | 575 | 800

Stockholm 1.636 5,50 7,50
B >3.000 T 1600 | 450 | 600
’ 2,500 - 3,000 Madrid 1584 | 500 | 660
London Vienna | 1364 | 550 625 |
4,347 e 2,000 - 2,500 |amsterdam | 1260 | 500 | 525
524 1.500 - 2.000 Brussels 960 | ! 6,00 . 480 |
At ’ / Warsaw 1 es0 | e00 | a7s
' Warsaw 1,000 - 1,500 Prague | 939 | 575 | 450 |
. Munich 950 Milan 1 916 | 600 | 458
Dublin Prague 500 - 1,000 Budapest | 697 | 775 | 450 |
1,670 939, \d 00 Lisbon | 672 | 625 | 350
fenna BU92Pest <> zagen | 660 | 910 | 500

1,364 Moscow 524 11,45 5,00

Milan Zagreb
916 660

Madrid
Lisbon 1,584

660

Source: Deloitte

Spain VS Europe

Madrid and Barcelona logistics capital values stands
above the European average.

@ 2019 Deloitte Financial Advisory
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Key performance indicators: Madrid

MADRID | 2018

Madrid average vacancy rate has increased 130 bps YoY (2017-2018) due to the large number of
speculative projects in the market (125,000 sgm).

2014 2015 2016 2017 2018

Vacancy Rate A 11.8%  9.1% 70%  6.2% 6.5%
Prime Rent

(€/sgm/month) A 5.00 575 620 630 6.60
Prime Rental Growth (%) - 15.0% 78%  1.6% 4.7%
Take-up sgm) A 395,000 380,000 404,000 890,000 950,000*

*Take-Up Growth 7% (Yoy 2017-2018)

Logistics key factors

TOTAL INVENTORY €6.60/sqm/month @ ‘2lgllusm Ienvestment
AL Sq m 2038 Briiigen €193 m (Excluding portfolios)
VACANT SPACE 5.00% 2018 Openings
620,000 sqm 2018 Prime yield

700,000 sqm

Source: Deloitte

@ 2019 Deloitte Financial Advisory



Main logistics & industrial areas Deloitte

The main Industrial & Logistics areas of Madrid Region are gathered adjoining to the A2 =
and A4 highways axis. ¢=n
____________________________________________ ]

............................ 3

<

Burgos .. A2
200 km Torija/ Zaragoza 6

Marchamalo 1 240 km

Cabanillas G

[A-1 | del Campo dalajara AS

A3
A4
First Ring (14 - 25 «
San Sebastian T, El Corredor Meco ¥ st g/ 5 km)
SERaforeg del Henares
Second Ring (25 - 45 km)

Third Ring (> 50 km)

Henares

Industrial & Logistics Main Areas

@ A2 Axis
San Fernando / Coslada / San

Fernando de Henares / Torrejon de
Ardoz / Meco / Alcalé de Henares /
Guadalajara

A4 Axis

Villaverde / Getafe / Pinto /
Valdemoro / Ciempozuelos / Seseha
/ Illescas / Ontigola

.

Talavera [R5 &S -
de lIa'Reina
70 km

Grifion

Valgemoro e A5 Axis
e Alcorcon / Leganés / Grifion

Ciempozuelos Ty
i3rd;

Al Axis

Pharmatheutical industry

Toledo 40 km Sesefia

Source: Deloitte
Ontigola
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Key performance indicators: Catalonia

GATALONIA | 2018

Average Catalonia Logistics Market vacancy rate has decreased -550 bps YoY (2014-2018) due to the
strong increase of the demand and the lack of a quality supply.

N/ 2014 2015 2016 2017 2018

Vacancy Rate W 9.0% 50%  46% 3.8% 3.5%
Prime Rent
(€/sgm/month) A 6.00 625 675  6.75 7.00

Prime Rental Growth (%) - 4.2% 8.0% 0% 3.7%

Take-up sgm) A 315,000 520,000 780,000 450,000 715,000*

’”.c - #iCS
S and Logist® *Take-Up Growth 59% (YOY 2017-2018)

Logistics key factors
TOTAL INVENTORY

€7.00/sgm/month Izla\:llesstment volume
5.30 m sgqm 2018 Prime rent €220 m (ectuding portotion
VACANT SPACE 5.00% Openings 2018
176,750 sqm 2018 Prime yield

214,000 sqm

Source: Deloitte

@ 2019 Deloitte Financial Advisory



Main logistics & industrial areas Deloitte

The main Industrial & Logistics areas of Catalonia Region are gathered in Barcelona’s
Metropolitan Core Zone and three rings which are defined by the distance (km) to ¢=n
Barcelona’s port. -
-2
......................................................................................... <
: c-17 i i ] Ripoll
4 »-7  First Ring (0 - 30 km) ; @ ﬂgrﬂf; 122 km (it:;?(r;a
A-2 Second Ring (30 - 60 km) L C-16 L_AP-7
= AP-2 5
Third Ring (> 60 km) | @
. AP-7 3
Vallés
Maifrass Occidental
= igualads Liobragdl ’
e — PRI e .,Cliga de) .
A sapaden § Muntferangenre =
SandEsteve de 2N Sta éiar
Ses;;“owres \oLerd ‘\‘ Perpet‘L‘J arforelles ‘”"M
. Castelbisball e
[ AP-2 | Penedés , Manyel

Industrial & Logistics Main Areas

Core Zone: Metrop. Area
Port Area & El Prat de Llobregat

1st Ring

Baix Llobregat (Interior), Valles
Occidental & Vallés Oriental

@ 2nd Ring

3 Villaffanca }
Valls . 3 ., del Pénedés;
Vilakodona , 5

La Bisbal del:

G
...... -‘I"‘
Penedés | pas
Y
4

‘Gonstanti

‘e
‘e
.

Villafranca del Penedés

0
.
. .
. .
...........

Tarragona
90km 3rd Ring

AP-7 Tarragona, Gerona & Bages

Source: Deloitte
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Key performance indicators: Valencia

VALENGIA | 2018

Average Valencia Logistics Market vacancy rate has decreased -320 bps YoY (2014-2018) due to the
strong increase of the demand and the lack of quality supply.

v 2014

2015 2016 2017 2018

Vacancy Rate W 6.2% 4.0% 3.5%  3.1% 3.0%
Prime Rent
— Prime Rental Growth (%) - 77%  71% 133%  5.9%
s g Take-up (sgm) A 140,000 122,000 100,000 162,000 180,000*

%0 2
9istics platform RID

Logjistics key factor

TOTAL INVENTORY €4.50/sqm/month Investment volume

. 2018
_ 2018 P
1.70 m sqm 018 Prime rent €30m (Excluding portfolios)

VACANT SPACE 6.50% Openings 2018
50,000 sgm 2018 Prime yield 144,000 sqm

s*Take—Up Growth 12% (YOyY 2017-2018)

Source: Deloitte @ 2019 Deloitte Financial Advisory



Main logistics & industrial areas

The main Industrial & Logistics areas of Valencia Region are gathered adjoining to the
A3 and A7 Highways axis

Madrid
360 km

Industrial & Logistics Main Areas

Core Zone
Ribarroja del Turia, Paterna and Cheste

1st Ring

Almussafes

2nd Ring

Sagunto and Massalavés

Source: Deloitte

Tarragona
260 km

AN [__A-7 |

Almussafes

Massalavés

Alicante
165 km

A-7 Bellreguart

74km

Sagunto

Deloitte
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é Logistics Investment Volume
European and Spanish Logistics Investment & Financing Share

Germany
24%

United Kingd
28%

Russia
0.9%

“ Spain is ranked

the fifth in the
European raking of

Belgium Spain
0.9%

Finland

Denmark Sweden

1.2% 1 70 _ Italy 900
_ Switzerland 2.9% e H H
Czec; TE/Eubllc 2.2% Norway P;Ig;d Log |St|CS Investment
: 2.8% e

Volume, totaling
€1,452m.

Logistics investment over total Commercial
Real Estate investment in each country.

\ Ny

Total Investment  Logistic (%) Logistic Investment Volume

#  European Country (€m) over total (€m) per country

1 United Kingdom 50,513 16% 7,968

2 Germany 46,660 14% 6707 / Logistics

3 Netherlands 11,322 27% 3030 mmmEm Investment

4 France 28,694 10% 2,778 A 7% 14ty 7 o M

5 Spain 15,118 10% 1,452 7% C] £ : >4000

6 Sweden 5,427 22% 1,193 W o

7 Poland 6,517 14% s W 26/?/ //..v 2000 - 4000

8 Ital 6,847 12% 820 10% ///K// 1000 - 2000
’ | i = Y 2y /"/// / 1000 - 2000

9 Norway 3,493 23% 804 W : /, :

10 Switzerland 2,827 2204 629 I L 12% £ )./// % 500 - 1000

11 Czech Republic 2,233 26% 586 I ‘ ; 200 - 500

12 Denmark 2,387 20% 469 I . -

13 Finland 3,697 9% 320 1 <200

14 Belgium 3,671 7% 264 | ‘

15 Russia 1,640 15% 245 |

TOTAL 191,045 28,218

Source: Deloitte, Real Capital Analytics @ 2019 Deloitte Financial Advisory




Logistics Investment Volume in Spain
Logistics Investment share of total Commercial Real Estate

investment volume

Total Investment volume by Asset Class (€m)

16,000 -

14,000 -

12,000 -

10,000 -

8,000

6,000 -

4,000 -

2,000 -

Source: Deloitte

15,118

Total (€m)

Retail High Street

Retail Shopping Centre 12,398

11,845
Offices
10,834
= Hotels
m |ogistic
8,587
4,527
5313 2,295
4,895 ’
4,470
3,189 3,151
2,520
2,087
2,702 2,145 I -
1,460 1
1,056 207 o2 I
607

—— Wm 519 == 596 ‘ 674 : T T
2010 2011 2012 2013 2014 2015 2016 L 2017

Deloitte

“ Commercial Real
Estate investment

volume increased by
409%0 over the last

year. Corporate Deals
returned in 2018.

“ Logistics
investment volume has
decreased during
2018 by 119%.

@ 2019 Deloitte Financial Advisory
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Financing Market
Yielding assets

2013-14 2015 2016 2017-18 2019

Credit : :
*Framework h Access —— Financing —

Constraints Upturn

0
g Upfront Fee n/a 125-175pbs 100-150pbs 100-150pbs 100-150pbs
=
© S
C PSpread n/a 250-300pbs 200-250pbs 200-250pbs 175-225pbs
S
= I. / 50-55% 60-65% 50-60%
e LTV n/a 50% - (s - (i - ()
C i

' Balloon n/a 65% 80% 80%-100%(1) 80%-100%(1)

(1) Debt could be structured as bullet for investments with relevant covenants and long-term contracts.

- Source: Deloitte @ 2019 Deloitte Financial Advisory
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@ Certification Value

Less structural
vacancy

|\ Access to
financing

Higher
incomes

Less operating
expenses

Comfort and
Health of its
Sustainability Occupants

o Source: Deloitte @ 2019 Deloitte Financial Advisory

Construction



Deloitte.

Construction Key Points
What to take into account when constructing a warehouse.

@© Urhanization works @ Geotechnical survey

......................................................................................................................................................................

(C e e
If the plotof p ‘ ‘

land is not O Sewage network A difficult land : O Foundations
urbanized, that : O Highvoltaje can increaseé :@ (O Wwatertable
cost should be O Services construction : O Structural stability
assumed by the : o Easements costs O Soil contamination
owner. - E remarkably.

-
----------------------------------------
----------------------------------

................................................

‘ ‘ L “ 9 ....................................
E The level of &
Slab : . _ : _ : | :
characteristics : O Loading capacity protection : O R.Isk level :
could have direct O Lay-flat : developed will i  © Firesectors
impact on tenant’'s i © PuY condition the | O Installations
activities O Operational maintenance activities in the : O Future tenant
' warehouse.

gustainability
Construction

* .
* . .
lllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllll

o Source: Deloitte @ 2019 Deloitte Financial Advisory
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Future of logistics

The increasing trend of the e-commerce directly impacts on the traditional
distribution chain. Operators need more specialized last mile units to supply the
demand; consumers rule the distribution chain.

TRADITIONAL
LOGISTICS

FUTURE
LOGISTICS

Market
Incoming

Tre nd S o Source: Deloitte @ 2019 Deloitte Financial Advisory
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